APPLICATION ACCEPTED: April 12, 2012
PLANNING COMMISSION: October 17, 2012
BOARD OF SUPERVISORS: October 30, 2012 at 3:30 PM

County of Fairfax, Virginia

October 2, 2012
STAFF REPORT
APPLICATIONS PCA/FDPA 2006-SU-007

SULLY DISTRICT

APPLICANT: Timber Ridge at EDS, LLC
PRESENT ZONING: PRM, AN, WS
REQUESTED ZONING: PRM, AN, WS
ACREAGE: 37.4 acres
PARCEL(S): 24-4 ((1)) 6C3 and 6C4
FAR: 0.79 (subject property)
0.69 overall (Original Rezoning area)
OPEN SPACE: 35% (PCA/FDPA area)
PLAN MAP: Mixed Use
RZ PROPOSALS: The PCA application seeks to modify proffers

associated with RZ 2006-SU-007 to allow the
proposed FDPA site modifications and to
modify the previously approved proffers
associated with residential use on the 37 .4
acre portion of the overall 66.8 acre Lincoln
mixed use property. No change to the overall
FAR of 0.69 is proposed.

The FDPA application seeks to amend the
approved Conceptual/Final Development Plan
(CDP/FDP) associated with RZ 2006-SU-007,
previously approved for mixed use
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Zoning Evaluation Division
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development consisting of residential, office,
and retail uses with an overall floor

area ratio (FAR) of 0.69 (including bonus
density associated with affordable dwelling
units and workforce housing and a new 17 acre
recreational facility) to modify the residential
development in Blocks 3, 4, 5, 6, and 7 and
include single family attached dwelling units
with an FAR of 0.79. No changes to Blocks 1,
2, 8,9 and 10, or the 17 acre recreational
facility are proposed. The overall FAR of 0.69
remains unchanged.

STAFF RECOMMENDATIONS:

Staff recommends approval of PCA 2006-SU-007 and the associated Conceptual
Development Plan Amendment subject to the execution of proffers consistent
with those found in Appendix 1 of this report.

Staff recommends approval of FDPA 2006-SU-007 subject to the development
conditions in Appendix 2.

Staff recommends reaffirmation of the previously approved waivers,
modifications and directives related to the PCA/ FDPA area:

e modification of the loading space requirement to allow fewer spaces, as
shown on the tabulations on the CDPA/FDPA,;

e modification of the transitional screening along Centreville Road, in favor
of the landscape buffer treatment shown on the CDPA/FDPA;

e waiver of the barrier requirements along the eastern property boundary,
between the proposed multifamily residential uses and nonresidential uses
and the off-site single-family detached houses, in favor of that shown on
the CDPA/FDPA;

e modification to permit private streets in excess of 600 linear feet;

e waiver of the interparcel access requirement to the EDS Campus to the
west, at Tax Map 24-4 ((1)) 6B; and to the office uses on the Cox property
to the north, on Tax Map parcels 24-4 ((1)) 6E and 6F.

Staff recommends approval of a modification of the 200 square foot minimum
privacy yard requirement for single family attached dwellings in favor of the open
space shown on the CDPA/FDPA.



Staff recommends approval of a modification of the Trail Requirements for
Centreville Road in favor of the existing and proposed trail network shown on the
CDPA/FDPA.

It should be noted that it is not the intent of the staff to recommend that the
Board, in adopting any conditions proffered by the owner, relieve the applicant/owner
from compliance with the provisions of any applicable ordinances, regulations, or
adopted standards.

The approval of this rezoning does not interfere with, abrogate or annul any
easement, covenants, or other agreements between parties, as they may apply to the
property subject to this application.

It should be further noted that the content of this report reflects the analysis and
recommendation of staff; it does not reflect the position of the Board of Supervisors.
For information, contact the Zoning Evaluation Division, Department of Planning and
Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-5505,
(703) 324-1290 or TTY 711 (Virginia Relay Center).

O:\wodonn\ZED\PCA\Timber Ridge EDS PCA 2006-SU-007\report\PCA 2006-SU-007 Timber Ridge Staff Report Cover.doc

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance notice.
C For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center).




Proffered Condition Amendment

PCA 2006-SU-007

Final Development Plan Amendment

FDPA 2006-SU-007

Applicant:
Accepted:
Proposed:
Arca:

Located:

Zoning:
Overlay Dist:

Map Ref Num:

TIMBER RIDGE AT EDS, LLC
04/12/2012

RESIDENTIAL

37.4 AC OF LAND; DISTRICT - SULLY
ZIP - 20171

NORTHWEST QUADRANT OF THE INTERSECTION
OF CENTREVILLE ROAD AND WALL ROAD

PRM

AN, WS

024-4- /01/ /0006C3 /01, /0006C4

Applicant:
Accepted:
Proposed:
Area:

Located:

Zoning:
Overlay Dist:

Map Ref Num:

TIMBER RIDGE AT EDS, LLC
04/12/2012

RESIDENTIAL

374 AC OF LAND; DISTRICT - SULLY

ZIP - 20171
NORTHWEST QUADRANT OF THE INTERSECTION

OF CENTREVILLE ROAD AND WALL ROAD
PRM
AN, W§

024-4- /01/ /0006C3 /01/ /0006C4
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PROFFERED CONDITIONS AMENDMENT /
CONCEPTUAL / FINAL DEVELOPMENT PLAN AMENDMENT

TIMBER RIDGE AT EDS
PCA 2006-SU-007 / CDPA 2006-SU-007-1 / FDPA 2006-SU-007-1

SULLY DISTRICT _ L)

FAIRFAX COUNTY, VIRGINIA TAX MAPNVICINITY MAP

JANUARY 25,2012

MARCH 20, 2012

JULY 6,2012 APPLICANT
AUGUST 22, 2012 TRMER RIDGE AT EDS 11
SEPTEMBER 12, 2012 il g
ASHBURN, VIRGINIA 20448
APPLICANTS' REPRESENTATIVE

WALSH, COLUCCL LUBELEY, EMRICH & WALSH, PC
200 CLARENDON BOULEVARD, UTH FLOOR
ARLINGTON, VIRGINIA 22208
MARTIN D. WALSH, ESQ & SARA MARKKA
oD 28540

L-03 SITE AMENITIES AND E%asmm cmcuu'%%NN

L-04 SITE AMENITIES AND PEDESTRIAN CIRCULA ALEXANDRIA

L-05 STREETSCAPE STANDARDS CONCEPTUAL / FINAL DEVELOPMENT PLAN PERSPECTIVE NARCT BONNER, KA
L-06 SITE DETAILS (103) $45-7784

L-07 COMMUNITY SITE AMENITIES

L8 COMMUNITY SITE AMENITIES TAX MAP NOS. i, TRANSPORTATION

L-09 CENTREVILLE ROAD BUFFER PLAN 24-4 (1) 6C3 & 6C4
L-10 CENTREVILLE ROAD BUFFER PLAN

L-ll COLLECTOR ROAD PEDESTRIAN ENHANCEMENTS AND STREETSCAPE

L-12 COLLECTOR ROAD FEDESTRIAN ENHANCEMENTS AND STREETSCAPE

L-3 COMMUNITY CIRCULATION PLAN
L-14 PERSPECTIVES (03 917-6620 VIKA VRwD

WELLS AND ASSOCIATES, INC
1420 SPRING HILL ROAD

T e e e e e
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A GLOSSARY OF TERMS FREQUENTLY
USED IN STAFF REPORTS MAY BE
FOUND AT THE BACK OF THIS REPORT

DESCRIPTION OF THE APPLICATIONS

The applicant (Timber Ridge at EDS, LLC) has submitted two applications

(PCA 2006-SU-007 and FDPA 2006-SU-007) on Tax Maps 24-4 ((1)) 6C3 and 6C4 to
amend RZ 2006-SU-007, which approved a rezoning on approximately 66.88 acres
(including right-of-way dedication) to the PRM, AN, and WS Districts. The original
rezoning application permitted mixed use development including office, retail, and
residential with both surface and structured parking, in ten “blocks.” Two development
options were approved and labeled “Primary Plan” and “Alternate Plan.” These options
were very similar, except the alternate plan provided for more office and retail uses on
the site, and an additional ten multi-family dwelling units. A maximum of 2,029,050
square feet of gross floor area (GFA) was approved, with an overall floor area ratio
(FAR) of 0.69 in the alternate plan, including bonus density associated with affordable
dwelling units and workforce housing in both plans. Approximately 1,159 multi-family
dwelling units were approved and located in Blocks 3, 4, 5, 6 and 7. (A graphic of the
general approved layout is on Page 6 of this staff report.) The current proposal seeks to
amend the approved Conceptual/Final Development Plan (CDP/FDP) and proffers
associated with the approved residential development. These applications are more
specifically described below.

PCA 2006-SU-007

PCA 2006-SU-007 seeks to modify proffers associated with RZ 2006-SU-007, to allow
site modifications and to modify the previously approved proffers associated with
residential development in Blocks 3, 4, 5, 6, and 7 (37.4 acres) of the overall Lincoln
property. No change to the original overall FAR of 0.69 is proposed.

FDPA 2006-SU-007

FDPA 2006-SU-007 seeks to amend the previously approved FDP associated with
Blocks 3, 4, 5, 6 and 7. These blocks were approved with seven four-story, mid-rise
residential buildings (Buildings F, G, H, J, K, L and M) located to the north of the
approved Main Street plaza between Centreville Road and the North South Collector
Road in both the primary and alternate plans. Approximately 1,159 multi-family dwelling
units were approved in the Alternate Plan, which serves as the basis for comparison in
this staff report because it yields the maximum approved FAR (0.69) on the site.
Buildings F and G, which abutted the Main Street plaza, included approximately 30,000
square feet of retail on the ground floors along the Main Street and Rotary Drive
frontages. Parking for all residential development was provided primarily in parking
structures located interior to the buildings, with access provided from entrances on both
Rotary Drive and Main Street. (A graphic of the general approved layout is on Page 6
of this staff report.) The approved tabulations in Alternate Plan are provided in Table 1
below:
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Table 1: Approved Tabulations for Alternate Plan

4 o : Max. Height
Block | Building Use Use Density Range (GFA) (Stories /Ft.)
Retail 16,750
8 F Residential 230,000 (200 units) 45t/62 1.
G Retail 14,000
4 Residential 167,900 (146 units) 4 SLI0E R
5 H Residential 238,050 (240 units) 4 St. /62 ft.
I Residential 244 950 (245 units)
6 J Residential 42,550 (60 units) 4 St. / 62 ft.
L Residential 57,500 (80 units)
g M Residential 152,950 (188) 4 St. / 62 ft.
Retail 30,750
T Residential 1,133,900 (1,159 units)
otal 3 :
excluding bonus associated
with ADU/WDU

The applicant proposes to:

1. reduce the number of dwelling units from 1,159 to 805 (which would include 720
multi-family dwelling units and 85 single family attached dwelling units),
2. provide four different residential building types, which would include:

e Type A - two 4-story buildings that wrap around a shared parking garage
and three interior courtyards;

e Type B — seven 4-story buildings with a stacked townhouse style providing
10, 12, 14, or 16 units in each building;

e Type C —five 5-story, multi-family structures (apartment-style buildings)
with 36 units in each;

e Type D — seventeen 3-story rear-loaded townhouse buildings, each with 5
units per building, or a total of 85 single family attached dwellings;

remove 30,750 square feet of retail use in Blocks 3 and 4:

combine Blocks 5 and 7 into a new Block 5;

increase the building height from 62 feet to 70 feet in Block 5;

realign the internal streets, areas of open space, and the location of recreational
amenities; and

7. redistribute parking associated with the residential development.

o ok W

A graphic of the proposed layout is on Page 7 of this staff report. The proposed
tabulations are included in the table below.
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Table 2: Proposed Tabulations

Block B".I'.l:g':g Use Use Density Range (GFA) (g:ca:i.eg?;:%':t)
3 A Residential 408,225 (342 units) 4 St./ 60 ft.
4 B Residential 197,400 (94 units) 4 St./ 60 ft.
5 B Residential 168,000 (80 units) 4 St. / 62 ft.
C Residential 243,085 (180 units) 5 St. / 70 ft.
6 B Residential 42,000 (24 units) 4 St./ 60 ft.
D Residential 235,892 (85 units) 3 St. /50 ft.
Residential 1,294,602 (805 units)
Total including bonus associated
with ADU/WDU

The maximum FAR on the subject property would be 0.79, with approximately
1,294,602 square feet of gross floor area (GFA) and 805 dwelling units, including bonus
density associated with ADU/WDU. As shown in Table 2, the proposal would increase
the approved maximum intensity on the FDPA subject property from 1,164,650 to
1,294,602 square feet. However, this increase merely accounts for bonus density
associated with affordable dwelling units and workforce housing not previously assigned
to the blocks in the PRM District, and does not increase that permitted in the proffers.
No change to the overall FAR of 0.69 on the original rezoning area is proposed.

The applicant is also requesting a reaffirmation of all the previously approved pertinent
waivers, modifications and directives listed in the Waivers and Modifications section of
the Zoning Analysis.

The applicant’s draft proffers, affidavit and statement of justification for the application
are contained in Appendices 1 through 3, respectively. The draft proffers in Appendix 1
carry forward all previously approved commitments associated with RZ 2006-SU-007.
The majority of the proposed proffer changes involve clarifying the timing of the
approved transportation improvements, updating the affordable housing commitments
to reflect current policies, and providing new proffers associated with the residential
development to meet current green building policies. A copy of these proffers is
provided in Appendix 1 and discussions about the changes are incorporated in the staff
analysis below. A copy of the proposed CDPA/FDPA is included at the front of this staff
report.

LOCATION AND CHARACTER
Site Description:
The 37.4-acre application property is located west of Centreville Road between Wall
Road and EDS Drive. A large portion of the site is currently developed with temporary

ball fields used by the Centreville Youth Association (CYA), while the remainder of the
site is either vacant and/or partially forested, primarily with pine.
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Surrounding Area Description

SURROUNDING AREA DESCRIPTION
Direction Use Zoning Plan
R | Office (Dulles International | , . /e .
North Centre RZ C-417) I-5, WS | Office
| Mixed Use Office, Retail (RZ | PRM,WS, [ o
h
— Sout 2006-SU-007) | AN - | Office Mixed Use
East Single-Family Detached R-3 | Residential; 2-3 du/ac
West Office (RZ 2006-SU-007) PRM | Office Mixed Use |
BACKGROUND

On December 13, 1976, RZ 75-2-016 was approved by the Board of Supervisors to
permit the rezoning of 572.9 acres from the R-E and I-L Districts to the I-L, R-12.5 and
RTC-5 Districts. Of this area, 152.9 acres on the west side of Centreville Road were
rezoned to the I-L District (now 1-5); 377.3 acres on the east side of Centreville Road
were rezoned to the R-12.5 District; and the remaining 42.7 acres were rezoned to the
RTC-5 District, all subject to proffers.

On October 26, 1981, PCA 75-2-016 was approved by the Board of Supervisors to
permit the relocation of an elementary school site. All previous proffers remained in
effect.

On September 19, 1988, PCA 75-2-016-2 was approved by the Board of Supervisors
for 198.2 acres zoned 1-5, WS and AN, to permit the elimination of a proffered
connection to Wall Road; to include additional acreage within the area governed by the
proffers; and to commit the developer to specific road improvements. (No generalized
development plan was proffered as part of this PCA.)

On February 7, 2007, RZ 2006-SU-007 was approved by the Board of Supervisors to
rezone 66.88 acres from |-5, WS and AN Districts to the PRM, WS, and AN Districts.
This rezoning permitted a mixed use development consisting of 1,159 multi-family units,
107,350 square feet of retail, and 640,600 square feet office with an overall FAR of 0.69
including bonus density associated with affordable dwelling units and workforce
housing. Copies of the approved proffers and CDP/FDP are in Appendix 5.

COMPREHENSIVE PLAN PROVISIONS (See Appendix 6)
Plan Area: 11

Planning Sector: Dulles Suburban Center, Land Unit Q
Plan Map: Office
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Plan Text:

The subject property is planned for office with an option for mixed use development up
to 0.70 FAR. There are a number of site-specific conditions; excerpts of the relevant
Comprehensive Plan text are available in Appendix 6 or in the Fairfax County
Comprehensive Plan, 2011 Edition, Area Ill, The Dulles Suburban Center, Land Unit
Recommendations, Land Unit Q, Sub-units Q9, as amended through April 26, 2011, on
pages 101-103.

ANALYSIS

Conceptual Development Plan Amendment/ Final Development Plan Amendment
(CDPA/FDPA) (Copy at front of staff report)

Title of CDPA/FDPA: “Timber Ridge at EDS”

Prepared By: Vika, Inc. (Sheets C-1 through C-16 and A-1
through A-2)
Land Design (Sheets L-00 through L-14)

Dates: Revised through September 12, 2012

Description of the Plan: The proposed CDPA/FDPA contains thirty-six sheets with a
sheet index included on Sheet C-1.

Previously Approved RZ/FDP Development Plan: The original rezoning application
permitted mixed use development including office, retail, and residential units with both
surface and structured parking in ten blocks. Two development options were approved
and labeled “Primary Plan” and “Alternate Plan.” These options were very similar,
except that the alternate plan provided for more office and retail uses on the site, and an
additional ten dwelling units. A maximum of 2,029,050 square feet of gross floor area
(GFA) of development was approved with an overall floor area ratio (FAR) of 0.69 in the
alternate plan, including bonus density associated with affordable dwelling units and
workforce housing (in both plans). In addition, a “development by block” chart was both
proffered and included on the approved CDP/FDP, which identified the GFA ranges for
each building/use in each of the ten blocks.

The approved development is located to the west of Centreville Road between Wall
Road and EDS Drive (see Graphic 1 on the next page). Five access points to the site
were provided: two from Centreville Road, two from Wall Road and one from EDS
Drive. A new public North-South Collector Road was included, which bisected the site
and created another connection between Wall Road and EDS Road. Four internal
cross streets (Main Street, Parkland Drive, Rotary Drive and Electric Avenue) were
provided between Centerville Road and the collector road to facilitate the creation of a
grid of private streets within the development. Seven residential and five retail buildings
were located along these streets in Blocks 1 through 7 and three office buildings were
located to the west of the collector road in Blocks 8 through 10. The retail uses were
primarily located in Blocks 1 and 2 and the residential uses in Blocks 3 through 7.
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Although not part of the original rezoning application area, the development also
provided 17 acres of parkland in an area abutting the western boundary of the property
and committed to the construction of five athletic fields on that site, which would replace
the fields currently being used by the Centreville Youth Association. The athletic
complex consisted of two 60-foot and one 90-foot sodded baseball diamonds; and two
approximately 195 x 360-foot rectangular fields topped with synthetic turf for soccer,
field hockey or lacrosse, all of which would be constructed to Park Authority
specifications.

Graphic 1: The Original Rezoning Site by Blocks
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Proposed Site Layout Changes: The current applications seek to modify the residential
buildings in Blocks 3 through 7 by reducing the number of dwelling units from 1,159 to
805, (which would include 720 multi-family dwelling units and 85 single family attached
dwelling units); providing four different residential building types; removing 30,750
square feet of retail use in Blocks 3 and 4; combining Blocks 5 and 7 into a new Block 5;
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increasing the building height from 62 feet to 70 feet; realigning some of the internal
streets; areas of open space; and the location of recreational amenities; and
redistributing the parking associated with the resdiential development. Graphic 2 below
highlights the proposed changes.

Graphic 2: Proposed Changes
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As shown in Graphic 2, no changes to the original approved development options for
Blocks 1 and 2, Blocks 8 through 10 or the public park to the west are proposed. In
addition, no changes to the approved access points from Centreville Road are
proposed. The applicant proposes to modify the residential uses and building layouts in
Blocks 3 through 7 by incorporating four different housing types, which include:

Type A buildings located on the southeast portion of the site and consisting of
two 4-story buildings that wrap around a shared parking garage with three interior
courtyards;

Type B buildings located on the southwest portion of the site and consisting of
seven 4-story buildings with a stacked townhouse style;
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¢ Type C buildings located on the northwest portion and consisting of five 5-story,
multi-family structures (apartment-style buildings); and

e Type D buildings located on the northeast portion and consisting of seventeen 3-
story rear-loaded townhouse, each with 5 units per building.

A total of 805 housing units would be provided and the maximum FAR on the subject
property would be 0.79, with approximately 1,294,602 square feet of gross floor area
(GFA) including bonus density associated with ADU/WDU. No change to the overall
FAR of 0.69 on the original rezoning area is proposed.

Parking: In the original rezoning application, the applicant exceeded the Zoning
Ordinance parking requirements and provided 2,026 parking spaces for the residential
units in four parking structures wrapped with residential uses; three parking structures
located beneath three multi-family buildings; and surface parking. For the current
proposal, the Zoning Ordinance requires 1,383 spaces. The applicant proposes to
exceed this requirement and provide 1,600 parking spaces. Of these, 547 spaces
would be provided in a parking garage wrapped with residential uses and 528 spaces
would be located in garages incorporated inside or below residential buildings. The
remaining 525 spaces would be located in either private driveways or as on-street
parking.

Recreation & Open Space: The CDPA/FDPA provides a minimum of 35% landscaped
open space, designed for passive and active recreational purposes that incorporate
several focal elements shown on Sheets L-07 and L-08. Multi-purpose lawns,
playgrounds, pools, sports courts and trails are provided throughout the site for active
recreation. Gardens, seating areas, open lawn areas, dog parks and picnic facilities are
provided for passive recreation. The townhouse buildings in Block 6 and the stacked
townhouse buildings in Block 4 are proposed to be oriented around two large open
space areas with passive recreation functions. Two active recreation open spaces are
shown in Block 5; one designed as a playground with open lawns and ornamental trees,
which would be surrounded by two multi-family apartment style buildings; and the other
is designed as an active trail located along the northern portion of the block. A poolis
also provided as an option in the multi-family building in Block 3. Focal elements in all
of these open space areas would include water features, sculptures, signature trees and
tensile structures.

In addition, the current proposal will continue to provide 17 acres of parkland in an area
abutting the western boundary of the original rezoning property and will construct five
athletic fields on that site, which would replace the fields currently being used by the
Centreville Youth Association. The athletic complex would consist of two 60-foot and
one 90-foot sodded baseball diamonds; and two approximately 195 x 360-foot
rectangular fields topped with synthetic turf for soccer, field hockey or lacrosse, all of
which would be constructed to Park Authority specifications.
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Landscaping: Due to the poor quality of the vegetation on this partially cleared site, only
a small portion of the existing vegetation will be preserved as originally planned. These
areas are located to the north of Block 5, which are indicated as "preservation areas" on
the CDPA/FDPA. The applicant has shown an overall landscaping plan that includes a
mix of evergreen and deciduous trees along the periphery of the development, in the
pedestrian street spaces and in the courtyards.

Streetscape Areas: The original rezoning application depicts berms with shade and
evergreen trees along the entire length of the property's frontage along Centerville
Road. Streetscapes along Parkland Drive and Rotary Drive also included shade and
ornamental trees on both sides of the streets. No changes to those treatments are
proposed. In addition, pedestrian enhancements will continue to include pedestrian
signage, special pavement treatments, oversized crosswalk striping, and median
refuges, as well as extensive landscaping along the North South Collector Road.
However, the previously approved open space median in the middle of Main Street is
proposed to be replaced with an undivided two-way street with shade and ornamental
trees on both sides of the streets.

Pedestrian Connections: The CDPA/FDPA continues to show a pedestrian network of
sidewalks along all street frontages. The applicant continues to commit to provide
pedestrian access to the athletic fields for residents via a trail through Block 9 and also
along the Wall Road frontage, from the North-South Collector Road westward.

Stormwater Management: Stormwater management, including best management
practices (BMPs), is proposed to be accommodated in an existing pond located off-site.

Conformance with the Comprehensive Plan (Appendix 6)

Use and Intensity. The overall development approved in the original rezoning
(RZ-2006-SU-007) proposed two development scenarios: a primary plan and alternate
plan. The primary plan proposed an overall FAR of 0.59 with 1,149 multi-family
residential units, 361,800 square feet of office, and 98,350 square feet of
commercial/retail uses. The alternate plan proposed 1,159 multi-family units, 640,600
square feet of office, and 107,350 square feet of commercial/retail for an overall FAR of
0.69. Although the number of units slightly differed between the two scenarios (10
additional units in the alternate plan) the residential floor area proposed was 1,133,900
square feet under both. Residential Buildings F and G also included 30,750 square feet
of ground floor retail, which yielded a total of 1,164,650 gross square feet on the subject
property.

Under the subject PCA/FDPA, the applicant proposes to reduce the number of dwelling
units from 1,159 to 805 (which would include 720 multi-family dwelling units and 85
single family attached dwelling units) and seeks approval to remove 30,750 square feet
of ground floor retail on the subject property. The maximum FAR on the subject
property would be 0.79 with approximately 1,294,602 square feet of gross floor area
(GFA) and 805 dwelling units including bonus density associated with ADU/WDU. This
proposal would increase the approved maximum intensity on the subject property from
1,164,650 to 1,294,602 square feet. However, this increase merely accounts for bonus
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density associated with affordable dwelling units and workforce housing not previously
assigned in the residential development, and does not increase that permitted in the
proffers. In addition, the applicant proposes to provide only one development scenario
for the subject property, but there remains a dual primary/alternate plan for the overall
development (the total area of the 2006 rezoning).

The Plan’s development option for Sub-unit D-3 recommends an approximate mix of
uses for retail (5-10%), office uses (20-30%) and residential (50-70%). The approved
primary plan proposed a mix of 71% residential and 6% commercial/retail, and the
alternative plan proposed 60% residential and 6% commercial/retail. The proposal to
modify the residential floor area and remove the retail floor area changes the overall mix
of uses for the overall development. The resulting mix includes a commercial retail mix
of 3.9% (primary) or 3.8% (alternate) — approximately 4% of the overall development
floor area. Residential floor area would be either 75.1% (primary) or 64.4% (alternate)
of the overall development. Although the Plan’s recommended mix of uses is
approximate, the modifications proposed are slightly less than the Plan
recommendations for the site.

Issue: Retail Integration

A condition under the D-3 development option in the Plan states: “Retail use should be
integrated with other uses.” The approved development provided separate office,
commercial/retail, and residential sectors in the development, except that approximately
30,750 square feet of retail was originally proposed within the multi-family residential
buildings along Main Street and Rotary Drive. The applicant proposes to remove this
retail. Staff feels that the loss of an integrated retail component within the subject
property results in the subject application failing to achieve a development option
condition that was met in the approved development. Staff recognizes that market
conditions in the Dulles Suburban Center currently do not favor significant retail
development, particularly away from the Core Transit Area; however, the integration of
retail within the residential component was a key factor in the acceptability of the
approved development. The applicant was encouraged to pursue opportunities to
maintain an integrated mix of uses within the subject property by developing a portion of
the ground floor area of Building A along Main Street and/or Rotary Drive with flexibility
to provide retail development if future market conditions allow mixed use. There may be
opportunities to provide some non-residential uses within this space for leasing offices,
fitness centers, or other limited services in these areas of the building until such time as
the market supports additional commercial retail.

Resolution:

The applicant has proffered to provide amenity space on the first floor of Building A
along Main Street to include (but not limited to) a lobby, fithness center, business center,
and/or drop-off area. This commitment will help ensure that some level of non-
residential amenities are provided within the residential component, and will help
activate the subject property’s side of the Main Street thoroughfare.
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Mix of Residential Unit Types: The redevelopment option for D-3 recommends a mix of
residential unit types, including live/work units with a total of 900-1000 units. Although
the subject PCA/FDPA reduces the number of residential units from 1,159 to 805, a
greater mix would be incorporated by adding single-family attached residences and
three types of multi-family building types. In addition, the applicant seeks permission to
remove live/work units since there is a lack of demand for this type of development.

Residential Development Criteria

Staff evaluated the Residential Development Criteria in the Policy Plan during the
review of the original rezoning application and determined that the original proposal was
in harmony with the development criteria. However, since this application changes the
character of the residential development in Blocks 3 through 7, staff has used the
Development Criteria to evaluate the proposed PCA/FDPA application. Fairfax County
expects new development to enhance the community by fitting into the fabric of the
neighborhood, respecting the environment, addressing transportation impacts,
addressing impacts on public facilities, being responsive to our historic heritage,
contributing to the provision of affordable housing, and being responsive to the unique
site specific considerations of the property. (For the complete Residential Development
Criteria, see Appendix 7.)

Site Design (Development Criterion #1)

Consolidation: Developments should provide parcel consolidation in conformance with
any site specific text and applicable policy recommendations of the Comprehensive
Plan. Should the Plan text not specifically address consolidation, the nature and extent
of any proposed parcel consolidation should further the integration of the development
with adjacent parcels. In any event, the proposed consolidation should not preclude
nearby properties from developing as recommended by the Plan.

Parcel consolidation was determined to be logical and sufficient during the review of the
original rezoning application. The proposed development in the current application
applies to the residential portion of the overall development and does not preclude other
unconsolidated parcels from developing in conformance with the Plan.

Layout: The layout should:

e provide logical, functional and appropriate relationships among the various parts
(e. g. dwelling units, yards, streets, open space, stormwater management
facilities, existing vegetation, noise mitigation measures, sidewalks and fences);

e provide dwelling units that are oriented appropriately to adjacent streets and
homes;

e include usable yard areas within the individual lots that accommodate the future
construction of decks, sunrooms, porches, and/or accessory structures in the
layout of the lots, and that provide space for landscaping to thrive and for
maintenance activities;
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e provide logical and appropriate relationships among the proposed lots including
the relationships of yards, the orientation of the dwelling units, and the use of
pipestem lots;

e provide convenient access to transit facilities;

e [dentify all existing utilities and make every effort to identify all proposed utilities
and stormwater management outfall areas; encourage utility collocation where
feasible.

The proposed redesign of the residential portion of the original rezoning application
uses open areas and plaza features along with streetscapes to address the proposed
changes to incorporate single-family attached residences and three types of multi-family
building types within the overall development. These spaces will work together to
create logical connections between the uses (single family attached units on the
northeast portion of the site and the multi-family units on the northwest, southwest and
southeast portion of the site) and facilitate pedestrian connections with the commercial
and office developments on the south and west portions of the original site. Residential
uses will continue to be located throughout the property in order to distribute trips and
create a positive pedestrian experience. Parking within the proposed structures is
segregated by use to lessen the potential for conflicts among residential uses.
Recreational areas in the form of courtyards and open space areas, which are
accessible to all residents, will also continue to be provided.

During the review of the application, staff was concerned that the single family attached
dwelling unit layout in Block 6 on the east side of Rotary Drive did not provide an open
space or other residential amenities within the block, and that the applicant is requesting
a waiver of the 200-square foot privacy yard zoning requirement for single-family
dwellings. However, the applicant has revised the layout in Block 6 and included a
passive recreational park and plaza that would be adjacent to four of the single family
attached ‘sticks’ and in close proximity to the remainder of the block. This design allows
all of the single-family attached buildings to have direct frontage on, or views of, open
space areas. Although privacy yards are preferable, the applicant has provided an
improved design that will help ensure that single-family residents have immediate
access to open space amenities.

Open Space: Developments should provide usable, accessible, and well-integrated
open space. This principle is applicable to all projects where open space is required by
the Zoning Ordinance and should be considered, where appropriate, in other
circumstances.

The overall development provides 37% landscaped open space, which exceeded the
requirements of the PRM District in the original rezoning application. The subject
property for the current application is a 37.4 acre portion of the overall 66.88 acre site.
The open space in this portion will continue to exceed the Zoning Ordinance
requirement by providing 35%. This open space will be provided in various locations
throughout the site, several of which would be used as central features for the mult-
family and single family attached building layouts. A large active open space area
located along the northern property boundary and a significant buffer area located along
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the eastern property boundary (which serves as a buffer along Centerville Road) also
continues to be provided.

Landscaping: Developments should provide appropriate landscaping: for example, in
parking lots, in open space areas, along streets, in and around stormwater management
facilities, and on individual lots.

Amenities: Developments should provide amenities such as benches, gazebos,
recreational amenities, play areas for children, walls and fences, special paving
treatments, street furniture, and lighting.

As previously discussed, open space is designed for passive and active recreational
purposes that incorporate several focal elements shown on Sheets L-07 and L-08 of the
CDPA/FDPA. Multi-purpose lawns, playgrounds pools, sports courts and trails are
provided throughout the site for active recreation. Gardens, seating areas, open lawn
areas, dog parks and picnic facilities are provided for passive recreation. The single
family attached buildings in Block 6 and the stacked townhouse buildings in Block 4
would be oriented around two large open space areas with passive recreation functions.
Two active recreation open spaces are shown in Block 5; one designed as a playground
with open lawns and ornamental trees, which would be surrounded by two multi-family
apartment style buildings; and the other is designed as an active trail located along the
northern portion of the block. A pool is also provided as an option in the muiti-family
building in Block 3. With these amenities and features that the applicant is proposing,
the intent of the criterion has been met.

Neighborhood Context (Development Criteria #2)

All rezoning applications for residential development, regardless of the proposed
density, should be designed to fit into the community within which the development is to
be located. Developments should fit into the fabric of their adjacent neighborhoods, as
evidenced by an evaluation of:

transitions to abutting and adjacent uses;

lot sizes, particularly along the periphery;

bulk/mass of the proposed dwelling units;

setbacks (front, side and rear);

orientation of the proposed dwelling units to adjacent streets and homes;
architectural elevations and materials;

pedestrian, bicycle and vehicular connections to off-site trails, roadways, transit
facilities and land uses;

e existing topography and vegetative cover and proposed changes to them as a
result of clearing and grading.

It is not expected that developments will be identical to their neighbors, but that the
development fit into the fabric of the community. In evaluating this criterion, the
individual circumstances of the property will be considered: such as, the nature of
existing and planned development surrounding and/or adjacent to the property; whether
the property provides a transition between different uses or densities; whether access to
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an infill development is through an existing neighborhood; or, whether the property is
within an area that is planned for redevelopment.

The current application proposes to amend the approved Conceptual/Final
Development Plan (CDP/FDP) and the proffers to reduce the number of residential units
from 1,159 to 805, while creating a greater mix unit types that include single-family
attached residences and three different types of multi-family building types. Building
heights are proposed to vary slightly, with the highest multi-family buildings located in
the middle of the site (maximum heights of seventy feet) and the lower multi-family
buildings located along the periphery (maximum heights of 60). Single family attached
dwelling units are proposed to be located in the northeast portion of the site (maximum
of 50 feet in height). Sheets A-1 and A-2 continue to provide building material concepts
and elevations related to the facade, building scale and massing of the residential
buildings. Proffer 26 also continues to commit to a design for the residential buildings
along the North South Collector Road that have front facades oriented toward the road
and have similar quality and character to the front facades along Centreville Road.

During the review of the application, staff identified design concerns, which include:

1) Place-making: staff was concerned that the proposed modifications may have
created a less desirable site design than that of the development plans approved in
the 2006 rezoning. The proposed changes to the location and orientation of
buildings and open spaces, as well as modifications to Main Street diminished the
place-making aspects of the original design and did not incorporate open spaces
and residential amenities throughout the subject property effectively. Additionally,
the elimination of some underground and structural parking within the residential
blocks resulted in more surface parking throughout the site, contributing to a loss of
open space and lack of visitor parking availability.

2) Main Street Activation: the original application proposed a Main Street as a central
retail area with a central plaza and separated travel ways. Both sides were framed
by buildings with ground floor retail. In addition, ground floor retail was incorporated
in approved residential Buildings F and G to help activate Rotary Drive and provide
an extension of the retail from Blocks 1 and 2 to the residential development in
Blocks 3 and 4. Staff felt that the original FDPA submission significantly altered
Main Street by proposing to remove the central gathering space, eliminate the
framing buildings on the north side and remove retail uses on the north side. The
removal of the retail within the subject property also eliminated the integrated mix of
uses.

3) Architecture: Although a greater mix of unit types is provided in the current
application, staff feels that the applicant should provide common architectural styles
and features between the different types of buildings, so that a unified development
character is achieved.

The applicant has revised their plans to address the first two concerns. These revisions
integrate additional open space in more areas of the site, remove buildings from within
designated open spaces, and shift one of the multi-family buildings closer to Main Street
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to help frame the street as it was before. In addition, the applicant proffered to provide
amenities within Building A along Main Street (such as a lobby, fithess center or
business center) to help to activate the subject property north of Main Street. A drop-off
area for this building is also proposed as an option that shows an alternative continuous
streetscape with an indented plaza area in front of the building. Staff supports these
changes and encourages the drop-off area with continuous streetscape option to
prevent vehicular-pedestrian conflicts. Staff also continues to work with the applicant to
better address the third issue by providing similar architecture styles, materials and/or
colors on each of the residential buildings. The applicant has refined Proffer 28 to
ensure that all of the building fronts will be constructed of glass, stone, brick or cement
siding.

Staff feels that this criterion is generally satisfied with the proposed revisions.
Environment (Development Criteria #3) (Appendix 6)

All rezoning applications for residential development should respect the environment.
Rezoning proposals for residential development, regardless of the proposed density,
should be consistent with the policies and objectives of the environmental element of
the Policy Plan, and will also be evaluated on the following principles, where applicable.

a) Preservation: Developments should conserve natural environmental resources by
protecting, enhancing, and/or restoring the habitat value and pollution reduction
potential of floodplains, stream valleys, EQCs, RPAs, woodlands, wetlands and
other environmentally sensitive areas.

b) Slopes and Soils: The design of developments should take existing topographic
conditions and soil characteristics into consideration.

c) Water Quality: Developments should minimize off-site impacts on water quality by
commitments to state of the art best management practices for stormwater
management and low-impact site design techniques.

d) Drainage: The volume and velocity of stormwater runoff from new development
should be managed in order to avoid impacts on downstream properties. Where
drainage is a particular concern, the applicant should demonstrate that off-site
drainage impacts will be mitigated and that stormwater management facilities are
designed and sized appropriately. Adequate drainage outfall should be verified, and
the location of drainage outfall (onsite or offsite) should be shown on development
plans.

e) Noise: Developments should protect future and current residents and others from
the adverse impacts of transportation generated noise.

f) Lighting: Developments should commit to exterior lighting fixtures that minimize
neighborhood glare and impacts to the night sky.
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g) Energy: Developments should use site design techniques such as solar orientation
and landscaping to achieve energy savings, and should be designed to encourage
and facilitate walking and bicycling.

During the review of the original rezoning application no significant environmental
features were determined to exist on the property aside from the jurisdictional wetlands;
the highest-quality areas will continue to be preserved with the proposed development
and remain subject to Army Corps of Engineers approval.

Stormwater Quality and Quantity Controls

The subject property is located within the Cub Run watershed. The property contains
no areas which have been designated as Resource Protection Areas (RPA) or
Environmental Quality Corridors (EQC). The applicant intends to utilize an existing off-
site SWM pond, located to the west of the development along Sully Road, to meet
stormwater management and BMPs for the proposed development. A private
maintenance agreement will be required, and any final determination regarding
stormwater management facilities will be made by staff in the Department of Public
Works and Environmental Services at the time of site plan review. No changes are
proposed.

Staff requested additional information regarding the extent of wetlands and potential
impacts from the proposed development. The applicants provided information on the
final development plan indicating the wetland areas, for which the Army Corps of
Engineers had issued an approved jurisdictional finding. It appears that the designated
wetland areas would be preserved outside of the proposed disturbance area, but staff
has noted that the applicants would be subject to a final determination from the Army
Corps at the time of site plan in order to determine the need for any mitigation. The
applicant is carrying forward a proffer ensuring coordination with the Army Corps of
Engineers and compliance with the Clean Water Act. The applicant would complete
any action needed for compliance prior to site plan approval.

Noise

No changes are proposed from the previously approved commitments. Centreville
Road is the highest traffic noise generating road in the development area. An 80’ wide
landscape buffer area, including a significant berm, is provided along the west side of
Centreville Road, helping to ensure that residential development is not located within
areas of excessive noise. The applicant is also carrying forward proffers from the
approved rezoning, committing to prepare and submit a noise study for staff review and
approval at the time of site plan review. This proffer also provides commitments for
building materials to mitigate noise impacts in accordance with the County’s policies for
acceptable interior noise levels. The modifications to the site under the subject
application do not create additional noise concerns beyond that of the approved
development.



PCA/FDPA 2006-SU-007 Page 17

A portion of the overall development is near the Airport Noise Impact Overlay District
(AN). New residential development in close proximity to the AN District is subject to
disclosures from the developer to prospective home buyers. The applicant has stated
they will commit to disclosing their proximity to Dulles Airport and the potential for
expansion of airport operations that could result in potential noise impacts in the
Community Association documents.

Green Buildings (Appendix 6)

Per the Policy Plan’s guidance on green buildings, a commitment to LEED certification
is recommended for multi-family dwellings proposed at four stories or higher, which
would include all multi-family buildings within the FDPA area, which is part of the Dulles
Suburban Center. Energy Star Qualified Homes for low-rise residential development at
the upper end of the Plan’s density range is also recommended per the green building
policy. (The development was approved in 2006 prior to the adoption of the County’s
current green building policies). To address to the policy, the applicant has proffered
that all Type D units proposed on the subject property (which are the single-family
attached residences) will be constructed to achieve one of the following programs:
LEED for Homes Certification, Earthcraft House Program, or Energy Star Qualified
Homes. A commitment to a green building escrow is also provided in the proffers
should the applicant elect to pursue LEED for Homes Certification.

Staff feels that this criterion has been satisfied.

Tree Preservation and Cover Requirements (Development Criteria #4) (Appendix 8)

All rezoning applications for residential development, regardless of the proposed
density, should be designed to take advantage of the existing quality tree cover. If
quality tree cover exists on site as determined by the County, it is highly desirable that
developments meet most or all of their tree cover requirement by preserving and, where
feasible and appropriate, transplanting existing trees. Tree cover in excess of
ordinance requirements is highly desirable. Proposed utilities, including stormwater
management and outfall facilities and sanitary sewer lines, should be located to avoid
conflicts with tree preservation and planting areas.

Only a small portion of the site, shown in new Blocks 5, is proposed for tree save
because of the nature of the development and the poor quality of the existing
vegetation. The applicant continues to proffer to generally locate utility lines so as not to
interfere with the landscaping concepts shown on the CDPA/FDPA. Landscaping
continues to be designed to accommodate the potential extension of an underground
Colonial Pipeline petroleum conduit extending along the northern property boundary,
the aerial Dominion Power/ Verizon lines along Centreville Road on the eastern
boundary of the property and the Fairfax County Water Authority water main lines along
Centreville Road. Since these areas of landscaping have the potential to be impacted
by such crossings, the applicant continues to proffer to substantially conform to the
landscaping shown; and, if modifications must be made to accommodate utilities, to
provide equivalent landscaping in the same general area.
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Urban Forest Management (UFM) (see Appendix 8) reviewed the application and
indicated that the previous concerns related to the Tree Canopy, Peripheral Lot
Landscaping and Tree Preservation calculations have been resolved through a revised
plan submission. However, they indicated that a previous plan submission had more
landscape material provided in the areas along the northern side of the property and
within the Type | Transitional Screening along Centreville Road (173,625 square feet
compared to 168,225 square feet of 10-Year Canopy Cover) than this submission
offers. A development condition has been written to make up this difference by
providing 5% more tree coverage in this location, with type and location to be as
approved by UFM.

Transportation (Development Criteria #5) (Appendix 9)

All rezoning applications for residential development should implement measures to
address planned transportation improvements. Applicants should offset their impacts to
the transportation network. Accepted techniques should be utilized for analysis of the
development’s impact on the network. Residential development considered under
these criteria will range widely in density and, therefore, will result in differing impacts to
the transportation network. Some criteria will have universal applicability while others
will apply only under specific circumstances. Regardless of the proposed density,
applications will be evaluated based upon the following principles, although not all of the
principles may be applicable.

No substantive changes are proposed to the previously approved street network for the
development. Detailed analysis of this criterion is available in the Staff Report
associated with the original rezoning application, which is on file with the Zoning
Evaluation Division. The Fairfax County Department of Transportation (FCDOT)
reviewed the current application and indicated that there are no outstanding
transportation issues, provided that the applicant carries forward all previously approved
transportation proffers, which the applicant done. Minor refinements have been made
to five proffers, which include:

¢ Proffer 13 (North-South Collector Road) — modified the timing for the
construction. In lieu of triggering the construction after 800,000 square feet of
development or 71% percent of the overall development, the Applicant now
proposes to trigger the improvement earlier, at the issuance of the 500th
residential use permit or at 62% of the development.

o Proffer 14 (Centreville Road) — provided an option to construct an additional
northbound left-turn lane on Centreville Road or an extension of the existing left-
turn lane that would serve Wall Road, as required by VDOT within existing rights-
of-way.

o Proffer 15 (Wall Road) — modified the timing for the construction similar to Proffer
13.
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e Proffer 16 (McLearen Road) — strengthened the commitment to the construction
of McLearen Road by removing all flexibility in the timing that was previously
permitted.

o Proffer 17 (traffic signals) — clarified previous language to give VDOT the ability
to request signal warrants at an alternative time, and tied all of the commitments
to the residential development.

Public Facilities (Development Criteria #6)

Residential development impacts public facility systems (i.e., schools, parks, libraries,
police, fire and rescue, stormwater management and other publicly owned community
facilities). These impacts will be identified and evaluated during the development
review process. For schools, a methodology approved by the Board of Supervisors,
after input and recommendation by the School Board, will be used as a guideline for
determining the impact of additional students generated by the new development.

Given the variety of public facility needs throughout the County, on a case-by-case
basis, public facility needs will be evaluated so that local concerns may be addressed.

All rezoning applications for residential development are expected to offset their public
facility impact and to first address public facility needs in the vicinity of the proposed
development. Impact offset may be accomplished through the dedication of land
suitable for the construction of an identified public facility need, the construction of
public facilities, the contribution of specified in-kind goods, services or cash earmarked
for those uses, and/or monetary contributions to be used toward funding capital
improvement projects. Selection of the appropriate offset mechanism should maximize
the public benefit of the contribution.

Fairfax County Park Authority (Appendix 10)

The Fairfax County Park Authority reviewed the revised plans and determined that with
the development and dedication of a new park facility including five fields to the west of
the site; the consolidation of open spaces in the development to allow for on-site
community recreation; and the provision of pedestrian circulation, which includes a loop
to the new park area; the applicant has satisfactorily addressed all concerns. No issues
remain.

Stormwater Analysis (Appendix 11)

As previously mentioned, the applicant intends to utilize an existing off-site SWM pond,
located to the west of the development along Sully Road to meet stormwater
management and BMPs for the proposed development. During site plan review, the
applicant will be required to 1) provide proof of permission to use the pond with private
maintenance agreement, 2) show that the pond was designed to detain flow from the
subject property by providing pre and post development calculations, and 3)
demonstrate that a channel outfalls from the site with 10 year capacity and 2 year non-
erosive velocity from the subject property. No significant issues were identified. The
applicant has carried forward all previous commitments related to the subject property.
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Fairfax County Water Authority (Appendix 12)

Adequate domestic water service is available to the site from existing 8-inch and 12-
inch water mains located at the property. The existing 48-inch transmission main in
Centreville Road may conflict with the proposed development. In accordance with
Fairfax Water Policy, all proposed relocations of Fairfax Water transmission mains
greater than 16-inches in diameter require the approval of the Fairfax Water Board.
Final determination about water service will be made during site plan review. Since the
location of the transmission main is close to the development, the applicant continues to
proffer to substantially conform to the landscaping shown; and, if modifications must be
made to accommodate utilities, to provide equivalent landscaping in the same general
area.

Fire and Rescue Analysis (Appendix 13)

The subject property is serviced by the Fairfax County Fire and Rescue
Department Station #436, Frying Pan. The requested rezoning currently meets fire
protection guidelines, as determined by the Fire and Rescue Department.

Public Schools (Appendix 14)

The proposed development would be served by Floris Elementary, Carson Middle and
Westfield High Schools. Carson Middle School is currently over capacity and is
projected to remain over capacity through the 2017-18 school years. The total number
of students generated by this proposed FDPA is projected to be 114 elementary
students, 28 middle school students and 57 high school students, which represents a
total of 199 students, all of whom would be new students as the existing property is
currently vacant. This is also an increase of 81 students generated from the original
rezoning (which included 1,159 multi-family dwelling units). The current recommended
per student contribution is $9,378. Based on the 199 students anticipated from the
application, a contribution of $1,866,222 was requested. Staff acknowledged that, at
the time of the original rezoning in 2006, Fairfax County Public Schools recommended a
proffer contribution of $885,500. However, the applicant only proffered $247,500 at that
time to be paid in four equal installments as a prerequisite to the issuance of building
permits for the 200th, 400th, 600th, and 800th unit, respectively, for any residential
building on the property, due to the nature of the park facility and five ball fields to be
constructed on 17 acres to the west. The applicant has carried forward their previous
contribution commitment and agreed to provide the entire contribution prior to the first
residential use permit, which would be earlier than the previously committed.

Sanitary Sewer Analysis (Appendix 15)
The property is located in the Cub Run Watershed and would be sewered into the

UOSA Treatment Plant. The sewer systems surrounding the application property have
sufficient capacity to accommodate the proposal.
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Affordable Housing (Development Criteria #7)

Ensuring an adequate supply of housing for low and moderate income families, those
with special accessibility requirements, and those with other special needs is a goal of
the County. Part 8 of Article 2 of the Zoning Ordinance requires the provision of
Affordable Dwelling Units (ADUS) in certain circumstances. Criterion #7 is applicable to
all rezoning applications and/or portions thereof that are not required to provide any
Affordable Dwelling Units, regardless of the planned density range for the site...

Satisfaction of this criterion may be achieved by the construction of units, contribution of
land, or by a contribution to the Housing Trust Fund.

The Zoning Ordinance defines Affordable Dwelling Units as units which are affordable
to families earning less than 70% of the area median household income (AMI).
Workforce housing units are defined as those that serve a population in the income
range of 80% to 120% of the AMI. Since the original rezoning application was approved
prior to the adoption of the Board's Workforce Housing Policy, the applicant has agreed
to update their previous commitments and provide affordable dwelling units according to
current County policies. This commitment would yield approximately 21 affordable
dwelling units and 65 workforce dwelling units, which would be approximately 13% of
the total number of the dwelling units not exempt from the ADU requirements in the
Zoning Ordinance. Final determination would be based on the final unit count
determined during site plan review.

Heritage Resources (Development Criteria #8)

Criterion 8 requires that a development to address potential impacts on historical and/or
archaeological resources through research, protection, preservation, or recordation.
The application property has no known historical or archaeological resources.

Route 28 Tax District Lump Sum Payment

The applicant must provide for payment of taxes that will be lost to the Route 28
Transportation Improvement Tax District due to the rezoning of the portion of the
property destined for residential use, in the area generally north of the Main Street
Plaza, east of the North-South Connector Road and west of Centreville Road.
According to the Department of Tax Administration, the one-time payment was
calculated to be $370,934.11, and the applicant paid this sum on January 17, 2007. No
further action is necessary.

ZONING ORDINANCE PROVISIONS (Appendix 16)
PRM District
The PRM District is established to provide (1) for high density, multiple family residential

developments (with a minimum density of 40 dwelling units per acre and a maximum
FAR of 3.0); and (2) for mixed-use developments consisting primarily of multiple family
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residential development (with a minimum density of twenty (20) dwelling units per acre)
with secondary office and/or other commercial uses. PRM Districts should be located in
those limited areas where such high density residential or residential mixed use
development is in accordance with the adopted Comprehensive Plan, such as within
areas delineated as Transit Station Areas, and Urban and Suburban Centers. The PRM
District regulations are designed to promote high standards in design and layout, to
encourage compatibility among uses within the development and integration with
adjacent developments, and to otherwise implement the stated purpose and intent of
the Ordinance.

The application property is located in the Dulles Suburban Center. The
Comprehensive Plan language for the site specifically recommends high-density
mixed-use as an option for this property if specific criteria are met.

Sect. 6-406 — Use Limitations

e Meet the standards of 16-101 (General Standards) and 16-102 (Design Standards).
This issue is discussed below under the headings, “Section 16-101, General
Standards” and “Section 16-102, Design Standards.”

e Provide a CDP and FDP in accordance with specific urban design requirements and
streetscape plans.

o Multifamily dwellings shall be the principal residential type. Single family attached
dwellings may be allowed at the periphery of the development to provide a transition
from the high density development to adjacent lower density development.
Multifamily dwellings are the principal residential type in the PRM District and subject
property.

e Be designed to be harmonious with neighboring properties. As noted earlier in this
report, staff believes that the proposed development has been designed to be
harmonious with the neighboring properties. The site layout has been designed to
provide residential development that would complement the overall development
with retail to the south and office to the west. Buildings continue to be located close
to the street to create quality public spaces, all of which help to enhance the
pedestrian experience. As noted previously in this report, at a minimum, a total of
35% open space will be provided within the subject property. This open space is
located throughout the site with the majority of the buildings having exposure to a
passive or active open space area. Staff finds that the proposed design continues to
promote high standards in design and layout, integrates with the adjacent office
developments to the north, south and west.

e Use the standards of Article 9 to evaluate uses categorized as Special Exception
uses. Any of the uses not established in the proffers and allowed in the District by-
right may be permitted with approval of a final development plan amendment,
special exception or special permit, as applicable.
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Have 50% of the total gross floor area devoted to multifamily residential use. With a
minimum of 90% multi-family residences in the PRM District, the proposed
development meets this use limitation.

Prohibit drive-through facilities. Drive-through facilities would be prohibited under
the proposed proffers.

Provide parking in accordance with Article 11, including possible parking reductions
based on hourly parking accumulation characteristics of the various uses and/or
proximity to a mass transit station, with the intention that a substantial portion of the
required parking be provided in parking structures. While there would be limited on-
street parking, approximately 70% of the parking on site would be provided in
underground or within parking structures wrapped with residential uses.

Provide signage in accordance with Article 12. The applicant has proffered to
provide signage in accordance with Article 12 and has reserved the right to submit a
Comprehensive Sign Plan application in the future, to create a unified system of
signage for the property.

Comply with the performance standards of Article 14, relating to lighting and noise.
The proposed development will be required to demonstrate compliance with these
standards at the time of site plan approval. The applicant has proffered to meet
lighting standards as part of Proffer 30 and as previously discussed, will provide
adequate noise mitigation (see Proffers 45 and 46).

Lot Size Requirements (6-407)

Section 6-407 requires that all developments in the PRM District have a minimum
district size of two acres. The subject site is 37.4 acres in size and meets this
requirement.

Maximum Density (6-408)

Par. 2 of Sect. 6-408 states that the maximum floor area ratio for the PRM District is 3.0.
The FAR in the subject property is 0.79 on 37.4 acres.

Open Space (Sect. 6-209 and Sect. 6-409)

The current open space regulations require that:

Twenty percent (20%) of the gross area in the PRM District be landscaped open
space; and

Recreational amenities be provided in accordance with the Planned District
regulations, including pools and indoor exercise facilities (minimum expenditure of
$1,700 per unit, which has increased from $955 at the time of the original rezoning
approval).
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According to the CDPA/FDPA, 35% open space will be provided in the subject property
As discussed earlier in this report, this open space would continue to consist of parks,
plazas and open space areas, as well as courtyard recreational areas. The applicant
continues to proffer to expend a minimum of $955 per market rate multi-family
residential unit on site, but it is anticipated that the cost of constructing the proffered
facilities will far exceed the Ordinance requirement.

General Standards (Sect. 16-101)

Par. 1 requires conformance with the Comprehensive Plan recommendations. As
discussed earlier in the Comprehensive Plan analysis section of this report, staff
believes that the proposed application has satisfied these recommendations and is
therefore, in conformance with the Comprehensive Plan.

Par. 2 requires that the proposed design achieve the stated purposes of the P-Districts
more than would development under a conventional zoning district. The purpose and
intent of the P-Districts is to promote high standards in design and layout and to
encourage compatibility among uses within the development and integration with
adjacent developments. Staff believes that the proposed development continues to
provide for high design and layout standards, as discussed previously in this report.
The proposed design allows for a mix of residential building types with recreational
courtyards, plazas and hardscapes. Parking is primarily provided in a parking garage
wrapped with residential uses and/or located in garages incorporated inside or below
residential buildings.

Par. 3 requires protection and preservation of scenic assets. There is no tree
preservation proposed, and no areas were identified as exceptionally outstanding since
the site has previously been cleared and is composed primarily of secondary
vegetation. As stated, wetlands on the site will be preserved.

Par. 4 requires a design which prevents injury to the use of existing development and
does not deter development of undeveloped properties. As noted earlier in this report,
the proposed development does not prohibit the redevelopment of any of the adjacent
properties in conformance with the Comprehensive Plan recommendations. The
proposal continues to provide an appropriate transition between the adjacent single-
family residential properties to the east and the higher intensity industrial-zoned
properties in the surrounding areas. Therefore, the proposal meets the standard for
compatibility with existing and future development.

Par. 5 requires that adequate transportation and other public facilities are or will be
available to serve the proposed use. As noted in the transportation analysis, the
applicant has agreed to carry forward all previous transportation improvements, which
include necessary improvements to Centreville Road and the construction of the North-
South Collector Road. The applicant also continues to provide sidewalks along all of
the external streets, with appropriate connections to the buildings and internal spaces.

Par. 6 requires that coordinated linkages among internal facilities and services, as well
as connections to major external facilities and services, be provided. The proposed
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development continues to be designed to encourage walking to both currently proposed
uses on this site and future retail and other non-residential uses in the surrounding area.
Pedestrian inter-parcel access has also been provided to the athletic fields abutting the
subject property's western boundary. The TDM proffers also require the multifamily
buildings to provide secure weather protected bicycle storage areas, which encourage
alternate modes of transport to the ball fields and surrounding parks.

Design Standards (Sect. 16-102)

Par. 1 states that at the peripheral lot lines, the bulk regulations and landscaping and
screening for the proposed development should generally conform to the provisions of
the most comparable conventional district. However, in this particular instance, the
Comprehensive Plan text for this specific site has made specific recommendations
about the buffers and building height and type along the periphery of the site. As
discussed earlier in this report, the applicant has satisfied these requirements.

Par. 2 states that the open space, parking, loading, sign and all other similar regulations
shall have application in all planned developments. This application satisfies all of these
applicable Zoning Ordinance provisions. The parking requirement is exceeded, as is the
landscaped open space requirement.

Par. 3 states that streets and driveways shall be designed to generally conform to the
provisions of the Ordinance, which they do.

Par. 4 states that emphasis should be placed on the provision of recreational amenities
and pedestrian access. The development plan continues to propose sidewalks along
external and internal streets, as well as internal and external pedestrian plazas. Multi-
purpose lawns, playgrounds pools, sports courts and trails are provided throughout the
site for active recreation. Gardens, seating areas, open lawn areas, dog parks and
picnic facilities are provided for passive recreation. The proffers indicate that any
recreational funds required by the P-standards that are not used on-site will be
contributed to the Park Authority. In addition, the applicant has provided full construction
of an offsite, five-athletic field sports complex, including pedestrian access to the facility,
to be dedicated to the Park Authority.

Waivers and Modifications

In conjunction with the previously approved rezoning (RZ/FDP 2006-SU-007), the Board
of Supervisors approved six modifications, five of which are not impacted by this
approval. Staff feels it is appropriate to reaffirm these modifications (the sixth pertained
to the widening of Centreville Road, which has since been accomplished). These
modifications included:

¢ modification of the loading space requirement to allow fewer spaces, as shown
on the tabulations on the CDPA/FDPA;

e modification of the transitional screening along Centreville Road, in favor of the
landscape buffer treatment shown on the CDPA/FDPA;
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¢ waiver of the barrier requirements along the eastern property boundary, between
the proposed multi-family residential uses and non-residential uses and the off-
site single-family detached houses, in favor of that shown on the CDPA/FDPA;

e modification to permit private streets in excess of 600 linear feet;

o waiver of the inter-parcel access requirement to the EDS Campus to the west, at
Tax Map 24-4 ((1)) 6B; and to the office uses on the Cox property to the north, on
Tax Map parcels 24-4 ((1)) 6E and 6F.

The analysis of these waivers is available in the original Staff Report for
RZ 2006-SU-007, published on November 17, 2006. Copies are on file with the
Department of Planning and Zoning — Zoning Evaluation Division.

In addition, the applicant seeks approval of two additional modifications associated with
the proposed FDPA.

Modification of the 200 square foot minimum privacy yard requirement for single family
attached dwellings.

The applicant requests a modification of the 200 square foot minimum privacy yard
requirement for single family attached dwellings in Block 6, in favor of a passive
recreational park and plaza that would be adjacent to four of the single family attached
building rows and in close proximity to the remainder of the block. This design allows all
of the single-family attached buildings to have direct frontage on, or views of, significant
open space areas. Although privacy yards are required by the Zoning Ordinance, the
applicant has provided an improved design that would help ensure that single-family
residents have immediate access to open space amenities. With these improvements,
staff supports the request. The incorporation of a recreational park and plaza will serve
the same purpose as the traditional privacy yard defined in the Zoning Ordinance.

Modification of the trail requirements along Centreville Road in favor of the trail system
shown on the CDPA/FDPA

The Countywide Trails Plan map depicts a major paved trail, defined as asphalt or
concrete, 8 feet or more in width, as well as an on-road bike lane along Centreville
Road. The applicant seeks a modification of these requirements in favor of the existing
trail network along Centreville Road. Centreville Road was recently improved with four
lanes and several turn lanes along the north and southbound lanes that serve
connecting streets. An eight food wide asphalt trail along the northbound lane and a
five foot wide sidewalk on the southbound lane were provided with that improvement.
Staff feels that these improvements are in harmony with the Plan and supports the
modification. Additional trails are located internal to the site, which connect the
proposed new ball fields located to the west of the site with the existing trail network
provided on Centreville Road.
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CONCLUSIONS AND RECOMMENDATIONS
Staff Conclusions

The PCA/FDPA applications seek to amend the previously approved proffers and
CDP/FDP associated with RZ/FDP 2006-SU-007, which approved a rezoning on
approximately 66.88 acres to the PRM District for mixed-use development with an
overall floor area ratio (FAR) of 0.69. Approximately 1,159 multi-family dwelling units
were approved and located in Blocks 3, 4, 5, 6 and 7. The current proposal seeks to
modify the residential portion of the original development and proposes to:

o reduce the number of dwelling units from 1,159 to 805 (which would include
720 multi-family dwelling units and 85 single family attached dwelling units);
provide four different residential building types;

remove 30,750 square feet of retail use in Blocks 3 and 4;

combine Blocks 5 and 7 into a new Block 5;

increase the building height from 62 feet to 70 feet in Block 5;

realign the internal streets, areas of open space, and the location of
recreational amenities;

o redistribute parking associated with the residential development; and

e other minor site modifications

Staff finds that the proposal does not adversely impact the previously approved
development plan and is in conformance with the Comprehensive Plan, and with all
applicable Zoning Ordinance provisions as proffered and conditioned.

Staff Recommendations

Staff recommends approval of PCA 2006-SU-007, and the associated Conceptual
Development Plan Amendment, subject to the execution of proffers consistent with
those found in Appendix 1 of this report.

Staff recommends approval of FDPA 2006-SU-007 subject to the development
conditions in Appendix 2.

Staff recommends reaffirmation of the previously approved waivers, modifications and
directives related to the PCA/ FDPA area:

e modification of the loading space requirement to allow fewer spaces, as shown
on the tabulations on the CDPA/FDPA;

¢ modification of the transitional screening along Centreville Road, in favor of the
landscape buffer treatment shown on the CDPA/FDPA;

o waiver of the barrier requirements along the eastern property boundary, between
the proposed multi-family residential uses and nonresidential uses and the off-
site single-family detached houses, in favor of that shown on the CDPA/FDPA;
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e modification to permit private streets in excess of 600 linear feet;

e waiver of the inter-parcel access requirement to the EDS Campus to the west, at
Tax Map 24-4 ((1)) 6B; and to the office uses on the Cox property to the north, on
Tax Map parcels 24-4 ((1)) 6E and 6F.

Staff recommends approval of a modification of the 200 square foot minimum privacy
yard requirement for single family attached dwellings in favor of the open space shown
on the CDPA/FDPA.

Staff recommends approval of a modification of the Trail Requirements for Centreville
Road in favor of the existing and proposed trail network shown on the CDPA/FDPA.

It should be noted that it is not the intent of staff to recommend that the Board, in
adopting any conditions proffered by the owner, relieve the applicant/owner from compliance
with the provisions of any applicable ordinances, regulations, or adopted standards.

It should be further noted that the content of this report reflects the analysis and
recommendation of staff; it does not reflect the position of the Board of Supervisors.
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APPENDIX 1

PROFFERS
TIMBER RIDGE AT EDS, LLC

PCA 2006-SU-007
October 2, 2012

Pursuant to Section 15.2-2303(a) Code of Virginia, 1950, as amended, Timber Ridge at EDS,
LLC (hereinafter referred to as the “Applicant”), for itself, successors and assigns in PCA 2006-
SU-007, filed for property identified as Fairfax County Tax Map 24-4 ((1)) 6C3 and 6C4
(hereinafter referred to as the “Application Property”) hereby proffers the following, provided
that the Board of Supervisors approves a proffered condition amendment of the Application
Property in conjunction with a Conceptual Development Plan Amendment/Final Development
Plan Amendment (CDPA/FDPA). These proffers shall replace and supersede all previous
proffers approved on the Application Property that pertain to the Application Property only.

L CONCEPTUAL DEVELOPMENT PLAN AMENDMENT/FINAL DEVELOPMENT
PLAN AMENDMEN

| ¥ Substantial Conformance. Subject to the provisions of 16-204 of the Fairfax County
Zoning Ordinance (hereinafter referred to as the “Zoning Ordinance™), development of
the Application Property shall be in substantial conformance with the CDPA/FDPA,
prepared by VIKA, Inc. dated January 25, 2012 and revised through September 12, 2012.

2. Pursuant to Paragraph 4 of Section 16-403 of the Zoning Ordinance, minor modifications
from the CPDA/FDPA may be permitted as determined by the Zoning Administrator.
The Applicant reserves the right to make minor modifications to the building footprints
shown on the CDPA/FDPA and make other modifications provided that such
modifications are in substantial conformance with the CDPA/FDPA as determined by the
Zoning Administrator, and do not increase building height nor decrease the amount of
open space, limits of clearing and grading, landscaping, or distances to peripheral lot
lines as dimensioned on the CDPA/FDPA.

3. Notwithstanding that the CDPA/FDPA is the subject of Proffer I.1 above, it shall be
understood that the CDPA shall be limited to the location of public and private streets,
location and amount of open space, limits of clearing and grading, internal street network
and the maximum squarc footage of residential development. The Applicant has the
option to request Final Development Plan Amendments (“FDPAs”) for elements other
than CDPA elements from the Planning Commission for all of, or a portion of, the
CDPA/FDPA in accordance with the provisions set forth in Section 16-402 of the Zoning
Ordinance.

4. Any of the buildings shown on the CDPA/FDPA may be the subject of a partial and
separate Proffered Condition Amendment ("PCA") and/or FDPA without joinder and/or
consent of the other building owners as determined by the Zoning Administrator pursuant
to Paragraph 6 of Section 18-204 of the Zoning Ordinance. Previously approved
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proffered conditions applicable to buildings that are not the subject of such a PCA or
FDPA shall otherwise remain in full force and effect.

The Applicant reserves the right to adjust residential gross square footage between any
building in Blocks 3, 4, 5, and 6 as identified on Sheet C-7A of the CDPA/FDPA
provided that the total gross floor area does not exceed the amounts set forth on Sheet C-
7a of the CDPA/FDPA, and as limited below; the building heights as shown on the
CDPA/FDPA are not exceeded; the minimum landscaped open space, and peripheral
dimensions to lot lines are not reduced, as such elements are shown on Sheets C-5, C-5A,
C-5B, and C-6 of the CDPA/FDPA; and provided such adjustments are otherwise in
substantial conformance with the CDPA/FDPA.

Maximum FAR., The maximum floor area ratio ("FAR") permitted on the Application
Property shall be 0.79 inclusive of Affordable Dwelling Units and Workforce Dwelling
Units. Based on this maximum FAR, the maximum gross floor area ("GFA") that may be
constructed on the Application Property shall be 1,294,602 square feet. The Applicant
reserves the right to construct a lesser amount of GFA provided that the buildings and
Application Property remain in substantial conformance with that shown on the
CDPA/FDPA as determined by the Zoning Administrator. The maximum number of
dwellings units shall not exceed 805 units, inclusive of affordable dwelling units and
associated bonus units, and workforce dwelling units. Although the FAR on the
Application Property shall be up to 0.79, the overall FAR on the Application Property
combined with Fairfux County Tax Map 24-4 ((1)) 6B4 and 6C]1 shall not exceed 0.69.

Phasing. Build-out of the Application Property may proceed in phases subject to market
demand. The Applicant reserves the right to develop partial blocks. The FAR and/or
number of dwelling units per acre constructed within a respective phase of the project
may exceed the maximum intensity limitations set forth herein so long as such maximum
intensity limitations are not exceeded over the entirety of the Application Property that is
the subject of RZ 2006-SU-007. Except as qualified herein, the creation of the
landscaped open space areas and associated improvements may occur in phases,
concurrent with the phasing of development/construction of the Application Property. As
such, the total area of landscaped open space provided at any given phase of development
shall not be required 1o be equivalent to the 37% overall landscaped open space required
at project completion; provided that the total combined open space at the completion of
all development shall satisfy the overall landscaped open space requirement as shown on
the CDPA/FDPA.

Streetscape and Landscape Phasing.

A The streetscape and associated landscaping shown on Sheets L.-11 and L-12 of the
CDPA/FDPA entitled "Collector Road Pedestrian Enhancements and Streetscape”
shall be installed at the same time as the North South Collector Road, weather
permitting, except the Applicant need not install those elements such as
streetscape or landscaping to be installed more than ten (10) feet from the right-
of-way line, as set forth on Sheets [-11 and L-12 of the CDPA/FDPA. The
Applicant shall install the berms and shade and evergreen trees along the
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IL

10.

11.

111

12.

Application Property’s full Centreville Road frontage prior to the issuance of the
first RUP for a building within Blocks 3 or 6 as depicted on Sheets L-9 and L-10
of the CDPA/FDPA.

B. The landscaping and pedestrian improvements associated with the private streets
shown on Sheets L-01 and [-02 of the CDPA/FDPA shall be installed at
generally the same time as the private street with which they are associated. Such
landscaping and pedestrian improvements shall be maintained by the property
owner or successor Condominium Owners' Association (COA) as defined in
Proffer 43 hereof.

C. The streetscape and landscaping along the North South Collector Road as shown
on Sheets L-11 and L-12 of the CDPA/FDPA shall be installed at the same time
as the adjacent road improvements are completed.

Density Credit. Density credit shall be reserved for the Application Property as provided
by Section 2-308 of the Zoning Ordinance for all dedications described herein and/or as
shown on the CDPA/FDPA or as may reasonably be required by Fairfax County, VDOT
or others at the time of site plan approval.

USES

The Application Property shall be developed with multifamily dwellings and single
family attached dwellings.

The permitted uses shall not result in any additional buildings beyond those represented
on the CDPA/FDPA. However, the Applicant reserves the right to establish Group 8
Temporary Uses, including construction and sales trailers, on any of the Blocks, all on an
interim basis as may be approved by the Zoning Administrator or Board of Zoning
Appeals, as applicable, all without the necessity of an amendment to the CDPA/FDPA or
Proffers if such are in substantial conformance with the CDPA/FDPA, are located within
building envelopes and do not alter the limits of ¢learing and grading.

TRANSPORTATION

Transportation. All transportation improvements to be made pursuant to this Section 111
shall be subject to Virginia Department of Transportation ("VDOT"), Fairfax County
Department of Transportation ("FCDOT") and Department of Public Works and
Environmental Services ("DPWES") approval. Substantially complete in this Section 111
shall mean such road is base paved and open and available for use by the public, but not
necessarily accepted by VDOT into the State secondary road system for maintenance.
Upon demonstration by the Applicant that, despite diligent efforts by the Applicant,
provisions of the road or signal improvements to be made under this Section III have
been unreasonably delayed by others, the Zoning Administrator may agree to a later date
for the completion of the improvement in question. Further, all escrows provided in this
Section IlI shall be adjusted on an annual basis from the date of approval of this
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Application in conformance with adjustment criteria outlined in Section 15.2-2303.3 of
the Code of Virginia.

13. North South Collector Road.

A. The Applicant shall, prior to the issuance of residential use permits ("RUPs") for
more than 500 units. dedicate right-of-way for construction and substantially
complete (i) the "North South Collector Road" connecting EDS Drive (Route
8105) to EDS Drive (Route 648) as a four (4) lane, median divided, public right
of way with a design speed of 40 MPH, unless VDOT approves a lesser design
speed, (ii) improvements to EDS Drive at the intersection of EDS Drive and the
North South Collector Road of the CDPA/FDPA, and (iii) certain improvements
to Wall Road at the intersection of Wall Road and the North South Collector Road
(exclusive of those referenced in Proffer 15) as shown on Sheets C-5, C-5A, C-
5B, and C-6 . Such construction shall be substantially complete no later than the
issuance of the last Residential Use Permit (RUP) for the first building in Blocks
S and 6.

B. The Applicant shall install along and adjacent to the North South Collector Road,
pedestrian enhancement consisting of pedestrian signage, special pavement
treatments, oversized crosswalk striping, median refuges and landscaping
generally as shown on Sheets L.-11 and L-12 of the CDPA/FDPA if approved by
VDOT. The Applicant agrees, that (i) the COA contemplated in Proffer 45 herein
shall maintain such elements that VDOT will not accept for maintenance and will,
if required, enter into a maintenance agreement with VDOT, or (ii) the Applicant
will use materials acceptable to VDOT if VDOT is to maintain such elements.
The COA documents shall disclose the existence of such maintenance obligation.
The Applicant shall not be prevented or delayed in obtaining any other approvals
or permits if VDOT or the County does not permit any or all of such pedestrian
enhancements, nor shall the Applicant be required to escrow for such
improvements provided the Applicant demonstrates that diligent efforts have been
made to obtain VDOT and County approval for such enhancements. Such
enhancements shall be shown on the initial site plan for the North South Collector
Road or applicable portion thereof. At time of site plan approval for the North
South Collector Road, or applicable portion thereof, if VDOT and/or the County
have not consented to such pedestrian enhancements within the right of way, this
profler 10 provide the pedestrian enhancements which were not approved, shall be
deemed null and void.

As an alternative to the timing outlined above, the Applicant shall have the ability to phase the
construction of the North South Collector.

14. Centreville Road.

A. To the extent not previously acquired by VDOT, the Applicant shall dedicate and
convey (with construction by others) to the Fairfax County Board of Supervisors
in fee simple (i) at time of site plan approvals for the adjacent development that



Page 5

15.

16.

17.

includes any portion of Blocks 3 or 5 or (ii) when requested by VDOT or the
County, whichever occurs first, the land areas adjacent to Centreville Road (Route
657) consisting of approximately 3.1 acres.

B. At the time of site plan approval for portions of the Application Property adjacent
to Centreville Road, the Applicant shall construct right turn deceleration lanes
along Centreville Road as shown on the CDPA/FDPA to serve cach of the site
entrances at Main Street and Parkland Drive. These deceleration lanes shall be
constructed when the associated private street to which they tie in is constructed
i.e., intersections with Parkland Drive and Main Street.

C. The Applicant shall, at the time of site plan approval for the site plan that includes
Main Street, extend the northbound left turn lane on Centreville Road at Main
Street as generally shown on Sheets C-5, C-5A, C-5B and C-6 of the
CDPA/FDPA within the existing median, subject to VDOT approval.

D. The Applicant shall, prior to site plan approval for that site plan that includes
Wall Road. provide cither an additional northbound lefi-turn lane on Centreville
Road or an extension of the existing lefi-turn lane that serves Wall Road as
required by VDOT within existing rights-of-way.

Wall Road. Prior to the issuance of RUPs for more than 500 units, the Applicant shall

construct (and thercafter substantially complete) those improvements to Wall Road as
depicted on Sheets C-5 and C-5A of the CDPA/FDPA.

McLearen Road.

Prior to the issuance of RUPs for more than 500 units, the Applicant shall construct (and
thereafter substantially complete) those improvements to the McLearen Road/Centreville
Road intersection and the McLearen Road/EDS West Drive intersection, both as depicted
on Sheet C-10 of the CDPA/FDPA.

Traffic Signals.

A. Centreville Road/Kinross Circle South.

(i) Prior to the approval of the first site plan for any building in Block 3 or at
such time as deemed applicable by VDO, but no later than ninety (90)
days from approval of the site plan showing Main Street connected to
Centreville Road, the Applicant will submit 1o VDOT plans for the
modification of the signals existing at the Centreville Road/Kinross Circle
South intersection to accommodate a fourth approach at this location
(Main Street). Such signal shall include pedestrian count down heads, and
"chirping devices" to aid the visually impaired if approved by VDOT.

(i)  The Applicant shall substantially complete the above signal modifications,
subject to VDOT approvals, prior to the first RUP for the first site plan in
Block 3.
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(iii)

(iv)

If the signal has not been previously installed (or committed to be
installed) by others prior to the approval of the first site plan for any
building in Block 3, the Applicant shall submit to VDOT a warrant study
based on build out of the Application Property and nearby development,
and design, equip and install such signal, including pedestrian count down
heads and "chirping devices" at such time as VDOT determines them to be
warranted based on the submitted warrant study referenced in this Proffer.

If based on the warrant studies, VDOT determines the signal will not be
warranted until a time subsequent to bond release for the final site plan for
the Application Property, then the Applicant shall provide an escrow for
the cost of such signal prior to such final bond release in lieu of
construction in an amount as determined by DPWES, less any funds
committed to by others for the same signal.

North South Collector Road/Wall Road.

(1)

(i)

(iii)

Prior to approval of the first site plan for the first building in Blocks 3 or 4
or at such time deemed applicable by VDOT, the Applicant shall submit to
VDOT a warrant study based on build out of the Application Property and
nearby development.

The Applicant shall design, equip and install such signal, including
pedestrian count down heads and "chirping devices" at such time as
VDOT determines it to be warranted based on the submitted warrant
study. The Applicant shall be entitled to use any monies escrowed, and/or
posted by others for such signal if available.

If based on the Applicant's submission of a warrant study, VDOT
determines the signal will not be warranted until a time subsequent to
bond release for the final site plan for the Application Property, then the
Applicant shall provide an escrow for the cost of such signal prior to such
final bond release in lieu of construction, less any funds committed by
others for the same signal.

Wall Road/Centreville Road.

(1)

(i)

The Applicant on request of the County or prior to approval of the first site
plan for Blocks 3, 4 or 6, whichever occurs first, shall provide right-of-
way dedication and/or easements along the property's Centerville Road
and Wall Road frontages necessary for the installation of a traffic signal
by others at the intersection of Wall Road and Centreville Road.

If not already proffered for construction or constructed by others, prior to
approval of the first site plan for any building in Blocks 3 or 4, the
Applicant shall submit to VDOT a warrant study for a signal at the
intersection of Wall Road and Centreville Road based on build out of the
Application Property and nearby development. Such warrant study shall
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(iii)

(iv)

be submitted no later than twelve (12) months after initial RUP for first
building in Blocks 3 or 4.

If deemed warranted, then the Applicant shall design, equip and install
such signal, including pedestrian count down heads and "chirping devices"
at such time as VDOT determines them to be warranted based on the
submitted warrant study. The Applicant shall be entitled to use any
monies escrowed, and/or posted by others for said signal or to be
reimbursed for any contribution to be made by others for such signal
subsequent to the signal installation.

If based on a warrant study, VDOT determines the signal will not be
warranted until a time subsequent to bond release for the final site plan for
the Application Property, then the Applicant shall provide an escrow for
the cost of such signal prior to such final bond release in lieu of
construction, less any funds committed by others {or the same signal.

EDS Drive/North South Collector Road.

(1)

(i)

(i)

Prior to approval of the first site plan for the first building in Blocks 3, 4,
5, or 6, or at such ime deemed applicable by VDOT, the Applicant shall
submit to VDOT a warrant study for the intersection of EDS Drive and the
North South Collector Road based on build out of the remaining portions
of the Application Property and nearby development,.

The Applicant shall design, equip and install such signal, including
pedestrian count down heads and "chirping devices" at such time as
VDOT determines it to be warranted based on the submitted warrant
study. The Applicant shall be entitled to use any monies escrowed, and/or
posted by others for such signal if available.

If based on a warrant study, VDOT determines the signal will not be
warranted until a time subsequent 1o bond release for the final site plan for
the Application Property, then the Applicant shall provide an escrow for
the cost of such signal prior to such final bond release in lieu of
construction, less any funds committed by others for the same signal.

North South Collector Road/Parkland Drive.

(@)

(i)

Prior to the approval of the first site plan for any buildings in Blocks 4 or
6, or at such time deemed applicable by VDOT, , the Applicant shall
submit to VDO a warrant study for the intersection of the North South
Collector and Parkland Drive based on full build out of the remaining
portions of the Application Property and those background developments
referenced in the TIA for the subject intersection.

The Applicant shall design, cquip and install said signal, including
pedestrian count down heads and "chirping devices" at such time as
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18.

VDOT determines them to be warranted based on the submitted warrant
study.

(i11)  If based on the warrant studies, VDOT determines the signal will not be
warranted until a time subsequent to bond release for the final site plan for
the Application Property, then the Applicant shall provide an escrow for
the cost of such signal prior to such final bond release in lieu of
construction, less any funds committed to by others for the same signal.

K Signal Timing Modifications to Centreville Road. Within 180 days after

substantial completion of the North South Collector Road, but in no event later
than release of the bond for the North South Collector Road, the Applicant shall
make signal timing modifications to the following signals if requested by VDOT:
Centreville Road and McLearen Road, Centreville Road and Kinross South and
Centreville Road and Wall Road.

G. In all circumstances in this Proffer 17 where the Applicant is to design, bond and
construct a signal, when warranted by VDOT, the Applicant shall diligently
pursue such design, bonding and construction following VDOT's agreement that
such signal is warranted.

Right-of-Way Acquisition/Condemnation. For any of the improvements listed above for
which off-site right-of-way and/or easements are required, if, six (6) months subsequent
to the initial request by the Applicant to obtain the necessary right-of-way and easements,
the Applicant is unable to bring about the dedication by others and the necessary right-of-
way and casements, or to acquire by purchase the right-of-way or easements at fair
market value, as determined by a Member of the Appraisal Institute (MAI) appraisal, the
Applicant shall request the Board of Supervisors (the "Board") to condemn the necessary
land and/or easements. It is understood that the Applicant's request to the Board for
condemnation will not be considered until the Applicant has demonstrated to the
satisfaction of the County their {ailed attempts to acquire the right-of-way and easements
and the Applicant has forwarded the request in writing to the Division of Land
Acquisition or other appropriate County official, accompanied by (1) plans, plats and
profiles showing the necessary right-of-way grading easements to be acquired, including
all associated easements and details of the proposed transportation improvements to be
located on said right-of-way property; (2) an independent appraisal of the value of the
right-of-way property to be acquired and all damages to the residue of the affected
property; (3) a sixty (60) year title search certificate of the right-of-way property to be
acquired; and (4) an escrow in an amount equal to the appraised value of the property to
be acquired and of all damages to the residue which can be drawn upon by the County. It
is also understood that in the event the property owner of the property to be acquired it is
awarded more than the appraised value of the property and to the damages to the residue
in a condemnation suit, the amount of the award in excess of the escrow amount shall be
paid to the County by the Applicant within forty-five (45) days of said award. In addition,
the Applicant agrees that all reasonable and documented third party sums expended by
the County in acquiring the right-of-way and necessary easements shall be paid to the
County by the Applicant within sixty (60) days of written demand.
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19.

In the event the County is successful in acquiring the off-site right-of-way, then the
Applicant shall construct the improvement(s) for which right-of-way is available. It is
expressly understood that in the event the County abandons efforts or does not acquire
the aforesaid right-of-way and/or easements by means of its condemnation powers
within thirty-six (36) months from the Applicant's written request to the Division of
Land Acquisition, the Applicant is relieved of any responsibility under this proffer to
construct any off-site portion of the aforesaid transportation improvements specifically
affected by the unavailability of the easements or right-of-way (with all associated
bonds released) and the Applicant shall escrow in an amount determined by DPWES, as
appropriate, for any uncompleted portions of the transportation improvements, with
such escrow to be refunded to the Applicant along with the escrow previously paid to
the County for the right-of-way acquisition at the expiration of ten (10) years if the
County has not acquired such right-of-way and constructed such improvements.

Transportation Demand Management. The Applicant shall implement and operate a

transportation demand management ("TDM") program for Block 3 within the Application
Property as follows:

A. The designation of a Resident Transportation Coordinator ("I'C"). The Applicant
shall appoint a TC prior to the issuance of the first RUP for Block 3.

B. The TC will be available to FCDOT staff to work cooperatively to promote
opportunities to enhance participation in TDM programs.

ks Commencing with the appointment of the TC, implementation of specific
programs as follows:

(i) The Applicant, through the TC, shall promote ride sharing on an ongoing
basis by displaying information on ride sharing in areas utilized by
residents. such as residential common areas and building lobbies. The TC
shall: (a) maintain a tenant database that can be used by the TC and/or
FCDOT to distribute transit/rideshare information and promote transit use,
(b) coordinate with FCDOT to ensure appropriate, up-to-date materials are
distributed for promotion of transit and ridesharing; and (c) provide an
annual report to FCDOT summarizing the outreach efforts, including a
listing of participants, and the initiatives participants are engaged in
providing.

(ii)  The Applicant shall, as part of the execution of each lease in Block 3,
advise each tenant that a private TDM program exists and a public TDM
program exists and encourage them to participate and contact the TC or
FCDOT for participation opportunities.

(ili)  Each new residential building in Block 3 with an associated parking
garage shall provide secure, weather protected bicycle storage for 6
bicycles.
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20.

4

(iv)  Residential buildings in Block 3 shall be hardwired to provide high
capacity, high bandwidth communication lines, or the equivalent wireless
access. The Applicant shall further provide a common area in one of the
residential buildings with business facilities, which may include, but not
be limited to, wireless internet access, fax machine, photocopier and
desktop computers private space for phone calls and access to a wash
room.

(v) Beginning twelve (12) months after the issuance of the first RUP for the
first building on the Application Property, and annually each April 1
thereafter, the TC shall prepare and submit to FCDOT a report quantifying
the use of public transportation, carpooling, vanpooling and other
rideshare programs, created under the TDM program.

Bus Shelters. Prior to the issuance of more than 350 RUPs, the Applicant shall construct
bus shelters (but not bus pull outs) at two (2) to three (3) locations within the Application
Property or on Centreville Road adjacent o the Application Property as mutually agreed
upon by the Applicant and FCDOT. If no such agreement on locations can be reached by
the issuance of the 600" RUP, the Applicant shall donate $20,000 per unconstructed bus
stop to FCDOT for up to a maximum of two unconstructed bus shelters to be used for bus
shelters in the vicinity of the Application Property, with such sum to be adjusted on an
annual basis based on the criteria outlined in Section 15.2-2303.3 of the Code of Virginia.
The COA shall be responsible for providing and emptying trash receptacles at such bus
shelters on a routine basis and such obligation shall be disclosed in the applicable
property owner's association documents.

Pedestrian and Mamtenance Vehicle Access to Park. The pedestrian access (and
associated landscaping and hardscape) to the athletic fields as shown on Sheet 13 of the
CDP/FDP approved in conjunction with RZ 2006-SU-007 shall be constructed prior to
the issuance of the first RUP for any building in Block S as shown on the CDPA/FDPA.
Additionally, the Applicant shall work with the owners of Fairfax County Tax Map 24-4
((1)) 6B4 ("Parcel 6B4") to provide an access easement for Park Authority maintenance
vehicles from the intersection of the North South Collector Road and Court Street across
the drive aisles on Blocks 9 and 10, as shown on the CDP/FDP for RZ 2006-SU-007 and
thence across the pedestrian access shown on Sheet 13 to connect to the Park. The
portion of the pedestrian access shown on Sheet 13 of the CDP/FDP between the
westernmost drive aisle on Block 9 and the Park shall be 12' in width 10 accommedate
maintenance vehicles provided 4' of such 12" way may be constructed using grasscrete or
similar pavers. Upon the completion of the North South Collector Road, the Applicant
shall work with the owner of Parcel 6B4 to grant the Fairfax County Park Authority a
temporary easement from the intersection of the North South Collector and Court Street
to the diamond fields constructed in the Park (as defined in Proffer X) for maintenance
vehicles. Such temporary easement shall be null and void at such time as the access
easement described in the second sentence of this proffer is granted. At the time of
construction of the Park, the Applicant shall construct a pedestrian access with associated
amenities along Wall Road from the North South Collector Road to the Park as shown on
Sheets 4 and 7 of the CDP/FDP associated with RZ 2006-SU-007.
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IV.

22,

23

24,

VL

25.

26.

27.

STORM WATER MANAGEMENT AND BEST MANAGEMENT PRACTICES

Existing Overall Storm Water Management Plan. Storm Water Management ("SWM")
and Best Management Practices (BMPs) has been and, subject to any required approval
of DPWES contemplated in Proffer 23 below, will continue to be provided as set forth in
the Site Plan No. 5810-SP-05-1 approved by Fairfax County on June 22, 1987. The
CDPA/FDPA does not depict any additional SWM or BMP facilities on the Application
Property.

Additional Facilities. 1f deemed necessary by the Director of DPWES prior to site plan
approval(s), an exception to the performance criteria shall be requested in accordance
with the provisions set forth in Section 118-6-9 of the Chesapeake Bay Preservation
Ordinance and/or the Public Facilities Manual for any increase, if any, in impervious
surface over that contemplated by Site Plan No. 5810-SP-05-1. If the exception is not
requested or, if requested, not approved, SWM or BMPs will be provided for any
incremental increase in the total impervious area over that contemplated in Site Plan No.
5810-SP-05-1 in accordance with a plan approved by the Director of DPWES, and said
plan may require minor modifications to the existing facilities or the construction of
additional facilities (or underground vaults, provided such vaults will only be permitted
in areas 10 be developed with non-residential uses and shall be maintained by the owners
of such non-residential property on property subject to the CDP/FDP approved in
conjunction with RZ 2006-SU-007) in areas that are planned for land disturbance
activities, all without the necessity of amending the CDP/FDP.

PARKING

Parking shall be provided in accordance with Article 11 of the Zoning Ordinance. The
Applicant reserves the right to provide more or less spaces than the number of spaces
shown on the CDPA/FDPA so long as the Applicant complies with Article 11.

DESIGN

Design Concepts. The architectural guidelines for the Application Property with respect
to building facades, building scale and massing, building site and streetscape and building
signage and lighting are set forth on Sheets A-1, A-2, L-1, L-2, L-5 through L-13 of the
CDPA/FDPA. These sheets are intended to be illustrative of the general quality and
character of the development. Modifications to these eclements as shown on the
CDPA/FDPA shall not require an amendment to the proffers or CDPA/FDPA and are
permitted provided the changes are in substantial conformance with the CDPA/FDPA.

Additional Residential Design. The residential buildings along the North South Collector
shall have their front fagade oriented toward such road. Such front facades shall be of
similar quality and character to the front facades along Centreville Road as the quality
and character of such facades are depicted on Sheets A-1 and A-2 of the CDPA/FDPA.

Main Street Activation. In order to provide for street level activation along the north side
of Main Street, the Applicant shall provide amenity space in the first floor of the
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28.

25,

30.

multifamily building comprised of Type A units which may include, but not be limited to
a lobby, fitness center, business center, and/or drop-oft area.

Unifying Elements.

A. All signs and street furniture, including garbage cans, benches and lamp posts,
shall be consistent, both in terms of materials and design, throughout the
development.

B. The fronts of all buildings shall be constructed of glass, stone, brick, and/or
cementitious siding.

Signage.

A, Project Signage. All signage provided on the Application Property shall comply
with Article 12 of the Zoning Ordinance. Any permanent freestanding signs shall
be monument type with a maximum height of 10 feet (except as otherwise
provided in any Comprehensive Sign Plan that may be approved) and shall be
generally located as shown on the CDPA/FDPA. Pole signs shall not be
permitted on the Application Property. All directional and wayfinding signage
shall be consistent, both in terms of materials and design, throughout the
development.  The Applicant reserves the right to obtain approval of a
Comprehensive Sign Plan at any time that would permit modifications to the
provisions of Article 12 without obtaining a PCA or CDPA/FDPA.

B. Temporary Signs. No temporary signs (including "popsicle" paper or cardboard
signs) which are prohibited by Article 12 of the Zoning Ordinance, and no signs
which are prohibited by Chapter 7 of Title 33.1 or Chapter 8 of Title 46.2 of the
Code of Virginia shall be placed on or off-site by the Applicant, or at the
Applicant's or any builder's direction, to assist in the initial and future marketing,
sales and/or rental of dwelling units on the Application Property. This same
restriction shall apply to the marketing of and sales by all retail establishments
located on the Application Property. The Applicant and any builders shall direct
their agents and employees involved in marketing the Application Property to
adhere to this Proffer.

Lighting. All outdoor lighting fixtures shall be in accordance with the Performance
Standards contained in Part 9 (Outdoor Lighting Standards) of Article 14 of the Zoning
Ordinance. Fixtures used to illuminate streets, parking areas and walkways shall not
exceed twenty-two (22) feet in height, measured from the ground to the top of the light
standard, shall be of low intensity design and shall utilize full cut-off fixtures which shall
focus directly on the Application Property. All upper level parking deck lighting fixtures
shall not exceed a height of seventeen (17) feet measured from the ground to the top of
the light standard. Lighting on the top level of the residential parking garages shall not
extend above the roof line of the residential buildings. Lighting within the parking decks
shall be installed between the ceiling beams to reduce glare.
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33.

34.

35:
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36.

Screening. All rooftop mechanical equipment shall be screened so to limit the visibility
of such equipment from the surrounding street level with such screening to be compatible
with the fagade of the building.

LANDSCAPING

Landscaping and Open Space. Site plans submitted for the respective phases of
development shall include a landscape plan for that phase of development as generally
shown on Sheets L-01 and 1.-02 of the CDPA/FDPA unless the timing of the installation
of such landscaping is otherwise required by these proffers. The Applicant shall maintain
such landscaping. The species and initial planting site of such landscaping is set forth on
Sheets L-01 and L-02 of the CDPA/FDPA, subject to revision as may be approved by
Urban Forest Management ("UFM").

Location of Utilities. Ultility lines shall be generally located so as to not interfere with
landscaping concepts shown on the CDPA/FDPA. The landscaping set forth on the
CDPA/FDPA shall be designed to accommodate the extension of the Colonial Pipeline
facilities through the Application Property generally in the location shown on Sheet C-6
of the CDPA/FDPA, the Dominion Power/Verizon facilities along Centreville Road, and
the forty-eight (48) inch waterline shown in Centreville Road. The Applicant reserves
the right to make minor modifications to such landscaping to reasonably accommodate
utility lines provided such relocated landscaping shall retain a generally equivalent
number of plantings and continues to reflect the concepts illustrated on the COPA/FDPA
in those areas. For all other areas of the Application Property, in the event that during the
process of site plan review any landscaping shown on the CDPA/FDPA cannot be
installed in order to locate utility lines, as determined by DPWES, then an area of
additional landscaping generally consistent with that displaced shall be substituted at an
alternate location on the Application Property, subject to approval by UFM.

Parking Deck Landscaping. The Applicant shall provide planting areas and landscaping
on the top level of any parking garages as shown on Sheet [.-01. Such landscaping at
minimum shall include medium shade trees in adequately sized planters, as determined
by UFM, with such landscaping to be maintained in good health by the Applicant.

Maintenance of Cleared, but Undeveloped Areas. Following the approval of the first site
plan on the Application Property, any disturbed areas of the Application Property shall be
seeded and maintained on a regular basis in accordance with the PFM standards.

PRIVATE STREETS/PEDESTRIAN IMPROVEMENTS

Private Streets. All streets and travelways on the Application Property other than the
North South Collector Road shall be private and shall be maintained by the Community
Association as contemplated in Proffer 45 and such maintenance obligation shall be
disclosed in the Community Association documents. All such private streets shall be
subject to & public access easement, in a form acceptable to the County Attorney. The
quality and character of such private streets are set forth on Sheets [.-01 and 1.-02 of the
CDPA/FDPA. Main Street, Rotary Drive and Parkland Drive will be constructed with
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IX.

38.

materials and depths of pavement consistent with public street standards in accordance
with Fairfax County Public Facilities Manual ("PFM"), as determined by DPWES. Such
sheets also depict the sidewalk widths and landscaping to be provided adjacent to such
private streets. Modifications to such private street layouts shall be permitted provided
the Zoning Administrator determines that any alternative layouts are consistent with the
quality and character depicted on Sheets L.-01 and L-02.

Pedestrian Improvements. The Applicant shall, concurrent with the development of
adjacent areas, construct the pedestrian network consisting of an interconnected network
of sidewalks and trails set forth on Sheets L-03 and L-04 of the CDPA/FDPA, except the
connections to the Park, which are to be constructed when required by Proffer 21.
Concurrent with site plan approval for each respective building, the Applicant shall place
all sidewalks and trails shown on the CDPA/FDPA on such a site plan in public access
easements, in a form acceptable to the County Attorney. The Community Association
shall maintain such sidewalks and/or trails located outside the public right-of-way.
Additionally, the Community Association shall maintain such sidewalks and/or trails
within the public right-of-way that are constructed with specialty paving as identified on
the CDPA/FDPA or any sidewalks and/or trails within the public right-of-way that
VDOT will not agree to maintain. The maintenance responsibilities for such sidewalks
shall be disclosed in the Community Association documents.

GREEN BUILDING PRACTICES

In order to promote energy conservation and green building techniques, the Applicant
shall select one of the following programs to be implemented in the construction of the
single family attached units shown as Type D units on the CDPA/FDPA. Selection of
certification method shall be within the Applicant’s sole discretion at time of site plan
submission. The following green building commitment shall only apply to the single-
family attached uses shown on the CDPA/FDPA, and shall not apply to other uses on the
Application Property. Compliance with this green building proffer shall not prohibit the
development and construction (including issuance of site plans, building permits and
other related permits) or other uses on the Property consistent with these proffers and the
CDPA/FDPA. In addition to the choices identified herein, the Applicant may submit an
alternative third party certification for the single-family attached uses shown on the
CDPA/FPA that meets the substantive intent of the choices identified below. Such
alternative third party certification must be reviewed and approved by DPZ prior to
construction that utilizes such alternative certification.

A. LEED for Homes Certification;

B. Certification in accordance with the Earthcraft House Program as demonstrated
through documentation provided to DPWES and DPZ prior to the issuance of a
RUP.

. Qualification in accordance with ENERGY STAR for Homes as determined by
the submission of documentation to the Environment and Development Review
Branch of DPZ from home encrgy rater certified through the Residential Services
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Network (RESNET) program that demonstrates that the dwelling unit has attained
the ENERGY STAR for Homes qualification prior to the issuance of the RUP for
each single family attached dwelling.

If the Applicant selects the LEED for Home option, upon the approval of the first single
family attached building permit, the Applicant will execute a separate agreement and post
a "green building escrow," in the form of cash or a letter of credit or other financial surety
from a financial institute acceptable to DPWES as defined in the Public Facilities
Manual, in the amount of $4,000.00 per unit based on an average square footage of 2,000
per unit. This escrow will be in addition to and separate from other bond requirements
and will be released as a total sum, and not an individual dwelling unit basis, upon
demonstration of attainment of certification for each dwelling unit, by the U.S. Green
Building Council ("USGBC"), under the current version at the time of project registration
with the U.S. Green Building Council's (USGBC) Leadership in Energy and
Environmental Design for Homes (LEED for Homes) rating system. The provision to the
Environment and Development Review Branch of DPZ of documentation from the
USGBC that each dwelling unit has attained LEED certification will be sufficient to
satisfy this commitment. If the applicant fails to provide documentation to the
Environment and Development Review Branch of DPZ demonstrating attainment of
LEED certification for each dwelling unit within three (3) years of issuance of the final
RUP for a single family attached unit, a proportion of the escrow related to the number of
units failing to achieve certification will be released to Fairfax County and will be posted
to a fund within the County budget supporting implementation of County environmental
initiatives. The Applicant shall adhere to the following procedures for attainment of
LEED certification:

(i) If the Applicant provides the Environment and Development Review
Branch of DPZ, within three (3) years of issuance of the final RUP,
documentation demonstrating that LEED certification for any dwelling
unit(s) has not been attained but that the dwelling unit(s) has been
determined by the USGBC to fall within threc (3) points of attainment of
LEED certification, 50% of the escrow proportionate to the dwelling
unit(s) failing to achieve certification will be released to the applicant; the
other 50% will be released to Fairfax County and will be posted to a fund
within the County budget supporting implementation of County
environmental initiatives,

(i1) If the Applicant fails to provide, within three (3) years of issuance of the
final RUP for the building, documentation to the Environment and
Development Review Branch of DPZ demonstrating attainment of LEED
certification or demonstrating that any dwelling unit(s) has fallen short of
certification by three (3) points or less, the entirety of the escrow
proportionate to the dwelling units failing to achieve certification will be
released to Fairfax County and will be posted to a fund within the county
budget supporting implementation ot County environmental initiatives.
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39,

(iii)  If the Applicant provides documentation from the USGBC demonstrating,
to the satisfaction of the Environment and Development Review Branch of
DPZ, that USGBC completion of the review of the LEED certification for
any dwelling unit(s) application has been delayed through no fault of the
Applicant, the Applicant's contractors or subcontractors, the proffered
time frame shall be extended until such time as evidence is obtained, and
no release of escrowed funds shall be made to the Applicant or to the
County during the extension.

(iv)  LEED-AP - The Applicant will include a LEED-accredited professional as
a member of the design team. The LLEED-accredited professional will
work with the team to incorporate sustainable design elements and
innovative technologies into the project with the goal of having the project
attain LEED certification. At the time of the site plan submission, the
Applicant will provide documentation to the FEnvironment and
Development Review Branch of DPZ demonstrating compliance with the
commitment to engage such a professional.

(v)  The Applicant will include, as part of the first single family attached
building permit submission and building plan submission, a list of specific
credits within the most current version of the U.S. Green Building
Council's Leadership in Energy and Environmental Design for Homes
(LEED for Homes) rating system that the applicant anticipates attaining.
A professional engineer or licensed architect will provide certification
statements at the time of building plan review confirming that the items on
the list will meet at least the minimum number of credits necessary to
attain LEED certification of the project.

PUBLIC FACILITIES CONTRIBUTION

Park.

A,

The Applicant shall dedicate in fee simple to the Fairfax County Park Authority
(FCPA) approximately 17.0 acres of land on property identified as Tax Map 24-4
((1)) 6B3 ("Parcel 6B3"), for the development of public parkland (the "Park"),
provided the Applicant receives density credit for the land area so dedicated, as
provided for in Section 2-308 of the Zoning Ordinance. Such density credit shall
be reserved to Parcel 6B3. The Applicant shall construct a five (5) field Athletic
Field Complex in substantial conformance with Sheet 13 of the CDP/FDP
approved in conjunction with RZ 2006-SU-007.

In addition to dedication, the Applicant shall provide the [ollowing services and
improvements:

(i) Preparation and pursuit of requisite site plans and obtain necessary Site
Plan approval and construction and VDO'l entrance permits;
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(i)

(iif)

Site utility work shall include:

4.

Relocation of existing sewer main and manhole out of field of play
arcas as shown on Sheet 13 of the CDP/IFDP;

Provision of electric power of sufficient capacity to light two
rectangle fields and three diamond fields according to the
specification attached hereto as [xhibit C (the "Field
Specilications") and to supply necessary power for a future
restroom and concession building, field irrigation, and parking lot
lighting in accordance with the Field Specifications.

Provision of wired conduit to light pole locations for field lighting
at the two rectangle fields. Lights will be located as required to
achieve the details in the FField Specifications.

Provision of non-wired conduit stubbed at each diamond field to
allow for future lighting of the three diamond fields. Conduit will
be stubbed to permit lights to be located to achieve the
photometrics detailed in the Field Specifications.

Provision of an irrigation pump house according to the Field
Specifications and water service connection including water meter
at the location of the irrigation pump house as shown on Sheet 13
of the CDP/IFDP and of sufficient capacity to irrigate all three
diamond fields and scrvice a future restroom and concession
building and possible future hydration of the rectangle ficlds; and

Stubbing water, sewer and electric service to the area designated
on Sheet 13 of the CDP/FDP for restrooms and concessions;

Site preparation work shall conform to Chapter 104 of The Code of
Fairfax County, Virginia, and shall include:

d.

b.

Obtaining any necessary wetlands permits;
Clearing and grubbing of existing vegetation,
Stripping and stockpiling of topsoil;

Provide dust prevention measures;

Installing silt fencing;

Finished grading of five athletic ficlds in accordance with the Field
Specifications;
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(iv)

Grading of parking lot and secondary facility areas (playground,
warm-up areas, restroom/concession area); and

Installing of site drainage with storm water management to be
provided at the pond located to the west on EDS property.

Construction of the following facilities on the Park:

d.

Two (2) rectangle ficlds with minimum playing dimensions of 195"
by 360" suitable for both adult and youth play and improved with a
synthetic all-weather turf surface, including at least 5' of the
overrun area (the remainder of the overrun area shall be sod turf)
and with field Lighting in accordance with the Field Specifications,
a synthetic turf sub grade profile and subsurface drainage system
shall be used on the rectangle fields and shall be in accordance
with the Field Specitications for synthetic turf fields; lighting shall
be provided in accordance with the Field Specifications;

Two (2) 60" diamond baseball fields with fences and backstops,
containment netting, concrete bleacher pads to meet all ADA
accessibility standards and to accommodate the bleachers shown
on Sheet 13 of the CDP/FDP, sodded turf and irrigation all in
accordance with the Field Specifications; Rootzone Mix shall be
used at a minimum depth of 6" in the turf area and shall be in
accordance with the Field Specifications.

One (1) 90" diamond baseball ficld with fences and backstops,
containment netting, concrete bleacher pads to meet all ADA
aceessibility standards and to accommodate the bleachers shown
on Sheet 13 of the CDP/FDP, sodded turf and irrigation all in
accordance with the Field Specifications; Rootzone Mix shall be
used at a minimum depth of 6" in the turf area and shall be in
accordance with the Field Specifications.

Sidewalks and access trails as depicted on Sheet 13 of the
CDP/FDP, including otf-site pedestrian access to the Park; all trails
shall meet the standards set by the Americans with Disabilities Act
Accessibility Guidelines;

A finished asphalt parking lot built to PFM standards containing
270 parking spaces, with lighting;

Seeding of the arca of the portion of the Park intended for
recreational use, but not improved with the athletic fields or other
facilities such as parking, according to Field Specifications for
general grounds;
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(vi)

g Landscaping in the parking lot and at the peripheral areas of the
Park to PFM and Zoning Ordinance standards.

The dedication of the Park to FCPA shall occur within thirty (30) days
following substantial completion of the improvements listed in
subparagraph B. above and acceptance of such improvements by the Park
Authority for maintenance. For the rectangular fields, this shall occur,
subject to delays outside of the Applicant's reasonable control not later
than fourteen (14) months from the time that play is permanently ceased
on any of the existing fields located in the area previously leased to the
CYA (as such cessation is determined by CYA with a certified letter sent
to the Director of the Zoning Evaluation Department, the Sully District
Supervisor and FCPA executed by CYA and the Applicant and specifying
such date of cessation). With respect to the diamond fields, this shall
occur one growing season beyond the 14 months to allow sod on the
diamond fields to take root prior to those fields.

Applicant shall obtain a bond as security for the public improvements
necessary to construct the Park shown on Sheet 13 of the CDP/FDP and
referenced herein. Such bond shall be reduced by fifty percent (50%) to
be released upon completion of the rough grading for the Park. Such bond
shall comply with all the rating requirements set forth in Section 2-0600 of
the PFM. Should Applicant not substantially complete the parks within
the timeframes noted above, then no bond extension shall be granted by
Fairfax County nor shall any RUPs be issued on Blocks, 3 or 4 until such
completion. lHowever, upon demonstration by the Applicant that, despite
diligent e¢fforts by the Applicant, provision of the fields have been
reasonably delayed by others or matters outside the Applicant's control as
determined by the Zoning Administrator, the Zoning Administrator may
agree to the issuance of 50% of RUPs for Blocks 3 and 4 and a later date
for the completion of the fields at which time the remainder of the RUPs
may be issued. Additionally, prior to substantial completion of the fields,
the Applicant shall not be entitled to RUPs or more than 50% of the
maximum permitted square footage in Blocks 3 and 4 in the aggregate.
Substantial completion shall be defined as the date determined by an
independent certified landscape architect or professional engineer paid for
by the Applicant, but reporting to the County, that the improvements to be
provided pursuant to this Proffer are available for their intended purpose
and substantially complete (except for growing season permitted for sod
for the diamond fields) in accordance with the site plans therefore and the
Ficeld Specifications. Failure to substantially complete the fields within
the timeframes above shall not impact the issuance of RUPs for Blocks 5
or 6.

Any debris or waste on the Park parcel shall be removed prior to
dedication as determined by FCPA. Prior to dedication the Applicant shall
arrange a walk-through inspection with the Park Authority Land
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43,

Acquisition Manager, Area 5 Operations Manager, and Resource
Management  Division representative to demonstrate successful
completion of this requirement,

(vii)  Applicant shall involve FCPA in various stages of the site design process
(including at (i) schematic, (ii) design, development and (iii) final permit
drawings) and incorporate comments of FCPA that are consistent with the
Field Specifications. FCPA Project Management staff shall be provided
access during the construction process if they desire to monitor that the
Park is built according to the Field Specifications.

Schools Contribution.

A, Prior to the issuance of the first RUP for the Application Property, the Applicant
shall contribute $247,500 to DPWES for transfer to the Fairfax County School
Board as its public school contribution for this application, with such sum to
adjust from the date of approval of this application to the date of payment based
on the criteria outlined in Section 15.2-2303.3 of the Codc of Virginia.

COMMUNITY SITE AMENITIES AND RECREATIONAL FACILITIES
CONTRIBUTION

Community Site Amenities. The Applicant shall provide the community amenities and
active and passive recreation areas and plaza areas generally as depicted on Sheets L-07
and L-08 of the CDPA/FDPA. The exact elements that comprise such amenities shall be
determined at time of site plan for the buildings adjacent to such amenities and such
amenities shall be constructed at the same time as the adjacent buildings. Additional site
amenities may be provided at time of site plan provided they arc of the quality and
character of those set forth on Sheets L.-07 and L-08 of the CDPA/FDPA. At a minimum
such active site amenities shall include two (2) sport courts, one or more pools, and a
community room and/or fitness center.

Recreational Facilities Contribution. The Applicant shall contribute $955 per Non ADU
residential unit for the total number of Non ADU residential units to be constructed on
the Application Property with such payment to be made in accordance with Section 16-
404 of the Ordinance. Credited against said contribution shall be the cost of any
recreational improvements located on the Application Property for residents or guests
only, whether located inside or outside, such as swimming pools, health clubs and related
facilities, as well as the Park facility to be constructed on Parcel 6B3.

AFFORDABLE DWELLING UNITS/WORKFORCE HOUSING

ADUs. The Applicant shall provide ADUs in accordance with the provisions of Part 8 of
Article 2 of the Zoning Ordinance, except as may be modified by the ADU Advisory
Board. The total number of ADUs shall be determined at the time of site plan review and
approval. The applicant reserves the right to locate ADUs generated by single family
attached dwelling units in the multiple family dwelling unit buildings. The ADUs may
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45.

be provided as for-sale or rental units and shall be administered in accordance with the
requirements of the ADU Ordinance. Notwithstanding the foregoing, should the Board
ot Supervisors amend the ADU Ordinance after the date of approval of this PCA, the
Applicant reserves the right, at its sole discretion, to opt in to the new ADU Ordinance, in
part or in whole, without the necd for a PCA and/or FDPA. If the Applicant so opts into
any such new ADU Ordinance, the provisions of this proffer which relate to the new
provisions of the ADU Ordinance which Applicant has clected to opt into shall no longer
be cffective.

Workforce Dwelling Units.

In addition to the ADUs required pursuant to Proffer 43, the Applicant shall provide
Workforce Dwelling Units (WDUs) such that the total number of ADUs plus WDUSs
shall be equal to 12% of the non-ADU and non-bonus market rate units in the
development. The WDUs shall be provided as for-sale or rental units and shall be
administered as set forth in the Board of Supervisors Workforce Dwelling Unit
Administrative Guidelines adopted October 15, 2007.  When the required WDUSs that are
calculated result in a {ractional unit less than 0.5, the number shall be rounded down to
the next whole number and any tractional unit greater than or equal to 0.5 shall be
rounded up to next whole number.

Notwithstanding the foregoing, should the Board of Supervisors' policies related to
WDUs be amended. the Applicant reserves the right, at its sole discretion, to opt in to the
new policies, in part or in whole, without the need for a PCA and/or FDPA and, if the
Applicant so opts into any such new policies, the provisions of this proffer which relate to
the new policies of the Board of Supervisors which Applicant has elected to opt into shall
no longer be effective. Furthermore, the Applicant reserves the right to enter into a
separate binding written agreement with the appropriate Fairfax County agency as to the
terms and conditions of the administration of the WDUs following approval of this
Application. Such an agreement shall be on terms mutually acceptable to both the
Applicant and Fairfax County and may occur after the approval of this Application.
Neither the Board of Supervisors nor Fairfax County shall be obligated to execute such
an agreement. If such an agreement is executed by all applicable parties, then the WDUs
shall be administered solely in accordance with such an agreement and the provisions of
this proffer as it applies to WDUs shall become null and void. Such an agreement and
any modifications thereto shall be recorded in the land records of Fairfax County.

NOISE ATTENUATION MEASURES

Prior to site plan approval for the first residential building fronting along Centreville
Road, the Applicant shall provide to DPWES and DPZ an acoustical study ("Study") for
review and approval in accordance with DPZ established guidelines for studies, to assess
the impact of transportation noise from Centreville Road on the proposed development
based on [inal residential building locations, The Study shall utilize standard measures to
evaluate noise, and shall confirm existing mapped noise contour intervals and as a
condition of site plan approval shall demonstrate that exterior wall construction
techniques that are to be provided will ensure that & maximum interior noise level of
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approximately DNL 45 dBA shall be achieved for any dwelling unit and that the Study
shows will be exposed to noise levels in excess of DNL 65 dBA. All units that require
interior or exterior structural noise alteration shall be identified on the site plan.

COMMUNITY ASSOCIATION

Prior to issuance of the first RUP for the Application Property, the Applicant shall
establish a "Community Association” in accordance with Virginia law. Such Community
Association may consist of an umbrella owners association for the entire Application
Property (or the existing Bristol Owners Association, which is the master association to
which the Application Property is presently subject), and/or individual sub associations or
condominium owners' associations ("COAs") formed for specific buildings or groups of
buildings. All residential units shall be members of a Community Association. The
Community Association(s) shall be responsible for the obligations specifically identified
in these proffers, including all maintenance, TDM, and notification obligations. The
Community Association documents or any residential lease of the units shall disclose the
Application Property's proximity to Dulles Airport and the potential for expansion of
airport operations and resultant potential noise impact.

WETLANDS PERMIT

The Applicant shall obtain any authorizations required under Section 404 of the Clean
Water Act or the Virginia Water Protection Permit program prior to land disturbing
activities in any jurisdictional waters of the US or waters of the Commonwealth on the
Application Property.

TIMING OF IMPROVEMENTS

Upon demonstration by the Applicant that, despite diligent efforts or due to factors
beyond the Applicants' control, the required improvements have been or will be delayed
beyond the time set forth in these proffers, the Zoning Administrator may agree to a later
date for completion of such improvements.

COUNTERPARTS
These Proffers may be executed in one or more counterparts, each of which when so

executed shall be deemed an original and all of which when taken together shall
constitute but one and the same instrument.

{A0534583.D0C / | Proffers 10 02 12 (cin) DGT238 DO0O(2)



APPLICANT/TITLE OWNER OF TAX MAP 24-4 ((1)) 6C3 and 6C4
TIMBER RIDGE AT EDS, LLC
By: Timber Ridge Managing Member [V, LLC, its Managing Member

T

Sppdee € % :f/é,;

By: Richard D. DiBella
Its: Manager

[SIGNATURE ENDS]



APPENDIX 2

PROPOSED FINAL DEVELOPMENT
PLAN AMENDMENT CONDITIONS

FDPA 2006-SU-007

October 2, 2012

If it is the intent of the Planning Commission to approve Final Development

Plan Amendment FDPA 2006-SU-007 for residential development located at Tax
Maps 24-4 ((1)) 6C3 and 6C4, staff recommends that the Planning Commission
condition the approval by requiring conformance with the following development
conditions which supersede all previous conditions (those conditions carried forward
from previous approval that apply to the subject property are marked with an
asterisk™):

1.

Development of the property shall be in substantial conformance with the Final
Development Plan Amendment entitled “Timber Ridge at EDS” prepared by
Vika, Inc and Land Design, consisting of Sheets C-1 through L-14 dated
January 25, 2012, as revised through September 12, 2012.

All signage shall be architecturally compatible with the buildings in terms of
style, color and materials. The location of all signs shall comply with the
provisions of Article 12 of the Zoning Ordinance, irrespective of that shown on
the FDP.*

All lighting shall meet or exceed the standards set forth in the Zoning Ordinance
for outdoor lighting at the time of site plan review, with final determination made
by Department of Public Works and Environmental Services staff. The
submission of a photometric study shall also be required for the athletic fields.*

As the site contains a Fairfax Water easement, the site plan shall be reviewed
and approved by Fairfax Water. As requested by Fairfax Water, the recordation
of an amendment to the existing easement agreement shall also be required
prior to site plan approval.”

If approved by DPWES, stormwater management and Best Management
Practices (BMPs) may be accomplished through the expansion of the existing
stormwater detention and BMP pond located at Tax Map 24-4 ((1)) Parcel 6B in
accordance with the requirements of the Fairfax County Public Facilities
Manual (PFM) unless waived or modified by DPWES. If such facility is
expanded, in order to restore a natural appearance to the existing stormwater
management facility, a landscape plan shall be submitted as part of the first
submission of the site plan. This landscaping plan shall show landscaping in all
possible planting areas of the pond, in keeping with the planting policy of
Fairfax County. This landscape plan shall also show a variety of tree species, of
various sizes, to be planted throughout. No RUP’s shall be issued until the
facility is planted.”



APPENDIX 2

0. In order to enhance the transitional screening and tree canopy shown on the
CDPA/FDPA, the site plan shall increase the amount of tree canopy plantings
shown along the northern and eastern sides of the property on the CDPA/FDPA
by a minimum of 5% with specific quantities, locations and species to be
subject to the review and approval of Urban Forest Management.

The proposed conditions are staff recommendations and do not reflect the
position of the Planning Commission unless and until adopted by that Commission.




APPENDIX 3

REZONING AFFIDAVIT

DATE: September 26,2012 .
(enter date affidavit is notarized)

1, Sara V. Mariska, attorney/agent , do hereby state that | am an
(enter name of applicant or authorized agent)

(check one) [ 1 applicant 115835t

[v] applicant’s authorized agent listed in Par. I(a) below

in App]jca{ion No'(s): PCA/FDPA 2006-SU-007
(enter County-assigned application number(s), e.g. RZ 88-V-001)

and that, to the best of my knowledge and belief, the following information is true:

I(a). The following constitutes a listing of the names and addresses of all APPLICANTS, TITLE
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the
application,* and, if any of the foregoing is a TRUSTEE.** cach BENEFICIARY of such trust,
and all ATTORNEYS and REAL ESTATE BROKERS, and all AGENTS who have acted on
behalf of any of the foregoing with respect 10 the application:

(NOTE: All relationships to the application listed above in BOLD print must be disclosed.
Multiple relationships may be listed together, e.g.. Attorney/Agent, Contract Purchaser/Lessee,
Applicant/Title Owner, ctc. For a multiparcel application, list the Tax Map Number(s) of the
parcel(s) for cach owner(s) in the Relationship column.)

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships
last name) listed in BOLD above)
Timber Ridge ut EDS, LLC 42395 Ryan Road, #112/614 Applicant/Title Owner of

Ashburn, VA 20148 Tax Map 24-4 ((1)) 6C3 and 6C4
Agents:

Stanley F, Settle, Jr.
Richard D, DiBella
Mark W, Hamer

Donald M. Eversoll
Jeffrey K. Parsigian

LandDesign, Inc. 200 S. Peyton Street ArchitectAgent
Alexandna, Virginia 22314-2813
Agents:
Peter R. Crowley
Matthew V. Clark
Marci E. Bonner
(check if applicable) v] There are more relationships to be listed and Par. 1(a) is

continued on a “Rezoning Attachment to Par. 1(a)” form.

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units in the
condominium.
** List as follows: Name of trustee, Trustee for (name of trust, if applicable), for the benefit of: (state name of
each beneficiary).

\m&u RZA-| Updated (7/1/06)



Rezoning Attachment to Par. 1(a)

DATE: September 26, 2012

(enter Counl)';assigned applicat ion number .(s))

(enter date affidavit is notarized)
for Application No. (s): PCA/FDPA 2006-SU-007

Page L of 2_

118351

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. Fora
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the

Relationship column.

NAME

(enter first name, middle initial, and

last name)
VIKA, Incorporated

Agents:

John F. Amatet

Philip C. Champagne
Robert R. Cochran
Jeffrey A. Kreps (former)

VIKA Virginia, LLC

Agents:

John F. Amatetti

Philip C. Champagne
Robent R. Cochran
Edmund J. Ignacio
Frank E. Jenkins

Shawn T, Frost (former)
Jeffrey A, Kreps

VIKA Capitol, LLC

Agents:

John F. Amatetti

Philip C. Champagne
Robent R. Cochran

Edmund J. Ignacio (former)
Frank E. Jenkins (former)
Shawn T. Frost

Jeffrey A. Kreps (former)

M.J. Wells & Associatcs, Inc.
Agents:

Robin L. Antonucci

Kevin R Fellin

William F. Johnson
Brian J. Horan

(check if applicable)

FORM RZA-1 Updated (7/1/06)

vl

ADDRESS

(enter number. street, city, state, and zip code)

8180 Greensboro Drive, Suite 200
Mclean, VA 22102

8180 Greenshoro Drive, Suite 200
McLesn, VA 22102

4910 Massuchusetts Avenue, NW
Sunte 214
Washington, DC 20010

1420 Spning 1l Road, Suite 600
McLean, Virginia 22102

RELATIONSHIP(S)
(enter applicable relationships
listed in BOLD above)

Engineers/Agent

Enginecrs/Agent

Engineers/Agent

Transportation Consultant/
Agent

I'here are more relationships to be listed and Par. 1(a) is continued further
on a “Rezoning Attachment to Par. I(a)” form.



Page 2 of 2
Rezoning Attachment to Par. 1(a)

DATE: September 26, 2012

for Application No. (s): PCA/FDPA 2006-SU-007

(enter datc affidavit is notarized) [1S33¢ ¢

(enter Cuuniy-assigncd applicati;n”n[unbcr (s)

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed
together, ¢.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. Fora
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the

Relationship column.

NAME
(enter first name, middle initial, and
last name)

Walsh, Colucci, Lubeley, Emnich &
Walsh, P.C.

Agents:

Martin D. Walsh
Lynne J. Strobel
Timothy 8. Sampson
M, Catharine Puskar
Sara V., Mariska

G. Evan Pritchard
Jonathan D. Puvak
Elizabeth D. Baker
Inda E. Stagg
Elizabeth A, McKeeby

KTGY Group, Inc.

Agent:
Mark D. Drake

Wetland Studies and Solutions, Inc.
Agents:
Michael S. Rolband

Mark W, Headly
Douglas W. Chapin

(check if applicable) []

“"ORM RZA-1 Updated (7/1/06)

ADDRESS RELATIONSHIP(S)
(enter number, street, city, state, and zip code) (enter applicable relationships
listed in BOLD above)

2200 Clarendon Boulevard Anorneys/Planners/Agent
Suite 1300
Arlington, Virgimia 22201

8605 Westwood Center Drive, Architect/Agent
Suite 300
Vienna, VA 22182

5300 Wellington Branch Drive, #100 Environmental Consultant/Agent
Gainesville, Virginia 20155

There are more relationships to be listed and Par. 1(a) is continued further
on a “Rezoning Attachment to Par. 1(a)” form.



Page Two
REZONING AFFIDAVIT

DATE: September 26, 2012
(enter date alfidavit is notarized) /{ S-ra §V

[cmcr O Ulil'ﬂ\r asmgned dpphtatmn number{s})

1(b). The lollowmg constitutes a hsnng*** of the SHAREHOLDERS of all corporations dlsclosed in this
affidavit who own 10% or more of any class of stock issued by said corporation, and where such
corporation has 10 or less shareholders, a listing of all of the shareholders, and if the corporation is
an owner of the subject land, all of the OFFICERS and DIRECTORS of such corporation:

NOTE: Include SOLE PROPRIETORSHIPS, LIMITED LIABILITY COMPANIES, and REAL ESTATE
INVESTMENT TRUSTS herein.)

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Timber Ridge at EDS, LLC

42395 Ryan Road, #112/614

Ashbum, VA 20148

DESCRIPTION OF CORPORATION: (check one statement)

7] There are 10 or less sharcholders, and all of the shareholders are listed below.

[ ] There are more than 10 sharcholders, and all of the shareholders owning 10% or more of
any class of stock issued by said corporation are listed below.

{7 There are more than 10 shareholders, but no shareholder owns 10% or more of any class

of stock issued by said corporation, and no shareholders are listed below.

NAMES OF SHAREHOLDERS: (enter first name. middle initial. and last name)
Timber Ridge Managing Member 1V, LLC, Managing Member
Timber Ridge Holdings 1V, LLC, Member

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President,
Vice President, Secretary, Treasurer, cic.)

(check if applicable) || There is more corporation information and Par. 1(b) is continued on a “Rezoning
Attachment 1(b)” form.

=== Al listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER,
CONTRACT PURCHASER, or LESSEE™ of the land that is a partnership, corporation, or trust, such successive breakdown
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE ™" of the land.
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members
being deemed the equivalent of shareholders; managing members shall also be listed. se foomnote numbers to designate
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on
the artachment page.

FORM RZA-1 Updated (7/1/06)
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Rezoning Attachment to Par. 1(b)

DATE: September26,2012 1S 335

enter date affidavit is notarized)
for Application No. (s): PCA/FDPA 2006-SU-007 o )
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
LandDesign, Inc.

200 S. Peyton Street

Alexandria, VA 22314

DESCRIPTION OF CORPORATION: (check one statement)
[ ] Thereare 10 or less shareholders, and all of the shareholders are listed below.
[#]  There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below,
[ | There are more than 10 shareholders, but no shareholder owns 10% or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter [irst name, middle initial, and last name)
Peter R. Crowley
Dale C. Stewart

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer. ¢tc.)

NAME & ADDRESS OF CORPORATION: (enter complete name. number, street, city, state, and zip code)
M.J. Wells & Associates, Inc,
1420 Spring Hill Road, Suite 600
McLean, Virgima 22102
DESCRIPTION OF CORPORATION: (check one statement)
| 1 Thereare 10 or less shareholders, and all of the shareholders are listed below.
[v]  There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below,
[ ] There are more than 10 sharcholders, but no shareholder owns 10% or more of any class
of stock 1ssued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS:; (enter first name, middle initial, and last name)
M.J. Wells & Associates, Inc. Employee Stock Ownership Trust. All employees are eligible plan participants; however, no one employee
owns 10% or more of any class of stock.

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

(check if applicable) ¥4 There is more corporation information and Par. 1(b) is continued further on a
“Rezoning Attachment to Par, 1(b)” form.

FORM RZA-1 Updated (7/1/06)
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Rezoning Attachment to Par. 1(b)

DATE: September 26, 2012 /(S €3S

(enter date affidavit is notarized)
for Application No. (s): PCA/FDPA 2006-SU-007

(unl:.r County -as:lgncd applualmn number (s)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
VIKA, Incorporated

8180 Greensboro Drive, Suite 200

MclLean, VA 22102

DESCRIPTION OF CORPORATION: (check one statement)
[#]  There are 10 or less_shareholders, and all of the shareholders are listed below.
[ ]  There are more than_10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
| ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of
stock issued by said corporation, and no sharehol listed

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
John F. Amatetts, Charles A. Insh, Jr., Harry 1. Jenkins, Robert R. Cochran, Mark G. Morelock, Jetfrey B. Amateau, Kyle U Oliver,
Philip C. Champagne

NAMES OF Ol- FICERS & DIREC IORb (enter first name, mlddlr. mmal last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, ¢ic.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number street, city, state, and zip code)
VIKA Virgima, LLC

8180 Greensboro Dnive, #200

MeclLean, VA 22102

DESCRIPTION OF CORPORATION: (check one statement)
[#1  There are 10 or less shareholders, and all of the sharcholders are listed below.
[ 1 There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ 1 There are more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no sharcholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
John F. Amatetti, Charles A, Irish, Jr., JefTrey B. Amateau, Philip C. Champagne, Robert R. Cochran, Harry L. Jenkins, Kyle U. Oliver,
Mark R. Morelock

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, c.g.
President, Vice-President, Secretary, Treasurer, eic.)

(check if applicable) ] There 1s more corporation information and Par. 1(b) is continued further on a
“Rezomng Attachment to Par. I(b)” form

FORM RZA-1 Updated (7/1/06)
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Rezoning Attachment to Par. 1(b)

DATE: Scptember 26,2012
) éemcr date affidavit is notarized) I [ S 8’ 38 1
for Application No. (s): PCA/FDPA 2006-SU-007

(enter County-assigned application number (s)) .

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
VIKA Capitol, LLC

4910 Massachusetts Avenue, NW

Suite 214

Washington, DC 20016

DESCRIPTION OF CORPORATION: (check one statement)
[#] There are 10 or less sharcholders, and all of the shareholders are listed below.
[ 1 There are more thap 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ ] There are more than 10 sharcholders, but no shareholder owns 10% or more of any class of
stock issued by said corporation, and no sharcholders are listed below

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
John F. Amatetti, Charles A. Insh, Jr, Jeffrey B. Amateau, Philip C. Champagne, Robert R Cochran, Harry L. Jenkins, Kyle U, Oliver,
Mark R, Morelock

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle mitial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, ¢ic.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Timber Ridge Managing Member IV, LLC

42395 Ryan Road, #112/614

Ashbum, VA 20148

DESCRIPTION OF CORPORATION: (check one statement)
| 1 There are 10 or less shareholders, and all of the shareholders are listed below.
[v]  There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below
[ 1 There are more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)

Manager/Member: Richard D. DiBella,
Managers: Mark W. Hamer, Donald M, Eversoll, Jetfrey K. Parsigian

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial. last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, clc )

(check if applicable) I«] I'here is more corporation information and Par. 1(b) is continued furtheron a
“Rezoning Attachment to Par. 1{b)” form.

FORM RZA-1 Updated (7/1/06)
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Rezoning Attachment to Par. 1(b)

DATE: September 26, 2012

pe— w&en!cr date affidavit is notarized)
for Application No. (s): PCA/FDPA 2006-SU-007

(enter County-assigned a;pl wcation number (s))

[IS835¢

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)

Timber Ridge Holdings IV, LLC
42395 Ryan Road, #112/614
Ashburn, VA 20148

DESCRIPTION OF CORPORATION: (check onc statement)
| 1 Thercare 10 or less sharcholders, and all of the shareholders are listed below.
[¥]  There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below
[ ] There are more than 10 sharcholders, but no shareholder owns 10% or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle iniual, and last name)
James H. Simmons, Member
Mendel Mark Silber, Member

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, ¢.g.
President, Vice-President, Secretary, Treasurer, ¢ic.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Walsh, Colucer, Lubeley, Emnich & Walsh, P.C,

2200 Clarendon Boulevard, Suite 1300

Arlington, Virginia 22201

DESCRIPTION OF CORPORATION: (check one statement)
[ 1 Thereare 10 or less shareholders, and all of the sharcholders are listed below.
|#]  There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ 1 There are more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)

David ). Bomgardner, E. Andrew Burcher, Thomas J. Coluccy, Peter M Dolan, Jr., Jay du Von, William A. Fogarty, John H. Foote,

H. Mark Goetzman, Bryan I1. Guidash, Michael D. Lubeley, J. Randall Minchew, M. Cathanine Puskar, John E. Rinaldi, Lynne J. Strobel,
Garth M. Wainman, Nan E. Walsh, Marun ). Walsh

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, ¢.g.
President, Vice-President, Secretary, Treasurer, ¢tc )

(check if applicable) «] There is more corporation information and Par. 1(b) is continued furtheron a
“Rezoning Attachment to Par. 1(b)" form.

FORM RZA-1 Updated (7/1/06)
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Rezoning Attachment to Par. 1(b)

DATE: September 26,2012 //S‘
_ (enter date affidavit is notarized) 85 5-(,-
for Application No. (s): PCA/FDPA 2006-SU-007

(enter County-assignega_]:;plical ion number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zp code)
KTGY Group, Inc.

8605 Westwood Center Dnive,

Suite 300

Vienna, VA 22182

DESCRIPTION OF CORPORATION: (check one statement)
[ ] Thereare 10 or less sharcholders, and all of the shareholders are listed below
|#]  There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ 1 There are more than 10 sharcholders, but no sharcholder owns 10% or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Patricia Ann Esser

John Peter Tully

Jill Diane Williams

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle mitial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc )

NAME & ADDRESS OF CORPORATION: (enter complete name. number, street, city, state, and zip code)
Wetland Studies and Solutions, Inc.

5300 Wellington Branch Drive, #100
Gainesville, Virginia 20155

DESCRIPTION OF CORPORATION: (check one statement)
[#]  There are 10 or less shareholders, and all of the shareholders are listed below.
[ ] There are more than 10 shareholders, and all of the sharcholders owning 10% or more of any
class of stock issued by said corporation are listed below.
| |  There are more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first nume, middle initial, and last name)
Michael S. Rolband, Sole Sharcholder

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, ¢.g.
President, Vice-President, Secretary, Treasurer, eic.)

(check if applicable) [1] There is more corporation information and Par. 1(b) is continued further on a
“Rezoning Attachment to Par. 1(b)" form.

FORM RZA-1 Updated (7/1/06)



Page Three
REZONING AFFIDAVIT

DATE: Sepiember 26,2012 _______ /1S 8384

(enter date affidavit is notarized)

for Application No. (s): PE A:l‘DPr\ 2006-SU-007
(mer (ounly d»tgncd dppllwtlun numbcr(';))

l(c) The followmg constitutes a lmmg*“‘* of all of the PAR'I‘NERS both GENERAL and LIMITED, in
any partnership disclosed in this affidavit:

PARTNERSHIP INFORMA TION

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code)
None

(check if applicable) | | The above-listed partnership has no limited partners.

NAMES AND TITLE OF THE PARTNERS (enter first name, middle initial, last name, and title, e.g.
General Partner, Limited Partner, or General and Limited Partner)

(check if applicable) [ ] There is more partnership information and Par. 1(c) is continued on a “Rezoning
Attachment to Par. 1(c¢)” form.

#*% All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER,
CONTRACT PURCHASER, or LESSEE™ of the land that is a partnership, corporation, or trust, such successive breakdown
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER or LESSEE™ of the land.
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate
partnerships or corporations, which have further listings on an attachment page. and reference the same footnote numbers on
the attachment page.

FORM RZA-1 Updated (7/1/06)
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REZONING AFFIDAVIT

DATE: September 26,2012 e -
(enter date affidavit is notarized) I lsg AS¢-

for Application No. (s): PCA/FDPA 2006-SU-007
(enter County-assigned application number(s))

I1(d). One of the following boxes must be checked:

[ 1 Inaddition to the names listed in Paragraphs 1(a), 1(b), and 1(c) above, the following is a listing
of any and all other individuals who own in the aggregate (directly and as a sharcholder, partner,
and beneficiary of a trust) 10% or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCHASER, or LESSEE* of the land:

[#] Other than the names listed in Paragraphs 1(a), 1(b), and 1(c) above, no individual owns in the
aggregate (directly and as a sharcholder, partner, and beneficiary of a trust) 10% or more of the
APPLICANT., TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land.

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of
his or her immediate household owns or has any financial interest in the subject land either
individually, bv ownership of stock in a corporation owning such land, or through an interest in a
partnership owning such land.

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter “NONE” on the line below.)

None

(check if applicable) | | There are more interests to be histed and Par. 2 1s continued on a
“Rezoning Attachment to Par. 2™ form.

FORM RZA-1 Updated (7/1/06)



Page Five
REZONING AFFIDAVIT

DATE: September 26, 2012

(enter date affidavit is nmaru'cdn /{S 5‘3 g"(/

for Application No. (s): PCA/FDPA 2006-SU-007
(enter County -cumgncd appllua!mn number( bl}

i B That within the melve—momh perlod prior to the public hearing of this upplu..mun no mcmber of the
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate
household, either directly or by way of partnership in which any of them is a partner, employee, agent,
or attorney, or through a partner of any of them, or through a corporation in which any of them is an
officer, director, employee, agent, or attorney or holds 10% or more of the outstanding bonds or shares
of stock of a particular class, has, or has had any business or financial relationship, other than any
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank,
including any gift or donation having a value of more than $100, singularly or in the aggregate, with
any of those listed in Par. 1 above.

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter “NONE" on line below.)

Nore

(NOTE: Business or financial relationships of the type described in this paragraph that arise after
the filing of this application and before each public hearing must be disclosed prior to the
public hearings. See Par. 4 below.)

(check if applicable) | | I'here are more disclosures to be listed and Par. 3 is continued on a
“Rezoning Attachment to Par. 37 form.

4. That the information contained in this affidavit is complete, that all partnerships, corporations,
and trusts owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each
and every public hearing on this matter, | will reexamine this affidavit and provide any changed
or supplemental information, including business or financial relationships of the type described
in Paragraph 3 above, that arise on or after the date of this application.

WITNESS the following signature:
:l‘:’/lw" Y M anléi—

(check one) | FApplicant ¢ |#] Applicant’s Authorized Agent

Sara V. Mariska, attomey/agent
(type or print first name, middle initial, last name, and title of signee)

Subscribed and sworn to before me this 26 day of September 2012 | in the State/Comm.

of \'ll’j.,ll’lld ) Cuun{\ (]{\, of Aflll’i},lun -
i
g ‘?;Lﬁﬂa;ﬁi
Natary Public

‘/kmm RZA-1 Updated (7/1/06) “W #
wum l

My commission expires: | 1302015
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Martin . Walsh WALSH COLUCCI
(703) 528-4700 Ext. 5422 LUBELEY EMRICH
mwalsh@arl.thelandlawyers.com & WALSH PC

March 20, 2012

Via Hand Delivery

Barbara C. Berlin, Director

Fairfax County Department of Planning & Zoning
Zoning Evaluation Division

12055 Government Center Parkway. Suite 801
Fairfax, Virginia 22035

Re: Proposed Partial Proffered Condition Amendment Application/Final Development
Plan Amendment
Fairfax County Tax Map Reference: 24-4 ((1)) 6C3 and 6C4 (the "Subject
Property")
Applicant: Timber Ridge at EDS, LLC

Dear Ms. Berlin:

Please accept this letter as a statement of justification for a partial proffered condition
amendment and final development plan amendment (PCA/FDPA) on the Subject Property.

The Subject Property is located on the west side of Centreville Road (Route 657) south of
its intersection with McLearen Road (Route 668) and North of Wall Road (Route 645). On
February 2, 2007, the Fairfax County Board of Supervisors (the “Board™) approved RZ 2006-
SU-007 in the name of LPC Commercial Services. Incorporated which rezoned a total of
approximately 66.88 acres from the I-5 District to the PRM, Water Supply Protection Overlay,
and Airport Noise Overlay Districts. The rezoning permits development up to 1,159 multifamily
units, 107,350 square feet of retail use, and 640,600 square feet of office use at an overall FAR
of 0.69.

The Subject Property is the residential portion of the property subject to RZ 2006-SU-
007. The balance of the property subject to RZ 2006-SU-007 is owned by LPC Commercial
Residential, LLC, an entity affiliated with the original applicant. On April 4, 2011, the Applicant
purchased the Subject Property and now proposes a partial PCA/FDPA to modify the residential
portion of RZ 2006-SU-007. By letter dated September 29, 2011, you stated that the
contemplated modifications to the residential portion of RZ 2006-SU-007 met the standards of
Section 18-204 of the Zoning Ordinance and thus the application could be filed as a partial
PCA/FDPA.

Given market conditions and the change in the residential real estate market, the
development of 1,159 multifamily units on the Subject Property is not sustainable due to the
current demand for multifamily residential units. Additionally, the market will not absorb the

PHONE 703 528 4700 & FAX 703 525 3197 | WWW.THELANDLAWYERS.COM
COURTHOUSE PLAZA ¢ 2200 CLARENDON BLVD., THIRTEENTH FLOOR ! ARLINGTON, VA 22201-3359

LOUDOUN OFFICE 703 737 3633 ¢ PRINCE WILLIAM OFFICE 703 680 4664
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appropriate number of a single unit type in a period that will allow for completion of the proffers
and delivery of a quality community. Accordingly, the Applicant proposes to retain the PRM
Zoning District and develop approximately 720 multifamily units and 80 single family attached
units, or up to approximately 1.289.126 square feet of residential use on approximately 37.43
acres of land. The Applicant also proposes to reduce the retail square footage by approximately
30,750 square feet and relocate the multifamily recreation space from a separate building to the
interior of the large multifamily building proposed for Block 3.

The Applicant proposes to modify the approved CDP/FDP to accommodate a variety of
multifamily unit types and a small number of single family attached units on the eastern
periphery of the Subject Property. The townhouses have been located on the periphery of the
Subject Property in conformance with Section 6-406 of the Zoning Ordinance to allow for a
transition from the multifamily units on the Subject Property to the adjacent single family
detached community to the east of the Subject Property. The proposed mix of housing types will
allow for a variety of attractive architectural styles that will be coordinated and complementary.
No changes are proposed to the previously approved block structure, existing points of access, or
circulation patterns. The Applicant proposes to maintain the amount of open space provided.

The proposed modifications to the residential portion of the development are consistent
with the uses specified for the Subject Property in the Fairfax County Comprehensive Plan (the
"Plan") and also in keeping with the overall use mix as originally approved with RZ 2006-SU-
007. Aside from the removal of a small amount of retail use and modifications to the residential
uses, the balance of the previously approved office, retail uses, and proffered open space will
remain. The Subject Property is within the Dulles Suburban Center, Land Unit D-3 of the Area
I1I Plan. As an option, the Subject property is planned for mixed use development up to 0.70

FAR. The Plan lists a number of site specific conditions that the Applicant proposes to meet as
discussed below:

o The development application should encompass the approximately 67-acre
portion of the land unit south of EDS Drive, east of the EDS corporate complex,
and bounded by Wall Road and Centreville Road.

The overall development encompasses the approximately 67-acre portion of the
land unit.

o The mixed use development should include the following mix of uses (the
percentages are approximate):

o Retail use, 5-10%
o Office use, 20-30%
o Residential units, 50-70%

Depending on the ultimate development program, the proposed development will
be comprised of 4% retail use, up to 32% office use, and up to 78% residential
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units. The proposed mix of uses is in keeping with the approximate percentages
included in the Plan text.

The trip generation of the mixed use development should meet the Performance
Criteria for Optional Uses found in the Dulles Suburban Center Overview, and
result in significantly fewer peak-hour trips than the office uses planned at the
baseline.

The Applicant's proposal decreases the number of trips that were associated with
the previously approved development. The proposed mixed use development
results in fewer peak-hour trips that the office uses planned at the baseline.

Retail use should be integrated with other uses. Restaurants are encouraged to
serve both residents and visitors to the area. A grocery store and drug store are
also desirable uses.

The Applicant proposes no modifications to the majority of the previously
approved retail component of the overall development. A small amount of retail
will be removed from the residential buildings; however, the retail portion of the
development remains integrated with the overall mixed-use development through
street connectivity and unifying streetscape and landscaping.

Residential use should provide a mix of unit types, including live/work units, for a
total of approximately 900-1000 units. Live/'work units are defined as the
combination of a private residence with a professional office, retail or other non-
residential use.

The Applicant proposes approximately 800 units in keeping with the Plan's
recommendations. Although the Plan recommends inclusion of live/work units,
such units have not been successful in Fairfax County. The Applicant does
propose a mix of residential unit types in keeping with the Plan's vision.

An active recreation area with five athletic fields and provision of parking on or
adjacent to the site or in a shared parking arrangement with adjacent uses.
Facilities should be developed according to Fairfax County Park Authority
standards in consultation with FCPA staff. This park should be dedicated to the
Fairfax County Park Authority.

The Applicant proposes to provide an active recreation area of five (5) athletic
fields. two (2) rectangular fields and three (3) diamond fields with associated
parking in conformance with the Plan's recommendations. The approved proffers
require the Applicant to dedicate the park to the Fairfax County Park Authority.

A plaza in the village center should provide usable open space for public events
and casual recreation use.
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The Applicant proposes a number of attractive, usable open space areas within the
interior of the property to allow for public events and casual recreation use.

Office use should be integrated into both the village center and elsewhere in the
development,

The office component has been previously approved and the Applicant does not
propose any modifications with this partial PCA/FDPA.

To ensure needed access and circulation for this development option, a public
road connection between Wall Road and EDS Drive should be provided.

The Applicant's proposal retains the North South Collector that provides a road
connection between Wall Road and EDS Drive.

Pedestrian links should provide a safe and pleasant walking environment.

The Applicant's development will provide a safe and pleasant walking
environment with logical pedestrian paths and an attractive streetscape as
illustrated on the FDPA.

Parking should be mostly in structured garages. However, surface lots and on-
street parking should be used to promote street activity and convenience to retail
uses.

The Applicant is proposing to provide parking in a mix of surface areas and
structured garages.

Development along Centreville Road should be set back 50-100 feet, depending
on the applicant's proposes land use, design, and height of buildings, and the
amount and quality of the landscaping provided.

Buildings along Centreville Road will be set back approximately 130 feet to
provide an aesthetically pleasing appearance along Centreville Road.

There may be a need for an additional high school in the western portion of the
county served by Westfield, Chantilly, and Centreville High Schools because of
existing and projected overcrowding at this level. If a high school site has not
been acquired by the time a rezoning application is under review, then the
applicant must demonstrate that the school impacts of the residential development
can be mitigated by other means that meet the approval of Fairfax County.
Mitigation measures may include, but are not limited to:
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o Provision of land for additional facilities, such as vocational training,
academy programs, and adult learning centers, examples of programs that
are currently provided at existing schools which could be relocated to the
site that is the subject of the rezoning application.

o Financial contributions that would facilitate the acceleration and/or
construction of new facilities or the expansion of existing facilities.

o Financial contributions for, or donations of, equipment and other items
that increase the utilization or efficiency of existing school facilities.

o Measures that facilitate the better utilization of existing school facilities
from an operational standpoint or other solutions to increase utilization of
under-capacity schools.

The Applicant's proposes reduces the total number of units in the development by
approximately 30%. Additionally, the Applicant agrees to the previous proffer
that will provide a financial contribution to Fairfax County Public Schools.

Residential Development Criteria have been adopted in order to evaluate zoning requests
for residential development. The proposal meets the residential development criteria in the
proposed development as follows:

I.  Site Design — All applications are to be characterized by high-quality site design. The
Applicant’s proposal provides high-quality site design as follows:

a.

Consolidation — The Applicant has already consolidated all the property that is
available in this area for development. The original rezoning was comprised of
approximately 67 acres and rezoned this property to the PRM District to allow for
a coordinated mix of office, retail, and residential uses. The Subject Property is a
portion of this original zoning and is approximately 37 acres (or 55% of the
original consolidation).

Layout — The proposed layout provides logical, functional, and appropriate
relationships between residential, office, and retail components within the
development that is not modified with the Applicant’s proposal. The layout
preserves the previously approved road network, including the provision of a new
North South Collector Road between Wall Road and EDS Drive thereby
providing connectivity through the site. The amount of open space has also been
preserved. The proposed buildings have been located to create a cohesive
community.

Open Space — Usable, accessible, and well-designed open space is provided on
the Subject Property in the form of attractive passive recreation areas on the
interior of the Subject Property. Gathering areas ideal for larger scale community
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I1.

1.

events are connected to more intimate seating areas and children’s playgrounds by
a network of sidewalks. Open lawns with landscaped borders make the areas feel
comfortable and sheltered from the hustle and bustle of this urban
community. Approximately 37% open space is provided; an amount in excess of
the twenty percent (20%) required by the Fairfax County Zoning Ordinance (the
*Zoning Ordinance™).

d. Landscaping — Ample landscaping is provided throughout the Subject Property to
enhance the quality and feel of the community. Streetscaping will be provided
along all proposed streets. Landscape details have been provided on the FDPA to
illustrate the quality and quantity of proposed vegetation.

e. Amenities — The on-site amenities for the residents include landscaped open
spaces, an outdoor pool, retail uses, street connectivity, and structured parking.
Additionally, the Subject Property will allow for direct and convenient access to a
large recreation facility that will include two (2) rectangular fields and three (3)
diamond fields.

Neighborhood Context — New developments are to fit in to the fabric of their adjacent
neighborhoods. Residential use is an important element as identified by the Plan for the
Subject Property. The Applicant is proposing a residential development in keeping with
the Plan's vision and in keeping with the original rezoning of the Subject Property. The
Applicant's proposal will provide the residential component of a mixed use development
that includes office and retail uses that have been organized around a logical, functional
road network. Multifamily units and single family attached units in this location will
serve the growing residential population of in this part of the County and offer a new mix
of residential housing types.

Environment — Proposals should be consistent with the policies and objectives of the
environmental elements of the Plan.

a. Preservation — There are no EQCs, RPAs, or other environmentally sensitive
features located on the Subject Property. There are no scenic assets or natural
features on this site worthy of preservation.

b. Slopes and Soils — Soil studies have been performed and have been shown to be
adequate for residential development.

c. Water Quality — Best Management Practices for stormwater management have
already been addressed in the prior approval. The Subject Property is served by
an existing pond located to the west of the Subject Property adjacent to the
proposed recreation complex.

d. Stormwater Management — Stormwater management was addressed with the prior
approval. The Subject Property is served by an existing pond that is located to the
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IV.

VL.

VIL

VI

IX.

west of the Subject Property, adjacent to the proposed recreation complex. The
pond is adequate to accommodate stormwater from the Subject Property,
particularly given that the overall square footage of the proposed development is
being reduced with this application.

e Noise — Measures for noise mitigation were addressed in the previous proffers
which the Applicant proposes to carry forward.

i Lighting — The Applicant will provide lighting on the Subject Property that will
be shielded and directed downward in order to minimize neighborhood glare and
impacts to the night sky in accordance with Zoning Ordinance requirements.

g. Energy — The dwelling units will be constructed consistent with energy efficiency
standards. The Applicant proposes to construct ENERGY STAR qualified
dwelling units.

Tree Preservation and Tree Cover Requirements — The Applicant is proposing tree
cover in excess of the Zoning Ordinance’s ten percent (10%) requirement. The Applicant
will submit a tree preservation plan and reforestation plan in conjunction with the site
plan.

Transportation — Staff has concluded that this application decreases the number of trips
generated by the proposed development. The Applicant proposes to carry forward all
prior transportation proffers and no changes to the street network or site circulation are
proposed. I have enclosed a memo from Alex Faghri, dated September 9, 2011 that states
that the supplemental TIA that was submitted in August 2011 is deemed acceptable and
no resubmission is necessary.

Public Facilities — The Applicant will reaffirm prior monetary commitments to Fairfax
County Public Schools and will reaffirm the substantial commitment made to the Fairfax
County Park Authority that will allow for construction of two (2) rectangular fields and
three (3) diamond fields, with associated parking.

Affordable Housing — The Applicant proposes to reaffirm the prior affordable housing
commitment proffered with the prior approval.

Heritage Resources — There are no significant cultural, architectural, economic, social,
political, or historic heritage sites or structures located on the Subject Property.

Density — The Plan does not recommend a residential density in terms of dwelling units
per acre, but instead recommends a maximum FAR of 0.70 and recommends that
approximately 50% to 70% of the development be comprised of residential use. The
proposal will comply with the previously proffered FAR of 0.69 and the overall
residential use will comprise approximately up to 75% of the overall development.
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The proposal is in conformance with all ordinance regulations with the following
exceptions:

o Pursuant to Section 11-202(10) of the Zoning Ordinance, the Applicant requests a
modification of the loading requirement for the multifamily residences. The
proposed residential buildings will not necessitate the number of loading spaces
required by the Zoning Ordinance as the Applicant does not anticipate the need
for regular commercial truck deliveries. This modification was granted with RZ
2006-SU-007.

. Pursuant to Section 11-302(2), the Applicant requests a modification of the 600-
foot limitation on the length of private streets. The proposed private street will be
maintained by an Umbrella Owners’ Association as required by the proffers.
Given the number of residential owners within the site, the maintenance
requirements will not be a financial burden for future property owners. This
modification was previously granted with RZ 2006-SU-007.

. Pursuant to Section 13-305(1) and (6) of the Zoning Ordinance, the Applicant
requests a modification/waiver of the transitional screening and barrier
requirements along the eastern property boundary, between the multifamily
residential uses and the nonresidential uses and the off-site single family detached
houses, in favor of that shown on the FDPA. This modification/waiver will allow
for a more attractive, integrated community. Additionally, the single family
detached houses are sufficiently separated from the Subject Property that there
will be no adverse impacts with the waiver of the barrier requirements. This
modification/waiver was previously granted with RZ 2006-SU-007.

o Pursuant to Section 13-203(3) of the Zoning Ordinance, the Applicant requests a
modification of the peripheral landscaping requirements for above grade parking
structures. The above grade parking structures will be a site amenity for
residences that will provide for attractive, screened parking and allow for
development of a coordinated, urban multifamily development.

J Pursuant to Section 17-201(4) of the Zoning Ordinance, the Applicant requests a
waiver of the site plan requirement for construction of the six-lane widening of
Centreville Road. VDOT has its own plans for the widening of Centreville Road.
This waiver was granted in conjunction with the RZ 2006-SU-007.

. Pursuant to Section 17-201(3), the Applicant requests a waiver of the interparcel
access requirement to the EDS Campus to the west, at Tax Map 24-4 ((1)) 6B and
to the office uses on Tax Map 24-4 ((1)) 6E and 6F. Interparcel access between
the Subject Property and the adjacent parcels would be undesirable given the
incompatibility of industrial office uses to the north and west with the proposed
residential uses. This wavier was granted in conjunction with RZ 2006-SU-007.
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- The Applicant requests a modification of all trail and bike trail requirements in
favor of the streetscape and on-road bike system shown on the FDPA.

The Applicant continues to propose a primarily multifamily development on the Subject
Property in conformance with the Plan's recommendations. The Applicant proposes simply to
reduce the number of units in order to modify the unit types and add a small amount of single
family attached dwellings to the overall development. The development continues to feature
large, attractively landscaped open spaces, well planned and attractive streetscapes, enhanced
street connectivity, logical integration to the previously approved retail and office uses, and a
significant recreation complex. Ultimately, the residential development will provide a well-
designed mixed-use center to serve the growing population in the western part of Fairfax County.
The Applicant’s proposal is consistent with the Plan and the purpose and intent of the Ordinance.

Should you have any questions, or require any additional information, please do not
hesitate to contact me. | would appreciate the acceptance of this justification and the scheduling
of a public hearing before the Fairfax County Planning Commission at your earliest convenience.

As always, | appreciate your cooperation and assistance.

Very truly yours,

WALSH, COLUCCI, LUBELEY, EMRICH & WALSH, P.C.

r PV L e . A A4 / -'.-:.
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Martin D. Walsh

cc: Stanley F. Settle, Jr.
Richard D. DiBella
Robert Cochran
Marci Bonner
Robin Antonucci
Sara V. Mariska
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" County of Fairfax, Virginia

To protect and enrich the quality of life for the people. neighborhoods and diverse communities of Fairfax County

February 2, 2007

Benjamin Tompkins

Reed Smith LLP

3110 Fairview Park Drive, Suite 1400
Falls Church, VA 22042

RE: Rezoning Application Number RZ 2006-SU-007 (concurrent with PCA 75-2-016-03)

Dear Mr. Tompkins:

Enclosed you wiil find a copy of an Ordinance adopted by the Board of Supervisors at a
regular meeting held on December 4, 2006, granting Rezoning Application Number
RZ 2006-SU-007 in the name of LPC Commercial Services, Incorporated 1o rezone cerain
property in the Sully District from I-5, AN, and WS Distncts to the PRM, AN, and WS
Districts to permit mixed use development with an over all Floor Area Ratio (FAR) of 0.68
(inclusive of ADUs). The subject property is located in the northwest quadrant of the
intersection of Centreville Road and Wall Road on approximately 66.88 acres of land and
subject 1o the proffers dated November 30, 2006. Tax Map 24-4 ((1)) 6Bpt. and 6C.

The Board also:

*» Modified the loading space requirement to allow fewer spaces, as shown in the
tabulations on sheets three and six of the Conceptual Development Plan/Final

Development Plan (CDP/FDP).

» Modified the transitional screening requirement along Centreville Road, in favor of the
Jandscape buffer treatment shown on the CDP/FDP.

* Modified the maximum private street length requirement to permit private streets in
excess of 600 linear feet.

* Waived the barner requirements along the eastern property boundary, between the
proposed multi-family residential uses and nonresidential uses and the off-site single-
family detached houses, in favor of that shown on sheets 19 and 20 of the CDP/FDP.

* Waived the site plan requirement for construction of the six-lane widening of
Centreville Road.

Office of Clerk 1o the Board of Supervisors

12000 Government Center Parkway. Sune 533

Fairfax, Virginia 22035

Phone: 703-324-3151 o Fax: 703-324-3926 ¢ TTY: 703-324-3903
Email: clerklothebos@fairfaxcounty gov
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At a regular meeting 'of the Board of Supervisors of Fairfax County, Virginia, held in the
Board Auditorium in the Govermnment Center at Fairfax, Virginia, on the 4" day of December,
2006, the following ordinance was adopted:

AN ORDINANCE AMENDING THE ZONING ORDINANCE
. PROPOSAL NUMBER RZ 2006-SU-007

WHEREAS, LPC Commercial Services, Incorporated filed in the proper form an
application requesting the zomng of a certain parcel of land herein after described, from the I-5,
AN, and WS Districts to the PRM, AN, and WS Districts, and

WHEREAS, at a duly called public hearing the Planning Commission considered the
application and the propriety of amending the Zomng Ordinance in accordance therewith, and
thereafter did submit to this Board its recommendatjon, and

WHEREAS, this Board has today held a duly called public hearing and afier due
consideration of the reports, recommendation, teshmony and facts pertinent to the proposed
amendment, the Board is of the opinion that the Ordinance should be amended,

NOW, THEREFORE, BE IT ORDAINED, that that certain parcel of land situated in the
Sully District, and more particularly described as follows (see attached legal description):

Be, and hereby is, zoned to the PRM, AN, and WS Districts , and said property is subject to the use
regulations of said Sully District, and further restricted by the conditions proffered and accepted
pursuant to Va. Code Ann., 15.2-2303(a), which conditions are in addition to the Zoning

Ordinance regulations applicable to said parcel, and

BE IT FURTHER ENACTED, that the boundaries of the Zoning Map heretofore adopted
as a part of the Zoning Ordinance be, and they hereby are, amended in accordance with this
enactment, and that said zoning map shall annotate and incorporate by reference the additional

conditions governing said parcel.

GIVEN under my hand this 4" day of December, 2006.

Vg Vel

Nancy Ve
Clerk to the Board of Supervisors




; : , ‘. LPC Commercial Services, Inc.
RZ 2006-SU-007
Tax Map 24-4((1))-6B (portion) and 6C

)

PROFFER STATEMENT o

- June 30, 2006

Revised July 24, 2006
Revised August 16, 2006 b

- Revised September 14, 2006 ‘
- Revised October 9, 2006
Revised October 24, 2006

Revised Novef'nber 1, 2006

Revised November 2, 2006

Revised November 7, 2006

Revised November 14, 2006

Revised November 15, 2006

Revised November 16, 2006

Revised November 17, 2006

Revised November 18, 2006

Revised November 22, 2006

Revised November 30, 2006

Pursuant to Section 15.2-2303A of the Code of Virginia, 1950, as amended, and Section
18-204 of the Zoning Ordinance of the County of Fairfax (1978, as amended) ("Ordinance"),
subject to the Board of Supervisors' approval of the requested Rezoning Application
("Rezoning™) and Conceptual Development Plan ("CDP"), the applicant and owners, for
themselves and their successors and assigns ("Applicant”) hereby proffer the following
conditons ("Proffers"). The Property that is the subject of these Proffers is identified on the
Fairfax County Tax Maps as 24-4((1))-6B (portion) and 6C. Any future modifications to the
Proffers and/or CDPA which affect only a specific parcel or parcels may be approved by the
Board of Supervisors upon application for a proffered conditioned amendment and/or conceptual
development plan amendment, as applicable, by the individual owner of a specific parcel or
parcels without amending the entire proffer statement, and/or the entire CDP, provided such
amendment does not affect the remainder of the Property as provided for pursuant to Paragraph 6
of Section 18-204 of the Zoning Ordinance. These Proffers, if accepted by the Board of
Supervisors, supersede all prior proffers applicable to the Property, including the Proffers last
amended by the Board of Supervisors on September 19, 1998 (PCA 75-2-016-2) (the "1998
Proffers"). Nothing contained herein shall affect the parcels subject to the 1988 Proffers that are
not part of the Property and that are not part of these applications.

FRXL1B-2S6062.25-BF 1 OMPK). £56E7 8. 7000
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CONCEPTUAL DEVELOPMENT PLAN/FINAL DEVELOPMENT PLAN

1. Substantial Conformance. Development of the Property shall be in substantial
conformance with the Conceptual/Final Development Plan entitled "Conceptual
Development Plan/Final Development Plan EDS/Lincoln Property” prepared by William
H. Gordon Associates, Inc. dated September, 2005, Jast revised October 24, 2006
("CDP/FDP"), except as otherwise provided herein. Sheets 4 and 5 and Sheets 7 and 8 of
the CDP/FDP present altemnative layouts and building programs for certain of the (i)
commercial/retail development and (ii) office development. The Applicant may initially
develop such commercial/retail and office areas consistent with the building footprints
and parking Jayouts shown on Sheets 4 and 5 and later add gross floor area and parking
up to the maximums shown on Sheets 7 and 8, provided such additional gross floor area
and parking are in substantial conformance with Sheets 7 and 8, all without an
amendment 1o the CDP/FDP. The first floor space in Buildings F and G fronting along
Rotary Drive may convert between office, retail and residential, regardless of how such
space is initially used. Irrespective of the notes on the CDP/FDP, the multiple family
dwellings shall be located in buildings of at Jeast 4 stories (provided the first story of such
buildings may have non residential uses as otherwise permitied) and such buildings or the
associated parking structures shall have an elevator.

2. Elements of CDP. Notwithstanding the fact that the Conceptual Development
Plan and Final Development Plan are presented on the same plan, the elements that are
components of the Conceptual Development Plan are limited 10 the points of access, the
general location of the buildings, uses, building heights, parking garages and open space
areas, Jimits of clearing and grading, and setbacks from peripheral lot lines and only a
future amendment to such elements shall require a subsequent CDPA or Proffered
Condition Amendment.

3. Modlﬁcauons

A. Minor mod:fcauons 1o the CDP/FDP may be permitted pursuant to
Paragraph 4 of Section 16-403 of the Zoning Ordinance, including the right to (i) alter
building footprint sizes within the building envelopes set forth on the CDP/FDP, (11)
modify plazas and active/passive recreation areas provided the overall character and
general location of such areas are generally as set forth on Sheets 11 and 12 of the
CDP/FDP, and (iii) adjust pedestrian and vehicular circulation areas provided the overall
character and general Jocation of such areas are generally as shown on Sheets 11 and 12
of the CDP/FDP.

B. The Applicant reserves the right 1o adjust residential gross square footage
between any building in Blocks 3, 4, 5, 6 and 7; adjust office gross square footage
between any buildings Blocks 8, 9 and 10. and adjus! retail square footage between any
buildings in Blocks 1 and 2, provided that the 1o1al gross floor area for a particular use
does not exceed the amounts sel forth on Sheet 2 of the CDP/FDP. and as limited in C.
below; the building heights as shown on the CDP/FDP are not exceeded; the minimum
landscaped open space. level of ameniies. and peripheral dimensions 10 Jot lines are not

FRX{15-2660£2.25 - BFTOMPKI- E56ET%- 70003
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reduced, as such elements are shown on Sheets 4 and 5 of the CDP/FDP or Sheets 7 and
8 of the CDP/FDP; as applicable, and provided such adjustments are otherwise i in
substantial conformance wnh the CDP/FDP.

C.  Notwithstanding that the CDP/FDP depicts maximum gross floor area for
each of the (i) residential, (ii) commercial/retail and (iii) office uses, the Applicant shall
be permitted to transfer up 10 10% of the gross floor area in any of the three (3)
designated uses o any other use provided that no new buildings are created, maximum
building heights are not exceeded and the cap on residential units is not exceeded, the
total percentage of residential gross floor area is no more than 71% of total gross floor ™~

*area and such transfers are otherwise in substiantial conformance with the CDP/FDP.

4.~ Maximum Density. The maximun‘l floor area ratio (“FAR™) permitted on the
Property shall be 0.69 inclusive ofAfford'ablc Dwelling Units (ADUs). Based on this
maximum FAR, the maximum gross floor area ("GFA™) that may be constructed shall be
2,015,050 square feet for all of the Property. The Applicant reserves the right to
construct a lesser amount of GFA provided that the buildings and Property remain in
substiantial conformance with that shown'on the CDP/FDP as determined by the Zoning
Administrator. The maximum number of dwelling units shall not exceed 1159 units,
inclusive of ADUs and associated bonus units. The Applicant shall provide 5% of the
units as ADUs.

5. Phasing. Build-out of the Property may proceed in phases as set forth in the
Proffers. The FAR and/or number of dwelling units per acre constructed within a
respective phase of the project may exceed the maximum density limitations set forth in
Proffer 4 above so long as such maximum density limitations are not exceeded over the
entirety of the Property that is the subject of the sezoning. Except as qualified herein, the
creation of the landscaped open space areas and associated improvements may occur in
phases, concurrent with the phasing of development/construction of the Property. As
such, the total area of Jandscaped open space provided at any given phase of development
shall not be required 1o be equivalent 10 the 37% overal) landscaped open space required
al project completion; provided that the total combined open space at the completion of
all development shall satisfy the overall landscaped open space requirement as shown on
the CDP/FDP. Proffer 37 shall establish the imeframe for the development of the
replacement athletic fields shown on Sheet 13 of the CDP/FDP.

6. Non-Residential Phasine/Construction of Plaza/Convertible Retail Space.

A. Prior 10 the issuance of more than 514 RUPs, 30,750 square feet of non-
residential development shall be constructed 10 include all exterior walls and roof
structures. The Plaza between Blocks 1 and 3 shall be included on the Site Plan for the
first building 10 be constructed in Blocks 1, 2, 3 or 4, and shall be substantially
completed, i.e., open 1o the public and available for its intended purpose, prior to the
issuance of the final RUP or Non RUP for the first building shown on such site plan. The
ground floors of the buildings within Block 3 and Block 4 that fronts on the Plaza shall
be used for non-residential uses only.
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B. The Applicant shall design and construct the ground floors of the
buildings along Rotary Drive in Blocks 3 and 4 as shown on Sheets 4 and 7 to
accommodate non-residential uses including having a floor to floor height of thirteen feet
and satisfying the building code requirements for buildings with residential and non
residential uses. Consistent with the alternative layout provisions of Proffer 1.A, this
ground floor space along Rotary Drive may be either retail/commercial or residential and
may be converted from one use to the other as market and other forces dictate (the
“Convertible Space™): In the event that the Applicant is unsuccessful in leasing or selling
more than fifieen thousand square feet of the Convertible Space for non residential uses
over a period of twelve (12) months (the “Marketing Period”), then the Applicant shall
demonstrate its' marketing efforts to the Department of Planning & Zoning, and
thereafier, the Applicant may lease or sell such units for multi-family residential uses.
The Marketing Period shall be deemed to have commenced at such time as (i) Applicant,
and/or Applicant’s broker, has commenced distributing marketing materials to the non
~ residential market with respect 1o such space and (ii) has distributed a copy of such
materials to the Zoning Administrator, but in no event shall such 12 month period expire
earlier than six months following site plan submission for the first site plan for Blocks 3
and 4. The Applicant shall provide written notice in the community association
documnents, as well as to initial purchasers/tenants of such ground floor units of the
provisions of this Proffer. This commitment to marketing such space shall not require
that such space remain vacant beyond the Marketing Period.

7. Sireetscape and Landscape Phasing.

A. The étreelscape and associated landscaping shown on Sheet 21 of the
CDP/FDP entitled "Pedestrian Enhancements and Streetscapes” shall be installed at the
same time as the North South Collector Road (as defined in Proffer 10 hereof), except the
Applicant need not install those elements such sireetscape or landscaping to be installed
more than ten (10) feet from the nght-of-way line, as set forth on Sheet 21 of the
CDP/FDP. The Applicant shall install the berms and shade and evergreen trees along the
Property’s full Centreville Road frontage with the first site plan approval for a building
within Blocks 1, 3 and 5 (depicted on Sheets 19 and 20 of the CDP/FDP as the Phase ]
Centreville Road Landscaping). The Phase 2 Centreville Road Landscaping, as depicted
on Sheets 19 and 20 of the CDP/FDP, if not sooner installed, shall be installed prior 1o
the first RUP for the final building in Blocks 1, 3 and S.

B. The landscaping and pedestrian improvements associated with the private
sireets shown on Sheets 14 and 15 of the CDP/FDP shall be installed at generally the
same ume as the private street with which they are associated. Such Landscaping and
pedesirian improvements shall be maintained by the property owner or successor COA as
defined in Section X111 hereof.

C. The streetscape and Jandscaping along the North South Collector Road as
shown on Sheet 21 of the CDP/FDP shall be installed as follows: The
landscaping/sireetscape depicted as Phase 1 Collector Road Landscaping on the

4.

FRXLUIB-ZEH0E2.25-BF TOMPXI-$SEETST00CE



1.

v
v

CDP/FDP shall be installed at the same time as the adjacem road improvements and the
landscaping/streetscape depicied as Phase 2 Collector Road Landscaping for the entire
length of the North South Collector Road shall be installed with the last to occur of
construction of Phases A or B of the North South Collector Road, as such Phases are
shown on Exhibit B attached hereto. /

8. Density Credit. Density credit shall be reserved for the Property as provided by
Section 2-308 of the Zoning Ordinance for all dedications described herein and/or as
shown on the CDP/FDP or as may reasonably be required by Fairfax County, VDOT or
others at the time of site plan approval. : -

""v

. PERM]TTED USES

9. Pemxmed Uses.

A. The principal and secondary uses which shall be permitied are the
following: dwelling, multiple family; public uses; accessory uses and home occupations
as permitied by Antiicle 10 of the Zoning Ordinance, bank teller machines, unmanned;
business service and supply service establishments; commercial and industrial uses of
special impact (Category S), limited to: fast food restaurants, quick-service food stores,
vehicle sale, rental and ancillary service establishments (provided there shall be no site
storage of more than ten (10) vehicles), limited by the provisicn of Sect. 9-518 of the
Zoning Ordinance; commercial recreation uses (Group 5), limited to: billiard and pool
halls, health clubs, indoor archery ranges, fencing and other similar indoor recreational
uses, any other similar commercial recreation use; eating establishments; financial
institutions, garment cleaning establishments (only if all dry cleaning processes are
conducted off-site); institutional uses (Group 3), imited to: churches, chapels, temples,
synagogues and other such places of worship and private school of special education,
provided such institutional uses are Jocated entirely within a non residential building
shown on the CDP/FDP; light public utility uses (Category 1); offices; quasi-public uses
(Category 3), limited to: churches, chapels, iemples, synagogues and other such places of
worship, churches, chapels, temples, synagogues and other such places of worship with a
child care center, nursery school, or private school of general or special education;
colleges, universities; cultural centers, museums and similar facilities; independent living
facilities; medical care facilities; private clubs and public benefit associations; private
schools of special education; repair service establishments; and retail sales
establishments.

B. The following uses shall not be permitied: (i) commercial swimming
pools, tennis courts and similar courts, (ii) skating facilities, (iil) single family attached
dwellings, (iv) parking, commercial off sireet, as a principle use, (iv) congregate living
facilities, (v) theatres, (vi) transportation facilities and (vii) vehicle transportation service
establishments. The following uses shall not be permitted unless an FDPA is obtained:
hotels, child care centers and nursery schools, private schools of general education and
churches, chapels, temples, synagogues and other such places of worship with a child
care center or nursery school. The following uses shall not be permitted unless an FDPA
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or Special Exception is obtained: drive in banks and fast food restaurants with dnive
throughs. '

C. The permitted-principal and secondary uses shall not result in any
additional buildings beyond those represented on the CDP/FDP. However, the Applicant
reserves the right 10.(i) establish Group 8 Temporary Uses, including construction and
sales lra'ilcrs, in Blocks 1, 2, 8, 9 and 10 of the CDP/FDP and (ii) to establish construction
and salés trailers on any of the Blocks, all on an interim basis as may be approved by the
Zoning Administrator or Board of Zoning Appeals, as applicable, all without the
necessity of an amendment to the CDP/FDP or Proffers if such are in substantial
conformance with the CDP/FDP, are Jocated within building envelopes and do not alter
the Jimits of clearing and grading. [

11l. TRANSPORTATION {

10.  Transponation. All transponalionJimprovemcnls 10 be made pursuant 1o this
Section 111 shall be subject 1o Virginia Depaniment of Transportation (“VDOT™),
Fairfax County Department of Trahsportation and DPWES approval.
Substantially complete in this Section 111 shall mean such road is base paved and
open and available for use by the public, but not necessarily accepted by VDOT
into the State secondary road system for maintenance. Upon demonstration by
the Applicant thal, despite diligent effons by the Applicant, provisions of the road
or signal improvements 10 be made under this Section 11l have been unreasonably
delayed by others, the Zoning Administrator may agree o a later date for the
completion of the improvement in question. Further, all escrows provided in this
Section 111 shall be escalated on an annual basis based on increases in the
Consumer Price Index from the date of approval of this Application in
conformance with inflationary adjustment cnitena outlined in Section 15.2-2303.3
of the Code of Virginia.

11. North South Collector.

A. Applicant shall, prior 10 the issuance of residential use permits ("RUPs")
and/or non-residential use permits ("Non RUPs") for more than 800,000
101zl square feet of gross floor area (the “North South Collector Road
Completion Date™), dedicate right-of-way for construction and
substantially complete (i) the "North South Collector Road" connecting
EDS Drive (Route 8105) to Wall Road (Route 648) as a four (4) lane,
median divided, public right of way with a design speed of 40 MPH,
unless VDOT approves a lesser design speed, (ii) improvements to EDS
Dnve at the intersection of EDS Drive and the North South Collector
Road and (ii1) certain improvements 1o Wall Road at the intersection of
Wall Road and the North South Collecior Road (exclusive of those
referenced in Proffer 13) as the improvements set forth in items (ii) and
(ii1) are shown on the CDP/FDP. For purposes of this 800,000 square feet
calculation each residential unit shall have the square footage shown on

-6+
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the approved site plans. The North South Collector Road and the
associated improvements 10 EDS Drive and Wall Road intersection are
depicted on Sheets 7 and 8 of the CDP/FDP.

B. Notwithstanding the trigger in Proffer I1.A. above, the Applicant shall (i)
bond and construct the four (4) lane section of the North South Collector
Road shown on the CDP/FDP as Phase B (including the associated EDS
Drive improvements) with the first site plan for a building in Blocks 6, 7,
9 or 10 and (1) bond and construct the four lane section of such road
shown on the CDP/FDP as Phase A with the first site plan for a building ift
Blocks 2, 4 or 8, with substantial completion 1p occur prior to the issuance
of RUPs or Non RUPs, as Tpp]icable,-for any building depicted on such
site plan. |

l

& The Applicant shall installlalong and adjacent to the North South Collector
Road, pedestrian enhancement consisting of pedestrian signage, special
pavement treatments, overisized crosswalk striping, median refuges and
landscaping generally as shown on Sheet 21 of the CDP/FDP. Applicant
agrees, that (i) the COA contemplated in Proffer 58 herein shall maintain
such elements that VDOT will not accept for maintenance and will, if
required, enter into a maintenance agreement with VDOT, or (ii) the
Applicant will use materials acceptable to VDOT if VDOT is 10 maintain
such elements. The COA documenits shall disclose the existence of such
mainienance obligation. The Applicant shall not be prevented or delayed
in obtaining any other approvals or permits if VDOT or the County does
not permit any or all of such pedesirian enhancements, nor shall the
Applicant be required 1o escrow for such improvements provided the
Applicant demonstrates that diligent efforts have been made to obtain
VDOT and County approval for such enhancements. Such enhancements

. - shall be shown on the initial site plan for the North South Collector Road

or applicable portion thereof. At time of site plan approval for the North
South Collector Road, or applicable portion thereof, if VDOT and/or the
County have not consented to such pedestrian enhancements within the
right of way, this proffer 1o provide the pedestrian enhancements which
were not approved, shall be deemed null and void.

D. In the event that VDOT does not approve the design of the North South
Collector as proposed and reflected on sheets 7 and 8 of the CDP/FDP,
then the applicant shall design and construct the North South Collector as
shown on Sheet 26 of the CDP/FDP.

12. Centreville Road.

A To the extent not previously acquired by VDOT, the Applicant shall
dedicate and convey (with construction by others) to the Fairfax County
Board of Supervisors in fee simple (i) at the ume of site plan approvals for
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14.

the adjacent development that includes any portion of Blocks 1, 3 or 5 or
(ii) when requested by VDOT or the County, whichever first occurs, the
land areas adjacent 1o Centreville Road (Route 657) as shown on the
CDP/FDP consisting of approximately 3.1 acres as shown on Sheets 5 and

7 of the CDP/FDP.

At the time of Site Plan approval for)ponions of the Property adjacent to

" Centreville Road, the Applicant shall provide additional dedication area to

the Board of Supervisors in fee simple and construct right tum
deceleration lanes along Centreville Road as shown on the CDP/FDP to
serve each of the site entrances. These deceleration lanes shall be
constructed when the associated private street to which they tie in is
constructed i.e., intersections with Parkland Drive and Main Street.

The Applicant shall, at the time of site plan approval for the site plan that
includes Main Street, extend the northbound lefi turn lane on Centreville
Road at Main Street. ‘

Wall Read

Applicant shall, as part of the site plans for the adjacent improvements, i.e.,
Blocks 1 and/or 8, bond, construct and thereafier substantially complete those
improvements to Wall Road as depicted on Sheet 7 of the CDP/FDP, with
substantial completion to occur prior to the issuance of the first RUP or Non RUP
for any building depicted on such Site Plan.

McLearen Road,

A.

Applicant shall, prior to issuance of RUPs or Non RUPs for more than
800,000.square-feet of gross floor area, bond, construct and thereafter
substantially complete those improvements (o the McLearen
Road/Centreville Road intersection and the McLearen Road/EDS West
Drive intersection, both as depicted on Sheet 2 of the CDP/FDP.

Nortwithstanding the foregoing, Applicant shall not be required 1o design,
bond or construct the McLearen Road/EDS West Drive improvements
until the installation of a traffic signal at such intersection by others, at
which point such improvements shall be designed, bonded and
constructed. 1f at ime of bond release for the final site plan for the
Property, such traffic signal has not been installed, Applicant shall escrow
with DPWES the estimated cost of the Mcl.earen Road/EDS West Drive
improvements in an amount determined by DPWES in full satisfaction of
this Proffer.

FRXLIB-Z¢B0E2 25-BF TOMPKI-S5887%-7000%



13,

=

Traffic Signals.

A.

Centreville Road/Kinross Circle South.

.

v,

Prior 10 approval of the first site plan for any building inf Blocks 1
and 3, the Applicant will submit to VDOT plans for the
modification of any signal existing at the Centreville Road/Kinross
Circle South intersection 10 accommodate a fourth approach at this
location (Main Street). Such signal will include pedestrian count
down heads, and “chirping devices” to aid the visually impaired if ™
approved by VDOT.

The Applicant willl complete the signal modifications, subject 1o
VDOT approva]s, prior 10 the ﬁrsl RUP or non RUP for the first
site plan in Blocksi] or3.
If the signal has not been previously installed (or commitied to be
installed) by others prior to the approval of the first site plan for
any building in Blocks 1 or 3, the Applicant shall submit to VDOT
a warrant study based on build out of the Property and nearby
development, and design, equip and install such signal, including
pedestrian count down heads and “chirping devices” at such time
as VDOT determines them to be warranted based on the submitted
warrant study referenced in this Proffer 15.A.iii above.

If based on the warrant studies, VDOT determines the signal will
not be warranted unti] a time subsequent 1o bond release for the
final site plan for the Property. then the Applicant shall provide an
escrow for the cost of such signal prior 10 such final bond release
in lieu of construction in an amount as determined by DPWES, less
any funds committed 10 by others for the same signal.

North South Collector Road/Wall Road.

Prior 10 approval of the first site plan for the first building in
Blocks 1,2, 3,4, and/or 8 the Applicant shall submit to VDOT a
warrant study based on build out of the Property and nearby
development.

The Applicant shall design. equip and install such signal, including
pedestrian count down heads and “chirping devices™ at such time
as VDOT determines 11 1o be warranted based on the submitted
warrant study. The Applicant shall be entitled to use any monies
escrowed, and/or posted by others for such signal if available.
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If based on the warrant studies, VDOT determines the signal will
not be warranted until a time subsequent to bond release for the
final site plan for the Property, then the Applicant shall provide an
escrow for the cost of such signal prior to such final bond release
in lieu of construction in an amount as determined by DPWES, less
any funds committed 10 by others for the same signal.

‘Wall Road/Centreville Road

i

i.

iii.

v, -

The Applicant on request of the County or at first site plan
including the impacted property, whichever occurs first, shall
provide right-of-way dedication and/or easements along the
property’s Centreville Road and Wall Road frontages necessary for
the installation of a traffic signal by others at this Jocation.

If not already proffered for construction or constructed by others,
prior to approval of the first site plan for any building in Blocks 1,
2, 3, 4 and/or 8, the Applicant shall submit 1o VDOT a warrant
study based on build out of the Property and nearby development.

If deemed warranted, then the Applicant shall design, equip and
install such signal, including pedesirian count down heads and

“chirping devices™ at such time as VDOT determines them 10 be
warranted based on the submitied warrant study. The Applicant

‘shall be entitled 10 use any monies escrowed, and/or posted by

others for said signal or 10 be reimbursed for any contribution 10 be
made by others for such signal subsequent to the signal
installation.

1f-based on the warrant studies, VDOT determines the signal will
not be warranted until a time subsequent to bond release for the
final site plan for the Property, then the Applicant shall provide an
escrow for the cost of such signal prior to such final bond release
in lieu of construction in an amount as determined by DPWES, less
any funds commitied 10 by others for the same signal.

EDS Drive/North South Collector Roadwavy.

Prior 10 approval of the first site plan for the first building in
Blocks 6, 7, 9 and/or 10 the Applicant shall submit to VDOT a
warrant study based on build out of the Property and nearby
development.

The Applicant shall design. equip and install such signal, including
pedestrian count down heads and “chirping devices™ at such time
as VDOT deiermines it to be warranted based on the submitted

-10-
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warrant study. The Appiicant shall be entitled to use any monies
escrowed, and/or posted by others for such signal if available.

1. If based on the warrant studies, VDOT determines the signal will
not be warranted until a time subsequent to bond release for the
final site plan for the Property, then the Applicant shall provide an
escrow for the cost of such signal prior to such final bond release
in lieu of construction in an amount as determined by DPWES, less
any funds committed 10 by others for the same signal.

v

North South Collecior Roadway/Parkland Drive.

i. Prior 1o approval of the first site plan for any building in Blocks
1,2,4,6,7, 8,9 and/or 10 the Applicant shall submit to VDOT a
warrant study for the intersection of the North South Collector and
Parkland Drive based on full build out of the Property ahd those
background developments referenced in the T1A for the subject
intersection.

1. The applicant shall design, equip and install said signal, including
pedestrian count down heads and “chirping devices” at such time
as VDOT determines them 10 be warranted based on the submitted
warrant study.

1. If based on the warrant studies, VDOT determines the signal will
not be warranted until a time subsequent to bond release for the
final site plan for the Property, then the Applicant shall provide an
escrow for the cost of such signal prior 1o such final bond release
in lieu of construction in an amount as determined by DPWES, less
any funds commitied 10 by others for the same signal.

Sienal Timine Modifications to Centreville Road.

Within 180 days afier subsiantial completion of the North South Collector
Roadway, but in no event Jater than release of the bond for the North
South Collector Roadway, the Applicant shall make signal timing
modifications to the following signals subject 10 VDOT approval:
Centreville Road and Mclearen Road. Centreville Road and Kinross
South and Centreville Road and Wall Road.

In all circumstances in this Proffer 15 where the Applicant is to design,
bond and construct 2 signal, when wamranted by VDOT, the Applicant
shall diligently pursue such design, bonding and consiruction following
VDOT’s agreement that such signal is warranted.
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- Right-of-Way Acquisition/Condemnation. For any of the improvements listed

above for which off-site right of way and/or easements are required, if, six (6)
months subsequent to the initial request by the Applicant 1o obtain the necessary
right-of-way and easements, the Applicant is unable 1o bring about the dedication
by others and the.necessary right-of-way and easements, or 10 acquire by purchase
the right-of-way ‘or easements at fair market value, as determined by an MA]
,(Member of the Appraisal Institute) appraisal, the Applicant shall request the

' Board to condemn the necessary land and/or easements. It is understood that the

Applicant’s request 1o the Board for condemnation will not be considered until the
Applicant has demonstrated to the satisfaction of the County their failed attempts
1o acquire the right-of-way and easements and the Applicant has forwarded the
request in writing 1o the Division of Land Acquisition or other appropriate County
official, accompanied by (1) plans, plats and profiles showing the necessary
right-of-way or grading easements 10 be acquired, including all associated
easements and details of the proposed transportation improvements to be located
on said right-of-way property; (2) an independent appraisal of the value of the
right-of-way property 1o be acquired and all damages 1o the residue of the affected
property; (3) a sixty (60) year title search certificate of the right-of-way property
1o be acquired; and (4) an escrow in an amount equal to the appraised value of the
property 1o be acquired and of all damages 10 the residue which can be drawn
upon by the County. It is also undersiood that in the event the property owner of
the property 1o be acquired it is awarded with more than the appraised value of the
propenty and to the damages 1o the residue in a condemnation suit, the amount of
the award in excess of the escrow amount shall be paid to the County by the
Applicant within forty-five (45) days of said award. In addition, the Applicant
agrees that all reasonable and documented third party sums expended by the
County in acquiring the right-of-way and necessary easements shall be paid to the
County by the Applicant within sixty (60) days of wniten demand.

In the event the County is successful in acquiring the off-site right-of-way, then
the Applicant shall construct the improvement(s) for which right-of-way is
available. It is expressly understood that in the event the County abandons efforts
or does not acquire the aforesaid right-of-way and/or easements by means of its
condemnation powers within thirty-six (36) months from the Applicant’s writien
request to the Division of Land Acquisition, the Applicant is relieved of any

- responsibility under this proffer 1o construct any off-site portion of the aforesaid
" transponation improvements specifically affected by the unavailability of the

easements or right-of-way (with all associated bonds released) and the Applicant
shall escrow in an amount determined by DPWES, as appropriate, for any
uncompleted portions of the transportation improvements, with such escrow 1o be
refunded 10 the Applicant along with the escrow previously paid to the County for
the nght-of-way acquisition at the expiration of 1en (10) years if the County has
not acquired such nght-of-way and construcied such improvements.

=12~
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«+ 17.  Transportation Demand Management. The Applicant shall implement and
operate a iransportation demand management ("TDM") program for the development
within the Property consisting of three (3) major components as follows:

A. The designation of an Employee/Resident Transportation Coordinator
("TC"). The Applicant shall appoint a TC from its management staff, or
from the property owner's association for the Property prior to the issuance
of the first RUPs or Non RUPs for the Property.

" B. The TC will be available 1o FCDOT staff 1o work cooperatively to
= promote opportunities to enhance participation in TDM programs.
e Commencing with the appéimmem of the TC, implementation of specific

programs as follows: ]
|

(i) The Applicant, 1hro|ugh the TC, shall promote ride sharing on an
ongoing basis by displaying information on ride sharing in areas
utilized by residents, tenants and their employees, such as
residential common areas and building lobbies. The TC shall: (a)
maintain a lenant database that can be used by the TC and/or
FCDOT to distribute transit/rideshare information and promote
transit use, (b) coordinate with FCDOT 1o ensure appropriate, up-
1o-date materials are distributed for promotion of transit and
ridesharing, (c) continuously pursue participation in TDM
programs by employers located within the development; and (d)
provide an annual report to FCDOT summarizing the outreach
efforts, including a listing of participants, and the initiatives
participants are engaged in providing.

(11) Guaranteed Ride Home. The Applicant shall encourage retail and
office tenants and their employees to panticipate in the Washington
Council of Government's "guaranteed ride home" program and 1o
provide financial incentives 10 their employees to travel other than
by single occupancy vehicles.

(i1i)  The Applicant shall, as part of the execution of each lease, advise
each tenant that a private TDM program exists and a public TDM
program exisis and encourage them 10 participate and contact the
TC or FCDOT for participation opportunities.

(iv)  Preferential Parking for Car and Vanpools. In any office building,
the Applicant shall reserve three parking spaces per building
convenient 10 parking garage entrance and exit points for car and
vanpools and such spaces will be clearly identified as so reserved.

8.
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(v)  Each new office or residential building with an associated parking
garage shall provide secure, weather protected bicycle storage for 6
bicycles. Each new office building without an associated parking
garage shall provide at Jeast one bicycle locker. At Jeast one
bicycle rack or locker shall be provided in Block 1 1o serve the
retail development.

(vi)  Tenants/Employer occupants in the office buildings shall be
encouraged 10 offer employee benefit options including pre-
tax/payroll subsidies for transit and van pool fares, flex time and
alternative work schedule programs, live-near work incentives and
telework programs.

(vii) Residential buildings shall be hardwired 1o provide high capacity,
high bandwidth communications lines, or the equivalent wireless
access. The Applicant shall further provide a common area in one
of the residential buildings with business facilities, which may
include, but not be limited 10, wireless internet access, fax
machine, photocopier and desktop computers private space for
phone calls and access 10 a wash room. Such common area shall
be accessible by all residents on the Property.

18.  Bus Sheliers. Prior to the issuance of more than 350 RUPs or Non-RUPs for
more than 200,000 square feet whichever is first 10 occur, the Applicant shall construct
bus shelters (but not bus pull outs) at two (2) 10 three (3) Jocations within the Property or
on Centreville Road adjacent to the Propenty as mutually agreed upon by the Applicant
and FCDOT, and if no such agreement on locations can be reached by the issuance of the
600™ RUP, the Applicant shall donate $20,000 per unconstructed bus stop 10 FCDOT for
up 1o a maximum of two unconstrucied bus shehers 10 be used for bus shelters in the
vicinity of the Propeny, with such sum to escalate.on an annual basis based on increases
in the Consumer Price Index from the daie of approval of this Application in
conformance with inflationary criteria outlined in Section 15.2-2303.3 of the Code of
Virginia. The COA shall be responsible for providing and emptying trash receptacles at
such bus sheliers on a routine basis and such obligation shall be disclosed in the
applicable property owner’s association documents.

19.  Pedestrian and Maintenance Vehicle Access 10 Park. The pedestrian access (and
associaled Jandscaping and hardscape) to the athletic fields as shown on Sheet 13 of the
CDP/FDP shall be constructed prior to the issuance of the first RUP or Non RUP for any
building in Blocks 6, 7,9 or 10 as shown on the CDP/FDP. Additionally. the Applicant
shall provide an access easement for Park Authority maintenance vehicles from the
intersection of the North South Collector Road and Court Street across the drive aisles on
Blocks 9 and 10 and thence across the pedestrian access shown on Sheet 13 1o connect 1o
the Park. The ponion of the pedesinian access shown on Sheet 13 of the CDP/FDP
between the wesiernmost drive aisle on Block 9 and the Park shall be 127 in width to
accommodate maimenance vehicles provided 47 of such 127 access way may be
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V.

constructed using grasscrete or similar pavers. Upon the completion of Phase B of the
North South Collector Road, Applicant shall grant the Fairfax County Park Authority a |
temporary easement from the intersection of the North South Collector and Court Street
10 the diamond fields constructed in the Park (as defined in Proffer 38) for maintenance
vehicles. Such temporary easement shall be null and void at such time as the“access
easement described in the second sentence of this Proffer 19 is granted. At the time of
construction of the Park, the Applicant shall construct a pedestrian access with associated
amenities along Wall Road from the North South Collector Road to the Park as shown on
Sheets 4 and 7 of the CDP/FDP.

~STORM WATER MANAGEMENT AND BEST MANAGEMENT PRACTICES

20. . Existing Overall Storm Water Management Plan. Storm Water Management
("SWM?") and Best Management Practices (BMPs) has been and, subject to any required
approval of DPWES contemplated in Proffer IV.B. below, will continué to be provided as
set forth in the Site Plan No. 5810-SP-05-1 approved by Fairfax County on June 22,

1987. The CDP/FDP does not depict any additional SWM or BMP facilities on the
Property.

21. Additional Facilities. 1f deemed necessary by the Director of DPWES prior 10 site
plan approval(s), an exception to the performance criteria shall be requested in
accordance with the provisions set forth in Section 118-6-9 of the Chesapeake Bay
Preservation Ordinance and/or the Public Facilities Manual for any increase, if any, in
impervious surface over that contemplated by Site Plan No. 5810-SP-05-1. If the
exceplion is not requested or, if requested, not approved, SWM or BMPs will be provided
for any incremental increase in the total impervious area over that contemplated in Site
Plan No. 5810-SP-05-1 in accordance with a plan approved by the Director of DPWES,
and said plan may require minor modifications to the existing facilities or the
construction of additional facilities (or underground vaults, provided such vaults will only
be permitied in areas 10 be developed with non residential uses and shall be maintained
by the owners of such non-residential property) in areas that are planned for Jand
disturbance activities, all without the necessity of amending the CDP/FDP. Additionally,
regardless if additional water quality measures are required, Applicant shall install at

least one Low Impact Design (LID) device such as filierras, rain gardens or infiltration
renches in each of Blocks 8, 9, 10 and may install additional LID devices that are not
required. The location of such potential additional measures is as set forth on Sheets 4, 5,
7 and 8 of the CDP/FDP. The maintenance responsibility for any LID devices that are
installed shall be the obligation of a commercial owner or a property owners association
of commercial owners and shall not be the responsibility of a residential propenty owner
or a property owners association that includes residential property owners.

PARKING

22. Minimum Parkine Spaces. Applicant reserves the right 1o provide parking in
excess of the minimum required per Ordinance so long as such parking is in substantial
conformance with the CDP/FDP.
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23.  Non Required Parkine Spaces. The parking spaces shown as Proposed on Sheets
3 and 4 of the CDP/FDP that are in excess of the number of spaces required by the
Ordinance may be provided at the option of Applicant, but shall not be required.

DESIGN
24. . Design Concepts. 'The architectural guidelines for the Property with respect to
building facades, building scale and massing, building site and streetscape and building
signage and lighting are set forth in Sheets 14 and 15 of the CDP/FDP (the "Design
Concepts"). These Design Concepts and the perspectives set forth on Sheets 21, 22 and
23 of the CDP/FDP are intended 10 be illustrative of the general quality and character of
the development. Modifications 10 these Elements as shown on the CDP/FDP shall not
require an amendment to the Proffers or CDP/FDP and are permitted provided the
changes are in substantial conformance Wiilh these design concepts.

25. Additional Retai]l Design. Retail buildings A, B, C, D and E shall be

- architecturally finished (all four (4) sides) with similar materials, detailing and features.
Additionally, such buildings shall be permitted to have outdoor seating areas 10 promole
pedestrian activity in the areas depicted on Sheet 7 of the CDP/FDP.

26. Additional Office Design. The office buildings located in Blocks 8, 9 and 10
shall be designed to front on the North South Collector with landscaped entry plazas
oriented 1oward the street. The parking (other than limited visitor parking) for such
buildings shall be located to the rear of the buildings.

27. Additional Residential Design. The residential buildings along the North South
Collector shall have their front facade oriented toward such road. Such front facades
shall be of similar quality and character to the front facades along Centreville Road as the
quality and character of such facades are depicted on Sheet 25 of the CDP/FDP.

28. Unifving Elements. All signs and sireet furniture, including garbage cans, benches
and lamp posts, shall be consistent, both in terms of materials and design, throughout the
development.

29.  Signage.
A. Project Signage. All signage provided on the Property shall comply with

Article 12 of the Zoning Ordinance. Any permanent freestanding signs shall be
monument type with a maximum height of 10 feet (except as otherwise provided in any
Comprehensive Sign Plan that may be approved) and shall be generally located as shown
on the CDP/FDP. Pole signs shall not be permitied on the Property. All directional and
way finding signage shall be consistent, both in terms of materials and design, throughout
the development. The Applicant reserves the right 10 obtain approval of a
Comprehensive Sign Plan at any time that would permit modifications to the provisions
of Aruiicle 12 without obtaiming a PCA or CDPA/FDPA.
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B. Temporary Signs. No temporary signs (including “popsicle” paper or cardboard
signs) which are prohibited by Article 12 of the Zoning Ordinance, and no signs which

aré prohibited by Chapter 7 of Title 33.1 or Chapter 8 of Title 46.2 of the Codé¢ of *
Virginia shall be placed on or off-site by the Applicant, or at the Applicant’s or any
builder’s direction, 1o assist in the initial and future marketing, sales and/or rental of
dwelling units on the subject Property. This same restriction shall apply to the marketing
of and sales by all retail establishments located on the Property. The Applicant, any
builders and any retail tenants shall direct their agents and employees involved in ™
-marketing the Property 1o adhere to this Proffer.

|
l

30. . Liehting. All outdoor lighting fixtures shall be in accordance with the
Performance Siandards contained in Part 3 (Outdoor Lighting Standards) of Article 14 of
the Zoning Ordinance. Fixtures used 1o il]luminale streets, parking areas and walkways
shall not exceed twenty-two (22) feet in height, measured from the ground to the top of
the light standard, shall be of Jow intensity design and shall utilize full cut-off fixtures
which shall focus directly on the Property. All upper level parking deck lighting fixtures
shall not exceed a height of seventeen (17) feet measured from the ground to the top of
the light s1andard. Lighting on the top level of the residential parking garages shall not
extend above the roof line of the residential buildings. Lighting within the parking decks
shall be installed between the ceiling beams to reduce glare.

31. Screening. All roofiop mechanical equipment shall be screened so to limit the
visibility of such equipment from the surrounding street level with such screening to be
compatible with the fagade of the building.

V1. LANDSCAPING

32. Landscaping and Open Space. Site plans submitted for the respective phases of
development shall include a Jandscape plan for that phase of development as generally
shown on Sheets 9 and 10 of the CDP/FDP unless the timing of the installation of such
Jandscaping is otherwise required by these Proffers. The Applicant shall maintain such
landscaping. The species and initial planting site of such Jandscaping is set forth on
Sheets 9, 10, 18, 19 and 21 of the CDP/FDP, subject to revision as may be approved by
Urban Forest Management ("UFM").

33. Location of Utilities. Utility lines shall be generally located so as 10 not interfere
with the Jandscaping concepts shown on the CDP/FDP. The landscaping set forth on the
CDP/FDP has and shall be designed 10 accommodate the extension of the Colonial
Pipeline facilities through the Property generally in the location shown on Sheet 5 of the
CDP/FDP and the Dominion Power/Verizon facilities along Centreville Road generally
in the Jocation shown on Sheets 4 and 5 of the CDP/FDP. The Applicant reserves the
right 1o make minor modifications to such landscaping 10 reasonably accommodate utility
lines provided such relocated landscaping shall retain a generally equivalent number of
plantings and continues 1o reflect the concepts illustrated on the CDP/FDP. For all other
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areas of the Property, in the event that during the process of site plan review any
Jandscaping shown on the CDP/FDP cannot be installed in order to locate utility lines, as
determined by DPWES, then an area of additional landscaping generally consistent with
that displaced shall be substituted at an alternate location on the Property, subject to
approval by Urban Forest Management.

34.  ‘Parking Deck Landscaping. The Applicant shall provide planting areas and
landscaping on the top level of any parking garages shown on the CDP/FDP in
accordance with requirements of the Public Facilities Manual (PFM). Such landscaping
shall be of a similar type and quality to that depicted on Sheets 9 and 10 of the CDP/FDP,
but at minimum shall include medium shade trees in adequately sized planters, as
determined by UFM, with such landscaping to be irmigated.

3s. Maintenance of Cleared. but Undeveloped Areas. Following the approval of the
first site plan for residential development on the Propenty, any disturbed areas of the
Property shall be seeded and maintained on a regular basis in accordance with the PFM
standards. '

PRIVATE STREETS/PEDESTRIAN IMPROVEMENTS

36.  Private Streets. All streets and travel ways on the Property other than the North
South Collector shall be private and shall be maintained by the Community Association
as contemplated in Proffer 57 and such maintenance obligation shall be disclosed in the
Community Association documents. All such private streets shall be subject to a public
access easement, in a form acceptable to the County Attomey. The quality and character
of such private streets are set forth on Sheets 14 and 15 of the CDP/FDP. Main Street,
Rotary Drive and Parkland Drive will be constructed with materials and depths of
pavement consistent with public street standards in accordance with the Fairfax County
Public Facilities Manual ("PFM"), as determined by DPWES. Such sheets also depict the
sidewalk widths and landscaping 10 be provided adjacent.to such private streets.
Modifications 10 such private street layouts shall be permitied provided the Zoning
Administrator determinés that any alternative layouts are consistent with the quality and
character depicted on Sheets 12 and 13. Sidewalks adjacent 1o retai] development shall
include special paving, brick, brick accents or nbbons, or other similar elements, as
shown on the CDP/FDP.

37.  'Pedestrian Improvements. The Applicant shall, concurrent with the development
of adjacent areas, construct the pedestrian network consisting of an interconnected
network of sidewalks and trails set forth on Sheets 11 and 12 of the CDP/FDP. except the
connections to the Park, which are 10 be construcied when required by Proffer 19.
Concurrent with site plan approval for each respective building the Applicant shall place
all sidewalks and 1rails shown on the CDP/FDP on such a site plan in public access
easements, in a form acceplable to the County Attorney. The Community Association
shall maintain such sidewalks and/or trails located outside the public nght-of-way.
Addiionally, the Community Association shall maintain such sidewalks and/or trails
within the public right-of-way that are constructed with specialty paving as identified on
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IX.

the CDP/FDP or any sidewalks and/or trails within the public right-of-way that VDOT
will not agree to maintain. The maintenance responsibilities for such sidewalks shall be"
disclosed in the Community Association documents.

PUBLIC FACILITIES CONTRIBUTION

38, Park.

A The Applicant shall dedicate in fee simple to the Fairfax County Park
Authority (FCPA) approximately 17.0 acres of land as shown on Sheet 13 of the

- CDP/FDP, for the development of public parkland (the *‘Park™), provided the Applicant

receives density credit for the land area so dedicated, as provided for in Section 2-308 of
the Zoning Ordinance. Such density credit shall be reserved to the I-5 zoned property not
being rezoned by this application that comprises a portion of Tax Map Parcel 24-4 ((11))
6B from which the Park land will be subdjnwded and is located to the north and west of
the fields. The CDP/FDP illustrates the use of the proposed Park land as a five (5) field
Athletic Field Complex i

B. In addition to dedication, the Apphcam shall provide the following
services and improvements:

I Preparation and pursuit of requisite site pJans and obtain necessary
Site Plan approval and construction and VDQOT entrance permits;

1. ‘Site utility work shall include:

a. relocation of existing sewer main and manhole out of field
of play areas as shown on Sheet 13 of the CDP/FDP;

b. provision of electric power of sufficient capacity to light
two rectangle fields and three diamond fields according to the
specification attached hereto as Exhibit C (the “Field Specifications™) and
1o supply necessary power for a future restroom and concession building,
field irrigation, and parking lot lighting in accordance with the Field
Specifications.

c. provision of wired conduit to light pole locations for field
lighting at the rwo rectangle fields. Lights will be located as required to
achieve the details in the Field Specifications.

d. provision of non-wired conduit stubbed at each diamond
field to allow for future lighting of the three diamond fields. Conduit will
be stubbed to permit lights 10 be located 10 achieve the photometrics
detailed in the Field Specifications.
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e. provision of an’irmigation pump house according to the
Field Specifications and water service connection including water meter at
the location of the irrigation pump house as shown on Sheet 13 of the
CDP/FDP and of sufficient capacity 1o irrigate all three diamond fields
and service a future restroom and concession building and possible future
hydration of the rectangle fields; and

. stubbing water, sewer and electric service to the area
designated on Sheet 13 of the CDP/FDP for restrooms and concessions;
B d

Site preparation work shall conform to Chapter 104 of The Code of

Fairfax County, Virginia, and shall inciude:.

a. obtaining any necessary wetlands permits;
b. clearing and grubbing of existgng vegetlation;
c. stripping and stockpiling of topsoil;
d. provide dust prevention measures;
€. installing silt fencing;
f. finished grading of five athletic fields in accordance with the Field
Specifications.
g. grading of parking lot and secondary facility areas

(playground, warm-up areas, restroom/concession area); and

h...__ .installing of site drainage with storm water management (o
be provided at the pond located to the west on EDS property.

Construction of the following facilities on the Park:

a. 1wo (2) rectangle fields with minimum playing dimensions of 195°
by 360’ suitable for both adult and youth play and improved with a
synthetic all-weather 1urf surface, including at least 5° of the overrun area
(the remainder of the overrun area shall be sod trf) and with field lighting
in accordance with the Field Specifications, a synthetic turf sub grade
profile and subsurface drainage system shall be used on the rectangle
fields and shall be in accordance with the Field Specifications for
synthetic turf fields; lighting shall be provided in accordance with the
Field Specifications;

b. two (2) 60° diamond baseball fields with fences and
backstops, contaimment netting, concrete bleacher pads 1o meet all ADA
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accessibility standards and 10 accommodate the bleachers shown on Sheet
13 of the CDP/FDP, sodded turf and irrigation all in accordance with the
Field Specifications; Rootzone Mix shall be used at a minimum depth of
6” in the turf area and shall be in accordance with the Fi€ld Specifications.

c. - one (1) 90’ diamond baseball field with fences and
backstops, containment netting, concrete bleacher pads to meet all ADA

‘acces&bxhty standards and 1o accommodate the bleachers shown on Sheet

13 of the CDP/FDP, sodded turf and irrigation all in accordance with the
Field Specifications; Rootzone Mix shall be used at a minimum depth of
6" in the turf area and shall be in accordance with the Field Specifications.

d. sidewalks a{fnd access trails as depicted on Sheet 13 of the

. CDP/FDP, including off-site pedestnan access to the Park; all trails shall

meet the standards set by the Americans with Disabilities Act
Accessibility Guidelines;

€. a finished asphalt parking lot built to PFM standards
containing 270 parking spaces, with lighting;

f. seeding of the area of the portion of the Park intended for
recreational use, but not improved with the athletic fields or other facilities
such as parking, according to Field Specifications for general grounds;

2 Jandscaping in the parking lot and at the penphera] areas of
lhe Park to PFM and Zoning Ordinance standards.

V. The dedication of the Park to FCPA shall occur within thinty (30)
days following substantial completion of the improvements listed in
subparagraph B. above and acceptance of such improvements by the Park
Authonty for mainienance. For the rectangular fields, this shall occur,
subject 10 delays outside of the Applicant’s reasonable control not Jater
than fourteen (14) months from the time that play is permanently ceased
on any of the existing fields Jocated in the area previously Jeased to the
CY A (as such cessation is determined by CY A with a certified letter sent
to the Director of the Zoning Evaluation Department, the Sully District
Supervisor and FCPA executed by CYA and the Applicant and specifying
such date of cessation). With respect to the diamond fields, this shall
occur one growing season beyond the 14 months to allow sod on the
diamond fields to take root prior to those fields.

Applicant shall obtain a bond as security for the public improvements
necessary 10 construct the Park shown on Sheet 13 of the CDP/FDP and
referenced herein. Such bond shall comply with all the rating
requirements set forth in Section 2-0600 of the PFM. Should applicant not
substantially complete the parks within the imeframes noted above, then
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no bond extension shall be granted by Fairfax County nor shall any. RUPs
or Non RUPS be issued on Blocks 1, 2, 3 and 4 until such completion. ‘
However, upon demonstration by the Applicant that, despite diligent '
efforts by the Applicant, provision of the fields have been unreasonably
delayed by others or matters outside the Applicant’s control ag détérmined
by the Zoning Administrator, the Zoning Administrator may agree to the
issuance of 50% of RUPs or Non RUPs for such Blocks 1,2,3 and 4 and a
later date for the completion of the fields at which time the remainder of
the RUPs or Non RUPs may be issued. Additionally, prior to substantial
completion of the fields, the Applicant shall not be entitled to RUPs and
Non RUPs for more than 50% of the maximum permitted square footage’
in Blocks 1, 2, 3 and 4 in the aggregate. Substantial completion shallbe
defined as the date determined by an-independent certified landscape
architect or professional engineer paid for by the Applicant, but reporting
10 the County, that the improvements to be provided pursuant to this
Proffer are available for their intended purpose and substantially complete
(except for growing season permitied for sod for the diamond fields) in
accordance with the site plans therefore and the Field Specifications.
Failure to substantially complete the fields within the timeframes above

shall not impact the issuance of RUPs or Non RUPs for Blocks 5, 6,7, 9
and 10.

vi. Any debris or waste on the Park parcel shall be removed prior to
dedication as determined by FCPA. Prior 1o dedication the Applicant shall
arrange a walk-through inspection with the Park Authority Land
Acquisition Manager, Area 5 Operations Manager, and Resource
Management Divisjon representative to demonstrate successful

completion of this requirement.

vil. Applicant shall involve FCPA 1n various stages of the site design
process (including at (i) schematic, (i1) design, development and (ii1) final
permit drawings) and incorporate comments of FCPA that are consistent
with the Field Specifications. FCPA Project Management staff shall be
provided access during the construction process if they desire to monitor
that the Park is built according to the Field Specifications.

Schools Contribution

The Applicant shal) contribute $247.500 10 DPWES for transfer to the

Fairfax County School Board as its public school contribution for this rezoning
application, with such sum 1o escalate from the date of rezoning approval to the date of

payment by the increase in the Consumer Price Index for all urban consumers (CPI-U),

1982-1984 = 100 (not seasonably adjusted).
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B.  The contribution shall be paid in four (4) equal installments as a
prerequisite 1o the issuance of a building permit for the 200", 400™, 600" and 800" unit,
respectively, for any residential building on the Property.

COMMUNITY SITE AMENITIES AND RECREATIONAL FACILITIES
CONTRIBUTION ‘

40.  Community Site Amenities. The Applicant shall provide the community
amenities and active and passive recreation areas and plaza areas generally as depicted on
Sheets 11 and 12 of the CDP/FDP. The general quality and character of such areas are
set forth on Sheet 18 of the CDP/FDP. The exact elements that comprise such amenities
shall be determined at time of site plan for the buildings adjacent to such amenities and
such amenities shall be constructed at the same time as the adjacent buildings.

Additional site amenities may be provided at time of site plan provided they are of the
quality and character of those set forth ori Sheet 18 of the CDP/FDP. At a minimum such
active site amenities shall include two (2) sport courts, one or more pools, and a
clubhouse and/or fitness center. :

41. Recreational Facilities Contribution. The Applicant shall contribute $955 per
Non ADU residential unit for the total number of Non ADU residential units to be
constructed on the Property with such payment to be made in accordance with Section
16-404 of the Ordinance. Credited against said contnbution shall be the cost of any
recreational improvements located on the Property for residents or guests only, whether
located inside or outside, such as swimming pools, health clubs and related facilities.

AFFORDABLE DWELLING UNITS/WORKFORCE HOUSING

42, ADUs. The Applicant shall provide Affordable Dwelling Units within the
residential buildings to be constructed on the Property consistent with the provisions of
Section 2-800 of the Ordinance, unless modified by the ADU Advisory Board. Prior to
site plan approval for any building required to provide ADUs, the Applicant shall provide
calculations for the required number of ADUs in such building to DPZ for review and
approval. Nothing contained in these proffers shall be deemed to alter the administration
of the ADUs or the number of ADUs required to be provided pursuant to Part 8 of
Article 2. Five percent (5%) of the total number of residential units shall be ADUs.

43. Intent. Proffers 44 through 55 set forth the elements of a work-force housing
program that js intended 10 provide housing units on the Property that will be affordable
1o future residents who have a median household income of 70% to 90% of the
Washingion D.C. metropolitan statistical area median household income ("MHI"), in
order 1o preserve and expand the housing options available in the County, as set forth
below.

44. Definitions: The following terms used mn these Proffered Conditions shall be
defined as follows, unless specifically modified:
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Market-Rate Units. Dwelling units approved on the Property that are not subject
to either the price/rental restrictions of Pant 8 of Article 2 of the Zoning Ordmance or,
these proffered conditions. -

Work-Force Unils. DweIIing‘unils approved on the Property subject 16 the'
price/rental restrictions of these profiered conditions, but not required
pursuant to Part 8 of Article 2 of the Zoning Ordinance.

45. Work-Force Units. A total] of three percent (3%) of the dwelling units built on the
Property shall be Work-Force Units. The creation of Work-Force Units may occur in -
‘-»:phases concurrent with the phasing of development/construction of the Property and may -
- be located entirely within any single residential building on the Property. As such, Work-
Force Units provided at any given phase of development shall not be required to be
equivalent to the three percent (3%); provided that the total number of Work-Force Units
at the completion of all development shall satisfy the three percent (3%) overall
requirement. 1f the Applicant, at its option, elects to increase the percentage of ADUs
‘provided on the Property above five percent (5%) of the total number of dwelling units,
then the Work Force Units required may be reduced on a unit by unit basis for each ADU
in excess of 5% of the total number of units.

Sale. The Work-Force Units approved on such site plans, if offered as for-sale
units, shall be provided 10 owner(s) whose MH1 is up to seventy percent (70%) of
MH]1 for a studio, eighty percent (80%) for a one bedroom and ninety-percent
(90%) for a two bedroom. ("Work-Force Sale Units™) .

Rental. The Work-Force Units approved on such site plans, if offered as rental
units, shall be provided 1o renter(s) whose MHI is up to seventy percent (70%) of
MH]1 for an efficiency, eighty percent (80%) for a one bedroom and ninety percent
(90%) for a two bedroom. ("Work-Force Rental Units")

When the required Work-Force Units that are calculaied in accordance with the above
paragraphs result in a fraciional unit less than 0.5, the number shall be rounded down to
the next whole number and any fractional unit greater than or equal to 0.5 shall be
rounded up 1o next whole number.

46.  Designation on Approved Site Plan. The approved site plan for the respective
residential buildings shall designate the number of Work-Force Units, ADUs, and
Market-Rate Units by bedroom count. The Applicant shall determine the intenor
amenities, including the number of bedrooms, for each Work-Force Unit provided. Not
more than one-third of the Work-Force Units shall be studios and not more than two-
thirds of the Work-Force Units shall be studios and one bedroom units. The interior
amenities, at a minimum, shall be equivalent 10 the interior amenities provided for ADUSs.
1f the development of the residential buildings is phased or developed in sections, then
the approved site plan for the respective residential buildings shall also contain
tabulations of the 1o1al number of Work-Force Units, ADUs and Market-Rate Units by
bedroom count on the Propernty.
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47.  Timing of Provision of the Work-Force Units. RUPs shall not be issued for more
than eighty percent (80%) of all of the total dwellings units approved on the Propeny,
until RUPs have been issued for the required Work-Force Units required pursuant to this
Proffer. Furthermore, the.development agreement and its security: (bond, letter of credit

etc.), shall not be released-unti] all of the Work-Force'Units approved on the respective
site p]an have been issued RUPs. ’

48. Subject to the Administrative Provisions of the ADU Ordinance. It is intended
that the Work-Force Units shall be administered in a like-fashion as ADU Units pursuant
to Part 8 of Article 2 of the Zoning Ordinance in effect at the time of the execution of
these proﬁ'cred conditions. The following specific provisions of the Zoning Ordinance
shall apply to administration of the Work-Force Units: Sections 2-805,2-806, 2-807, 2-
810, 2-811, 2-812, 2-813, 2-817, and 2-818, including the recordation of the appropn’ate
restrictive covenants in the land records of Fairfax County, except where such provisions
directly conflict with these Proffered Conditions. When these Proffered Conditions
conflict with the administrative section(s) of the Zoning Ordinance, these Proffered
Conditions shall eontrol, including, but not imited 1o, the calculation of the sale/resale
price and rental rates of Work-Force Units.

49. Administrative Coniribution. Prior to the issuance of any RUP for a Work-Force
Sale Unit, the Applicant shall contribute $100 per Work-Force Unit shown on the
approve site plan 1o FCRHA. Such funds shall be uuhzed by FCRHA for administration
of the Work-Force Sale Units.

50. Allemative Administration. Notwithstanding Proffer 48 above, the Applicant
reserves the right to negotiate with the appropriate Fairfax County agency, o enter into a
separate binding written agreement solely as to the terms and conditions of the
administration of the Work-Force Units afier the approval of this rezoning. The requisite
number and pricing/rents of Work-Force Units provided pursuant 1o these Proffered
Conditions shall not be altered in any manner by such an agreement. Such an agreement
shall only consider administrative issues on terms mutually acceptable to both the
Applicant and Fairfax County and may only occur afier the approval of this rezoning and
when the revisions have been deemed 10 be in substantial conformance with these
Proffered Conditions. Fairfax County shall be in no manner be obligated to execute such
an agreement. If such an agreement 1s executed by all applicable parties, then the Work-
Force Units shall be administered in accordance with such an agreement, and Proffer 48
above may become null and void.

S1. Intentionally Deleted.

.05
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52. Work-Force Sale Units - Initial Sales Price. | The initial sales price for each Work-
Force Sale Unit shall be determined in accordance with the following formulas and as
approved by FCRHA: ' :
A For Work-Force Sale Units EAN

100% of MHI] times the following adjustment factors

Two Bedroom = 90%

One Bedroom = 80%

Studio =.70%

B.  Multiply the result by thirty-¢ight percent (38%) and divide by twelve (12).
1o determine the monthly ,sheher payment. Then subtract the following:

i Estimated monthly property tax. Such tax shall be based on the
Fairfax County property tax rate in effect at the time of the sale, and to
include any future or addifiona] property taxes for such property, whether
imposed by the County, Commonwealth or Federal Government;

i
i. Estimated monthly homeowners insurance. Such insurance shall be
based on the estimated insurance required by a lending institution to
secure a Joan on a similar dwelling unit;

1l Estimated monthly community association fees. Such fees shall be
based on the actual average association monthly fees assessed against the
unit for the prior calendar year. Community association fees shall not be
included for formula for the initial sale of any Work-Force Unit;

1v. Estimated monthly utilities. Such utilities shall be based on the
actual average monthly utilities used by the unit for the prior calendar
year. Utility fees shall not be incJuded for formula for the initial sale of
any Work-Force Unit;

C. Convert the resulting estimated monthly payment, utilizing the interest-
rate on a 30-year fixed-rate Joan (assuming a loan of 90% of the Purchase Price) as
published by Freddie Mac thirty (30) days prior to any closing and round the result to the
nearest whole number, 10 establish maximum sales price for the unit. The actual sales
price may be Jess than the calculated maximum at the discretion of the Applicant.

The Applicant or any subsequent seller shall provide a copy the sale price calculation to
FCRHA prior 1o closing on the sale of any Work-Force Sale Unit. The initial MHI to
determine such initial maximum sale price shall be based vpon the date of the issuance of
the first RUP for any Work-Force Sale Unit. At a minimum, the MHI and the maximum
sale price, as calculated above, shall be adjusted once a year, starting on January 1 of the
nex1 calendar year, and annually thereafier. The Apphcant reserves the right to make
more frequent adjustments. A copy of such annual calculation or any permitted
adjustments shall be provided to FCRHA. The MH] shall be the most recent published
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MHI as contained in the American Community Survey of the U.S. Census, or other
* applicable publication as determined by FCRHA in consultation with the Applicant.

53.  Work-Force Rental Units - Rental Ratés. The maximum monthly rental each
Work-Force Unit may be.offered at shall be determined as follows:

.Work—Fprce Renta}\ Units

100% of MHI times the following adjustment factors
Two Bedroom = 90%

One Bedroom = 80%

Efficiency = 70% ‘

Divide the result by twelve (12), then multiply by 25% and round to the nearest whole
number to establish the maximum momh]]'y rent for the unit.

The initial MH1 10 determine such initial maximum monthly rent shall be
determined from the date of the issuance of the first RUP for any Work-Force Unit. The
MH] and the maximum monthly rent, as calculated above, shall be adjusted once a year,
starting on January 1 of the next calendar year, and annually thereafier. A copy of such
annual calculation shall be provided to FCRHA. The MHI shall be the most recent
published MHI as contained in the American Community Survey of the U.S. Census, or
other applicable publication as determined by FCRHA in consultation with the Applicant.
Following the expiration of ten (10) years from the issuance of the first RUP for a
building containing a ‘workforce rental unit, Housing and Community Development may,
in conjunction with the then owner of such unit, reset the rental formula to ensure that the
rents are still affordable 10 individuals within the targeted income levels.

54. Compliance with Federal. State. and Other Local Laws/Severability. 1f it is found
by a court of competent jurisdiction, that any portion of these Proffers related to
providing Work-Force Units violate any Federal, State or other local law, then the
offending portion of the proffer shall be deemed null and void and no longer in effect. All
remaining conditions of these Proffered Conditions shall remain in full force and effect.

55. Condominium Conversion, If a residential building was initially built as a rental
project, then is subsequently converted to a condomimium project, any existing Work-
Force Units shall be maintained as Work-Force Units and shall be administered as Work-
Force Sale Units. The restrictions on the Work-Force Sale Units shall be disclosed in the
condominium declaration.

56. Disclosure. The requirements for administration and price of all for sale Work-
Force Units shall be disclosed 1o all prospective purchasers and be recorded among the
land records as a restrictive covenant. The form of such covenant shall be approved by
the County Attorney.



K1l

XI1H.

X1V,

X1V,

NOISE ATTENUATION MEASURES

57. Prior 1o site plan submission for the first residential building fronting along K
Centreville Road, the Applicant shall provide 1o DPWES and DPZ an acoustical study
("Study") for review and approval in accordance with DPZ established guidelines for
studies, 1o assess the impact of transportation noise from Centreville Road on the

. proposed development based on final residential building Jocations. The Study shall

utilize standard measures 1o evaluate noise, and shall confirm existing mapped noise
contour intervals and as a condition of site plan approval shall demonstrate that exterior
wall construction techniques that are to be provided will ensure that a maximum interior

. noise level of approximately DNL 45 dBA shall be achieved for any dwelling unit and
" that the Study shows will be exposed 10 noise levels in excess of DNL 65 dBA.

All.units that require intenor or exterior structural noise alteration shall be identified on
the site plan.

COMMUNITY ASSOCIATION

58. Prior 1o issuance of the first RUP or Non-RUP for the Property, the Applicant
shall establish a “Community Association” in accordance with Virginia law. Such
Community Association may consist of an umbrella owners association for the entire
Property (or the existing Bristo]l Owners Association, which is the master association to
which the Property is presently subject), as well as individual sub associations or
condominium owners’ associations (“COAs”) formed for specific buildings or groups of
buildings. At a minimum, each COA, all residential units (unless represented by and
included in a COA) and the owners of each office and/or retail building shall be members
of the Community Association. The Community Association shall be responsible for the
obligations specifically identified in these proffers, including all maintenance, TDM, and
notification obligations. The Community Association documents or any residential lease
of the units shall disclose the Property’s proximity to Dulles Airport and the potential {or
expansion of airport operations and resultant potential noise impact.

WETLANDS PERMIT.

59. The Applicant shall contact with the US Army Corps of Engineers in wnting prior
10 the final site plan approval to determine whether or not any action is required to ensure
compliance with § 404 of the Clean Water Act. If any action is required, the applicant
shall complete such action as may be required by Section 404 prior to grading the
impacted area prior to sile plan approval.

ROUTE 28 TAX DISTRICT

60. The Applicant shall provide prepayment of taxes that would be lost to the Route
28 Transponation Improvements Tax District by reason of the rezoning of a portion of
the Property for residential uses in accordance with the formula and provisions as
adopted by the Board of Supervisors for optional residential development within the
Route 28 Tax District. The portion of the Property for which the Applicant shall prepay
the Route 28 1axes shall be the land arees that include residential development, being
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generally those areas east of the North/South Connector Road and north of the
Community Plaza. Applicant agrees 10 prompily subdivide such residential area so that it
is a separate tax parcel. The prepayment of taxes shall be made within sixty (60) days
following the date on which-an ordinance approving the Applicant's requested rezoning
and these associated proffers is enacted. The Applicant recognizes that failure 1o provide
payment to the County in the full amount determined by the Board's formula within 60
days of'the Board of Supervisors approval of the rezoning and final development plan
shall mean that this rezoning and final development plan approval as requested by the
Applicant shall not become effective and that this rezoning and final development plan
decision shall be void in accordance with Virginia Code Section 15.2-4608(C).

|
w

|
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IV.  COUNTERPARTS
These Proffers may be executed in one or more counierparts, each of which whenso -,
Erpecmed shall be deemed an original and a]l of which when taken together shall constitute bui

e and the same instrument. » A

14

. OWNER:

EDS INFORMAT]ON SERVICES L.L.C.

} N:._, o By: (\\\, { V( p \/, &bi
‘ . Ronald P. Vargo
Excentive-Viee Prestdemand M‘f“&’-‘b
fFasneial-O S
; G}ﬂ } %G%I :\\0\9
\x\'L

APPLICANT:

LPC COMMERCIAL SERVICES, INC

By:

Its:
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XV. COUNTERPARTS

These Proffers may be executed in one or more counterparts, each of which when so
executed shall be deemed an ongmal and all of which when taken together shall constitute but
one and the same instrument.

OWNER:

EDS INFORMATION SERVICES, INC.

By: I
|

Iis: |
|

APPLICANT:
LPC COMMERCIAL SERVICES, INC

o Y Kfitae

wll'llam M. Hickev,
Its: Senior Executive V e President
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FINAL DEVELOPMENT PLAN CONDITIONS
FDP 2006-SU-007

November 29, 2006

If it is the intent of the Planning Commission to approve Final Development Plan Amendment
FDP 2006-SU-007, on property located at Tax Map 24-4 ((1)) 6B pt. and 6C, staff
recommends that the Planning Commission condition the approval by requiring conformance
with the following development conditions, which supersede all previously approved
conditions.

1.

The courtyards in Buildings G and | and the plaza adjacent to Building M shall be
consistent in quality and character to those depicted for Buildings F, including a formal
lawn, a focal element and seating areas, and H as shown on Sheet 18 of the
CDP/FDP.

Additional landscaping from that shown on the FDP shall be provided in Blocks 8 and
9 to enhance the buffer separating their respective parking areas from the athletic
fields.

To allow for greater environmental benefits and for more open space, landscaped
islands shall be provided within the surface parking lots of Blocks 1, 2, 8, 9and 10. A
reduction in the number of parking spaces shall be permitted to achieve this; however,
in no event shall the number of parking spaces be less than that required by the
Zoning Ordinance.

All signage shall be architecturally compatible with the buildings in terms of style, color
and materials. The location of all signs shall comply with the provisions of Article 12 of
the Zoning Ordinance, irrespective of that shown on the FDP.

All lighting shall meet or exceed the standards set forth in the Zoning Ordinance for
outdoor lighting at the time of site plan review, with final determination made by
Department of Public Works and Environmental Services staff. The submission of a
photometric study shall also be required for the athletic fields.

As the site contains a Fairfax Water easement, the site plan shall be reviewed and
approved by Fairfax Water. As requested by Fairfax Water, the recordation of an
amendment to the existing easement agreement shall also be required prior to site
plan approval.

If approved by DPWES, stormwater management and Best Management Practices
(BMPs) may shall be accomplished through the expansion of the existing stormwater
detention and BMP pond located at Tax Map 24-4 ((1)) Parcel 6B in accordance with
the requirements of the Fairfax County Public Facilities Manual (PFM) unless waived
or modified by DPWES. If such facility is expanded, in order to restore a natural
appearance to the existing stormwater management facility, a landscape plan shall be
submitted as part of the first submission of the site plan. This landscaping plan shall
show landscaping in all possible planting areas of the pond, in keeping with the
planting policy of Fairfax County. This landscape plan shall also show a variety of tree
species, of various sizes, to be planted throughout. No RUP's shall be issued until the
facility is planted.




RZ/FDP 2006-SU-007 Page 2
PCA 75-2-016-03

8. Forty (40) Fifty-{50) of the residential units shall be live/work units, with such units
being defined as residential units constructed as part of a nonresidential use.




APPENDIX 6

County of Fairfax, Virginia
MEMORANDUM

DATE: September 26, 2012

TO: Barbara Berlin, Director
Zoning Evaluation Division, DPZ

FROM: Pamela G. Nee, Chief ¥~/
Environment and Development Review Branch, DPZ

SUBJECT: Land Use Analysis & Environmental Assessment:
PCA/FDPA 2006-SU-007 (Timber Ridge at EDS)

The memorandum, prepared by Scott Brown, includes citations from the Comprehensive Plan
that provide guidance for the evaluation of the development plans and PCA plat dated March 20,
2012 and revised through August 22, 2012; and draft proffers dated August 23, 2012. The extent
to which the application conforms to the applicable guidance contained in the Comprehensive
Plan is noted. Possible solutions to remedy identified issues are suggested. Other solutions may
be acceptable, provided that they achieve the desired degree of mitigation and are also
compatible with Plan policies.

DESCRIPTION OF THE APPLICATION

The applicant, Timber Ridge at EDS, LLC, is requesting a proffered condition amendment and
final development plan amendment for a 37.4-acre portion of a 66.88-acre development
approved in 2007 as RZ 2006-SU-007. The 2007 approval rezoned the entire 66.88 property
from the 1-5 District to Planned Residential Multifamily (PRM) to permit development of up to
1,159 multifamily residential units, 107,350 square feet of retail, and 640,600 square feet of
office use with an overall site floor area ratio (FAR) of 0.69.

The 37.4 acre site under the subject PCA/FDPA is the residential portion of the overall
development, and included all of the 1,159 multifamily residential units within eight buildings,
as well as 30,750 square feet of retail floor area distributed between the ground floor of two of
the residential buildings, as well as a 1-story standalone building of 3.500 square feet proposed
within the median of Main Street. Through the subject application, the applicant proposes to
eliminate all retail floor area within the subject property and modify the residential component to
720 multifamily units and 85 single-family attached units (805 units total). To accommodate this

Department of Planning and Zoning
Planning Division
12055 Government Center Parkway, Suite730

Fairfax, Virgima 22035-5509 j
Phone 703-324-1380
Excellence * Innovation * Stewardship Fax 703-324-3056 ::::.;:'I':Ig
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Barbara Berlin
PCA/FDPA 2005-SU-007
Timber Ridge at EDS
Page 2

mix of unit types, there are modification to the alignments of internal streets, areas of open
space, and the location of recreational amenities.

Four types of residential buildings are proposed:

* Type A includes two 4-story buildings that wrap around a shared parking garage and
three interior courtyards.

e Type B buildings are 10-, 12-, 14- or 16-unit buildings with a stacked townhouse style.
Each building is four stories.

e Type C structures are 5-story apartment-style buildings with 36 units each. There are a
total of 5 buildings of this type proposed.

¢ Type D buildings are three-story rear-loaded townhomes, each with 5 units per building.
There are a total of 17 Type D buildings proposed on the site. A waiver of the 200 square
foot privacy yard requirement is requested for these buildings.

LOCATION AND CHARACTER OF THE AREA

The overall 66.88-acre development area is bounded by Centreville Road on its east side and on
its west by North-South Collector Road. The majority of the overall site is undeveloped, except
for EDS Fields, a recreational ball field complex at the southeast corner of the property
extending from the Wall Road/Centreville Road intersection.

The subject property includes a 33.74-acre section of the area approved in RZ/FDP-2006-SU-
007. It is bounded to the east by Centreville Road and to the north by a power line easement.

The western and southern boundaries are the approved future roads of North-South Collector

Road and Main Street, respectively.

Surrounding development includes single-family residences to the east and southeast across
Centreville Road; a mix of industrial buildings and office buildings to the south side of Wall
Road; additional undeveloped land to the west between the subject property and EDS Road; and
primarily office uses to the north up to McLearen Road. Dulles International Airport
easternmost runway is located approximately three quarters of a mile to west of the subject
property, and portions of the overall development area are located within the Airport Noise
Impact Overlay District (ANOID).

COMPREHENSIVE PLAN CITATIONS:
Land Use

Fairfax County Comprehensive Plan, 2011 Edition, Fairfax Center Area, as amended through
April 26, 2011, Land Unit Recommendations, Land Unit Q, Sub-unit Q9, p. 101-103:

“Land Use

1. This land unit is planned and approved for high-quality, campus-style office uses in the
range of .50 to 1.0 FAR to promote development that is compatible with similar existing

0:2012_Development_Review_Reports\Rezonings\PCA_FDPA_2006-SU-007_(Timber Ridge at EDS)_envlu.docx
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and approved development in this area. Consistent with the higher intensity recommended,
the area near the intersection of McLearen Road and Route 28 should be considered as a
future transit stop, given its central location and potential as a focal point along the Route
28 corridor. The higher intensity planned for Parcels 24-4((3))1-4 is contingent upon the
provision of transit.

2. Asan option, a training facility or hotel/conference center may be appropriate if integrated
with existing office uses. These optional uses should be oriented away from Centreville
Road.

3. Asan option, mixed use up to .70 FAR may be considered within Land Unit D-3 to create a
high quality mixed use node where office, retail, recreation and residential uses are
provided. In addition to areawide guidance, this option should address the following site-
specific conditions:

. The development application should encompass the approximately 67-acre portion of
the land unit south of EDS Drive, east of the EDS corporate complex, and bounded
by Wall Road and Centreville Road.

. The mixed use development should include the following mix of uses (the
percentages are approximate):

- Retail use, 5-10%.
- Office use, 20-30%
- Residential units, 50-70%

In addition, other uses, such as institutional, may also be appropriate.

. The trip generation of the mixed use development should meet the Performance
Criteria for Optional Uses found in the Dulles Suburban Center Overview, and result
in significantly fewer peak-hour trips than the office use planned at the baseline.

. Retail use should be integrated with other uses. Restaurants are encouraged to serve

both residents and visitors to the area. A grocery store and drug store are also
desirable uses.

0:201 2 Development Review Reports'Rezonings\PCA_F DPA_2006-SU-007 (Timber Ridge at E DS) enviu.docx



Barbara Berlin
PCA/FDPA 2005-SU-007
Timber Ridge at EDS
Page 4

]
Washington Dulles
Intemational Arpod

&
8
]
[
@

PUBLIC
FACILITY

. Sully Road

= UNITD-3
OFFICE

LAND
UNIT D-4

I
f——

PUBLIC
~ FACILITY .

LAND UNIT D-3 FIGURE 18
LOCATION AND COMPREHENSIVE PLAN MAP DESIGNATION

0:2012_Development_Review Reports\Rezonings\PCA_FDPA_2006-SU-007_(Timber Ridge at EDS)_envlu.docx



Barbara Berlin
PCA/FDPA 2005-SU-007
Timber Ridge at EDS

Page 5

Ld

Residential use should provide a mix of unit types, including live/work units, for a
total of approximately 900-1000 units. Live/work units are defined as the
combination of a private residence with a professional office, retail or other non-
residential use.

An active recreation area with at least five athletic fields and provision of parking on
or adjacent to the site or in a shared parking arrangement with adjacent

uses. Facilities should be developed according to Fairfax County Park Authority
standards in consultation with FCPA staff. This park should be dedicated to the
Fairfax County Park Authority.

A plaza in the village center should provide usable open space for public events and
casual recreation use.

Office use is integrated into the both the village center and elsewhere in the
development.

To ensure needed access and circulation for this development option, a public road
connection between Wall Road and EDS Drive should be provided.

Pedestrian links should provide a safe and pleasant walking environment.

Parking should be mostly in structured garages. However, surface lots and on-street
parking should be used to promote street activity and convenience to retail uses.

Development along Centreville Road should be set back 50-100 feet, depending on
the applicant’s proposed land use, design and height of buildings, and the amount and
quality of the landscaping provided.

There may be a need for an additional high school in the western portion of the
county served by Westfield, Chantilly and Centreville High Schools because of
existing and projected overcrowding at this level. If a high school site has not been
acquired by the time a rezoning application is under review, then the applicant must
demonstrate that the school impacts of the residential development can be mitigated
by other means that meet the approval of Fairfax County. Mitigation measures may
include, but are not limited to:

1.  Provision of land for additional facilities, such as vocational training, academy
programs and adult learning centers, examples of programs that are currently
provided at existing schools which could be relocated to the site that is the
subject of the rezoning application;

2. Financial contributions that would facilitate the acceleration and/or construction
of new facilities or the expansion of existing facilities;

0:2012_Development_Review_Reports\Rezonings'\PCA_FDPA_2006-SU-007_(Timber Ridge at EDS)_envlu.docx
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3. Financial contributions for, or donations of, equipment and other items that
increase the utilization or efficiency of existing facilities; and
4. Measures that facilitate the better utilization of existing school facilities from an
operational standpoint or other solutions to increase utilization of under-
capacity schools.”
Environment

The Comprehensive Plan is the basis for the evaluation of this application. The assessment of
the proposal for conformity with the environmental recommendations of the Comprehensive
Plan is guided by the following citations from the Plan:

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as amended
through July 27, 2010, pages §-9.

“Objective 2: Prevent and reduce pollution of surface and groundwater resources. Protect
and restore the ecological integrity of streams in Fairfax County. ...

Policy k:  For new development and redevelopment, apply better site design and low impact
development (LID) techniques such as those described below, and pursue
commitments to reduce stormwater runoff volumes and peak flows, to increase
groundwater recharge, and to increase preservation of undisturbed areas. In order
to minimize the impacts that new development and redevelopment projects may
have on the County’s streams, some or all of the following practices should be
considered where not in conflict with land use compatibility objectives: The
concentration of growth in mixed-use, transit-oriented centers in a manner that
will optimize the use of transit and non-motorized trips and minimize vehicular
trips and traffic congestion.

e Minimize the amount of impervious surface created. Site buildings to
minimize impervious cover associated with driveways and parking areas
and to encourage tree preservation. here feasible, convey drainage from
impervious areas into pervious areas.

e Encourage cluster development when designed to maximize protection of
ecologically valuable land.

e Encourage the preservation of wooded areas and steep slopes adjacent to
stream valley EQC areas.

¢ Encourage fulfillment of tree cover requirements through tree preservation
instead of replanting where existing tree cover permits. Commit to tree
preservation thresholds that exceed the minimum Zoning Ordinance
requirements.

0:2012_Development Review Reports\Rezonings\PCA_FDPA 2006-SU-007 (Timber Ridge at EDS) enviu.docx
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e  Where appropriate, use protective easements in areas outside of private
residential lots as a mechanism to protect wooded areas and steep slopes.

e Encourage the use of open ditch road sections and minimize subdivision
street lengths, widths, use of curb and gutter sections, and overall
impervious cover within cul-de-sacs, consistent with County and State
requirements.

e Encourage the use of innovative BMPs and infiltration techniques of
stormwater management where site conditions are appropriate, if
consistent with County requirements.

e Apply nonstructural best management practices and bioengineering
practices where site conditions are appropriate, if consistent with County
requirements.

s Encourage shared parking between adjacent land uses where permitted.

o Where feasible and appropriate, encourage the use of pervious parking
surfaces in low-use parking areas.

e Maximize the use of infiltration landscaping within streetscapes consistent
with County and State requirements. . . ”

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as amended
through July 27, 2010, page 10:

“QObjective 3: Protect the Potomac Estuary and the Chesapeake Bay from the avoidable
impacts of land use activities in Fairfax County.

Policy a. Ensure that new development and redevelopment complies with the County's
Chesapeake Bay Preservation Ordinance, as applied to Chesapeake Bay
Preservation Areas adopted by the Board of Supervisors as generally depicted
in Figure 5 of the Chesapeake Bay Supplement to the Comprehensive Plan, as
may be amended by the Board of Supervisors.”

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as amended
through July 27, 2010, pages 11-12:

“Objective 4: Minimize human exposure to unhealthful levels of transportation
generated noise.

Policy a: Regulate new development to ensure that people are protected from
unhealthful levels of transportation noise.

Policy b: Reduce noise impacts in areas of existing development.

0:2012 Development Review Reports\Rezonings\PCA_FDPA_ 2006-SU-007 (Timber Ridge at EDS) envlu.docx
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FIGURE 3

New development should not expose people in their homes, or other noise sensitive
environments, to noise in excess of DNL 45 dBA, or to noise in excess of DNL 65 dBA in the
outdoor recreation areas of homes. To achieve these standards new residential development in
areas impacted by highway noise between DNL 65 and 75 dBA will require mitigation. New
residential development should not occur in areas with projected highway noise exposures
exceeding DNL 75 dBA. Because recreation areas cannot be screened from aircraft noise and
because adverse noise impacts can occur at levels below DNL 65 dBA, in order to avoid
exacerbating noise and land use conflicts and to further the public health, safety and welfare,
new residential development should not occur in areas with projected aircraft noise exposures
exceeding DNL 60 dBA. Where new residential development does occur near Washington
Dulles International Airport, disclosure measures should be provided.”

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as amended
through July 27, 2010, pages 19-21:

“Objective 13:  Design and construct buildings and associated landscapes to use
energy and water resources efficiently and to minimize short- and
long-term negative impacts on the environment and building
occupants.

Policy a. Consistent with other Policy Plan objectives, encourage the
application of energy conservation, water conservation and other green
building practices in the design and construction of new development and
redevelopment projects. These practices can include, but are not limited
to:

- Environmentally-sensitive siting and construction of development.

0:2012 Development_Review Reports\Rezonings\PCA FDPA_2006-SU-007_(Timber Ridge at EDS) envlu.docx



Barbara Berlin
PCA/FDPA 2005-SU-007
Timber Ridge at EDS
Page 9

- Application of low impact development practices, including
minimization of impervious cover (See Policy k under Objective 2
of this section of the Policy Plan).

- Optimization of energy performance of structures/energy-efficient
design.
- Use of renewable energy resources.

- Use of energy efficient appliances, heating/cooling systems,
lighting and/or other products.

- Application of water conservation techniques such as water
efficient landscaping and innovative wastewater technologies.

- Reuse of existing building materials for redevelopment projects.

- Recycling/salvage of non-hazardous construction, demolition, and
land clearing debris.

- Use of recycled and rapidly renewable building materials.

- Use of building materials and products that originate from nearby
sources.

- Reduction of potential indoor air quality problems through
measures such as increased ventilation, indoor air testing and use
of low-emitting adhesives, sealants, paints/coatings, carpeting and
other building materials.

Encourage commitments to implementation of green building practices through
certification under established green building rating systems (e.g., the U.S. Green
Building Council’s Leadership in Energy and Environmental Design (LEED®) program
or other comparable programs with third garty certification). Encourage commitments
to the attainment of the ENERGY STAR™ rating where applicable and to ENERGY
STAR qualification for homes. Encourage the inclusion of professionals with green
building accreditation on development teams. Encourage commitments to the provision
of information to owners of buildings with green building/energy efficiency measures

that identifies both the benefits of these measures and their associated maintenance
needs.

Policy b.  Ensure that zoning proposals for nonresidential development and zoning
proposals for multifamily residential development of four or more stories
within the Tysons Corner Urban Center, Suburban Centers, Community
Business Centers and Transit Station Areas as identified on the Concept Map
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Policy c.

Policy d.

Policy e.

for Future Development incorporate green building practices sufficient to
attain certification through the LEED program or its equivalent, where
applicable, where these zoning proposals seek at least one of the following:

e Development in accordance with Comprehensive Plan Options;

e Development involving a change in use from what would be allowed as a
permitted use under existing zoning;

e Development at the Overlay Level; or
Development at the high end of planned density/intensity ranges. For
nonresidential development, consider the upper 40% of the range
between by-right development potential and the maximum Plan
intensity to constitute the high end of the range.

Ensure that zoning proposals for residential development will qualify for the
ENERGY STAR Qualified Homes designation, where such zoning proposals
seek development at the high end of the Plan density range and where broader
commitments to green building practices are not being applied.

Promote implementation of green building practices by encouraging
commitments to monetary contributions in support of the county’s
environmental initiatives, with such contributions to be refunded upon
demonstration of attainment of certification under the applicable LEED
rating system or equivalent rating system.

Encourage energy conservation through the provision of measures which
support nonmotorized transportation, such as the provision of showers and
lockers for employees and the provision of bicycle parking facilities for
employment, retail and multifamily residential uses.”

COMPREHENSIVE PLAN MAP: Alternative Uses

LAND USE ANALYSIS

The subject property is within the Dulles Suburban Center Land Unit Recommendations in
Land Unit D-3, and was approved in RZ 2006-SU-007 under the following D-3 development

option:

“As an option mixed use up to 0.70 FAR may be considered within Land Unit D-3 to create a
high-quality mixed use node where office, retail, recreation and residential uses are provided.
In addition to areawide guidance, this option should address the following site-specific
conditions . . .” [see above-listed Comprehensive Plan citations)
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In addition to the conditions of the Land Unit D-3 development option, the subject application
should also meet the Dulles Suburban Center Areawide Recommendations, Dulles Suburban
Center Design Guidelines, and Policy Plan’s Land Use section.

Use and Intensity

The overall development approved in RZ-2006-SU-007 proposed two development scenarios:
a primary plan and alternate plan. The primary plan proposed an overall FAR of 0.59 with
1,149 multi-family residential units, 361,800 square feet of office, and 98,350 square feet of
commercial/retail uses. The alternate plan proposed 1,159 multi-family units, 640,600 square
feet of office, and 107,350 square feet of commercial/retail for an overall FAR of 0.69.
Although the number of units slightly differed between the two scenarios - 10 additional units
in the alternate plan - the residential floor area proposed was 1,133,900 square feet under both.

Under the subject PCA/FDPA, the applicant proposes to change the mix of residential units to
include 85 single-family attached units and 720 multi-family units where 1,159 multi-family
units was originally approved. The maximum FAR on the subject property would be 0.79 with
approximately 1,294,602 square feet of gross floor area (GFA). This proposal would increase
the approved maximum intensity on the FDPA subject property from 1,164,650 to 1,294,602
square feet. However, this increase merely accounts for bonus density associated with
affordable dwelling units and workforce housing not previously assigned to the residential
blocks in the PRM District, and does not increase that permitted in the proffers. No change to
the overall FAR of 0.69 on the original rezoning area is proposed. In addition, the applicant
seeks to eliminate the commercial/retail component within the subject property. The applicant
is only providing one scenario for the subject property, but there remains a dual
primary/alternate plan for the overall development (the total area of the 2006 rezoning).

The Plan’s development option for Sub-unit D-3 recommends an approximate mix of uses for
retail (5-10%), office uses (20-30%) and residential (50-70%). The approved primary plan
proposed a mix of 71% residential and 6% commercial/retail, and the alternative plan proposed
60% residential and 6% commercial/retail. The addition of residential floor area and removal
of the retail floor area changes the overall mix of uses for the overall development. The
resulting mix includes a commercial retail mix of 3.9% (primary) or 3.8% (alternate) —
approximately 4% of the overall development floor area. Residential floor area would be
either 75.1% (primary) or 64.4% (alternate) of the overall development. Although the Plan’s
recommended mix of uses is approximate, the modifications proposed are less in line with the
Plan than that of the approved development plan.

Staff recommends the applicant continue to explore opportunities to maintain some level of the
original mixed-use aspect of the subject property that was approved in the rezoning.

Retail Integration

A condition under the D-3 development option states: “Retail use should be integrated with
other uses.” The approved development provided separate office, commercial/retail, and
residential sectors in the development, except that approximately 30,750 square feet of retail
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was originally proposed within the multi-family residential buildings along Main Street and
Rotary Drive.

The loss of an integrated retail component within the subject property results in the subject
application failing to achieve a development option condition that was met in the approved
development. Staff recognizes that market conditions in the Dulles Suburban Center currently
do not favor significant retail development, particularly aware from the Core Transit Area;
however, the integration of retail within the residential component was a key factor in the
acceptability of the approved development. The applicant is encouraged to pursue
opportunities to maintain an integrated mix of uses within the subject property by developing a
portion of the ground floor area of Building A along Main Street and/or Rotary Drive with
flexibility to provide retail development if future market conditions allow mixed use. There
may be opportunities to provide some non-residential uses within this space for leasing offices,
fitness centers, or other limited services in these areas of the building until such time as the
market supports additional commercial retail.

Resolution:

The applicant has proffered a commitment to providing amenity space on the first floor of
Building A along Main Street to include (but not limited to) a lobby, fitness center, business
center, and/or drop-off area. This commitment will help ensure that some level of non-
residential amenities are provided within the residential component, and will help activate the
subject property’s side of the Main Street thoroughfare.

Mix of Residential Unit Types

The redevelopment option for D-3 recommends a mix of residential unit types, including
live/work units with a total of 900-1000 units. Although the subject PCA/FDPA reduces the
number of residential units from 1,159 to 805, a greater mix would be incorporated by adding
single-family attached residences and three types of multi-family building types. No live/work
units are proposed; the applicant has stated a lack of demand for this type of development.

Residential Development Criteria

The Residential Development Criteria, Appendix 9 of the County’s Policy Plan on Land Use,
provides guidance for residential development where the Plan recommends a possible increase
in density above the existing zoning. Criterion | recommends that new residential
development provide a high quality site design for incorporating a logical, functioning layout
and relationship between the various parts of a development, as well as providing an adequate
amount of open space, landscaping and residential amenities.

For the most part, the proposed design achieves this by providing various open spaces
throughout the development. However, Block 6 on the east side of Rotary Drive, where the
majority of the single-family attached units are proposed, does not provide an open space or
other residential amenities within the block, and the applicant is requesting a waiver of the

200-square foot privacy yard zoning requirement for single-family dwellings. A justification
for the privacy yard waiver has not been provided.
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The applicant should provide an improved design for this area to allow space for providing the
required privacy yards. As this is a suburban area, rear-loaded units are not a necessary design
feature, and the proposed alleys could be eliminated to provide the required yard areas for
front-loaded units. Alternatively, the applicant could incorporate an open space with direct
access to Block 6 residential buildings in lieu of the required yards.

Resolution:

In the latest plans, the applicant is still requesting the waiver for the privacy yard requirement
for the single-family residences; however, improvements have been made to the plan that
provide a better integration of open spaces within the single-family district of the proposed
development. In particular, Block 6 now includes a passive recreational park and plaza that is
adjacent to four of the townhome ‘sticks’ and in close proximity to the remainder of the block.
All single-family buildings now have either direct frontage on, or views of, open space areas.
Although privacy yards are preferable, the applicant has provided an improved design that
would help ensure that single-family residents have immediate access to open space amenities.

Affordable Housing

The applicant intends to provide affordable dwelling units in line with current County policies.
The applicable standards would require units provided to the 80%, 100% and 120% levels of
Area Median Income. The approved development provided units affordable to lower levels of
income (70% to 90% AMI) which would not be provided under the proposed development;
however, there would be a greater number of affordable units -65 units instead of 45- even
though the total number of residential units in the development would decrease from 1,159 to
805 units. A revised proffer addressing the number of affordable units and level of
affordability is expected.

Resolution:

The applicant is proffering to ADU and WDU that is in line with the current ADU ordinance,
which would include 6.475% of the single-family units and 2.865% of the multi-family units as
Affordable Dwelling Units (ADUs). Additionally, the proffer commits 9.39% of the non-ADU
market rate units as Workforce Dwelling Units (WDUs), which will be evenly divided as units
affordable to 80%, 100% and 120% of AMI. This commitment is expected to provide a total
of approximately 21 ADUs and 65 WDUs.

Urban Design
The Design Guidelines for Dulles Suburban Center are provided to facilitate the integration of

new development with existing and future development in the Center and promote a high
quality area to live, work, shop, or visit.

The original submission of the subject application proposed modifications that staff felt created
a less desirable site design than that of the development plans approved in the 2006 rezoning.
Changes to the location and orientation of buildings and open spaces, as well as modifications
to Main Street diminished the place-making aspects of the original design and did not
incorporate open spaces and residential amenities throughout the subject property as
cffectively. Additionally, the elimination of underground and structural parking within the
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residential blocks was eliminated except for Building A, requiring more surface parking
throughout the site, contributing to a loss of open space and lack of visitor parking availability.

The original application proposed Main Street as a central retail area with a central plaza and
separated travel ways. Both sides would have been framed by buildings with ground floor
retail. The original FDPA submission significantly altered Main Street by proposing to remove
the central gathering space, eliminate the framing buildings on the north side and remove retail
uses on the north side.

The revised plans dated July 6, 2012 provide improvements over the original submission by
better integrating open space in more areas of the site, removing buildings from within
designated open spaces, and shifting one of the buildings closer to Main Street to help frame
the street as it was before. However, additional improvements would help recapture some of
the higher quality urban design character of the approved plans. This includes the previous
recommendation to provide the required privacy yards and/or incorporate additional open
space within the single-family attached residential areas. Additionally, more structured or
underground parking should be reintroduced in order to reduce the need for surface parking
and allow more open space areas.

Main Street

The central gathering space originally proposed within Main Street and the ground floor retail
component on both sides of the street provided an ideal activity center and an important tie
between the commercial and residential components of the development. As discussed
previously, the removal of all retail within the subject property eliminates the integrated mix of
uses, and by not providing any ground floor non-residential components on the north side of
Main Street there is an even starker divided between the commercial district south of Main
Street and the residential district on the north side.

Resolution:

As previously noted, the recent resubmission includes a proffer to provide amenities within
Building A along Main Street such as a lobby, fitness center or business center — uses that are
not retail, but would help to activate the subject side of Main Street. The applicant is also
proposing a drop-off area for this building, with an alternative continuous streetscape with an
indented plaza area in front of the building. Planning staff prefers the latter - maintaining a
continuous streetscape along Main Street rather than creating additional vehicular-pedestrian
conflicts.

Architecture

Although a greater mix of unit types is provided in the subject application, the applicant should
provide common architectural styles and features between the different types of buildings, so
that a unified development character is achieved. The elevations provided in the development
plans (Sheets A-1 and A-2) are illustrative; however, they show complete stylistic differences
between each building type.
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The incorporation of plazas at major building entrances or in the center of a group of buildings
is also suggested, as recommended in the Design Guidelines.

Resolution:

The new submission does not provide any changes to the architectural styles previously
proposed. Planning staff still recommends the applicant provide better uniformity in
architecture between the various building types in order to provide a common, consistent
design throughout the development.

The applicant has provided an improved layout that better incorporates central greens and
plazas throughout the community.

ENVIRONMENTAL ANALYSIS

This section characterizes the environmental concerns raised by an evaluation of this site and the
proposed development. Solutions are suggested to remedy the concerns that have been identified
by staff. There may be other acceptable solutions. Particular emphasis is given to opportunities
provided by this application to conserve the county’s remaining natural amenities.

Overall, the proposed PCA/FDPA does not present a significant difference in environmental
impacts to the subject property from that of the previously approved development.

Green Building Policy

Per the Policy Plan’s guidance on green buildings, a commitment to LEED certification is
recommended for multi-family dwellings proposed at four stories or higher, which would include
all multi-family buildings within the FDPA area which is part of the Dulles Suburban Center.
However, the development was approved in 2006 prior to the adoption of the County’s current
green building policies. Energy Star Qualified Homes for low-rise residential development at the
upper end of the Plan’s density range is also recommended per the green building policy. The
applicant has stated they would commit to one of the following programs: Energy Star Qualified
Homes, Earth Craft, or LEED for Homes. This is consistent with the County’s policies;
however, the applicant has not yet provided a proffer commitment. If a proffer for LEED for
Homes is included, the applicant should also proffer a green building escrow commitment.

Resolution:

The applicant has provided a proffer commitment for all Type D units proposed on the subject
property, which are the single-family attached residences. All single-family units will be
constructed to achieve one of the following programs: LEED for Homes Certification, Earthcraft
House Program, or Energy Star Qualified Homes. A commitment to a green building escrow is
also provided in the proffers should the applicant elect to pursue LEED for Homes Certification.
As mentioned above, multi-family residential was previously approved without a green building
commitment, and although planning staff would encourage a commitment to these units, it is not
expected in order to be in general conformance with the green building guidance of the Policy
Plan.
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Stormwater Quality and Quantity Controls

The subject property is located within the Cub Run watershed. The property contains no areas
which have been designated as Resource Protection Areas (RPA) or Environmental Quality
Corridors (EQC); however, the previous environmental assessment memo noted that pockets of
wetlands have been identified on the subject property.

During the review of the rezoning, staff asked for additional information regarding the extent of
wetlands and potential impacts from the proposed development. The applicants provided
information on the final development plan indicating the wetland areas, and the Army Corps of
Engineers issued an approved jurisdictional finding. At that time it appeared the designated
wetland area would be preserved outside of the proposed disturbance area, but planning staff
noted the applicants would be subject to a final determination from the Army Corps at the time
of site plan in order to determine the need for any mitigation, if required.

It is unclear from the previous staff report and development plans where the designated wetland
areas are located and whether the revised development plans would introduce a newly proposed
impact to those areas; however, the applicant is carrying forward a proffer ensuring coordination
with the Army Corps of Engineers and compliance with the Clean Water Act. The applicant
would complete any action needed for compliance prior to site plan approval.

Vehicular and Airport Noise

Centreville Road is the highest traffic noise generating road in the development area. An 80’
wide landscape buffer area is provided along the west side of Centreville Road, helping to ensure
that residential development is not within areas of excessive noise. The applicant is carrying
forward proffers from the approved rezoning that they will prepare and submit a noise study for
staff review and approval at the time of site plan review. This proffer also provides
commitments for building materials to mitigate noise impacts in accordance with the County’s
policies for acceptable interior noise levels. The modifications to the site under the subject
application do not create additional noise concerns beyond that of the approved development.

A portion of the overall development is within the Airport Noise Impact Overlay District
(ANOID) outside of the subject property. New residential development in close proximity to the
ANOID is subject to disclosures from the developer to prospective home buyers. The applicant
has stated they will commit to disclosing their proximity to Dulles Airport and the potential for
expansion of airport operations that could result in potential noise impacts.

PGN/STB
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APPENDIX 9
RESIDENTIAL DEVELOPMENT CRITERIA

Fairfax County expects new residential development to enhance the community by: fitting
into the fabric of the neighborhood, respecting the environment, addressing transportation impacts,
addressing impacts on other public facilities, being responsive to our historic heritage, contributing
to the provision of affordable housing and, being responsive to the unique site specific
considerations of the property. To that end, the following criteria are to be used in evaluating zoning
requests for new residential development. The resolution of issues identified during the evaluation of
a specific development proposal is critical if the proposal is to receive favorable consideration.

Where the Plan recommends a possible increase in density above the existing zoning of the
property, achievement of the requested density will be based, in substantial part, on whether
development related issues are satisfactorily addressed as determined by application of these
development criteria. Most, if not all, of the criteria will be applicable in every application;
however, due to the differing nature of specific development proposals and their impacts, the
development criteria need not be equally weighted. If there are extraordinary circumstances, a single
criterion or several criteria may be overriding in evaluating the merits of a particular proposal. Use
of these criteria as an evaluation tool is not intended to be limiting in regard to review of the
application with respect to other guidance found in the Plan or other aspects that the applicant
incorporates into the development proposal. Applicants are encouraged to submit the best possible
development proposals. In applying the Residential Development Criteria to specific projects and in
determining whether a criterion has been satisfied, factors such as the following may be considered:

o the size of the project

e site specific issues that affect the applicant’s ability to address in a meaningful way
relevant development issues

» whether the proposal is advancing the guidance found in the area plans or other planning
and policy goals (e.g. revitalization).

When there has been an identified need or problem, credit toward satisfying the criteria will
be awarded based upon whether proposed commitments by the applicant will significantly advance
problem resolution. In all cases, the responsibility for demonstrating satisfaction of the criteria rests
with the applicant.

1. Site Design:

All rezoning applications for residential development should be characterized by high quality
site design. Rezoning proposals for residential development, regardless of the proposed
density, will be evaluated based upon the following principles, although not all of the
principles may be applicable for all developments.

a) Consolidation: Developments should provide parcel consolidation in conformance with
any site specific text and applicable policy recommendations of the Comprehensive Plan.
Should the Plan text not specifically address consolidation, the nature and extent of any
proposed parcel consolidation should further the integration of the development with
adjacent parcels. In any event, the proposed consolidation should not preclude nearby
properties from developing as recommended by the Plan.
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c)

d)

€)

2.

Layout: The layout should:

e provide logical, functional and appropriate relationships among the various parts (e.
g. dwelling units, yards, streets, open space, stormwater management facilities,
existing vegetation, noise mitigation measures, sidewalks and fences);

e provide dwelling units that are oriented appropriately to adjacent streets and homes;

e include usable yard areas within the individual lots that accommodate the future
construction of decks, sunrooms, porches, and/or accessory structures in the layout
of the lots, and that provide space for landscaping to thrive and for maintenance
activities;

e provide logical and appropriate relationships among the proposed lots including the
relationships of yards, the orientation of the dwelling units, and the use of pipestem
lots;
provide convenient access to transit facilities;

Identify all existing utilities and make every effort to identify all proposed utilities
and stormwater management outfall areas; encourage utility collocation where
feasible.

Open Space: Developments should provide usable, accessible, and well-integrated open
space. This principle is applicable to all projects where open space is required by the
Zoning Ordinance and should be considered, where appropriate, in other circumstances.

Landscaping: Developments should provide appropriate landscaping: for example, in
parking lots, in open space areas, along streets, in and around stormwater management
facilities, and on individual lots.

Amenities: Developments should provide amenities such as benches, gazebos,
recreational amenities, play areas for children, walls and fences, special paving
treatments, street furniture, and lighting.

Neighborhood Context:

All rezoning applications for residential development, regardless of the proposed density,
should be designed to fit into the community within which the development is to be located.
Developments should fit into the fabric of their adjacent neighborhoods, as evidenced by an
evaluation of:

transitions to abutting and adjacent uses;

lot sizes, particularly along the periphery;

bulk/mass of the proposed dwelling units;

setbacks (front, side and rear);

orientation of the proposed dwelling units to adjacent streets and homes;
architectural elevations and materials;

pedestrian, bicycle and vehicular connections to off-site trails, roadways, transit
facilities and land uses;

e existing topography and vegetative cover and proposed changes to them as a result of
clearing and grading.
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It is not expected that developments will be identical to their neighbors, but that the
development fit into the fabric of the community. In evaluating this criterion, the individual
circumstances of the property will be considered: such as, the nature of existing and planned
development surrounding and/or adjacent to the property; whether the property provides a
transition between different uses or densities; whether access to an infill development is
through an existing neighborhood: or, whether the property is within an area that is planned
for redevelopment.

3. Environment:

All rezoning applications for residential development should respect the environment.
Rezoning proposals for residential development, regardless of the proposed density, should
be consistent with the policies and objectives of the environmental element of the Policy
Plan, and will also be evaluated on the following principles, where applicable.

a)  Preservation: Developments should conserve natural environmental resources by
protecting, enhancing, and/or restoring the habitat value and pollution reduction
potential of floodplains, stream valleys, EQCs, RPAs, woodlands, wetlands and other
environmentally sensitive areas.

b) Slopes and Soils: The design of developments should take existing topographic
conditions and soil characteristics into consideration.

¢)  Water Quality: Developments should minimize off-site impacts on water quality by
commitments to state of the art best management practices for stormwater management
and better site design and low impact development (LID) techniques.

d)  Drainage: The volume and velocity of stormwater runoff from new development
should be managed in order to avoid impacts on downstream properties. Where
drainage is a particular concern, the applicant should demonstrate that off-site drainage
impacts will be mitigated and that stormwater management facilities are designed and
sized appropriately. Adequate drainage outfall should be verified, and the location of
drainage outfall (onsite or offsite) should be shown on development plans.

e) Noise: Developments should protect future and current residents and others from the
adverse impacts of transportation generated noise.

f)  Lighting: Developments should commit to exterior lighting fixtures that minimize
neighborhood glare and impacts to the night sky.

g)  Energy: Developments should use site design techniques such as solar orientation and
landscaping to achieve energy savings, and should be designed to encourage and
facilitate walking and bicycling. Energy efficiency measures should be incorporated
into building design and construction.

4. Tree Preservation and Tree Cover Requirements:

All rezoning applications for residential development, regardless of the proposed density,
should be designed to take advantage of the existing quality tree cover. If quality tree cover
exists on site as determined by the County, it is highly desirable that developments meet
most or all of their tree cover requirement by preserving and, where feasible and appropriate,
transplanting existing trees. Tree cover in excess of ordinance requirements is highly
desirable. Proposed utilities, including stormwater management and outfall facilities and
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sanitary sewer lines, should be located to avoid conflicts with tree preservation and planting
areas. Air quality-sensitive tree preservation and planting efforts (see Objective 1, Policy ¢
in the Environment section of this document) are also encouraged.

5. Transportation:

All rezoning applications for residential development should implement measures to address
planned transportation improvements. Applicants should offset their impacts to the
transportation network. Accepted techniques should be utilized for analysis of the
development’s impact on the network. Residential development considered under these
criteria will range widely in density and, therefore, will result in differing impacts to the
transportation network. Some criteria will have universal applicability while others will
apply only under specific circumstances. Regardless of the proposed density, applications
will be evaluated based upon the following principles, although not all of the principles may
be applicable.

a) Transportation Improvements: Residential development should provide safe and
adequate access to the road network, maintain the ability of local streets to safely
accommodate traffic, and offset the impact of additional traffic through commitments to
the following:

* Capacity enhancements to nearby arterial and collector streets;

Street design features that improve safety and mobility for non-motorized forms of
transportation;

Signals and other traffic control measures;

Development phasing to coincide with identified transportation improvements;
Right-of-way dedication;

Construction of other improvements beyond ordinance requirements;

Monetary contributions for improvements in the vicinity of the development.

e o 0 0 @

b) Transit/Transportation Management: Mass transit usage and other transportation
measures to reduce vehicular trips should be encouraged by:

Provision of bus shelters:

Implementation and/or participation in a shuttle bus service;

Participation in programs designed to reduce vehicular trips;

Incorporation of transit facilities within the development and integration of transit
with adjacent areas;

e Provision of trails and facilities that increase safety and mobility for non-motorized
travel.

c) Interconnection of the Street Network: Vehicular connections between neighborhoods
should be provided, as follows:

e Local streets within the development should be connected with adjacent local streets
to improve neighborhood circulation:

e When appropriate, existing stub streets should be connected to adjoining parcels. If
street connections are dedicated but not constructed with development, they should
be identified with signage that indicates the street is to be extended;

e Streets should be designed and constructed to accommodate safe and convenient
usage by buses and non-motorized forms of transportation;

e Traffic calming measures should be implemented where needed to discourage cut-
through traffic, increase safety and reduce vehicular speed;
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e The number and length of long, single-ended roadways should be minimized;
o Sufficient access for public safety vehicles should be ensured.

d) Streets: Public streets are preferred. If private streets are proposed in single family
detached developments, the applicant shall demonstrate the benefits for such streets.
Applicants should make appropriate design and construction commitments for all private
streets so as to minimize maintenance costs which may accrue to future property owners.
Furthermore, convenience and safety issues such as parking on private streets should be
considered during the review process.

e) Non-motorized Facilities: Non-motorized facilities, such as those listed below, should
be provided:

Connections to transit facilities;

Connections between adjoining neighborhoods;

Connections to existing non-motorized facilities;

Connections to off-site retail/commercial uses, public/community facilities, and

natural and recreational areas;

e An internal non-motorized facility network with pedestrian and natural amenities,
particularly those included in the Comprehensive Plan;

e Offsite non-motorized facilities, particularly those included in the Comprehensive
Plan;

¢ Driveways to residences should be of adequate length to accommodate passenger
vehicles without blocking walkways;

o Construction of non-motorized facilities on both sides of the street is preferred. If

construction on a single side of the street is proposed, the applicant shall demonstrate

the public benefit of a limited facility.

f) Alternative Street Designs: Under specific design conditions for individual sites or
where existing features such as trees, topography, etc. are important elements,
modifications to the public street standards may be considered.

6. Public Facilities:

Residential development impacts public facility systems (i.e., schools, parks, libraries,
police, fire and rescue, stormwater management and other publicly owned community
facilities). These impacts will be identified and evaluated during the development review
process. For schools, a methodology approved by the Board of Supervisors, after input and
recommendation by the School Board, will be used as a guideline for determining the impact
of additional students generated by the new development.

Given the variety of public facility needs throughout the County, on a case-by-case basis,
public facility needs will be evaluated so that local concerns may be addressed.

All rezoning applications for residential development are expected to offset their public
facility impact and to first address public facility needs in the vicinity of the proposed
development. Impact offset may be accomplished through the dedication of land suitable for
the construction of an identified public facility need, the construction of public facilities, the
contribution of specified in-kind goods, services or cash earmarked for those uses, and/or
monctary contributions to be used toward funding capital improvement projects. Selection
of the appropriate offset mechanism should maximize the public benefit of the contribution.

Furthermore, phasing of development may be required to ensure mitigation of impacts.
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7. Affordable Housing:

Ensuring an adequate supply of housing for low and moderate income families, those with
special accessibility requirements, and those with other special needs is a goal of the County.
Part 8 of Article 2 of the Zoning Ordinance requires the provision of Affordable Dwelling
Units (ADUs) in certain circumstances. Criterion #7 is applicable to all rezoning
applications and/or portions thereof that are not required to provide any Affordable Dwelling
Units, regardless of the planned density range for the site.

a) Dedication of Units or Land. 1f the applicant elects to fulfill this criterion by providing
affordable units that are not otherwise required by the ADU Ordinance: a maximum
density of 20% above the upper limit of the Plan range could be achieved if 12.5% of the
total number of single family detached and attached units are provided pursuant to the
Affordable Dwelling Unit Program; and, a maximum density of 10% or 20% above the
upper limit of the Plan range could be achieved if 6.25% or 12.5%, respectively of the
total number of multifamily units are provided to the Affordable Dwelling Unit Program.
As an alternative, land, adequate and ready to be developed for an equal number of units
may be provided to the Fairfax County Redevelopment and Housing Authority or to such
other entity as may be approved by the Board.

b) Housing Trust Fund Contributions: Satisfaction of this criterion may also be achieved
by a contribution to the Housing Trust Fund or, as may be approved by the Board, a
monetary and/or in-kind contribution to another entity whose mission is to provide
affordable housing in Fairfax County, equal to 0.5% of the value of all of the units
approved on the property except those that result in the provision of ADUs. This
contribution shall be payable prior to the issuance of the first building permit. For for-
sale projects, the percentage set forth above is based upon the aggregate sales price of all
of the units subject to the contribution, as if all of those units were sold at the time of the
issuance of the first building permit, and is estimated through comparable sales of similar
type units. For rental projects, the amount of the contribution is based upon the total
development cost of the portion of the project subject to the contribution for all elements
necessary to bring the project to market, including land, financing, soft costs and
construction. The sales price or development cost will be determined by the Department
of Housing and Community Development, in consultation with the Applicant and the
Department of Public Works and Environmental Services. Ifthis criterion is fulfilled by
a contribution as set forth in this paragraph, the density bonus permitted in a) above does
not apply.

8. Heritage Resources:

Heritage resources are those sites or structures, including their landscape settings. that
exemplify the cultural, architectural, economic, social, political, or historic heritage of the
County or its communities. Such sites or structures have been 1) listed on, or determined
eligible for listing on, the National Register of Historic Places or the Virginia Landmarks
Register; 2) determined to be a contributing structure within a district so listed or eligible for
listing; 3) located within and considered as a contributing structure within a IFairfax County
Historic Overlay District; or 4) listed on, or having a reasonable potential as determined by
the County, for meeting the criteria for listing on, the Fairfax County Inventories of Historic
or Archaeological Sites.

In reviewing rezoning applications for properties on which known or potential heritage
resources are located, some or all of the following shall apply:
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a)

b)

Protect heritage resources from deterioration or destruction until they can be
documented, evaluated, and/or preserved:

Conduct archaeological, architectural, and/or historical research to determine the
presence, extent, and significance of heritage resources;

Submit proposals for archaeological work to the County for review and approval and,
unless otherwise agreed, conduct such work in accordance with state standards;

Preserve and rehabilitate heritage resources for continued or adaptive use where feasible;

Submit proposals to change the exterior appearance of, relocate, or demolish historic
structures to the Fairfax County Architectural Review Board for review and approval;

Document heritage resources to be demolished or relocated:

Design new structures and site improvements, including clearing and grading, to enhance
rather than harm heritage resources;

Establish easements that will assure continued preservation of heritage resources with an

appropriate entity such as the County’s Open Space and Historic Preservation Easement
Program: and

Provide a Fairfax County Historical Marker or Virginia Historical Highway Marker on or

near the site of a heritage resource, if recommended and approved by the Fairfax County
History Commission.

ROLE OF DENSITY RANGES IN AREA PLANS

Density ranges for property planned for residential development, expressed generally in
terms of dwelling units per acre, are recommended in the Area Plans and are shown on the
Comprehensive Plan Map. Where the Plan text and map differ, the text governs. In defining the
density range:

the “base level™ of the range is defined as the lowest density recommended in the Plan
range, i.e., 5 dwelling units per acre in the 5-8 dwelling unit per acre range;

the “high end™ of the range is defined as the base level plus 60% of the density range in a
particular Plan category, which in the residential density range of 5-8 dwelling units per
acre would be considered as 6.8 dwelling units per acre and above: and,

the upper limit is defined as the maximum density called for in any Plan range, which, in
the 5-8 dwelling unit per acre range would be 8 dwelling units per acre.

In instances where a range is not specified in the Plan, for example where the Plan calls
for residential density up to 30 dwelling units per acre, the density cited in the Plan shall
be construed to equate to the upper limit of the Plan range, and the base level shall be the
upper limit of the next lower Plan range, in this instance, 20 dwelling units per acre.
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County of Fairfax, Virginia

MEMORANDUM

September 14,2012

TO: Mr. William J. O'Donnell Jr. AICP, Planner II
Zoning Evaluation Division, DPZ

FROM: Nicholas J. Drunasky, Urban Forester II
Forest Conservation Branch, UFMD

SUBJECT: Timber Ridge at Eds, PCA 2006-SU-007

RE: Request for assistance dated September 12, 2012

This review is based upon the Proffered Condition Amendment/Final Development Plan Amendment
PCA/FDPA 2006-SU-007 stamped as “Received by the Department of Planning & Zoning September
12,2012."

1. Comment: The previous submission date stamped as Received by the Department of Planning
& Zoning August 24, 2012, had more landscape material provided primarily in the areas along
the northern side of the property and within the Type | Transitional Screening along Centreville
Road (173.625 square feet compared to 168,225 square feet of 10-Year Canopy Cover) than
with this submission. In addition to now only providing enough landscape material to meet the
minimum zoning ordinance requirement for 10-Year Canopy within the Type | Transitional
Screening area, a modification to allow for no barrier to be provided for screening the proposed
multifamily units from the single family detached units across Centreville Road that is being
approved with this application will further reduce screening in this area. This reduction in
landscape material was not made to satisfy any comment or recommendations provided by the
Urban Forest Management Division.

Recommendation: The applicant should provide additional landscape material along the
northern and eastern sides of the property so that the same 10-Year Canopy Coverage is being
provided (173,625 square feet) as was provided with the last submission date stamped as
“Received by the Department of Planning & Zoning August 24, 2012.7

If you have any questions, please feel free to contact me at 703-324-1710.
NJD/
UFMID #: 170040

ce: RA File
DPZ File

Department of Public Works and Environmental Services
Land Development Services, Urban Forest Management Division

12055 Government Center Parkway, Suite 518 :@i

Fairfax, Virginia 22035-5503 = =

Phone 703-324-1770, TTY: 703-324-1877, Fax: 703-803-7769 & i
www, fairfaxcounty.gov/dpwes
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County of Fairfax, Virginia

MEMORANDUM

DATE: July 27,2012

TO: Barbara Berlin, Director
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Angela Kadar Rodeheaver, Chief
Site Analysis Section
Department of Transportation

FILE: 3-4 (RZ 2006-SU-007)

SUBJECT: Transportation Impact

REFERENCE: PCA & FDPA 2006-SU-007 Timber Ridge At EDS, LLC
; Traffic Zone: 1674
Land Identification Map: 54-3 ((2)) 61, 61C

Transmitted herewith are the comments from the Department of Transportation with respect to the
referenced application. These comments are based on plats made available to this office dated

. April 8, 2011, and revised through July 6, 2012. The applicant is requesting a partial PCA on the
37.48 acre portion only of the 66.88 acre consolidation in order to reduce the residential density of
the approved plan and to modify the layout to accommodate a mix of unit types. Retail now is
eliminated entirely in this portion of the property because it is deemed not a viable use located
within the multifamily building. This portion of the property will be entirely residential. All
previous transportation proffers and previously agreed to geometric designs for roadways, turn
lanes, and entrances, etc. will be carried forward.

In view of the foregoing, this Department has no transportation issues with this application.

AKR/LAH/lah

Fairfax County Department of Transportation
4050 Legato Road, Suite 400

Fairfax, VA 22033-2895 £

Phone: (703) 877-5600 TTY: 711 § o~z 2 Servisg Fairfax Cosunty

Fax: (703) 877 5723 g

www. fairfaxcounty. gov/fedot
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COMMONWEALTH of VIRGINIA

DEPARTMENT OF TRANSPORTATION
GREGORY A. WHIRLEY 4975 Alliance Drive
COMMISSIONER Fairax, VA 22030

July 12, 2012

To: Ms. Barbara Berlin
Director, Zoning Evaluation Division

From: Alex Faghri
Virginia Department of Transportation — Land Development Section

Subject: PCA/FDPA 06-SU-007; EDS Timber Ridge

All submittals subsequent to the first submitlal shall provide a response letter to the previous VDOT comments.
Submittals without comment response letters are considered incomplete and will be returned without review.

This office has reviewed the response to comments associated with the first submission. All
responses were satisfactory except comment 6 which states as follows:

1. Turn lane lengths and tapers should be shown on the plan and should follow guidelines
prescribed in the latest edition of VDOT's Road Design Manual. There are numerous turn lanes
shown on the plan that are substandard especially the westbound right turn lane at EDS Drive
and N/S Collector Road.

While we have no objection to approval of this application, it should be noted that the comment will
be revisited during subsequent site plan submissions.

If you have any questions please feel free to contact me.

We Keep Virginia Moving
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FAIRFAX COUNTY PARK AUTHORITY

Authority

TO: Barbara Berlin, AICP. Director
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Sandy Stallman, AICP, Manager M
Park Planning Branch, PDD

DATE: August 30, 2012

SUBJECT: PCA-FDPA 2006 SU 007, Timber Ridge at EDS
Tax Map Number(s): 24-4((1)) 6C3, 7, 6C4 Revised

The Fairfax County Park Authority provided comments in a memo dated June 11, 2012 on the
first submission of the above referenced plan and reviewed the revised development plan dated
July 6. 2012. Park Authority staff has reviewed the third submission and the applicant response
letter dated August 23, 2012 and has determined that with the development and dedication of a
new park facility and 5 fields to the west of the site, the consolidation of open spaces in the
development to allow for on-site community recreation and the provision of pedestrian
circulation that includes a loop to the new park area, the applicant has satisfactorily addressed all
concerns previously noted by the Park Authority.

FCPA Reviewer: Pat Rosend
DPZ Coordinator: Billy O’Donnell

Copy: Cindy Walsh, Director, Resource Management Division
Chron Binder
File Copy
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County of Fairfax, Virginia

MEMORANDUM

DATE: June 26 2012

TO: Suzie Zottl
Department of Planning and Zoning

FROM: Sharad Regmi, Stormwater Engineer Y\/
Site Development and Inspection Division
Department of Public Works and Environmental Services

SUBIJECT: PCA/FDPA 2006-SU-007, Timber Ridge at EDS Properties, Tax Map #
024-4-01-0006-C3 & C4, Sully District

We have reviewed the subject application and offer the following stormwater management
comments.

Chesapeake Bay Preservation Ordinance (CBPO)
There is no Resource Protection Area (RPA) on this site. Water quality controls (BMP) are
required for this project (PFM 6-0401.2, CBPO 118-3-2(f)). The applicant has indicated to
provide BMP requirement using existing off-site pond. Applicant needs to provide
information on the SWM/BMP narrative about the phosphorus removal efficiency of the offsite
- pond. Applicant needs to show on the site plan that the off-site pond was designed to provide
BMP for the proposed development. A maintenance agreement between the owner of the off-
site pond and owner of the subject site will be required prior to final site plan approval (PFM
6-0303.2).

Floodplain
There are no regulated floodplains on the property.

Downstream Drainage Complaints
There is no downstream drainage complaint on file.

Stormwater Detention

Stormwater detention is required, if not waived. The applicant has indicated to provide the
stormwater detention requirement using existing off-site pond. Applicant needs to show on the
plat that the off-site pond was designed to detain flow from the subject site by providing the
pre- and post-development C-factor for the subject site that was used to design the off-site
pond, and the C-factor for the proposed development. An approved offsite detention waiver
from DPWES and a mam[cnance agreement betwecn the owner of the off-snc poncls and

Deparlment of Pubht Works and annronmental Ser\lces

Land Development Services, Environmental and Site Review Division
12055 Government Center Parkway, Suite 535

Fairfax, Virginia 22035-5503

Phone 703-324-1720 « TTY 711 « FAX 703-324-8359




Suzie Zottl

PCA/FDPA 2006-SU-007, Timber Ridge at EDS Properties
June 26, 2012 :

Page 2 of 2

Site Qutfall

An outfall narrative has been provided, however, applicant indicates that there are signs of
eroded channel within the extent of outfall review. On site detention waiver cannot be
approved if the outfall is not adequate. Applicant needs to demonstrate/provide channel with
10-yr capacity and 2-yr “'non-erosive” velocity from the subject site to the extent of outfall

~ review or provide on-site detention and demonstrate a proportional improvement & no adverse
impact to the downstream drainage system as per PFM 6-0203 4A.

Please contact me at 703-324-1720 if you require additional information.

SR/

cc: Don Demetrius, Chief, Watershed Projects Evaluation Branch, Stormwater Planning
Division, DPWES ,
Shahab Baig, Chief, North Branch, SDID, DPWES
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\ilater

FAIRFAX COUNTY WATER AUTHORITY
8560 Arlington Boulevard, Fairfax, Virginia 22031
www . fairfaxwater.org

PLANNING & ENGINEERING

DIVISION

Jamue Bain Hedges, P.E
Director

(703) 289-6325

Fax (703) 289-6382

May 14, 2012

Ms. Barbara Berlin. Director

Fairfax County Department of Planning and Zoning
12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5505

Re:  PCA 2006-SU-007
FDPA 2006-SU-007
Timber Ridge at EDS
Tax Map: 24-4

Dear Ms. Berlin:

The following information is submitted in response to your request for a water

service analysis for the above application:

1.

2;

The property is currently served by Fairfax Water.

Adequate domestic water service is available at the site from existing 8-inch and
14-inch water mains located at the property. See the enclosed water system map.

Depending upon the configuration of the on-site water mains, additional water
main extensions may be necessary to satisfy fire flow requirements and
accommodate water quality concerns.

The existing 48-inch transmission main in Centreville Road may be in conflict
with the proposed development. In accordance with Fairfax Water policy (copy
enclosed) all developer proposed relocations of Fairfax Water transmission mains
greater than 16-inches in diameter require the approval of the Fairfax Water
Board. Ifit is determined that the proposed construction requires a relocation. the
applicant must submit a letter to the attention of Ms. Jamie Bain Hedges. P.E..
Director, Planning and Engineering, requesting permission to relocate the existing
transmission main. Submission of such a request, if necessary, is recommended as
soon as possible to avoid subsequent project delays or rework. Relocation of the
transmission main, if approved. will be at the owner’s expense. After staff
review, the request will be forwarded to the Board for consideration.



If you have any questions regarding this information please contact Dave Guerra
at (703) 289-6343.

Sincerely,
e moure/}

Traci K. Goldberg, P.E.
Manager, Planning Department

Enclosure

cc: Martin Walsh, Walsh Colucci



The information contained on this page is NOT to be construed or used as a "legal description”. Fairfax Water does not provide any
guaranty of accuracy or completeness regarding the map information. Any errors or omissions should be reported to the Technical

Serv_ic_es Branch of the Planning and Engineering Division. In noe event will Fairfax Water be liable for any damages, including but
not limited to loss of data, lost profits, business interruption, loss of business information or any other pecuniary loss that might arise

L2

from the use of this map or information it contains.
IR
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APPENDIX 12
County of Fairfax, Virginia

MEMORANDUM

DATE: April 30,2012

T Barbara C. Berlin, Director
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Eric Fisher, GIS Analyst III
Information Technology Section
FFire and Rescue Department

SUBJECT: Fire and Rescue Department Preliminary Analysis of Proffered Condition
Amendment/Final Development Plan Amendment Application
PCA/FDPA 2006-SU-007

The following information is submitted in response to your request for a preliminary Fire and
Rescue Department analysis for the subject:

1. The application property is serviced by the Fairfax County Fire and Rescue Department
Station #436, Frying Pan

ra

After construction programmed _ (n/a) this property will be serviced by the fire
station ___ (n/a)

Proudly Protecting and s
Serving Our Community Fire and Rescue Department

4100 Chain Bridge Road
Fairfax, VA 22030
703-246-2126

www. fairfaxcounty.gov/fire
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APPENDIX 14

Department of Facilities and Transportation Services

FAIRFAX COUNTY
PUBLIC SCHOOLS

TO:

FROM:

SUBJECT:

ACREAGE:

TAX MAP:

August 7, 2012

Barbara Berlin, Director
Fairfax County Department of Planning & Zoning

Zoning Evaluation Division

Denise M. James, Director

Office of Facilities Planning Services

Office of Facilities Planning Services
8115 Gatehouse Road, Suite 3300
Falls Church, Virginia 22042

PCA/FDPA 2006-SU-007, Timber Ridge at EDS

37.4 acres

24-4 ((1)) 6C3 & 6C4

The zoning application proposes to modify the approved rezoning from 1,159 multifamily units to 716 low-
rise multifamily units and 85 townhomes due to a change in market conditions and the change in the
residential real estate market.

The application is within the Floris Elementary, Carson Middle, and Westfield High school attendance

areas. The chart below shows the existing school capacity, enroliment, and projected enroliment.

School Capacity | Enroliment 2012-2013 Capacity 201718 Capacity

(9/30/11) Projected Balance Projected Balance

Enrollment 2012-2013 Enrollment 2017-18
Floris ES 776 720 729 47 556 220
Carson MS 1350 1351 1406 -56 1506 -156
Westfield HS 2772 2805 2730 42 2658 114

Capacity and enrollment are based on the FCPS FY 2013-17 CIP and spring enroliment update.

The school capacity chart above shows a snapshot in time for student enrollments and school capacity
balances. Student enroliment projections are done on a six year timeframe, currently through school year
2017-18 and are updated annually. As the chart above shows, Carson Middle is over capacity and
projected to remain over capacity. There is projected to be sufficient capacity at Floris Elementary and
Westfield High schools for the 2017-18 school year. However, there are significant capacity deficits
within other nearby elementary schools; boundary and/or school program changes in the future would
impact the capacity balances presently shown in the chart above.

Based on the proposal of 716 multifamily units and 85 townhomes, the chart below shows the number of
students anticipated from this application based on the countywide student yield ratios.

School level Proposed # of Low-rise MF Student School Proposed SFA Student
MF Units Student Yield yield level # of SFA Student yield
Ratio Units Yield Ratio
Elementary 716 136 97 Elementary 85 204 17
Middle 716 032 23 Middle 85 057 5
High 716 .066 47 High 85 118 10
167 Total 32 Total




[\

Based on the countywide student yield averages for proposed type and number of residential units, a total
of 199 students are anticipated from this application.

For comparison, the original rezoning application proposed 1,159 mid/high-rise multi-family units which
could have yielded 118 students, based on the countywide student yield ratios in effect at the time of the
rezoning,

Proffer Recommendation

The current recommended per student proffer amount is $9,378. Based on the 199 students anticipated
from the application, a proffer amount of $1,866,222 is recommended, per the accepted proffer formula.

Staff notes that, at the time of the original rezoning in 2008, FCPS recommended a proffer contribution of
$885,500. However, the applicant proffered $247,500 to be paid in four equal installments as a
prerequisite to the issuance of building permits for the 200", 400", 600", and 800™ unit, respectively, for
any residential building on the property. Staff further notes that substantial commitments for parkland and
ball fields were proffered with the inittal rezoning.

In order to address the fluctuation in the proffer formula and the suggested proffer amount, many
developers have provided appropriate proffer language to address the potential changes in the adopted
proffer formula; when the proffer trigger is reached, the developer contribution is based on either the then
current student yield ratios and contribution formula or the suggested proffer amount noted above,
whichever is greater.

It is also recommended that the developer provide notification to FCPS when development is likely to
occur or when a site plan has been filed with the County. This will allow the school system adequate time
to plan for anticipated student growth from new development.

It is noted that the Comprehensive Plan Residential Density Criteria provides an option to provide an in-
kind contribution in lieu of a cash proffer to mitigate the impact on schools. Please contact me for further
discussion if this option is to be considered.

Attachment: Locator Map

cc: Kathy Smith, School Board Member, Sully District
liryong Moon, School Board Member, At-Large
Ryan McElveen, School Board Member, At-Large
Ted Velkoff, Schoo! Board Member, At-Large
Dean Tistadt, Chief Operating Officer
Fabio Zuluaga, Cluster VI, Assistant Superintendent
Gail Porter, Principal, Floris Elementary School
August Frattali, Principal, Carson Middle School
Tim Thomas, Principal, Westfield High School



Fairfax County Public Schools

Office of Facilities Planning Services
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ANCounty of Fairfax, Virginia

DATE: September 19,2012

TO: William O'Donnell
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Gilbert Osei-Kwadwo, P.E.
Engineering Analysis and Planning Branch

SUBJECT: Sanitary Sewer Analysis Report

REF: Application No. PCA/FDPA 2006-SU-007
Tax Map No. 24-4((1)) 6C3 and 6C4

The following information is submitted in response to your request for a sanitary sewer analysis for above
referenced application:

|8 The application property is located in the__Cub Run (T1) watershed. It would be sewered into
the Upper Occoquan Sewage Authority (UOSA) Treatment Plant.

2. Based upon current and committed flow, there is excess capacity in the UOSA Treatment. For purposes
of this report, committed flow shall be deemed that for which fees have been paid, building permits
have been issued, or priority reservations have been established by the Board of Supervisors. No
commitment can be made, however, as to the availability of treatment capacity for the development of
the subject property. Availability of treatment capacity will depend upon the current rate of construction
and the timing for development of this site.

3. Anexisting 12 inch line located in an easement and__approx. 600 feet from the property is
adequate for the proposed use at this time.

4, The following table indicates the condition of all related sewer facilities and the total effect of this
application.
Existing Use Existing Use
Existing Use + Application + Application
+Application +Previous Applications + Comp Plan
Sewer Network Adeg. Inadeg Adeq. Inadeg Adeq. Inadeg
Collector X X X
Submain X X X
Main/Trunk X X X
5 Other pertinent co mments:
Famrax Coux
AT RO Department of Public Works and Environmental Services
Wastewater Planning & Monitoring Division =&«
A 12000 Government Center Parkway, Suite 358 f E
\ Fairfax, VA 22035 <

Phone: 703-324-5030, Fax: 703-803-3297
Quality of Water = Qualtty of Life www. fairfaxcounty.cov/dpwes
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ARTICLE 16

DEVELOPMENT PLANS

PART 1 16-100 STANDARDS FOR ALL PLANNED DEVELOPMENTS

16-101 General Standards

A rezoning application or development plan amendment application may only be approved fora
planned development under the provisions of Article 6 if the planned development satisfies the
following general standards:

1. The planned development shall substantially conform to the adopted comprehensive plan
with respect to type, character, intensity of use and public facilities. Planned
developments shall not exceed the density or intensity permitted by the adopted
comprehensive plan, except as expressly permitted under the applicable density or
intensity bonus provisions.

2. The planned development shall be of such design that it will result in a development

achieving the stated purpose and intent of the planned development district more than
would development under a conventional zoning district.

[F5)

The planned development shall efficiently utilize the available land, and shall protect and
preserve to the extent possible all scenic assets and natural features such as trees, streams
and topographic features.

4, The planned development shall be designed to prevent substantial injury to the use and
value of existing surrounding development, and shall not hinder, deter or impede

development of surrounding undeveloped properties in accordance with the adopted
comprehensive plan.

5. The planned development shall be located in an area in which transportation, police and
fire protection, other public facilities and public utilities, including sewerage, are or will
be available and adequate for the uses proposed; provided, however, that the applicant
may make provision for such facilities or utilities which are not presently available.

6. The planned development shall provide coordinated linkages among internal facilities
and services as well as connections to major external facilities and services at a scale
appropriate to the development.

16-102 Design Standards

Whereas it is the intent to allow flexibility in the design of all planned developments, it is
deemed necessary to establish design standards by which to review rezoning applications,
development plans, conceptual development plans, final development plans, PRC plans, site
plans and subdivision plats. Therefore, the following design standards shall apply:

1. In order to complement development on adjacent properties, at all peripheral boundaries

of the PDH, PRM, PDC, PRC Districts the bulk regulations and landscaping and
screening provisions shall generally conform to the provisions of that conventional

16-3
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FAIRFAX COUNTY ZONING ORDINANCE

zoning district which most closely characterizes the particular type of development under
consideration. Inthe PTC District, such provisions shall only have general applicability
and only at the periphery of the Tysons Corner Urban Center, as designated in the
adopted comprehensive plan.

Other than those regulations specifically set forth in Article 6 for a particular P district,
the open space, off-street parking, loading, sign and all other similar regulations set forth
in this Ordinance shall have general application in all planned developments.

Streets and driveways shall be designed to generally conform to the provisions set forth
in this Ordinance and all other County ordinances and regulations controlling same, and
where applicable, street systems shall be designed to afford convenient access to mass
transportation facilities. In addition, a network of trails and sidewalks shall be
coordinated to provide access to recreational amenities, open space, public facilities,
vehicular access routes, and mass transportation facilities.

16-4
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GLOSSARY
This Glossary is provided to assist the public in understanding
the staff evaluation and analysis of development proposals.
It should not be construed as representing legal definitions.
Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan
or Public Facilities Manual for additional information.

ABANDONMENT: Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing
process, to abolish the public's right-of-passage over a road or road right-of way. Upon abandonment, the right-of-way automatically
reverts to the underlying fee owners. If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the
adjacent property owners if there is no evidence to the contrary.

ACCESSORY DWELLING UNIT (OR APARTMENT): A secondary dwelling unit established in conjunction with and clearly subordinate to
a single family detached dwelling unit. An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning
Appeals (BZA). Refer to Sect. 8-918 of the Zoning Ordinance.

AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT: Residential development to assist in the provision of affordable housing for
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance
regulations. Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the
construction of additional housing units. See Part 8 of Article 2 of the Zoning Ordinance.

AGRICULTURAL AND FORESTAL DISTRICTS: A land use classification created under Chapter 114 or 115 of the Fairfax County Code
for the purpose of qualifying landowners who wish {o retain their property for agricuitural or forestal use for use/value taxation pursuant to
Chapter 58 of the Fairfax County Code.

BARRIER: A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses. Refer
to Article 13 of the Zoning Ordinance for specific barrier requirements.

BEST MANAGEMENT PRACTICES (BMPs): Stormwater management techniques or land use practices that are determined to be the
most effective, practicable means of preventing and/or reducing the amount of poliution generated by nonpoint sources in order to improve
water quality.

BUFFER: Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or
intensities of land uses; may also provide for a transition between uses. A landscaped buffer may be an area of open, undeveloped land
and may include a combination of fences, walls, berms, open space and/or landscape plantings. A buffer is not necessarily coincident
with transitional screening.

CHESAPEAKE BAY PRESERVATION ORDINANCE: Regulations which the State has mandated must be adopted to protect the
Chesapeake Bay and its tributaries. These regulations must be incorporated into the comprehensive plans, zoning ordinances and
subdivision ordinances of the affected localities. Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations.

CLUSTER DEVELOPMENT: Residential development in which the lots are clustered on a portion of a site so that significant
environmental/historical/cultural resources may be preserved or recreational amenities provided. While smaller lot sizes are permitted in a
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district. See

Sect. 2-421 and Sect. 9-615 of the Zoning Ordinance.

COUNTY 2232 REVIEW PROCESS: A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the
plan. Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in
substantial accord with the Plan.

dBA: The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value
describes a sound at a given instant, a maximum sound level or a steady state value. See also Ldn.

DENSITY: Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of
dwelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre.

DENSITY BONUS: An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc.

DEVELOPMENT CONDITIONS: Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in
a "P" district. Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with
the Zoning Ordinance and/or conformance with the Comprehensive Plan. For example, development conditions may regulate hours of
operation, number of employees, height of buildings, and intensity of development.



DEVELOPMENT PLAN: A graphic representation which depicts the nature and character of the development proposed for a specific land
area: information such as topography, location and size of proposed structures, iocation of streets trails, utilities, and storm drainage are
generally included on a development plan. A development plan is s submission requirement for rezoning to the PRC District. A
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts
other than a P District. A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally
referred to as an SE or SP plat. A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site. A
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approvat of a conceptual development plan and rezoning
application for a P District other than the PRC District; an FDP further details the planned development of the site.  See Article 16 of the
Zoning Ordinance.

EASEMENT: A right to or interest in property owned by another for a specific and limited purpose. Examples: access easement, utility
easement, construction easement, etc. Easements may be for public or private purposes.

ENVIRONMENTAL QUALITY CORRIDORS (EQCs): An open space system designed to link and preserve natural resource areas,
provide passive recreation and protect wildlife habitat. The system includes stream valleys, steep slopes and wetlands. For a complete
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan.

ERODIBLE SOILS: Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled. Silt and
sediment are washed into nearby streams, thereby degrading water quality.

FLOODPLAIN: Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with
environmental quality corridors. The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood
occurrence in any given year.

FLOOR AREA RATIO (FAR): An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel
of land. FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the
site itself.

FUNCTIONAL CLASSIFICATION: A system for classifying roads in terms of the character of service that individual facilities are providing
or are intended to provide, ranging from travel mobility to land access. Roadway system functional classification elements include
Freeways or Expressways which. are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and
Local Streets. Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged. Minor arterials are
designed to serve both through traffic and local trips. Collector roads and streets link local streets and properties with the arterial network.
Local streets provide access o adjacent properties.

GEOTECHNICAL REVIEW: An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils.

HYDROCARBON RUNOFF: Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point
source pollution. An oil-grit separator is a common hydrocarbon runoff reduction method.

IMPERVIOUS SURFACE: Any land area covered by buildings or paved with a hard surface such that water cannot seep through the
surface into the ground.

INFILL: Development on vacant or underutilized sites within an area which is already mostly developed in an established development
pattern or neighborhood.

INTENSITY: The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of
impervious surface, traffic generation, etc. Intensity is also based on a comparison of the development proposal against environmental
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without
adverse impacts.

Ldn: Day night average sound level. It is the twenty-four hour average sound level expressed in A-weighted decibels; the measurement
assigns a "penalty" to night time noise to account for night time sensitivity. Ldn represents the total noise environment which varies over
time and correlates with the effects of noise on the public health, safety and welfare.

LEVEL OF SERVICE (LOS): An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic
conditions. Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic
conditions and LOS-F describing jammed or grid-lock conditions.

MARINE CLAY SOILS: Soils that occur in widespread areas of the County generally east of Interstate 95. Because of the abundance of
shrink-swell clays in these soils, they tend to be highly unstable. Many areas of slope failure are evident on natural slopes. Construction
on these soils may initiate or accelerate slope movement or slope failure. The shrink-swell soils can cause movement in structures, even
in areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc. Also known as slippage soils.



OPEN SPACE: That portion of a site which generally is not covered by buildings, streets, or parking areas. Open space is intended to
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational purposes.

OPEN SPACE EASEMENT: An easement usually granted to the Board of Supervisors which preserves a tract of land in open space for
some public benefit in perpetuity or for a specified period of time. Open space easements may be accepted by the Board of Supervisors,
upon request of the land owner, after evaluation under criteria established by the Board. See Open Space Land Act, Code of Virginia,
Sections 10.1-1700, et seq.

P DISTRICT: A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned
Development Commercial (PDC) District or a Planned Residential Community (PRC) District. The PDH, PDC and PRC Zoning Districts
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to
promote a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum flexibility in order to
achieve excellence in physical, social and economic planning and development of a site. Refer to Articles 6 and 16 of the Zoning
Ordinance.

PROFFER: A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property.
Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the
land. Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning
action of the Board and the hearing process required for a rezoning application applies. See Sect. 15.2-2303 (formerly 15.1-491) of the
Code of Virginia.

PUBLIC FACILITIES MANUAL (PFM): A technical text approved by the Board of Supervisors containing guidelines and standards which
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services.

RESOURCE MANAGEMENT AREA (RMA): That component of the Chesapeake Bay Preservation Area comprised of lands that, if
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of
the Resource Protection Area. See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance.

RESOURCE PROTECTION AREA (RPA): That component of the Chesapeake Bay Preservation Area comprised of lands at or near the
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are
sensitive to impacts which may result in significant degradation of the quality of state waters. In their natural condition, these lands
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse
effects of human activities on state waters and aquatic resources, New development is generally discouraged in an RPA. See Fairfax
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance.

SITE PLAN: A detailed engineering pian, to scale, depicting the development of a parce! of land and containing all information required
by Article 17 of the Zoning Ordinance. Generally, submission of a site plan to DPWES for review and approval is required for all
residential, commercial and industrial development except for development of single family detached dwellings. The site plan is required
to assure that development complies with the Zoning Ordinance.

SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP): Uses, which by their nature, can have an undue impact upon or can be
incompatible with other land uses and therefore need a site specific review. After review, such uses may be allowed to locate within given
designated zoning districts if appropriate and only under special controls, limitations, and regulations. A special exception is subject to
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit
requires a public hearing and approval by the Board of Zoning Appeals. Unlike proffers which are voluntary, the Board of Supervisors or
BZA may impose reasonable conditions to assure, for example, compatibility and safety. See Article 8, Special Permits and Article 9,
Special Exceptions, of the Zoning Ordinance.

STORMWATER MANAGEMENT: Engineering practices that are incorporated into the design of a development in order to mitigate or
abate adverse water quantity and water quality impacts resulting from development. Stormwater management systems are designed to
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions.

SUBDIVISION PLAT: The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter
101 of the County Code.

TRANSPORTATION DEMAND MANAGEMENT (TDM): Actions taken to reduce single occupant vehicle automobile trips or actions taken
to manage or reduce overall transportation demand in a particular area.

TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS: This term is used to describe a full spectrum of actions that may be
applied to improve the overall efficiency of the transportation network. TSM programs usually consist of low-cost alternatives to major
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit
promotion or operational improvements to the existing roadway system. TSM includes Transportation Demand Management (TDM)
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems.



URBAN DESIGN: An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and
play. A well-designed urban or suburban environment demonstrates the four generally accepted principles of design: clearly identifiable
function for the area; easily understood order; distinctive identity; and visual appeal.

VACATION: Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision. Upon vacation, title to the road right-of-way transfers
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated.

VARIANCE: An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such as lot width, building
height, or minimum yard requirements,.among others. A variance may only be granted by the Board of Zoning Appeals through the public

hearing process and upon a finding by the BZA that the variance application meets the required Standards for a Variance set forth in Sect.
18-404 of the Zoning Ordinance.

WETLANDS: Land characterized by wetness for a portion of the growing season. Wetlands are generally delineated on the basis of
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity for water, and the
presence or evidence of surface wetness or soil saturation. Wetland environments provide water quality improvement benefits and are

ecologically valuable. Development activity in wetlands is subject to permitting processes administered by the U.S. Army Coms of
Engineers

TIDAL WETLANDS: Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:
includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers. Development
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board.

Abbreviations Commonly Used in Staff Reports

A&F Agricuttural & Forestal District PDH Planned Development Housing

ADU Affordable Dwelling Unit PFM Public Facilities Manual

ARB Architectural Review Board PRC Planned Residential Community

BMP Best Management Practices RC Residential-Conservation

BOS Board of Supervisors RE Residential Estate

BZA Board of Zoning Appeals RMA Resource Management Area

COG Council of Governments RPA Resource Protection Area

CBC Community Business Center RUP Residential Use Permit

CDP Conceptual Development Plan RZ Rezoning

CRD Commercial Revitalization District SE Special Exception

DOT Department of Transportation SEA Special Exception Amendment

DP Development Plan SP Special Permit

DPWES Department of Public Works and Environmental Services DM Transportation Demand Management
DpPZz Department of Planning and Zoning TMA Transportation Management Association
DU/AC Dwelling Units Per Acre TSA Transit Station Area

EQC Environmental Quality Corridor TSM Transportation System Management
FAR Floor Area Ratio UP & DD Utilities Planning and Design Division, DPWES
FDP Final Development Plan vC Variance

GDP Generalized Development Plan VDOT Virginia Dept. of Transportation

GFA Gross Floor Area VPD Vehicles Per Day

HC Highway Corridor Overlay District VPH Vehicles per Hour

HCD Housing and Community Development WMATA Washington Metropolitan Area Transit Authority
LOS Level of Service WS Water Supply Protection Overlay District
Non-RUP  Non-Residential Use Permit ZAD Zoning Administration Division, DPZ
OSDS Office of Site Development Services, DPWES ZED Zoning Evaluation Division, DPZ

PCA Proffered Condition Amendment ZPRB Zoning Permit Review Branch

PD Planning Division

PDC Planned Development Commercial
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