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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 PCAlFDPA 2006-SU-007

SULLY DISTRICT

APPLICANT:

PRESENT ZONING:

REQUESTED ZONING:

ACREAGE:

PARCEL(S):

FAR:

OPEN SPACE:

PLAN MAP:

RZ PROPOSALS:

Timber Ridge at EDS, LLC

PRM, AN, WS

PRM, AN, WS

37.4 acres

24-4 ((1)) 6C3 and 6C4

0.79 (subject property)
0.69 overall (Original Rezoning area)

35% (PCAlFDPA area)

Mixed Use

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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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 PCN FDPA area:

• modification of the loading space requirement to allow fewer spaces, as
shown on the tabulations on the CDPNFDPA;

• modification of the transitional screening along Centreville Road, in favor
of the landscape buffer treatment shown on the CDPNFDPA;

• 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 CDPNFDPA;

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

• 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 CDPNFDPA.



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
CDPNFDPA.

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 refiects 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\ZE[)I,pCA\Timber Ridge EDS PCA 2006-SU-Q07Veport\PCA 2006-5U-007 Timber Ridge Staff Report Covef.doc

Americans with Disabililies ACI (ADA): Reasonable accommodation is available upon 48 hours advance notice.
For additional infonnation on ADA call (703) 324-1334 or lTV 711 (Virginia Relay Center).



Proffered Condition A.mendment
PCA 2006-SU-007

Final Development Plan Amendment

FOPA 2006-SU-007
Applicaol:
Accepted:
Proposed:
Area:

Located;

TIMBER RlDGEATEDS, LLC
04'1212012
RESIDENTIAL
37.4 AC OF LAND; DISllUCT - SULLY
ZIP - 20171
:"'ORTHWEST QUAORA:>o'T OF THE t:>-"'TERSECTIO:'\'
OFCE\,REVtLlE ROADA:"O WAll ROAD

Applicant:
Accepted:
Proposed:
Area:

Located:

TL~ER RIDGE AT EDS, LlC
04'1212012
RESIDENTIAL
37.4AC OF LAhTI); DlSllUCT .. SULLY
ZIP .. 20171
:,\ORTHWEST Ql'ADRA:-" OFTH;E I>-TJ:llSECT10:-;
OF CDo,RE\1LLE RO.o\I)A:,\1> w.-\ll Ro.-\O

Zoning:
Overlay Dist:
Map RefNum:

PR.\1
A~, W$
02444· ,011 10006C3 ,01; 0006C4

Zoning:
O\-erlay Disl;

Map Rer;':um:

PR.\1
AN, WS
024-4-/OIf '0006C3/01f IOOO6C4

Air and Space Museum Pkwy.
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TRANSPORTATION
WEU.S AND ~TES, INC

..XI SPlUNCl HlU RO.W

-""MCl..&I.... VIRGINIA l2I02
ROlliN "'''I'1'ON1.!CO. PI!"" ,,...,,

ENGINEER-"'"VlKA VIIl:'lINV.. UC
... OItEENSBOll:O DRJVe. surrE :IXI

IoIC\..E.\N,~... mal
ItOtlfJ{T R CCICHRAN

"'~-

APPLICANTS' REPRESENTA11VE
""AUK, cowca.~. DolIUO{ .. "'AI..SH. PC

2lDIl ctNJ!NlXlI\I .avL.I!V,o.JID, tml FLOOK

"""""'" """'"""w.t:nN D. wALSH, !!SQ .. SUA WJtlSK.\

"' .....

Al'I'UCA!'IT
TI)alEIt IUDGI! AT £OS u.c

.WJ5 aY"",, JlOIIJ)

"'"' ...../ISKIlUIN,. \ 'IIll:ilSlA 1lM

TAX MAPIVICINITY MAP5CI,IZ - r • _

="""_ "'EfNo'lXlO re.'TEIl 0IUYl!

"'"' mVID.."lA. 'JIl(llNl.l. Zla:l

""" """'"'" ",..

lANDSCAPE ARCHITECT / Pl..ANNE.R
tA"ID DfSlGN I WASlIlNG'TO."l DC

a» sotmI 1'EYT'l)."I STREET
AU!XANDIllA, VlRGlNIA WI'

MARC! BONNEI\. RIA

""--
TAX MAP Nos.

~.... (OJ) 6Cl &. 6C4

SULLY DISTRICT
FAIRFAX COUNTY, VIRGINIA

JANUARY 25, 2012
MARCH 20. 2012

JULY 6,2012
AUGUST 22, 2012

SEPTEMBER 12,2012

CONCEPTUAL / FINAL DEVEWPMENT PlAN PERSPECTIVE

PROFFERED CONDITIONS AMENDMENT /

CONCEPTUAL / FINAL DEVELOPMENT PLAN AMENDMENT

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

LANDSCAPE ARCHITEC1VRE
L-00 OYERAU. sm! pu."l
L-ol ~PI.AN
L-oJ Lt.NDflCAI'B PLAN
L-OJ SITE AMENYTIES AND PfDESTlUAN CIRCtll.ATlON
L-o.c SITE AMENlT11!S AND PIIDl5'I1UAN CIltCUI.AnoN
L-OS S'llU'.lmICAI'I STANJ:WU)!;
L-<l6 SITI! DBTAD.S
L-<rJ COMMUNITY srrn ,o,MENn1l'S
L-<I COMMUNITY srrE AMENITIes
L-09 CI!Nt1U!Vll.Ui RQ;..O BUFFER PL\N
L-IO a:HnUMU.l! RQW BUFFI!ll PI.AN
L-U COLU:CTOR ROot.D I'l'.OOS11UAN 1'N1lANC1!.'ill!NI'S "'''lO S'TRfEI"SCAPl':
L-12 COUJ!CfOR RlJ,OJ) 1'I!DI'S1'RlAN ENH"NCI!MENTS AND S11lJ'.ETSCAPIl
L-U COMMUNTJY ClRClJI,..\t1ON PlAN
L-'" I'I!RSPB:JWES

ARCH!!!!CI1JR!l
A-l CONCEPTUAL ELEVAT10NIIMAQES
11.-2 CONCl!l"Il1\l. El.EYATlONIIMAG£S

SHEET INDEX:

ill'!!,
C-l COYER SHEET
c-2 Sfffi ca.-nxr ...."ID 0VI!RALl. MASTER PlA"
C-l EXISTtNG C'CINDll1O!'lS
C-.4 pAJmAL PeA Pl..AT
e-s PAJmAI.. CDf'NfOl'A • OYERAU.
~ PAR.TW. CDPNfOl'A - DlITAlL
c-5Il PARTW.. CDf'NfOl'A • DETAIL
c-6 Sl:'tiEtAAllC IlLOOC PUN
c-l NOmS A'W TABlJLATlOHS
c-7A DEVE1.OI'MfJ'IT TAlll/LA'I1OI'l'l
e-t S\\'M NAA.RATIVES A.-m ADB:)tJATI! OIJTFAlL
04 nv.ff1C ClRCIJl.A~ PU.N
c-JO i1IAJ'f1C ORC\II.Ai1ON !'\.AN
C-1I S\\'W fOtI,1) PI..AN (fOR I!\'FORMATlON (ltI,'t\')
e-u S'o\'M fOND fUN (fOR INFORMATKlN ONLY)
:'-U $\\'M POND PlA." (R)R iNf'OIt\Vr.i1ON O!'o'tYJ
f.-If S\\'M fOND PI..AN 0'0ll. INFQRMATlON ONLY)
c-C; I'CA.Ia)f'M"DPA Alll'.A I!XlSTlNCi VIlGETATlON MAP
c-l6 OVEIW.L IOOSi1NG \lIlG£TATlON MAP
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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 (COP/FOP) 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 FOP 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, Land 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

Block Building Use Use Density Range (GFA)
Max. Height
(Stories 1Ft.)

3 F Retail 16,750
4 SU 62 ft.Residential 230,000 (200 unitsl

4 G Retail 14,000
4 SU 62 ft.Residential 167,900 (146 uni'sl

5 H Residential 238,050 240 units) 4 51. I 62 ft.
I Residential 244,950 (245 units)

6 J Residential 42,550 (60 units) 4 51./62 ft.
L Residential 57,500 i80 unils)

7 M Residential 152,950 (1881 4 St./ 62 It.
Retail 30,750

Total Residential 1,133,900 (1,159 units)
excluding bonus associated

with ADUIVVDU

The applicant proposes to:

Page 2

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:

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

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

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

• Type 0 - seventeen 3-story rear-loaded townhouse buildings, each with 5
units per building, or a total of 85 single family attached dwellings;

3. remove 30,750 square feet of retail use in Blocks 3 and 4;
4. combine Blocks 5 and 7 into a new Block 5;
5. increase the building height from 62 feet to 70 feet in Block 5;
6. realign the internal streets, areas of open space, and the location of recreational

amenities; and
7. redistribute parking associated with the residential development.

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
Building Use Use Density Range (GFA)

Max. Height
Type (Stories JFe~t)

3 A Residential 408,225 342 units\ 4 SI./ 60 ft.
4 B Residential 197,400 94 units 4 SI./ 60 It.
5 B Residential 168,000 (80 units) 4 St.l62 It.

C Residential 243,085 (180 unit~) 5 St.I 70 It.
6 B Residential 42,000 (24 units) 4SL/60ft.

0 Residential 235,892 (85 units) 3 St.l 50 It.

Residential 1,294,602 (805 units)
Total including bonus associated

with ADUIWDU

Page 3

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 ADUIWDU. 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 CDPAlFDPA 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

Direction Us. Zoning Plan

North
Office (Dulles International

1-5, W5 OfficeCentre RZ C-417)

South Mixed Use Office, Retail (RZ PRM, W5,
Office Mixed Use

2006-5U-007) AN

East Single-Family Detached R-3 Residential; 2-3 dulac

West omce (RZ 2006-5U-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 1-5, 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:
Planning Sector:
Plan Map:

III
Dulles Suburban Center, Land Unit Q

Office



PCAlFDPA 2006-SU-007

Plan Text:

Page 5

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 III, 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 Amendmentl Final Development Plan Amendment
(CDPAlFDPA) (Copy at front of staff report)

Title of CDPAlFDPA:

Prepared By:

Dates:

"Timber Ridge at EDS"

Vika, Inc. (Sheets C-1 through C-16 and A-1
through A-2)
Land Design (Sheets L-OO through L-14)

Revised through September 12, 2012

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

Previously Approved RZlFDP 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 COP/FOP, which identified the GFA ranges for
each buildingiuse 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 Lavout 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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Wall Road

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

• Type 0 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 AOUIWOU. 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 COPA/FOPA 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 pool is
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.



PCA/FDPA 2006-SU-007 Page 9

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 CDPAlFDPA. 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 CDPAlFDPA 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 PCAlFDPA, 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 ADUIWDU. 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 0-3 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: Retaillntegration

A condition under the 0-3 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, 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.
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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:

• 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);

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

• 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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• 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.

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
COPA/FOPA. 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 multi-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 (Oevelopment 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;
• 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 (COP/FOP) 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 fac;ades 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



PCAlFDPA 2006-SU-007 Page 15

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, fitness 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 Qualitv 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.
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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 CDPAlFDPA. 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 Powerl 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 I 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.

• 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.

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

• 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 ofpublic 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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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, 40Oth, 60Oth, 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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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 ofArticle 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

• 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."

• Provide a COP and FOP in accordance with specific urban design requirements and
streetscape plans.

• 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.

• 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.

• 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 ofArticle 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;

• 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 CDPAlFDPA;

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

• 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 CDPAlFDPA

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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The PCA/FOPA applications seek to amend the previously approved proffers and
COP/FOP associated with RZ/FOP 2006-SU-007, which approved a rezoning on
approximately 66.88 acres to the PRM Oistrict 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:

• 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;
• redistribute parking associated with the residential development; and
• 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
Oevelopment Plan Amendment, subject to the execution of proffers consistent with
those found in Appendix 1 of this report.

Staff recommends approval of FOPA 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/ FOPA area:

• modification of the loading space requirement to allow fewer spaces, as shown
on the tabulations on the COPA/FOPA;

• modification of the transitional screening along Centreville Road, in favor of the
landscape buffer treatment shown on the COPA/FOPA;

• 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 COPA/FOPA;
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• 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 CDPAlFDPA.

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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PROFFERS
TIMBER RIDGE AT EOS, LLC

PCA 2006-SU-OU7

October 2, 2012

Pursuant to Section 15.2-2303(a) Code of Virginia, 1950, as amended, Timber Ridge at EOS,
LLC (hereinafter referred to as the "Applicant"), for itself, successors and assigns in PCA 2006~

SU-007, filed for property idenlified as Fairfax Coumy 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 ConccplUal Development Plan Amendment/Final Development
Plan Amendment (CDPNFDPA). These proflers shall replace and supersede all previous
proffers approved on the Application Property that pertain to the Application Property only.

I. CONCI'PTlJAL DI,Vl'LOPY1LNT PLAN AMENDMENT/FINAL DEVELOPMENT
PLAN AME:-JDMEN'I

1. Substantial Conformance. SubjeL:t to the provisions of 16-204 of thc fairfax County
Zoning Ordinance (hereinafter n:I'crrcd to as thc "Z.oning Ordinancc"), development of
the Application Property shall be in substantial conformanc..: with the CDPNFDPA,
prepared by VlKA, Inc. datcd January 25, 2012 and revised through September 12,2012.

2. Pursuant to Paragraph 4 of SCL:tion 16.403 of the Zoning Ordinance, minor modifications
from the erDA/FDIlA 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 COPA/FDPA and make other modifications provided thal such
modifications arc in substantial conformance with the CDPAIFDP/\ 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 CDPNFOPA.

3. Notwithstanding that the CDIlA/FOrA is the subject of Proffer l.l 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 strcct network
and the maximum square footage of residential development. The Applicant has the
option to request Final Developmcm Plan Amendmi.::nts ("FDrAs") for elements other
than CDPA clements from ihe Planning Commission Jor all of~ or a portion of, the
corAlFDPA in accordance with the provisions set forth in Section 16-402 of the Zoning
Ordinance.

4. Any 01" the buildings shuwn on the COPNFDPA may be the subject of a partial and
separate ProtTcred Condition Amendment ("PCA") and/or FDPA without joinder and/or
consent orthe olher building owners as delemlined by the Zoning Administrator pursuant
to Paragraph 6 of SCL:lion 18-204 of the Zoning Ordinance. Previously approved
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proffered conditions applicabk to buildings that are not the subject of sueh a PCA or
FDPA shall otherwise remain in full force and effecl.

5. 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 CDPAlFDPA
provided that the total gross floor area does not exceed the amounts set forth on Sheet C·
7a of the CDPNFDI)A, and as limited below; the building heights as shown on the
COPNFOPA arc not exceeded: the minimum landscaped open space. and peripheral
dimensions to lot lines arc not rcducl"d. as such elements are shown on Sheets C·5. C·5A,
C·5B. and C·6 of thc CDP/VFDPA; and provided such adjustments arc otherwise in
substantial confonnance with the COPNFOPA.

6. Maximum FA!t The maximum floor area ratio ("FAR") pennitt~d on the Application
Property shall bc 0.79 inclusive of Affordable Dwelling Units and Workforce Dwelling
Units. Based on this maximum FAR. the maximum gross floor area ("GrA") that may be
constructed on the Application Propen)' shall be 1,294,602 square feet. The Applicant
reserves the right to construct a lesser amount of OFA providcd that the buildings and
Application Property remain in substantial conformance with lhat shown on the
CDPNFDPA 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 (he FAR on the
Application jJroperty shall be up to 0.79, the overall FAR on the Application Property
combined "ith I-uirfax County Tax Map 24·4 «1» 684 and 6CI shall not exceed 0.69.

7. Phasing. Build--out of the Application Propert)' ma)' proceed in phases subject to market
demand. The Applicant reserves the right to develop panial blocks. The FAR and/or
number of dwelling units per acrc constructed within a respective phase of the project
rna)' 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 thai is
the subject of RZ 2006-SLJ·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
sur.:h, the totul area of landscaped open space provided at any given phase of development
shall not be rcquircd to be cljuivalent to the 37% ovcrailiandseaped open space required
at project completion; provided that the total comhined open space at the completion of
all development shall satisfy the overall landscaped open space requirement as shown on
the CDPAlfDPA.

8. Slrectscapc and Landscape Phasing.

A. The streelscapt: and associated landscaping shown on Sheets L·ll and L-12 of the
CDP..4JFI)PA cntitled "Collector Road PcdcSlrian Enhancements and Slreetscapc"
shall be installed at the same lime as the North South Collector Road. weather
permitting, except the Applicant need not install those elements such as
streetscape or landscaping to be installcd more than tcn (10) feet from the right­
or-wuy line, as S~l lorth on Sheets L·II and L·12 of the CDPAlFDPA. The
Applicant shall install Ihc berms and shade and evergrcen trees along the
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Application Property's full Centreville Road frontage prior to the issuance of the
first RUI) for a building within Blocks 3 or 6 as depicted on Sheets L·9 and L-lD
of tho CDPA/FDPA.

B. The landscaping and pedestrian improvements associated with thc private streets
shown on Sheets l·OI and L-02 or the CDPAlFDPA shall be installed at
generally the same time as the private street with which they arc associated. Such
landscaping and pedestrian improvements sh<lll be maintained by the property
owner or successor Condominium Owners' Association (eOA) as defined in
Proffer 43 hereof.

C. The streelscape and landscaping along the I\'orth South Collector Road as shown
on Shl:ets L-il and L-12 of the CDPNFDPA shall be installed at the swne time
as Ilw wJjacCll\ road improvements arc completed.

9. Density Credit. Density credit shall be reserved tor 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.

II. USES

10. The Applil:Ution Property shall be developed with multifamily dwellings and single
family auached dwellings.

11. The pennittcd uses shall not result in any additional buildings beyond those represented
on the CDPNFIJ!)A. However. the Applicant reserves the right to establish Group 8
Temporary Uses, including con~truclion and sales trailers, on any of the Block~, 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 CDPNFDPA or
Proners ifsuch are in substantial conronnance with the CDIlA/FDIlA, arc located within
building envelopes and do not alter the limits ol"clearing and grading.

JII. TRANSPORTATION

12. Transportation. All transportation improvements to be made pursuant to this Section III
shall be subject to Virginia Department of Transportation ("VOOT"), Fairfax Coumy
Department of TransIXJrtation ("FeDOT") and Department of Public Works and
EnvironmentaJ Services ("D1)\VES") approval. Substantially complete in this Section IJI
shall mean such road is base paved and open and available for use by the public, but not
necessarily accepted b) VDOT into the State secondary road system for maintenancc.
Upon demonstration by the Applicant that, despite diligent cObns by the Applicant,
provisions of the road or signal improwmcnts to be made under this Section III have
been unn:<Cionably delayed by olhers, the Zoning Administrator may agree to a later date
for me completion of thc improvement in question. Further, all escrows provided in this
Section III shall be adjusLCd on an annual basis from the date of approval of this



Page 4

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 thc issuance of residential usc permits ("RUPs") for
more thun 500 units. dedicate right-of·way for construction and substantially
complete (i) the ":"!orth 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 :vIPH, unless VDOT approves a lesser design
speed. (ii) improvements to EDS Drive at the intersection of EOS Drive and the
North South Collector Road of the CDPA/FOPA, and (iii) certain improvements
to Wall Road al the intersection of Wall RO<ld and the Nonh South Collector Road
(exclusive of those n..:fcrencl.:d in Proffer 15) as shown on Sheets C·5, C-5A, C·
513, 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
5 and 6.

B. The Applicant shall install along und uJjacent to the North South Collector Road,
plO:destrian enhancement consisting of pedestrian signage, special pavement
treatments. oversized crosswIlik striping, median refuges and landscaping
generally as ShOWll on Sheets L-II and L-12 orthe COPA/fDrA if approved by
VDOT. rhe Applicant agrees, that (i) the COA contemplated in Proffcr 45 herein
shall maintain such clements that VDOT will not acc~pt for maintenance and will,
if rcquirt:d, cnter into a maintenance agreement with VDOT, or (ii) the Applicant
will usc materials acceptable to VDOT if VOOT is to maintain such clements.
The COA documenL<; shall disclose the existence of such maintenance obligation.
The Applicant shall not be prcventl.:u or dday~d in Obtaining any other approvals
or p~rmits if VOOT or thl: County does not permit any or all of such pedestrian
enhancements, Ilor shall the Applicant be required to escrow for such
improvcments provided the Applicant demonstrates that diligent efl'orts have been
made to obtain VDOT and County approval for such enhancements. Such
enhancements shall be shown 011 the initial site plan for the I\orth South Collector
ROlid ur appli..:ublc portion thereor. At lime of site plan approval for the North
South Collector Road, or applicable portion thereof, if VOOT and/or the County
have not consented to such pedestrian enhancemellts within the right of way, this
proller to provide the pedestrian enhancements which were not approved, shall be
deemed null and vuid.

As an alternative to the timing outlined abovc, the Applicant shall have the ability to phase the
construction of the North South Colk-ctor.

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 Roard of Supervisors
in fcc simple (i) at time or site plan approvals for the adjaccnt dcvelopment that
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includcs any portion of Blocks 3 or 5 or (ii) when requested by VOOT or the
County, whichever occurs first, the land areas adjaccnt to Centreville Road (Route
657) consisting of appro.ximaICI)' 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 tum deceleration lanes
along Centrevillc Road as shown on thc COIIA/FOPA (a servc cach of the sitc
entrances at Main Strcet and Parkland Drive. These deceleration lanes shall be
constructed when the associated private street to which they tic in is constructed
i.e., intersections with Parkland Drive and Main Street.

C. The Applicant shall, al the time or site plan approval for the site plan that includes
Muin Street, extend the northbound lell turn lune on Centreville Road at Main
Sln:l.:t us generally shown on Sheets C-5, C-SA, C·513 and C-6 of the
CDPNFDPA within the existing median, subject to VOOT approval.

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

IS. Wall Road. I'rior to the issuance of Reps for more than 500 units, the Applicant shall
conslruct (and thereafter substantially complete) those improvements to Wall Road as
depictcd on Sheets C~5 and C-5A of the CDP..\IFDPA.

16. McLl"aren Road.

Prior to the issuance of KUPs for marc thun 500 units, the Applicant shall construct (and
thereafter substantially complcte) lhose improvements to the McLearcn Road/Centreville
Road intersection lind the MeLearcn Road/EOS West Drive intersection, both as depicted
on Sheet C-10 orthe CDPNPDPA.

17. Traffic Signals.

A. Centreville Road/Kinross eire I!: South.

(i) Prior to the approval of the first site plan lor any building in Block 3 or at
such time as deemed applicable by VDOT, but no later than ninety (90)
days from approval of the site plan showing Main Street cormeeted to
Ccntn:ville Road, the Applicam will submit to VOOT plans for the
modification of the signals existing at the Centreville RoadlKinross Circle
South intersection to accommodate a fourth approach at this location
(Main Street). Sueh signal shall include pedestrian count down heads, and
"chlTping devices" to aid the visually impaired if approved by VDOT.

(ii) Thl' 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) 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 mock 3, the Applicant shall submit to YDOT a warrant study
based on build out of the Application Property and nearby development,
and design, c4uip and install such signal, including pedestrian count down
heads and "chirping devices" at such time as YDOT determines them to be
warranted based on the submitted warrant study referenced in this Profter.

(iv) If based un the warrant studies, YDOT determines the signal will not be
warranted until a time subsequent to bond release for the final site plan for
the Applicatiun Property, then the Applicant shall provide an escrow for
the cost oj" such signal prior to such final bond release in lieu of
construction in an amount us determined by DPWES, less any funds
committed to by others for the same signal.

B. North South Collector Road/Wall Road

(i) Prior to approval of the first sit<: plan for the first building in Blocks 3 or 4
or at sUl,;h lime deemed applicable by VDOT, the Applicant shall submit to
YDOT a warrant study based on build Oul of the Application Property and
nearby development.

(ii) Thc 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 monics escrowed, and/or
pusted by others for such signal if available.

(iii) If based on the Applicant'S submission of a warrant study, VDOT
dctermines the signal will not be warranted until a lime subsequent to
bond release for Ihc final site plan lor the Application Property, then the
Applicant shall provide an escrow for the cost of such signal prior to such
final bond release in lieu or construclion, less any funds committed by
others lor the same signal.

C. Wall Road/Centreville Road.

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

(ii) If not already proITcn:d for construction or constructed by others, prior to
approval of the Iirst site plan for an)' building in Blocks 3 or 4, the
Applicant shall submit to VDGT a \..'arrant study for a signal at the
intcrsec!ion of Wall Road and Cemreville Road based on build out of the
Application Properly and nearby development. Such warrant study shall
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be submitted no later than twelve (12) months after initial RUP for firsl
building in Blocks 3 or 4.

(iii) If deemed warranted, then lhe Applicant shall design, equip and install
such signal, including pedestrian count down heads and "chirping devices"
at such lime as VDOT dctemlines them to be warranted based on the
submitted warrant study. The Applicant shall be entitled to use an)'
monk'S escrowed, and/or posted by olhers for said signal or to be
reimbursed for any contribution to be made by others for such signal
subsequent 10 the signal installation.

(iv) [I' based on a warrant study. VDOT detcnnincs the signal will not be
warranted until a time subsequent to bond release for the final site plan for
the Application Property, then lhe Applicant shall provide an escrow for
the cost of such signal prior to such final bond releasc in lieu of
construction, less any funds committed by others for the snme signal.

D. EDS DriveINorlh South Collector Road.

(i) Prior to approval of the lirst site plan for the first building in Hlocks 3, 4,
5, or 6, or at such time deemed applicable by VDOT, the Applicant shall
submit to VDOT a warrant study for the intersection ofEDS Drive and the
North South Collector Road based on build out of the remaining panions
of the Application Property and nearby development,.

(ii) The Applicant shall design, equip and inslall such signal, including
pedestrian count down heads and "chirping devices" at such time as
VDOT determines it to be w,uramed based on the submitted warrant
study. 'Ole Applicant shull be entitled to usc any monies escrowed, and/or
post..:d by others for such signal ifavailable.

(iii) If based on a warrant study, VOOT dctcnnincs the signal will not be
warranted until a timc subsl:quent to bond rdl:ase for the final site plan for
tht: Application Propcrty. thcn 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.

E. North South Collector Road/Parkland Drive.

(i) Prior to the approval of the lirst site plan for any buildings in Blocks 4 or
6, or at such time deemed applicable by VDOT, , the Applicant shall
submit to VOOT a warrant study for thl: intersection of lhe Nonh South
Collcctor and Parkland Drive based on full build out of the remaining
portions of the Application Propeny and those background developments
rt:f..:rcnccd in the TIA li:)r the subject intersection.

(ii) The Applicant shall design, cquip and insUill said signal, including
pedestrian count down heads and "chirping deviccs" at such time as
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VDOT determines them to be warranted based on the submitted warrant
study.

(iii) If based on the warrant studies, VDOT detennincs 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.

F. 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 mudifications 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 cireumslances 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.

18. Right-or-Wav Acquisition/Condemnation. For any orthe improvements listed above for
which off-site right-of-way and/or easements arc 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-or-way or casements at fair
market value, as delermined by a Member or the Appraisal Institute (MAl) appraisal, the
Applicant shall request the Board of Supervisors (lhe "Board") to condemn lhe necessary
land andlor 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 failed attempts to acquire the right-or-way and easements
and the Applicant has forwarded the request in "''Tiling to the Division of Land
Acquisition or other appropriate County official, accompanied by (I) plans, plats and
profiles shov,'ing 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 rtlsidue of the affected
property; (3) a sixty (60) year title search certificate of the right-of-way property to be
acquired; and (4) an cscro\v in an amount equal to the appraised value of lhe property to
be acquired and orall damages tu the residue which can be drawn upon by the County. It
is also understood that in the event the property owner uf the property to be acquired it is
awarded mor~ 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 rcasonable and documentcd lhird party sums expended by
the County in acquiring the right-or-way and necessary easemems shall be paid to the
County by the Applicant within sixty (60) days of written demand.
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In the event the County is successful in acquiring the off-site right-of-way, then the
Applicant shall construct the improv~ment(s) for which right-of-way is available. It is
expressly understood that in the event the County abandons cllons 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 on-"site portion of the aforesaid transportation improvements specifically
affecled by the ul1llvailubility of the easements or right-of-way (with all associated
bonds released) and the Applicant shall escrow in an amount determined by DPWES, as
appropriatc, 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.

19. Transportation Demand Management. The Applicant shall implement and operate a
transportation demand management ("TOM") program for Block 3 within the Application
Property as follows:

A. The designation of a Resident Transportation Coordinator ('TC"). The Applicant
shall appoint [\ TC prior to the issuance oCthe lirst KUP for Block 3.

B. The TC will be available to FCDOT stuff lO work cooperatively to promote
opportunities to enhance participation in TOM programs.

C. 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 transitlridcshan: information and promote transit use,
(b) coordinate with FCDor to ensure appropriate, up-to·date materials arc
distributt:d for promotion of transit and ridesharing; and (c) provide an
annual report to rCOOT summarizing the outreach effons, including a
listing of participants, and the initiatives panicipants 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 TOM
program exists and encourage {hem to participalc and contact the TC or
FeDO'!" for participation opportunities.

(iii) Each new residential building in Block 3 with an associated parking
garage shall provide secure, wc.t!her protected bicycle storage for 6
bicyt.:les.
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(iv) Residential buildings in Rlock 3 shall be hardwired to provide high
capacity, high bandwidth communication lines, or the equivalent wireless
access. rhe Applicant shall funher provide a common area in one of !.he
residl.:ntial 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 to a wash
room.

(v) Beginning twelv~ (12) months after the issuance of the first RUP for the
first building on the Application Propeny, and annually each April 1
{hcreatler, the TC shall prepare and submit to FeDOr a report quantifying
the usc of public trunsportatioll, carpooling, vunpooling and other
rirJcsharc programs, created under the TOM program.

20. Bus Shelters. Prior to the issuance ofmorc 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 Cc.:ntn:villc Road adjacent to the Application Property as mutually agreed
upon by Ihe Applicant and FCDOT. Irno such agreement on locations can be reached by
the issuance of the 600'!l RLP, the Applicant shull donate 520,000 per unconstructed bus
stop to FCDOT for up to a maximum of two unconstructcd 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 shalt be disclosed in the applicable
property owner's association documents.

21. Pedestrian and \·lall1lcnan..:c Vehicle Access to Park. The pedestrian access (and
associated landscaping and hardscape) to the athletic liclds as shown on Sheet 13 of the
COP/fOP approved in conjunction with RZ 2006·SU·OO7 shall be constructed prior to
the issuance or the first RUP lor any building in Block 5 as shown on the COPNFOPA.
Additionally, the Applicant shall work with the owners of rairfax County Tax Map 24-4
«l» 6B4 ("Parcel 684") 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 COP/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 pedeslrian access shown on Shect 13 of the COP/FOP between the
westemmost drive aisle on nlock 9 and the Park shall be 12' in width to accommodate
maintenancc vchicles provided 4' of such 12' way may be constructed using grasscrcte or
similar pavers. Upon the completion of the North South Collector Road, the Applicant
shall work with the owner of Parcel 684 to grant the Fairfax County Park Authority a
temporary casement from the intersection of the North South Collector and Court Street
to the diamond fields conslructed in the Park (as defined in Proner X) for maintenance
vehicles. Such temporary casement shall be null and void at such time as the access
easement described in the second sentence of this proffer is gr•.mted. At the time of
construction of the I'ark, the Applicant shall construct a pedestrian access with associated
amenities along Wall Road from the ~orth South Colleclor Road 10 the Park as sho\','J1 on
Sheets 4 and 7 urthe CUP/FOP associated with RZ 2006·SLJ-007.
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IV. STORM WATER MANAGEMENT AND BEST "IANAGEMENT PRACTICES

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

23, Additional Facilities. If deemed necessary by the Director of DPWES prior to site plan
approval(s), an exception to the perfonnance criteria shall be requested in accordance
with the provisions St't forth in Section 118-6-Y of the Chesapeake Bay Preservation
Ordinance andlor the Publil,; 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
increme.:ntal increase in the total impervious area over that contemplated in Sile Plan No.
5810-SP-05-1 in accordance with a plan approved by the Director of DPWES, and said
plan may require minor modificalions 10 the existing facilities or the construction of
additional facilities (or underground vaults, provided such vaults will only be permitted
in areas to be developed with non-residential uses and shall be maintained by the owners
of such non-residential property on property subject to Ihc CUP/FDP approved in
conjunction with RZ 2006-SU-007) in areas that are planned for hmd disturbance
activitie.:~, all withllUI the necessity of amending Ihe CDP/FDP.

V. PARKING

24. Parking shall be provided in accordance with Anicle.: 11 of the Zoning Ordinance. The
Applicanl reserves the righl to provide more or less spaces than the number of spaees
shown on the CDPNFDPA so long as the Applicant complies with Article 11.

VI. DESIGN

25. Design Concepts. The architectural guidelines for the Application Property with respect
to building facades, building scale and massing, building site and strcetscape and building
signage and lighting arc set forth on Sheets A-I, A-2, L·l, 1.-2, L-5 tluough L-13 of the
CDPNrDPA. These sheets are inlcnded to bc illustrative of the general quality and
character of the dcvelopmcnI. Modifications to Ihese clements as shown on the
CDPNFDPA shall not require an amendment to the proff~rs or CDPAlFDPA and arc
permitted provided the changes are in substantial conformance with the CDPNFDPA.

26, Additional Residenlial Design. The residential buildings along the North South Collector
shall have their front fal;ade oriented toward such road. Such front facades shall be of
similar quality and character 10 thc fronl facades along Ccntfi.'ville Road as the quality
and characler of such facades arc dcpicted on Sheels 1\·1 and A-2 of the CDPNFDPA.

27. Main Street Activation. In order 10 provide for street level activation along the north side
of Main Street. the Applicant shall provide amenity space in the first Ooor of the



Page 12

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

28. 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 froms of all buildings shall be constructed of glass, stone, brick, and/or
cemcntitious siding.

29. Signage.

A. Project Sig,nage. All signagc provided on lhe 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 feel (except as otherwise
provided in any Comprehensive Sign Plan that may be approvcd) and shall bc
gencrally lUl,;atcd as shown on the CDPA/FDPA. Pole signs shall not be
pcrmincd on thl,; Appliclliion Property. All directional and wayfinding signage
shall be consistent, bOlh 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 pcrmit modifications to the
provisions of Anicle 12 without obtaining a PCA or COrA/FOPA.

B. Temporary Signs. No temporary signs (including "popsiclc" paper or cardboard
signs) which are prohibited by Article 12 of lhe Zoning Ordinance, and no signs
which arc prohibited by Chapter 7 of Title 33.1 or Chapter 8 of Title 46.2 of the
Code or Virginia shall be placed on or off-site by the Applicant, or at the
Applicant's or any builder's direction, 10 assist in the initial and future marketing,
sales and/or renlal of dwelling units on the Application Property. This same
restriction shall apply 10 the marketing of and sales by all retail establishments
located 011 the Application Property. The Applicllnt and any builders shall direct
their agents and employees involved in marketing the Application Property to
adhere to Ihis Profler.

30. Lighting. All outdoor lighting fixtures shall be in accordance with the Performance
Standards contained in Part 9 (Outdoor Lighting Standards) of Article 14 or the Zoning
Ordinance. Fixtures used to illuminate streets, parking arcas and walkways shall not
exceed twenty-two (22) feet in heighl, measured from the ground to the top of the light
standard, shall be or low intensity design and shall utilize full cut~otl fixtures which shall
focus directly on the Application Property. All upper level parking deck lighting fixtures
shall not exceed a ht:ight 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 rooflinc of the residential buildings. I.ighting within the parking decks
shall be installed between the ceiling beams to reduce glare.
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31. 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 fUl;ade ol"the building.

VII. l.ANDSCAPING

32. 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·O I and 1.-02 of the COPNFDPA unkss 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-Ol and 1..-02 of the CDpAJFDPA, subject to revision as may be approved by
Urban Forest Management ("UF\t1").

33. Location of Utilities. Utility lines shall be generally located so as to not interfere with
landscaping concepts shown on the CDPA/FDPA. The landscaping set forth on the
CDPlv'FDPA shall be designed to accommodate the extension of the Colonial Pipeline
facilities through the- Applil.:aliull Pruperty generally in the lucatiun shown on Sheet C-6
of the CDPA/FDPA, the Dominion PowerNerizon facilities along Centreville Road, and
the fony-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. genera.lly equivalent
number of plantings and continues to reflect the concepts illustrated on the CDPNFDPA
in those areas. For all other arcas oflhe Application Property, in the event that during the
process of site plan review any landscaping shown on the CDPNFDPA 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 bc substituted at an
alternate location on the Application Property, subject to approval by UFM.

34. Parking Deck LandscMi.ng. The Applicant sh<lll provide planting areas and landscaping
on the top level ot' any parking garages as shown on Sheet L.·O I. Sueh landscaping at
minimum shall include medium shadt: trees in adequately sized planters, as detemlincd
by UFM, with such landscaping to be maintained in good health by the Applicant.

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

VIII. PRIVATE STREETS/PEDEST!\IAN IMPROVEMEJ\:TS

36. Private Streets. All streets and travel ways 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 Conununity Association documents. All such private streets shall be
subject to a public access casement, in a form acceptable to the County Attorney. The
quality and character orsueh private slreets are set forth on Sheets L-OI and 1.-02 of the
ClJPNFDPA. Main Street, Rutary Drive and Parkland Drive will be constructed with



Page 14

materials and depths of pavt:ment consistent with public street standards in accordance
with Fairfax County Public Facilities Manual ("PFM"), as detennined 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 thut any alternative luyouts arc consistent with the
quality and character depicted on Sheets 1.-0 I and L-02.

37. Pedestrian Improvements. The Applicant shall, concurrent with the development of
adjacent areas, construct the pedestrian network consisting of an interconnected network
ofsid~wulks and trails set forth on Sheets L-03 and L-04 of the COPA/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 u loml acceptabIL' to the CoulllY Attorney. The Community Association
shall maintain sllch sidewalks and/or trails located outside the public right-of-way.
Additionally, the Community Associ<ltion shall maintain such sidewalks and/or trails
within the public right-or-way that arc constructed with specialty paving as identified on
the CDPAfFDPA or any sidewalks andlor trails within the public right-or-way that
VDOT will not agree to mail1luin. The maintenance responsibilities ror such sidewalks
shall be disclosed in the Community Association documents.

IX. GREEN IJUILDING PRACTICES

38. In order to promote energy conservation and green building techniques, the Applicant
shall select one of the following programs to he implemcnted in thc construction of the
single family attuched units shown as Type 0 units on the CDPJVFDPA. Selection of
cCflilication 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 CDPNFDPA, 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 pt.=nnits and
other related permits) or other uses on the Property consistent with these proffers and the
CDPAlFDPA. 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 altcmutive certification.

A. LEED for I·tomes Certification;

A. Certification in accordance with the Earthcrati I louse Program as demonstrated
through documentation provided to DPWES and LJPZ prior to the issuance of a
RUP.

C. Qualificmion in accordance with ENERGY STAR for Homes as determined by
the submission of documentation to lhe Environment and Development Review
Branch of DI'Z from home energy rater certified through the Residential Services
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Network (RESNET) program that demonstrates that the dwelling unit has attained
the ENERG Y STAR for Homes qualification prior to the issuance of the RUP for
each single family attached dwelling.

If the Applicant selects the LEcI.> 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 oreash or a letter of credit or other financial surety
from a f1nanciaJ institute acceptable to DPWES as defined in the IJublic Facilities
Manual, in tht· amount of $4,000,00 per unit based on an average square footage of 2,000
per unit. This escrow will hl;': in addition \0 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 ("USGBe"), 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 Developmenl Review Branch of DPZ of documentation from the
USGHC that each dwelling unit has auaincd LEED certification will be sufficient to
salisfy this commitment. If the applicant fails to provide documentation to the
Environment and Developmenl Review Branch of DPZ demonstrating attainment of
LEED certification for each dwelling unit within three (3) years ofissuunce of the final
RUIl for a single family attul.:hed unit, a proportion of the escrow related to the number of
units failing to m.:hkvc certification will be rckasl:J to Fairfax County and will be postcd
to a fund within the County budget supporting implementation of County environmental
initiatives. Thc Applicant shall adhere to the following procedures for attainment of
LEED certification:

(i) If the Applicant provides the Environmcnt and Ol:vdupment Review
Branch of DPZ, within three (3) years of issuance of the final RUP,
documentation demonstrating thaI LEED cenification for any dwelling
unit(s) has not been attained but that the dwelling unit(s) has been
determined by thl' USGI3C to fall within three (3) points of attainment of
LEED certillcution, 50% of the escrow proportionate 10 the dwelling
unit(s) Jhiling 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 budgel supponing implementation of County
environmental initiatives.

(ii) [f the Applicant fails to provide, within three (3) years of issuance of the
final RlJP for the building, documentation to the Environment and
Developmcnt Review Branch of DPZ demonstrating attainment of LEED
certification or demonstrating thut any dwdling unit(s) has fallen short of
certification by three (3) points or less, the entirety of the eserow
proportionatc to the dwelling units failing to achieve certification will be
rcleased to Fairfax County and will be posted to a fund within the county
budgct supporting implementation of County environmental initiatives.
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(iii) If the Applicant provides documentation from lhe USGBC demonstrating,
to the !luti:·;faction of lhe Environment and Devclopmcnt Review Branch of
OPZ, that USGI3C completion of the rcview of the LEEO certification for
any dwclling unites) application has been deluy~d through no fault of the
Applil:unt, lhe 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 lhe Applicant or to the
County during the extension.

(iv) LEED-I\P - The Applicant will include a LEED-accredited professional as
a member of the design team. The LEED-accredited professional will
work with the team to incorporate sustainable design elements and
innovative tcehnologil:s into the project with the goal of having the project
attain LEED cCrlilleation. At the time of the site plan submission, the
Applicant will provide documentation to the Environment and
Development Review 13nmch of DPZ dcmonstrating compliance with the
commitment to eng'lge such a professional.

(v) The Applicant will include, as part of the first single family anached
building pennit submission and building plan submission, a list of specific
credits within the most current version of the U.S. Green Building
Cuuncil's Leadership in Energy and Envirorunental 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 eonfinning that the items on
the list will me~t at least the minimum number of credits necessary lo
att<tin LEED certific<ltion or tile project.

X. PUBLIC I'ACIUTII,S CONTRIBUTION

39. Park.

A. The Applicant shall dedicate in fce simple (a the Fairfax CallOty Park Authority
(FCPA) approximately 17.0 acres of land on property identified as Tax Map 24-4
((I» 6133 ("Parcel 6133"), lor the development of public parkland (the "Park"),
provided thc 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 6133. The Applicant sh.all construct a five (5) field Athletic
Field Complex in substantial conformance with Shl:et IJ of the CDP/FDP
approved in conjunction with R.Z 2006-SU-007.

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

(i) Preparation and pursuit or requisite site plans and obtain necessary Site
Plan approval and construction and VIJOT entrance permits;



Page 17

(ii) Site utility work shall include:

a. Relocation of existing sewer main and manhole out of field of play
arcas as shown on Sheet 13 of the COP/FOP;

b. Provision of electric power of sufficient capacity to light two
rectangle Oelds and three diamond fields according to the
specification attached hereto as Exhibit C (the "Field
Specifications") and to 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 two rectangle fields. Lights will be located as required to
achieve the dctalls 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 to be located to achieve the
photometries detailed in the Field Specifications.

e. Provision of an irrigation pump house according to the Field
Specifications and water service l:Oilllection including water meter
at the location of the irrigation pump house as shown on Sheet 13
of the CDP/FDP and of suff1cient capacity to irrigate all three
diamond fields and service a future restroom and concession
building and possible future hydration of the rectangle fields; and

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

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

a. Ohtaining any necessary wetlands pem1its;

b. Clearing and grubbing of existing wgctation;

c. Stripping and stockpiling of topsoiL

d. Provide dust prevention measures;

e. Installing silt fencing;

f. Finished grading of five athletic ficlds in accordance with the Field
Specifications;
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g. Grading of parking lot and secondary facility areas (playground,
warm-up areas, restroom/concession area); and

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

(iv) Construction of the following facilities on the Park:

a, Two (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 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;

b. 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.

c, One (I) 90' diamond baseball field 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.

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

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

(v) Thc dcdication of the Park to FCPA shall occur within thirty (30) days
following ::iubswntial completion of tht: 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 Ihe Applicant's reasonable control not later
than fourtcen (14) months from the time that play i::i permanently ceased
on any of the existing fields located in the area prcviously leased to the
CYA (as such cessation is dctc;rmined by CYA with a certified letter sent
to the Direclor of the Zoning Evaluation Department. the Sully District
Supervisor and FCPA cxeculed by CYA and tht: Applicant and spccifying
such date of cessation). With respect to the diamond fields, this shall
occur one growing season beyond lhe 14 months to allow sad on the
diamond fields 10 lake root prior to those fields.

Applicant shall obtain a bond as security for thc public improvemcnts
necessary to construct the Park shown on Sheet J3 of the CDPfFDP nod
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 wilh all the rating requirements set forth in Section 2-0600 of
the PFM. Should Applicant not substantially complete thc 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. J lowever. upon demonstration by the Applicant that, despite
diligellt crforts by the Applicant, provision of the fields have been
reasonubly delayed by others or matlcrs outsidt: thc Applicant's control as
dctermined 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 tht: remainder of the RUPs
may be issued. Additionully, prior to substantial completion of the fields,
the I\pplicant shall not bc entitled to RUPs or more than 50% of thc
maximum permitted square foolage 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 thc County, that the improvements to be
provided pursuanl to this Proffer arc 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
Field Specifications. Failure to substantially completc the fields within
the timeframes above shull not impact the issuance of RUPs for Blocks 5
or 6.

(vi) Any debris or waste on the Ilark parcel shall be removed prior to
dedication as dc;ltrmincd by FCPA. Prior to dedication the Applicant shall
arrange a walk¥lhrough inspection with the Park Authority Land
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Acquisition Manager, Area 5 Operations
Management Division representative to
completion of this requirement.

Manager, and Resource
demonstrate successful

(vii) Applicant shall involve FCI>i\ in various stages of the site dt:sign process
(including at (i) schematic, (ii) design, development and (iii) final pennit
druw1ngs) and incorporate comments of FCPA that arc consistent with the
Field Specifications. FCPA Project Management starr shall be provided
acl.:CSS during the construction process if they desire to monilor that the
Park is built according 10 the Field Specifications.

40, Schools Contribution,

A. Prior to the issuanl:C of the first RUP for the Application Property, the Applicant
shaH 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 Code of Virginia.

XI. COMMUNITY SITE AYlENITlES AND RECREATIONAL FACILITIES
CONTRIIlUTION

41. Community Site Amt:nities. The Applicant shall provide the community amenities and
active and passive recreation arcas and plaza areas generally as depicted on Sheets L-07
and L-08 of the CDPAlFDPA. The exact elements that comprise such amenities shall be
determined at time or 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 phm provided they arc of the quality and
character of those set fonh on Sheets L-07 and L-08 of the COPA/FOPA. At a minimwn
such active site amenities shall include two (2) sport courts, one or morc pools, and a
community room and/or fitness center.

42. Recreational Facilities Contribution. The Applicant shall contribute $955 per Non ADU
residential unit for the tOlal number of' Non AOU 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.

XII. AFFORDABLE DWELUNG UNITS/WORKFORCE HOUSING

43. 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 Ihe multiple family dwelling unit buildings. The ADUs may
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be provided as for-sale or rental units and shall be administered in accordance with the
requirements of Ihe ADU Ordinance, Kotwithstanding the foregoing, should the Board
of Supervisors amend the ADU Ordinance: after the date of approval of this PCA, the
Applic:-tm rest:rvcs the right, al ils sok discfCtion. to opt in to the new ADU Ordinanec, in
part or in wholc, without the !Jecd for 11 PCA I1nd/oJ' FDPA. If the Applicant so opts into
any such new A])t; Ordinance. the provisions or this proffer which relatc to the new
provisions of the AUU Ordinance which Applicant has elected to opt into shall no longer
be efTcl.:tivc.

44. Workforce Dwelling Units.

In addition to the ADUs required pursuant to Proller 43, the Applicam shall provide
Workforce Dwelling Units (WDUs) such that the total number of ADUs plus WDUs
shall be equal to 12'% of the non-ADU and non-bonus market rate units in the
development. The WOUs 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. Whl.:n lhi: rcquireJ \\IDUs Ihat w·e
calculated result in a fr<lctiona! unit less Ihan 0.5, the number shalt be rounded down to
the nexi wholl.: number and any I"ractional unit greater than or equal to 0.5 shall be
rounded up to next whok nUmhl.:L

Notwithstanding the foregoing, should the Board or Sllpt'.rvisors' policies related to
WDUs be amended. the Applil.:unt reservt:S the righI, at its ~olc discretion, to opt in to the
new policics, in pan or in whole, withoUL the need lor a PCA and/or FDPA and, if the
Applicftnt so Opts into any such new policies. the provisions of this proffer which relate to
the no.:w policies ofthL' Board ofSllpervisors which Applicant has elected to opt into shall
no longer be effective. Furthermore. the Applicant reserves the right to enter into a
separate binding v,'rittcn agreement with the appropriate Fairfax County agency as to the
terms and i.:onditions of the administration of the WDUs following approval of this
Application. Such un 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 agrecmcnt is executed by all applicable parties, then the WDUs
shall be administered solely in accordance with sueh an agreement ano the provisions of
this proffer us it applies to WDUs shall become null and void. Such an agrt':ement and
any modifications thereto shall be recorded in the land records of Fairfax County.

XIII. NOISE ATTENUATION MEASURES

45. Prior to sile plan approval for the first residential building fronting along Centreville
Road, the Applicant shall providt' to DPWES and Dr? 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 final resid~ntiul building locations. The Study shall ulilize standard measures to
evaluate noise, and shall confirm existing mapped noise contour intervals and as a
condition of sile plan approval shall demonstrate that exterior wall construction
techniques that are to be provided will ensure that a maximum interior noise level of
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approximately DNI. 45 dBA shall be achieved for any dwelling unit and that the Study
shows will be exposed to noise levels in excess of ONL 65 dBA. All units that require
interior or ex!~rior structuntl noist.: alleration shall be identified un lhl: silt plan.

XIV. COMMlJ:-IITY ASSOCIATI01\

46. Prior to issuance of the first RUP for the Application Propeny, the Applicant shall
establish a "Community Association" in accordance with Virginia law. Such Community
Associalion may consist of an umbrella owners association for the entire Application
Property (or the existing Bristol Owners Association, which is the maslcr association to
which the Application Property is presently subject), andlor individual sub associations or
condominium ov.rners' 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 lhese proffers, including all maintenance. TOM. and notification obligations. The
Communily Associmion documents or any residential lease of the units shall disclose the
Application Propcny's proximity to Dullr.:s Airpon and the potential for expansion of
airpon operations and resultant potential noise impact.

XV. WETLA DS PERMIT

47. The Applicant shall obtain any authorizations required under Section 404 of lIle Clean
Water Act or the Virginia Water Protection Pennit program prior 10 land disturbing
activities in any jurisdictional waters of the US or waters of the Commonwealth on the
Application Property.

XVI. TIMNG OF IYlPROVEYlENTS

48. Upon demonstration by the Applicant that, despile diligent efTons or due to factors
beyond the Applicants' control, the required improvements have been or will be delayed
beyond the time set forth in these profIers, tht: Zoning Administrator may agree to a'later
date for complr.:tion of such improvements.

XVII. COUNTERPARTS

49. These Proffers may be executed in one or more countcrpans, each of which .....hen so
executed shall be deemed an original and all of which when taken together shall
constilute but one and the same instrument.

IAOD458J LXX' II Proffm 10 ul 12 {cht) l~P:J! OOOUU21



APPLICANTrnTLE OWNER OF TAX MAP 24-4 «I)) 6CJ and 6C4

TIMBER RIDGE AT EDS, LLC

By: Timber Ridge Managing Member [V, LLC, its Managing Member

[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.

2. 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.*

3. 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.*

4. 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.*

5. 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.*

1
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6. In order to enhance the transitional screening and tree canopy shown on the
CDPAlFDPA, the site plan shall increase the amount of tree canopy plantings
shown along the northern and eastern sides of the property on the CDPAlFDPA
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.

2



APPENDIX 3

REZONING AFFIDAVIT

DATE: September 26. 2012 ----7--c.--­
(cnlcr date affidavit is nOlaril.ed)

I, Sam V. Mariska, auomey/agcllI

(enler name ofapplicant or authoriz.ed agcnI)
, do hereb)' stale that J am an

(check one) applicant
applicant's authorized agent listed in Par. I(a) below

in Application No.{s}: PCNFDPA 2OO6-5U-007
(cnter County-assigned application numbcr(s). e.g. RZ 88-V-OO I)

and that, 10 the best of my knowledge and belief, the following infonnalion is true:

I(a). The following conslilulC~ a listing of the names and addresses orall API'L1CANTS, TITLE
OWNERS, CO~TRACT J'CRCI-IASERS, and LESSEES of the land described in the
application." and, if an~ oflhe roregoing is a TRUSTEE." each BENEFICIARY of such trust.
and all ATTORNEYS and REAL t<:STATE BROKERS, and all AGENTS who have acted on
behalfofan)' of the foregoing \\ ith n:Spel:1 10 the applil:ation:

(NOTE: All relationships 10 the application listed above in BOI.D print must be discloscd.
Multiple relationships rna)' ~ Iistcd together, e.g.. Attorney/Agent, Contract }'urchascr!Lcssee,
Apl>licantfl'itlc OWller, clc. For a multiparccl application. list the Tax Map Numbcr(s) of the
parcc[(s) for c;.eh oWllcr(s) in the Relationship column.)

NAME
(enter first name, middlt, initial. and
last name)

Timb<:r Ridge Ul EllS. l.LC

Agents:
Smnley F. Senle. Jr.
RichardD. DiBella
Mark W. Ilarner
Donald M /Jvcrwil
JcffTey K I'arlirgl~n

LandDeilgn,lnc

Agents:
Peter R. Crowley
Mallhcw V, CIMk
MaId E. lJonne'

ADDIf..E:SS
(enter number, street. cit)', stale, and lip (\xJ~)

42395 Ryan Road,lil12l614
A~hbl.lr.l, VA 20148

200 'i p,'ylon Slrtcl
Alc~atldrra. Vu):tllla 2231-1·2813

H.ELATIONSHlf(S)
(enter applicable relationships
listed in UOLD above)

Applic~ntiTillc Owner of
Ta~ Map 24....:l (( I» 6C3 and 6C4

t\,chrlccllAgellt

(check if applicable) 1.... 1 There an: more relationships to be listcd and Par. I(a) is
cOnlinued on U "RcL.uning Auadllnt:ntlu I)ar, I(a)" form.

• In the case of a condominium, the {ilk owner, CQnlra't purchaser, or lessee of 10010 or more of the units in lhe
condominium.

.. List as 101l0\\<s: Name oftrustec. Truslee fur (naml;' ul'lrust, if applicable). for the benefit of: (state name of
each beneficiarv),

\ FORM RZA·1 Up,blC'd(7'l<1l6)



PllgC _1_ 0,_2_
Re7.oniog Anachmenl tu I'ltf". lea)

for Application No. (s):

DATE: Septem~er 26, 2012
(enter diC_'C"o,o.~m;:"d".:',ciCI 7jsCnCoC,Ca-,jCzedC-:;C)-­

peA/FDrA 2006-SU-007
(cmcr count)-".c"c"CiCgC""Cd"-.-p-p"lic-'oCtion nu-n-,be-r (s»

(NOTE: All relationships lu the applicatiun arc to be disclosed. Multiple relationships may be listed
together, e.g., AttoJ"llc)'IAgcnt, Cuntntct J'urcllllscr/Lcsscc, Applicltlltn'itlc Owncf", etc. For a
multiparcel applicution, list lhe Ta.'( Map Numbcr(s) orlhe parccl(s) lor cadi OWIlCr(S) in the
Relationship column.

NAl\lE
(enler lirsl name, middh: initial. and
last name)
VIKA. Incorporated

Age:l1Ii:
John F. Amatett,
Philip C. Champ~gne
Robert R. c..:ocnran
Jeffrey A. Kn;ps (formtr)

VIKA Vi'l:inia, LtC

Agents:
John F, Amaletti
Phihp C. ChamlYJgJle
Robert R. C(l(hnon
Edmund J. Ign~c;o

frnnk E. Jenkins
Shawn T. frost (fonn~r)

Jcm~yA. Kreps

VIKA Cupltol, LLC

Agents:
John f Amul~lIi

PhllipC. Champagne
RlIben R. Cochrdll
Edmund J,lgnaclQ{former)
frank Ii Jenkll\$ (former)
!illillm T. frost
Jeffrey A, Kr-eps (fom.er)

M.J. Wells &t AuocillCS. Inc

AgenlS:
Room L Antonucc.
Kevin R. Fellin
Wilham F. Jolmson
Broan J. Ilortln

ADDRESS
(enter numbn. Slrect, Cil)', ~tatc, and '_Ip cude)

8180 Grccn>boro l)fll'e, SUlle 200
McLl"(ln, VA 22102

8180 Greensboro 1)f1\"C, SUllc 200
McLx.m, VA 22102

4Y lU MHssuchusc1ts Avenue. NW
Sun,' 214
Wa,tlinl:loll,DC 200111

1420 Sprong lhll R~. Slll1e 600
.\kLcan. Vll'1!lml 22102

l<t~LATIONSHIP(S)

(eUler applicable relationships
listed in BOLD above)

EngJllI;<;rslAgent

EIIKII1~el'$IAgent

Tran~bOll Consultant!
I\gall

(check ifapplicable)

~OKM RZA-' Up""", ''''''')

I'hl'n: arc mor~' rdslionships to be listl.'d and Pur, I(a) is continued runher
on a "'Rc,wning /Htachmcnl 10 Par. I(a)" lorm,



"age _2_ 0,_2_
RCWllill~Attachment to Par. I(a)

DATE: September 26, 2012
(clltcr datc affidavit is notarized)

for Application No. (s): PCNFDll/\ 200U-SU-007
(cnl..:r Couilly-assigw.:d application nllmbcr (s»)

(NOTE: All rel<ltiollships to the application arc to be disclosed. Multiple relationships may be listed
together, e.g., Attorney/A~cllt, COlllnlct Purchaser/Lessee, Applicallirntle Owner, etc. For a
multiparccl application, list lhc Tax Map Number(s) orlh..: parccl(s) for ellch owner(s) in the
Relationship column.

NAME:
(enter first name, middle initiaL and
last name)

Walsh. ColUCCI. Lubdcy. Emrich &
Walsh, P.C.

Agenls:
Martin D. Walsh
L)'lme J. S,robcl
Timothy S. Sampson
M. Catharine "usbr
Sara V. Mamb
G. Ev~n Pritchard
Jonathan D. ruval:
Elizabeth D, Bahr
lmla E. Stagg
Eli1~lbeth fI, McKeeby

KTGY Group. Inc.

Agcnl:
Mark D. Drake

Wetland Studlcs and SollllJOIlS. Inc,

Agents:
Michael S. Rolband
Mark W. Headly
Douglas W Chapin

AI)D1tESS
(cnter numbcr, slrc..:t, cily, stale, ,md Lip codo:)

2200 Clarendon lloulnard
~u"e 1300
ArhnglOll. Virl!'ma 22201

8l>O5 Wcslwood C~ntcr Drh'~\

Sune 300
VlCnnd, V,\ 221~2

5300 Wdhnglon Branch Drlvc. ~IOO
lja,,)cs,·,llc. VIrgInia 2015~

RELATIONSHIP(S)
(enter <lpplieable relationships
listcd in nOLO above)

A1101 m:ysfl'lanncrs/Agcnt

ArchnectfAgcnl

Ellvirvnmcl1lUI ConsulluntfAgcnl

(check ir applicable) [ [ There aro: more relationships 10 be listed and Par. I(a) is continued further
on a "Rezoning Anachment to Par. I(a}" form.



Page T,,·o
R[ZO~'ING At't'IUAVIT

for Application No. (s):

DATE: ~tcmbcr 26-, lPJ1:. _
(ent~r dule ullidavit is notariz.ed)

PCA/FDPA 2006-SU-007----- -
(cntt:r Counl)-:tSsigned application number(s»

aLa -_... ..- -
l(b). The lollowing constitutes u listing· ... ufthe SHARUIOLI>ERS of all corporations disclosed 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, II listing; orall of the shareholders, lind if the corporation is
an owner of the subjcc1 land, all of thc OFf'lCERS and DIRECTORS of such corporation:

(NOTE: lncludt: SOLE PliOI'RI[TORSHIPS, LIMITED lIAlJIlITY COMPANIES, and RI-:AL. ESTATE
INVESTMENT TIWSTS herein.)

CORPORATION INFUKMA nON

NAME & ADDRESS OF CORJJORAT10l'\: (enter complete name, number, ~tn.."tl, eily, stale. and l.ip code)
Timlx-r KJdge al fOO. LLC
42395 Ryan Road,.112161-l
A$hbum. VA 20148

DESCRiPTION OF CORJJORATION: (check one statement)
lJ"l There are 10 or less shareholders. and all oflh..: shan:holders ate listed below.
I 1 There ar..: more than 10 sharchold....no. and all of the shareholders owning 10% or more of

any class OfSlock issued by said corporation ar~ listed below.
I 1 There arc mot..: than 10 shareholders. bUI no shareholder owns 10°;' or more of any class

ofstod.. issued by said corporation. and no shareholders are list..:d below.

NAMES OF SHAREIlOLDERS: (enter tirst name. middk initial. lind laslllamc)
Timber Ridge Man8glog 1>hmbo:. IV, I.l.~:, ManaK"''' Mrmbcl
Tunbcr Ridgr llold,ngllV. LLC, Member

NAMES OF OFFICEllS & DIIU:CTOllS: (r:mer first mlllle, middle initial, 1,ISt llame & titk, e.g, President,
Vice Presidenl, Secretary. Treasurcr. r:tc.)

(check ifapplicabJc) vi There is more oorpomlion information and Par. I(b) is continued on a "Rezoning
!\lIul.:hmcnl I(br' form.

0.0 All listings which include pannl.'rship., eorporutions. or INS1S, 10 inclod..- th..- nam~ oft>en..liciaries, must be broken down
succcssh'cly until: (a) onl) indh Idual persons an: Ilskd ~ fb) the listing for a oorporallon having more than 10 shareholders
has no shareholder o.... nmg 10% Of more of any class of ~t...d .., III the nm~ 'ifUti APPI./OIN1: TI1'LI:.~OWNER,
CONTRACT PURCIIAS£R, or LESSEI:.'* ufth, lalld thai is u portllef)'hip, rorporntioll, or trust, sueh $ucceni"e bretlkduwll
must illclude Q listill/( und/urther brl:'uli.do"71 ofuU 0/its portntrs. ofits shur,holder)' (IS ft''Iui",d ubo"t!, ulld 0/
belleficiaries ufuny tfllStS. Such sUfx't'.ssh't' breuli.down must ul.\"I1 indudt' br",ukdu...n.f vIuny purtnership, corporation, or
trust o ...nin;: 10" or mort ofthe AI'PUCANT. TlTLt: OW'vI:.'R. CO.VTlvl(.T PlJRCI/JlSF.R. or 1.F.SSF.E- u/thl:' land.
Umilt'd liability con'l)unir-!>' und reul"','itutr inl'tstment truStS II/Id tlteir "''Iuil'u[ents ur(' tr('uud 1lJ' corporatiOIlS, with _mben
being dl:'emed till:' equil'ul('flt o/shIITl:'hufdl:'f)'; munaging mf'mbr.rs )'hufl ulst> be Ii.~ted. U.", footnute number:s to designate
partnerships or tO/pora\lOns, ....hieh hal"- further listings on an allachmenl pa~e, and reference the sam~ foolnote numbers on
the attachment page.

FORl\-1 RZA·l Upd3:cd (711106)



Page _1_ ,,_5_
Re~.nllillJ.: Attadlmeol to Par. I(b)

for Application No. (s):

UA IE Sl:ptembcr 26, 2012 ..__
(enter dale affidavit is notarized)

peA/rDIlA 2006-SU-007
(enter COlll1ty_"ssig

C
'n
c

'-'d'---,p-pc1c;c-,C,7;0-,-,-n-o-","0-,-,0(7.<)")--

NAME & ADDIU2SS OF COJU'ORATION: (clller complete name. number, stn::et, city, stale, and ~jp code)
Landllt:silln, Inc.
200 S. I'eylun Street
AlexBndna, VA 22J14

DESCRIPTION OF CORPORATION: (check One ~lalemcnl)

[J 111cre an~ 10 or less shareholdcrs, and all of the sh,m.'holders arc listed below.
[J J There arc more than 10 shareholders, and all of the shareholders owning 10% or more of any

class of stock issued by said corponnion ;In: listed bdow.
I I There arc mure tlmn 10 sharcholdt:p,;, but no sh'lrcholder owns 10% Qr morc of any class of

stock issued by said corporation. (lnd no shareholders an; listed below.

NAMES OF TliE SHAKEHOLDER: (enlt;:r lirst name, middle initial, and last name)
I'eter K. Crowlcy
Dale C. Stewart

~=-="'"""'~========

NAMES OF OFFICERS & DIRECTORS: (enter first nwne, middk initial, last name. and titk, e,g.
President, Vice-President, St'Crelary, Treasurer. l'lC,)

NAME & AODlU:SS OF CORPORATIOj'l: (clllcr complete namt;:. number, street, city, state, and zip code)
MJ, Wells & Assod~tcs. Inc.
1420 Spring Ilitl Road, SUIlC 600
McLean. Virgillla 22102

DESCKJPTION Of' CORPORATION: (check !!,ill;. statement)
[J Therc arc 10 or Jess shareholdcrs. and all ol'the sharehold..:rs arc listed below.
IJ] 'I'here an: mor..: tlnll 10 shareholders. and all of the shareholders owning 10% or more of any

class of stock issued by said corporation arc listed below.
[J There arc more than 10 sharehuld<.:fS, but 110 shareholder owns 10% or more of any class

or s!Uck issued by said curpoT<llion. and no shilrdwldl:rs an: listed below.

NAMES OF TilE SIIAREHOLL>ERS; (enler tirst name, middle initial, and laslname)
M.J, Wells & ASSOcl~tes. Inc. Employee SlOck Ownershlp'l rust All employees ur~ eligible plnn partielp'II"lI~; however, no one employee
owns 10% or mure of any class of stud:.

NAMES OF OFFICEnS & 01 RECTORS: (enter !irst name, middle initial, last name, and IiI Ie. e.g.
President, ViCl'-I'n'sidclIl, Secrelary, Trc:tsurer. elc.)

(check if applicable)

PORM RZ,\-I Updated (7/II(6)

There is more corporation information aud Par. I(b) is cuntinued lurther un a
"Rezoning Al1achmellt tu I'M. I(bY' form.



Page _2_ 0'_5_
H,ezonilll: Altllduncnt to I)ar. I(b)

for Application '0. (s):

OATE: SCl~lcmbcr 26, 20 12 ~",::::-=c::;,.--­
(tiller dUle affidavit is nOlarized)

PCA/FOPA 2006-SU-007

(cntcr Count~ -as:>lgncJ application number (sH

NA!\'IE & ADDRESS OF CORI'Ol(;\ TION: (enter complelt: name. number. SUCCI. Cit). stalt'. and zip code)
VlKA.lneorpor.ltoo
8180 Gr«nsboro Drive, Suile 200
Mel.ean, VA 22102

DESCRIPTION OF CORI'O)L\T10N: (~'heck ~StalCment)

[.I] There are 10 or less shllreholders, and all of the shareholdcr.> are listed below.
(1 Ttll,:fe an: mon: Ihan 10 sharc:holders, and all of the shareholders owning 10% or molX' ofllJly

class of stock isslJl:d by said corporation arc listed below
I 1 There arc more lhan 10 shareholder.>. but no s1mrcholdrr owns 10% or Illort: orany class of

stod. Issuc:d b) saKI corporullolt, and no shareholders are listed below

NAMES OF THE SHAIU:IiOLDER: (enter first name, mIddle initial, and laslllame)
Jolm F. Alll.lllCllJ, ChM,k:$ A.lmb, Jr., Ibrry I.• Jentlns. Roben R Cochllln. M~rk (j Morelock, JclTrey n. Am:lleliu. Kyle U, Oll"el,
Philip C. Champagne

--~ -- ~ --~------
NAMES OF O.'fJ<.:[HS & I)JRECTOltS: (enter first narm:. middle initial. last name, and title, e.g.
l'residenl, Viec-President. Secretary, Treasurer. ctc.)

-----~_.~~_.~-~~~----.
NAME & ADDRESS 0 ... CORPORATION: (enter complete name. lIumbn, streel. cit)'. stale. and zip code)
VIKA Vllgima. lU":
8J 110 Green5boro Onve. !flOO
Mel.ean, VA 22102

DESCRWTlON 0'" COIU'ORATlUN: (check Q!l£ statemenl)
[.II TIlerI.' arc 10 or less shareholders, and all of the shareholders are listed below.
I J There arc more than 10 shareholders. and all oflhe shareholders owning 10% or more of any

class of S1(~:k issul'd by )Jid corporallon are listed below.
[I Then: art: mon: Ihan 10 shareholders, bul no sharehQlder owns 10% Qr more of any class

of stock issued by saId corpor-.Jlton. and no shareholders are listl'd belo\\

NAMES OF THE SI-IARf.HOLUENS: (enter fusiliume. middle initial. and last n3rnc:)
JOM F. Amatcl1l, em"l,,,, A. In~h. Jr. Jd""y /I Ama,...au. "lullp c.. <"lIompagne. Roben R Coclmln.llarry L. knkins. K}'k: U. Oliver.
Malk R. MOlelock

NAMES OF OFFICEltS & DIRECTORS: (enter first name. middle initial. last name, and title, e.g.
I'residenl, Vice-I'resident, ScCrelar)', Treasurer. etc.)

(c~k if applicable)

fORM RLA-I Updated (7/11Q6)

Then.·,~ more <:olpoollion lnfonnlliion lind Par. I{b) is continued funher on a
nf(\:/.llIIlng ,\lllIchmenlto Par I(bl" leuni



Page _3_ 0,_5_
Hczooing AltachmcullU Pllf, I(IJ)

for Application No. (s):

DATE: Scph.:mbcr 26, 20~:;2","=::c:c=,,_
(enler d:lle affidavit is nOlarized)

PCA!FDlJA 2006·SU·007

(enter County-assigned application number (s»

NAME & ADDRESS OF COKPORATION: (enl~r (Omp1ct~ nam~. num~r, slreet, city, Slate, and zip code)
VIM Capnol, LLC
~91O M)!saehuSC::\l; Avenue, NW
Suite 214
Washmgton, DC 20016

OEseR IPTION Of CORPORATION: (check Q!!.Ii Slatemenl)
l/I There arc 10 or less shareholders, and all orlheshareholde~ are lisle<! below.
(I Then: arc more Ihan 10 shareholders, and all oflhe shareholders owning 10"/, or morc of any

class of siock issued by said corponnion arc listed b<:low.
(I Th~re arc more Ihan 10 shareholders, but no shareholder owns I0% or more of any class of

slock issued by SOld corponllioo. and no shareholdeJ); arc listed bt-Iow

NAMES OF THE SIIAREHOLDER: (enter lirst name, middle initial, and last name)
John F. AmalC:lti, ChlUl~s A Insh, Jr, Jcifrcy I:! ,\lllalCIU,l'hlhp C, Champagne, R~n R Cochran, Harry I.. Jenkm~, Kyle U Oliver,
Mark It Morelock

NAMES OF OFFICERS & OIlU:CTOHS: (cnler tlnl nam.:, middle lI1ililtl, laSI name, and title, e.g,
Presidenl, Vin--Pn:sidenl, Sccrelllr)'. Trt'lIsun:r, etc)

NAME & AOIJKF.SS Of CORPORATION: (enler comptete nllme, number. streel. CI1), slate, and zip code)
Timber Ridge ManagIng MC'rnbl:r IV, LU':
42395 Ryan Road, /ll I21614
Ashburn, VA 20148

DESCRIPTION OF COIU'ORAnON: (check one Stll1elllt<nl)
I I Thcr\' are 10 ur lc~s shllrdlOlder~, ltnd I'll orthc shareholders are listed below.
101' '1l11~n: arc more than 10 shareholdcrs, and all of the shareholders ownmg 10% or more of any

chtsS of siock issued b)' said corporation IU'C listl;.-d beloVo
I J There are more than 10 ~hart~holder.., bul no ~harcholdcr owns 10"/0 or more oran) class

of stock ISSUed by said corporation, and no shareholders are hstN below,

NAJ\tES OrTlI£ SI-IAREl-IOlDERS: (enter firsl owne, middle milial, and lasl name)
Manager/Member. Rlch~rd D. DiBC'lIa,
Managtrs; Ma.k W. H~!l\e., Donald M. CltrsoJl, kiITey K I'Br1:iglall

NAMES OF O.'f'ICEICS & IHRECTOll.S: (elltl,'r first name, middll,' initial, lasl name, and IiI Ie, e.g.
Prt'sidenl, Vke-PresidclII, Sl.'Crclllr)'. Treasurer, etc,)

(chC'ck if applicable) vi ('here IS more corporation mformation and I'ar, I(b) is eonlml.u;d furthC'r on I

"Rl:7.oning Attachment 10 Par. l(bJ" fonn.

FORM RL.A·1 Updaled (7/I/U6)



Pagc~of~
H.czoning Alluchmcnilo Par. I(b)

for Application No. (s):

DATE: September 26, 20 J2

(enter date affidavit is notarized)
PCA/FDI'A 2006-5U-007
---(enter COUllt) -a~s"i~"~n'~'d""-,p~plication nUIIICbeC,~(7,C)C)-

NAMF: & ADDRF:SS OF CORPORATIO~: (enter complete name, number, street, cily, stat~, and zip code)
Timber Ridge Iloldmgs IV,LLC
42395 Ryan Rooo, ifll21614
Ashburn, VA 20148

DESCRII'TION Ot" CORI'ORATION: (ched QD.£ statement)
I] There ar\' 10 or less shareholders, and "II of the shareholders are listed below.
1.1 J 'Ibere an,: lIlorc than 10 shareholders. ltlld all of the shartholders owning IO"A. or more of any

clas.~ of stock Issued by said corpor-uion an: listed below
I 1 There arc mOl"~ lilt 0 ~harchotders, but no shareholder u"ns I(!'Y. or more orany class of

stock lssucd b~ s:ud \'urpuration, and 119 sh<lreholders arc listed below.

NAMES OF TH E SIIAR£1I0Un:I{: (enter first name, middle ml1la1. and last name)
J/Irmill. Slnunons, ~Iembcr
Mendel Murk. Silber. Mernbcl

NAMES Ot' OFFICt::RS & DIKt:CTORS: (enter first name, middle initial, last name, and title, e.g,
I'resiuent, Vke-Presidcl1t. SCCrClltry, Treasurer, I:IC,)

-------~- - ---=== ..-- - -
NAME & ADDRt:SS Ot' CORPOKATlON: (ellll.'fwmpkte name. numocr, street, City, state, 1100 zip code)
Wm]sh, C/,l]U~"CI, Lubelcy. bnm-h <!l. w~lsh. /',( .
2200 Clmr~ndon Boulevard, SUlte ]300
Arlin~lon, Vir~inia 1220 I

DESCRIPTION OF CURI'OI{ATlON: (check~ sliltcmcnt)
[] There arc 10 or It:ss shareholders. and all oflhe shareholders arc listed below.
[.I] There are more than 10 ~hareholders, and all of the shareholders 0\\ ning 10"1.. Of more of lmy

class or stock issued by said corp<Jnltion are listed ~Iow
I 1 Thcre Ilre mOl"c than 10 shareholders. but no shareholder owns 10% or more of any class

ofslock issucd by said corpordtion. and no sharehold!;1J are lisled below,

NAMES OF THE SHARt:HOI.Dt:RS: (enter first name, middle initial. and last name)
David J. Bomgardner.t:. AnulI:w Burcher, l'homu J. CoIuf;l;I, Peter 1\1 [)ohm, JI.. Jaydu Von, Wrll.,n, A FORllrTY, John It Foote,
t1. Mark Goctzmlln,lJryan II. Gu.dash, MIchael D Lubelcy. J. Kllndall Minchew. M. C/llh/lnne I"uskal, John E Rlnllldl, L)'nne J Strobel,
Gllr1h M. Wainman, Nan E. W/llsh, "-'IiImn l) Wliish

-=::=--"""===-===--=-=------:---.... ~~~---- .--- -=~~

NAMES OF OFFICI-:RS & DIIU:CTOHS: (enter Iirst name, middle initial, last name, and litle, e.g,
')resident, Vice-I'resident, Sccretary, Treasurer, etc)

(check ifapplicabh:) 1-1 There;s more corporation ;nformalion and Par I(b) is continued further on a
"Rc/oning ,·\tUlChmcnl to Par. I(b)" form.

FORM RZA·] Updated (7/1/06)



?:Jgt _5_ 0,_5_
I{czuning ..\l1.u:hmcnt 10 IJar. I(b)

for Application

DATE: Septcm_ber 26, 2012
(enter dale affidavit is nOlari7.C'd)

() peMDPA 2006-SU-007
o. " c..:::==~=-:'::"':'::':""'-.~c---c--,-,,-­

(emer County-assigned application number ())

NAME & ADDRESS 0"- CORPORATION: (enter I:omplctc name, number, srrcci. cit), state, and zip code)
KTGY Group. Inc.
860S W~$I""ood Cenler Dme.
Suile 300
Vlennu, VA 221li2

DESCRIPTION OF CORI}ORATION: (check 2!.!.Ir. st<lh:mcnt)
[J Thcft: are 10 or less shareholdcn, and all of the shareholden arc listed below
[.I I There nre more than 10 shw-eholdcni. and all of Ihe shareholders owning 10"'10 or more of any

class of stock is..~ued by said cllrporalion are listed below.
I 1 Tht:re are more than IQ sharo:holdcn, but no shareholder owns 10". or more of any dns of

stock issued by said curpor,l.Iivn. and no ~an:huldcrs are lisled below,

NAMES OF Til I': SHARHIOLI>ER; (elller first name, middle initial, and last name)
PatnclU ,'nn 1::~!iCr

John ?eter Tully
Jill Dione Williams

- ----
NAMES OF Ot-FICERS & DIRECTUI<S: (enter firsl nam<.:, middk Illiual, la.;,l name, and tille, e.g
Presidenl, Vicc-Prc~idc"l,S<crclllr). Tr\"lIsurcr, CIC)

eo-=- -we

NAME & ADDRESS OF CORPORATIO~: (enter compk"te name. number, sireel, City, Slate, and Lip code)
Weiland Studies and Sulunon., Inc.
SJOO Wellinglon Branch Dri,·c. "lOll
Gainesvillc. Virginia 20155

DESCIUI'TION OF CORI}ORATION; tchcck one sW,lerncnt)
[.I] fllere arc 10 or less shareholders, and all oflhc shareholders are listed below.
[1 There iffi: more Ihan 10 sharehold<.:rs. and all of the shareholde-rs owning 10% or more of any

class of slock issut'<l by said corporullon arc listcd belo.....
I J lbcre lln: mure Ihan 10 ..harchuldcr3, but no sbilf"Choklcr owns 10"0 or 1II0re of an) class

OfSlock Issued b) said corporation. and no shareholders arc listed brlQw.

NAMES OF THE SIIAREHOLl>t:RS: (cnl<.:r first mime. middle lllililil, and lasillamc:)
Michael S. Rolband, Sole Sharcholdcl

-'=;''''''-==========--=-''===''''''''''--.~~~=
NAMES OF On'It:I-:RS & UI Rt:CTOKS: (enl<.:r tirst flame, middle initial, lasl nam<.:, and title, e.g.
Presidel!I, Viee-Pruidcllt, St-crtlary. Treasurer, tiC.)

(ch«k ifapplieable) I I rherc IS morc corporauon information and Par. l(b) is continued further 00 a
"Re...\lI1mg i-'llachm<.'mlo Par. I(b)" furm.

FORM IUA·l lJpda1ed (1/IIOb)



Pagt Thrtt
REZONING .U·f"IUAVIT

DA rF.: September 26. ~O12 _
(cnl~r dale affidavit is notariLcd)

for Application No. (s): I)CA/FLW~ 2006-S~.O~

(enler County-as:oignltd applicatiull number(s»
.~~-~~--_._----~

l(c). The following constitules a listing'''' of ull ufthc IJARTNERS, both GENt:RAL. and LIMITED, in
any partnership disclosed in Ihis allidavit:

PAR1NERSHlP INFORMA nON

PARTNERsnn' NAME & ADDRESS: (enlcrcomplclc nllmc. numbcr. slr~CI. cily, stllte and zip code)
None

(check if applicable) I I The abo\e-lislcd p:mncrship has no limited pannelS.

NAMES A1\'U TITl.[ or THE PART t:itS (enter first name, middle initial, last name, and title, e,g.
General Partner, Limill"tl l·artncr. ur GcncralltntJ Limited IJarln{'r)

(chlX:k if applicable) [J There is more partnership information and Par. I(c) is continued on a "Rezoning
Allachmenllo Par. I(c)" form,

••• All listings which include pllrtncrships, corporatioos, or trusls, to include the names of bcncficiluies, musl be broken down
successively unlil: (a) only individual pt:/Wns we lislL'lJ Q! (b) the listing for a corpor,i1ion having more than 10 shareholders
has no shareholder owning 10-.'. or more of any class ofslock. /n tht NUt' Ofun APPLICANT. TITLE OWNER,
CONTRACT PUHCIJAS£H, "r LI·:SSt:t.·~ oftht fand that is a p"r(fltrship, cvrporalivn, or trl4St. sl4ch sl4cassivr brtakdqwn
trlMst incll4dt a fb'ting andf""htr brtakdo.4"fI vfuti of ;t.~ partnus, of irs shareh"lcJef\ a.~ relfuirtt/ ublll"", and uf
knrjiC'iariti!S ofQIl}' trUSts, Such S'Il"Cfi.l"ive breukdo....n "uut ulso ;ncf/lllt' brtukdowfIS ofany par(flrrship, corPCJratiun, or
trust o"'n/ng /0" ur mure uftht APPUCA,v1; 1"11"1.£ OW,l'lI;.'H, ("UNTHAC/· PUHC"J/ASt.·H dr U':SSEt;- ufthtlantL
Umittd liubility coltlpurrirs and rtul nlUtt invtSll1lent trus"ts and thtlr tql4ivfl/rnu· art ffl'attd us C"urporuliuns. ",jlh mtmMrs
fninK deemed the equil'U!lml "f.fhurrholdu.f; ",u/laginG mem!Jl:rs shull also fH> listed. Use footnOle nUlllbers to designate
partnerships or corporalions. which have funher ti~lIngs on 1111 llllllchmeni page, und n:fcfI:nce lhe same IOOlnote nUllIb!:r.; on
the attachment page.

FORM RZ,\-l Updated (7111%)



Page Four
REZONING AffiDAVIT

DATE: Sc lember 26,2012
(enter dilte affidavit is notarized)

for Application No, (5): PCAlFDPA 2006-SU·007
(enter County.as··"~;.~"~'''d~"~pplication number(s»

~._--_..-
I(d). One of the following boxes!lli!l! Ix checked:

[J In addition 10 the nameS listed in Paragraphs I(a), l(b), and I(c) above, the following is 11 listing
of any lind all other individuals who O~ n in the aggregate (directly and as a shareholder, panncr,
and bcncliciar) of a Iru:)l) 10% or morc of the APPI.ICANT, T1TLf: OWNEr~,CONTRACT
PUHCIIAS[I{, or I.ESSEf.i of the land:

\.... ) Other than tht: names listed in Paragraphs l(a), 1(b), and l(e) above, no individual owns in the
aggregatt: (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the
APPLICANT. TITLt: OWNER, <':O~TKAcrIJURCHASER, or I..ESSEP of the land.

2. That no member ufthe Fairla.... Count) Board ofSupcrvisors, Planning Commission, or an)' member of
his or her immediate household own:" or has ,til)' financial interest in the subject land eilher
individually, by ownership of stock in a corporation owning such land, or through an inlert.:sl in a
partnership ()Wiling such land.

EXCEPT AS FOLLOWS; (NOTE: Ifunswer is Ilone. enter "NON"~" all the line below.)

No~

(check ifapplicabk) I I

rOItM ta...·1 updat~(7Il106)

There arc morc illlercsts to be listed and Par. 2 is continued on a
·'Rezoning I\nachmenl to I'ar. 2" larm.



Page Five
IU~ZONINC AFFIDAVIT

DATE: Scplcmbcr2fi..10l.L-
(enter date affidavit is notarized)

for Application No. (s): PCNfUPA 2006-5U-007
(enter Count)-~igned application numbcr(s»

-~~------ ~ ~- --- - ~-_._~--

3. That within the twelve-month period prior to the public hearing of this appliculion. no member oflhc
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate
household, either directly or by \\ay ofp.:lfIllcrship in which any of them is a partner. employee, agent.
or attomey, or through a punner Ofml) oflhcm, or throug.h a corporation in which any of them is an
ollicer, director, employee, agent, or allomey or holds 10% or mon: of the outstanding bonds or shares
of stock of a particular class. has, or has had any business or linandal relationship, other than any
ordinary depositor or customer rdalionship with or by a rctail establishment, public utiliI)', or bank,
including any gift or donation having a valul.' ofmorl.' thall 5100. singularly or in the aggregate, with
any of those listed in Par. I abO\e.

EXCEPT AS FOLLOWS: (i'lOTI::: If ItlbWCr is nolle, cnll.'r -'NONE'- on line below.)
Nor.e

(NOTE: Uusinus or finalldal relaliunships ul" Ihl' rype described in Ihis paragraph Ihal arise after
Ihe filing of litis lI1'lllkllliul1 lInti hefure neh publie hl'lIring muSI be dis{')osed prior 10 the
pUblic hearings. Set: i'ar. 4 heluw.,

(check if applicable) I J !"here arc more disclosures 10 be listed and Par. 3 is continued on a
"Re:wmng Altacitment to I'ar. r fonn.

4. That the informalion contained in Ihis affidavit is compll'lc. 111:11 :111 partner-shil)S, corporations,
and trusts owning 10% Ol" mOJ'e urlhe APPLICANT, TITLE OWNl';n.. CONTRACT
PUHCI-iASER, or LESS":E* uf the lU1I11 have been lislell and broken tlown, alld that prior to cach
and every public hearing 011 this maller, I will rCl'.'i:lIlIlilll'.this :lffidll\'it and provide any changed
or supplement'al inforlllation, including business 01' linanciall"ehltiollships of lhe 1)'1'(' described
in Panlgrul'h 3 aboH', Ihal arise un ur ufter lhe date of this applicalion.

WITNF_'iS the follo\\ ing sigO:llUrl.':

(check one)
JAlJI iJ'- Y 1yj/JJY\'tJ1£=

~~i~-....:."t:vf&~'/~J~A2p::p~l~i,~a~n\~·~'~A~"~lh~o~'~iz~'~d~A~g=,=n~l-

Sara V..: Manska, a~tomcy/agcnt
(rype or prillt first narnc."n='i2dCdCI,c.·Cinci=\i=a71,~I=,="~n-:=,,~n~c-. '~'''='d:;-:C'i=tICe-o~fcsc'i-g-"c='e=)'

20 12 ,in the Slate/Comm.

_'_"_3_°7° 1",5__My commission cxpm:s:

Subscribed and swom 10 before Ille lhj~ __2Q... day of Scplemlll.:r
of Virginia ~ . CoulI~/CiIY of Amngton___ .

~-#lJ!J:2

~ 'ORM RZA·' "",..oj "'"''''



Martin D. Walsh
(703) 528·4700 Exl. 5422
mwalsh@arl.thelandlawycfs.com

Via Hand Delh'erv

WALSH COLUCCI

LU8ELEY EMRICH

& WALSH PC

March 20, 2012

APPENDIX 4

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 Referencc: 24-4 «I)) 6C3 and 6C4 (the "Subject
Property")
Applicant: Timbcr 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 (pCNFDPA) 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 [·5 District to the PRM, Water Supply Protection Overlay,
and Airpol1 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 PCNFDPA 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
PCAIFDPA.

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

'ROSE 70)528 4'00 , FAX 7035153197 I WWW.TtlUANDLAWYERS.COM

COURTIIOUH PLAZA' HOO CLARENDON BLVD .• THIRTEENTH FLOOR. ARLINGTON. VA ZH01'B59

LOUDDUI' (lHIC[ 7037373633 I PRIS([ WILLIAM OFfiCE 7036$04664

,l<H '" \I fl"
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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 anached
units, or up to approximately 1,289,126 square feet of residential use on approximately 37.43
acres efland. 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 muhifamily building proposed for Block 3.

The Applicanl 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 lhe eastem
periphery of the Subject Property. The townhouses have been located on the periphery of the
Subjecl Property in confonnance with Scction 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 cast 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 arc proposed to the previously approved block structure, existing points of access, or
circulation pauems. 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 ofa 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
III 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:

• The development applicatio/1 should encompass the approximately 67-acre
portion oj the land unit south of EDS Drive, east oj 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.

• The mixed lise development should include the Jollowing mix of uses (the
percentages are approximate):

o Retail use, 5-100,/0
o Office lise, 20-30%
o Residentialllnits, 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 1>lan text.

• The Irip generalion of Ihe mixed use derelopment should meel Ihe Performance
Criteria for Optional Uses found in the Dillies Suburban Center Overview, and
result in significantly fewer peak-hour (rips 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
sen'e both residents and visitors 10 Ihe area. A grocery Slore and drug store are
also desirable uses.

The Applicant proposes no modifications to the maJonty 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-usc development through
street connectivity and unjfying streetscape and landscaping.

• Residenlial use should proVide a mix ofunil types, including live/work units, for a
total of approximately 900-1000 units. Live/work units are defined as Ihe
combination ofa private residence with a profeSSional office, retail or other flOIl­

residential lise.

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 sllccessful in Fairfax County. The Applicant does
propose a mix of residential unil IYpCS in keeping with the Plan's vision.

• An active recreation area with five athlelic fields and provision ofparking on or
adjacent 10 the site or in a shared parking arrangement with adjacent uses.
Facilities should be developed according to FairfeLl: County Park Authority
standards in COlIsullOlion with FCPA staff. This park should be dedicated to the
Fairfa.T 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 Ihe village center should provide usable open space for public events
and casual recreation use.
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The Applicant proposes a nwnber 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 infO both the village cenler and elsewhere in the
development.

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

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

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

• Pedestrian /inks should provide a safe and pleasam walking environmem,

The Applicant's development will provide a safe and pleasant walking
environmcnt with logical pedestrian paths and an attractive strcetscape as
illustrated on the FOPA.

• Parking shollld be mostly in struclllred garages. However, surface lots and Ofl·

street parking shollid be used to promOTe street (Ictivity and convenience to retail
uses.

The Applicant is proposing to provide parking In a ffiLX of surface areas and
structured garages.

• Development along Centreville Road shollid be set hack 50·100 feet, depending
on the applicant's proposes hUld lise, design, and height of buildings, and the
amOU1l/ and quality oflhe 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 ofthe 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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a Provision of land for additional facilities, such as vocational training,
academy programs, and adult learning centers, examples ofprograms that
are currently provided at existing schools which could be relocated to the
site that is the subject ofthe rezoning applicatioll.

a Financial contributions that would facilitate the acceleration and/or
construction ofnew facilities or the expansion ofexisting facilities.

a Financial contribUlions for, or donations of equipment and other items
that increase the wilization or effiCiency ofexisting school facilities.

a Measures that facilitate the better uti!i=ation of existing school faCilities
/rom 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 meelS the residential development criteria in the
proposed development as follows:

I. Site Design - All applications are to be characterized by high-quaJity 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 1.0 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).

b. Lavout - 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 loc~ted to create a cohesive
community.

c. Open Space - Usable, accessible, and well-designed open space is provided on
the Subject Property in the form of attractive passive recreation areas 011 the
interior of the Subject Property. Gathering areas idcal for larger scale community
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events are connected to morc intimate sealing areas and children's playgrounds by
a network of sidewalks. Open lawns with landscaped borders make the areas feel
comfortable and sheltered from the hustlc and bustlc 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. Strcctscaping will be provided
along all proposed streets. Landscape details have been provided on the FDPA to
illustrate the quality and quantity of proposed vegetation.

c. 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.

II. NcighboT"hood Contcxt - 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 lhe
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 ncw mix
of residential housing types.

In. EnviT"onmcDt - 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 Qualitv - Best Management Practices for stonnwater 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. Stonnwatcr 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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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.

f. Lighting - The Applicant will provide lighting on the Subject Property that will
be shielded and directed downward in order 10 minimize neighborhood glare and
impacts to the night sky in accordance with Zoning Ordinance requirements.

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

IV. Tree Presen'ation 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.

V. Transportation - StafT 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.

VI. 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.

VII. Affordable Housing - The Applicant proposes to reaffirm the prior affordable housing
commitment profTered with the prior approval.

VIti. Heritage Resources - There are no significaI1l cultural, architectural, economic, social,
political, or historic heritage sites or structures located on the Subject Property.

IX. Densit), - The Plan does not recommend a residential density in terms of dwelling units
per acre, but instead recommends a maximwn 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 wilJ 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:

• 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 ofthat 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.

• 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.

• 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.



Page 9 of9

• 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 strcctscapes, enhanced
street connectivity, logical integration 10 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 pan 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. I \\'ould 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, I appreciate your cooperation and assistance.

Very truly yours,

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

Manin D. Walsh

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

{A0508087.DOCX II Statement ofJustification OOn38 000002j



• • APPENDIX 5

County of Fairfax, Virginia

February 2, 2007

Benjamin Tompkins
Reed Smith LiP
3110 Fairview Park Drive, Suite 1400
Falls Church, VA 22042

..

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

Dcar Mr. Tompkins:

Enclosed you will find a copy of an Ordinance adopted by the Board of Supervisors at a
regular meeting held on December 4, 2006, granting Rezoning Applicatjon Number
RZ 2006-SU-007 in the name of LPC Commercial Services, Incorporated to rezone certain
property in the Sully District from 1-5, AN, and WS Districts to Ihe PRM, AN, and WS
Dislricts 10 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 Ccnueville Road and Wall Road on approximalely 66.88 acres of land and
subject 10 the proffers dated November 30.2006. T3Ji: Map 24-4 «J» 6Bpl. 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 Devclopmenl PlanlFinal
Development Plan (CDPIFDP).

• Modified the transilional screening requirement along Centreville Road, in favor of the
landscape buffer lreatment shown on [he CDPIFDP.

• Modified the maximum private street length requiremeOi to pennil private slreets In

excess of6oo linear feet.

• Waived the barrier requirements along the eastern propeny boundary, between Ihe
proposed muhi.family residenlial uses and nonresidential uses and the off-sile single·
family detached houses, in favor orlhat shown on sheets 19 2nd 20 of the CDPIFDP.

• Waived the site plan requirement for conslfuclion of the six-lane widening of
CemrevJlle Road.

O(lic(' of CierI.: 10 Ih(' BOHd of Sup('t\'i!on
J 2000 GovcornJnenl CCn1C"r Parkway, Suile 533

Fairfax, Vi',!!:lnl3 22035
Phone: 703·324·315J t Fax: 703·324·3926. nv; 703·324-3903

EmaIl: clerkl0Ihebo.s@fairraxcollnrY.f0\,, ,. _.
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At a regular meeting 'of the Board of Supervisors of Fairfax County, Virginia, held in the

Board Auditorium in the Government Center at Fairfax, Virginia, on the 4th 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 zoning of a certain parcel of land herein after described, from the 1-5,
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 Zoning Ordinance in accordance therewith, and
thereafter did submit to this Board its recommendation, and

WHEREAS, this Board has today held a duly called public hearing and after due
consideration of the reports, recommendation, testimony 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 addltion 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 4th day of December, 2006.

Nancy Ve
Clerk 10 the Board of Supervisors



; i LPC Commercial Services, Inc.
RZ 2006~SU-007

Tax Map 24-4«1 »-6B (portion) and 6C

PROFFER STATEMENT

June 30, 2006
Revised July 24, 2006

Revised August 16, 2006
Revised September] 4, 2006

Revised October 9, 2006
Revised October 24, 2006

I

Revised Novefnber ],2006
Revised NoveJTIber 2, 2006
Revised November 7, 2006
Revised November 14, 2006
Revised Nove~ber 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] 5.2-2303A of the Code ofYirginia, ]950, as amended, and Section
] 8-204 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
conditions ("Proffers"). The Property that is the subject of these Proffers is identified on the
Fairfax County Tax Maps as 24-4«J »-6B (portion) and 6C. Any future modifications to the
Proffers andlor CDPA which affect only a specific parcel or parcels may be approved by the
Board of Supervisors upon application for a proffered conditioned amendment andlor conceptual
development plan amendment, as applicable, by the individual owner of a specific parcel or
parcels without amending the entire proffer statement, andlor the entire CDP, provided such
amendment does not affect the remainder of the Property as provided for pursuant to Paragraph 6
of Section J8-204 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) 9, 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.



I. CONCEPTUAL DEVE!-OPMENT PLAN/FINAL DEVELOPMENT PLAN

1. Substantial Conformance. Development of the Property shall be in substantial
conformance with the Conceplual/Final Deveiopment Plan entitled "Conceptual
Development PlanIFinal-Devc:Jopment Plan EDSILincoln PropeT1y" prepared by William
H. Garpon Associales. hie. dated September, 2005, l~st revised October 24, 2006
("CDPffDP"). except as Qlherwise provided herein. Sheets 4 and 5 and Sheets 7 and 8 of
the cn'PIFDP 'present aJtem~live layouts and building programs for certain of the (i)
commercial/retail development and (ii) office development The Applicant may initially
develop such commercial/relai] and office areas consistent with the building footprints
and parking layouts shown on Sheets 4 and 5 and laler add gross floor area and parking
up 10 the maximums shown on Sheets 7 and 8, provided such addilional gross floor area
and parking are in subslantial conformance with Sheets 7 and 8, all without an
amendment 10 the CDPIFDP. The firsl floor space in Buildings F and G fronting along
ROlary Drive may convert between offIce, retail and residential, regardless of how such
space is initially used. lrrespective of the nOles on the CDPIFDP, the multiple family
dwellings shall be located in buildings of at least 4 stories (provided the first story of such
buildings may have non residential uses as otherwise permined) and such buildings or the
associaled parking Slructures shall have an elevalor.

2. Elements ofCDP. NOlviithstanding the fact thai the ConceplUal Development
Plan and Final Development Plan are presented on the same plan, the elements thai 'are
componenls of the Conceptual Developmenl Plan are limiled 10 the poinls of access, the
general location oft~e buildings, uses, building heights, parking garages and open space
areas, limits of clearing and grading, and setbacks ITom peripheral lot lines and only a
future amendmcnt to such elements shall require a subsequenl COPA or Proffered
Condilion Amendment.

3. Modiftcations.

A. Minor modifications to the CDPfFDP may be pennilled pursuant to
Paragraph 4 of Section 16-403 of the Zoning Ordinance, including lhe righl 10 (i) alter
building footprint sizes wilhin Ihe building envelopes set fonh on Ihe CDPIFDP. (ii)
modify plazas and activelpassive recreation areas provided lhe overall character and
general location of such areas are generally as set forth on Sheets 11 and 12 of the
CDPIJ;DP, and (iii) adjust pedestrian and vehicular circulation areas provided the overall
characler and generallocalion of such areas are ,generally as shown on Sheets 11 and 12
oflhe CDPIFDP.

B. The Applicant reserves the righlto adjust residenlial gross square footage
belween any building in Blocks 3, 4, 5, 6 and 7; adjust office gross square foolage
belween any buildings Blocks 8, 9 and 10, and adjust retail square footage between any
buildings in Blocks 1 and 2, provided thai the 10lal gross floor area for a panicular use
does not exceed the amounts set fOJlh on Sheet 2 of the CDPIFDP, and as limiled in C.
below; the building heights as shown on the CDPIFDP are'not exceeded; the minimum
landscaped open space, level of amenities. and peripheral dimensions to 101 Jines are nOl
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,I reduced, as such elements are shown on Sheets.4 and. 5 of the CDPIFDP or Sheets 7 and
8 of the CDPIFDP; as applicable, and provided such adjustments are otherwise in
substantial confonnance with the CDPIFDP.

>,.

C. Notwithstanding that the CPPIFDP depicts maximum gross noor 'iiT~a for
~ach oflhe (i) residential, (ii) commercial/retail and (iii) office uses, the Applicant shall
be permilted to transfer up 10 10% oflhe gross noor area in any of the three (3)
designated uses 10 any Olher 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 ofresidemial gross floor area is no more than 71% oftota1 gross floor

'"area .and such transfers are otherwise in substantial c,onforrnance with the CDPIFDP.

4...... Maximum Density. The maximu~ noor area ~atio ("FAR") pennined on the
Propeny shall be 0.69 inclusive of Afford~bleDwelling Units (ADUs). Based on this
maximum FAR, Ihe maximum gross noof area ("GFAto) that may be constructed shall be
2,015,050 square feet for all of the Propeny. The Applicant reserves the right to
construct a lesser amount of GFA provided that the buildings and Propeny remain in
substantial conformance with that shown 'on Ihe CDPIFDP as de1ermined by lhe Zoning
Adminislrator. The maximum number of dwelling units shall not exceed] 159 unils,
inclusive of ADUs and associated bonus units. ·The Applicant shall provide 5% of the
units as ADUs.

5. Phasin2. Build-out oflhe Property may proceed in phases as set forth in the
Proffers. The fAR andlor number of dwelling unils 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 nol exceeded over the
entirety of the Propeny that is the subject of the rezoning. Except as qualified herein, the
creation of the landscaped open space areas and associated improvements may occur in
pha.ses, concurrent with the phasing of development/construc1ion of the Propeny. As
such, the total area ofiandscaped open space provided 31 any given phase of development
shaH not be required to be equivalent to the 37% overall landscaped open space required
at project complelion; provided that the total combined open space at the completion of
all development shall salisfy the overall landscaped open space requirement as shown on
Ihe CDPIFDP. Proffer 37 shall establish the timeframe for the development of the
replacement athletic fields shown on Sheet 13 of the CDPIFDP.

6. Non-Residential Phasine:lConstruction ofPlazalConvenible Retail Space.

A. Prior 10 the issuance of more than 514 RUPs, 30,750 square feet ofnoo-
residential development shall be constructed 10 include all exterior walls and roof
structures. The Plaza belween Blocks 1 and 3 shall be included on the Site Plan for Ihe
first building to be conSln.lcted in Blocks 1,2,3 or 4, and shall be .substantially
completed, i.e., open to 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 oflhe 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 App1icant 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 10 floor height of thirteen feet
and satisfying the buildi,ngcode requirements for buildings with residential and non
residential uses. Gonsis~ent with the alternative layout provisions of Proffer I.A, this
groun~ 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"): ]n the event that the Applicant is unsuccessful in leasing or selling
more than fifteen 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
thereafter, the Applicant may lease or seJ] 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 to 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
documents, as well as to initial purchasers/tenants of such ground floor units of the
provisions of this Proffer. TIlis commitment to marketing such space shall not require
that such space remain vacant beyond the Marketing Period.

7. Streetscape and Landscape Phasin£.

A. The streetscape and associated landscaping shown on Sheet 21 of the
CDPIFDP 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 streetscape or landscaping to be installed
more than ten (10) feet from the right-of-way line, as set forth on Sheet 21 of the
CDPIFDP. 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 BJocks 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, ifnot sooner installed, shall be insta]]ed prior to
the fir.st RUP for the final building in Blocks 1, 3 and 5.

B. The landscaping and pedestrian improvements associated with the private
streets shown on Sheets 14 and 15 of the CDPfFDP 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 CGA as
defined in Section Xlll hereof.

C. The streetscape and landscaping along the North South Collector Road as
shown on Sheet 21 of the CDPlFDP shall be installed as follows: The
landscaping/streetscape depicled as Phase 1 Collector Road Landscaping on the
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CDPIFDP shall be installed at the same time as the a~jacent road improvements and the
landscapin£/sneetscape depicted 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. I " "

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 planapproval.~
~.,

·PERMITTED USES

9. .Permitted Uses.

A. The principal and secondary uses \vhich shall be permitted are the
following: dwelling, multiple family; public uses; accessory uses and home occupations
as permined by Aniele 10 of the Zoning Ordinance, bank teller machines, urunanned;
business service and supply service establishments; commercial and industrial uses of
special impact (Category 5), 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 provision of Sect. 9-5] 8 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; gam1enl cleaning establishments (only if all dry cleaning processes are
conducted off-site); institutional uses (Group 3), limited to: churches, chapels, temples,
synagogues and other such places of worship and private school of special education,
provided such institutional uses are located entirely within a non residential building
shown on the CDP/FDP; light p.u~1i~ utility uses(Category ni.~.ffices; qu~si-publicuses
(Category 3), limited to: churches, chapels, temples, 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;
colJeges, 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 pem1itted: (i) commercial swimming
pools, tennis couns and similar courts, (ii) skating facilities, (iii) single family attached
dwellings, (iv) parking, commercial off street, as a principle use, (iv) congregate living
facilities, (v) theatres, (vi) transportation facilities and (vii) vehicle transpoJ1ation service
establishments. The following uses shall not be permilled 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 follo\ving uses shall not be permitted unless an FDPA
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or Special Exception is obtained: drive in banks and fast food restauran1s with drive
Ihroughs. .

C. The pennined·principal and secondary uses shall not result in any
additional buildings beyond those represented on the CDP/FDP. However, the Applicant
reserves the right to:(i) es'\ablish Group 8 Temporary Uses, including construction and
sales Ira'ilers, i'n Blocks 1, 2, 8, 9 and 10 of the CDPIFDP and (ii) 10 establish construction
and sales trailers on any of.'the Blocks, all on an interim basis as may be approved by the
Zoning Adminisuator or Board of Zoning Appeals, as applicable, all withoutlhe
necessity of an amendmen1to the CDPIFDP or Proffers if such are in substantial
confonnance wi1h the CDPIFDP, are localed within building envelopes and do not alter
the Jimits of clearing and grading. I

Ill. TRANSPORTATION I
I

10, Transportation. All transportation 'improvemenls to be made pursuant 10 Ihis
Section m shall be subject to Virginia Department of Transportation ("VDOTJ.
Fairfax County Depanment ofTrahsponation 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, bUl not necessarily accepted by VDOT
imo the State secondary road system for maintenance. Upon demonstration by
the Applicant that, despite diligent effons by the Applicant, provisions of the road
or signal improvements to be made under this Seclion J]] 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 lhis
Section III shall be escalated on an annual basis based on increases in the
Consumer Pnce Index from the date of approval of this Application in
confonnance with inflationary adjustment criteria 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 penni1s ("RUPs")
and/or non-Iesidenlial use permits ("Non RUPs") for more than 800,000
tOial square feel of gross floor area (the "North South Collector Road
Completion Date"), dedica1e right-of. way for construction and
substantially complete (i) the "Nonh South Colleclor Road" connectine
EDS Drive (Route BIOS) to Wall Road (Route 648) as a four (4) lane,
median divided, public right of way wilh a design speed of40 MPH,
unless VDOT approves a Jesser design speed, (ii) improvements 10 EDS
Drive 2t the inlerseclion ofEDS Drive and the Nonh South Collector
Road and (iii) cenain improvements 10 Wall Road al the interseclion of
Wall Road and the Nonh South Collector Road (exclusive oflhose
referenced in Proffer 13) as the improvements set fonh in ilems (ii) and
(iii) are shown on the CDPIFDP. For purposes Oflhis 800,000 square feet
calculation each residential unit shall ha,,~ the square footage shown on
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B.

c.

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 CDPIFDP., ..
NOTwithstanding the trigger in Proffer ll.A. above,the Applicint 'shall (i)
bond and conslrucllhe four (4) lane section of the North South Collector
Road shown on the CDPIFDP as Phase B (including the associated EDS
Drive improvements) with the first sile plan for a building in Blocks 6, 7,
9 or J0 arid (ii) bond and construct the four lane section of such road
shown on the CDPIFDP as Phase A with the first site plan for a building in
Blocks 2,4 or 8, with substantial completion to occur prior to the issuance
ofRUPs or Non RUPs, as iPPJiCabJe,.ror any building depicted on such
sile plan. ,

I
The Applicant shall inslall,along and'adjacent to the North S0l!th Collector
Road, pedestrian enhancement consisting of pedestrian signage, special
pavement treatments, over.sized crosswalk striping, median refuges and
landscaping generally as shown on Sheet 21 of the CDPIFDP. 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 in10 a maintenance agreement with VDOT, or (ii) the
Applicant will use materials acceptable to VDOT ifVDOT is to maintain
such elements. The COA documents shall disclose the existence of such
main1enanee obligalion. The Applieanl shall not be prevented or delayed
in obtaining any other approvals or permits ifVDOT 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 demonslrales that diligenl effons have been made 10 obtain
VDOT and County approval for such enhancements. Such enhancements
shan be show.sm .tJJ~initi~L~j_~pJ~l!.12r.!he North ~~,?~lh_Co1!~ctorRoad
or applicable pan ion thereof. Altime of site plan approval for the North
SOUlh Colleclor Road, or applicable ponion thereof, if.YnOT andlor the
County have not consenled 10 such pedestrian enhancements within lhe
right of way, this proffer 10 provide the pedestrian enhancements which
were not approved, shall be deemed null and void.

D. In the even1 that VDOT does not approve the design of the Nonh South
Colleclor as proposed and reflected on sheets 7 and 8 of the CDPIFDP,
then the applicant shall design and construct the North South Collector as
shown on Sheet 26 oflhe CDPIFDP.

12. Centreville Road.

A. To lhc eXlenl nOI previously acquired by VDOT, the Applicant shall
dedicate and convey (with conslTUclion by others) to Ihe fairfax County
Board of Supervi£ors in fee simple (i) atlhe lime of SilC plan approvals for
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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 to CentrevilJe Road (Route 657) as shown on the
CDPIFDP consisting of approximately 3.1 acres as shown on Sheets 5 and
7 of the CDPIFDP.

" B. At the tim~ofSitePlan approval for portions of the Property adjacent to
" Centreville Road, the Applicant shall provide additional dedication area to

the BQard of Supervisors in fee simple and construct right turn
deceleration lanes along Centreville Road as shown on the CDPIFDP 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.

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.

13. Wall Road

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

14. McLearen Road.

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

B. Notwithstanding the foregoing, Applicant shall not be required to design,
bond or construct the McLearen RoadJEDS West Drive improvements
until the installation of a traffic signal at such imersection by others, at
which point such improvements shall be designed, bonded and
constructed. ]f at time ofbond 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 McLearen RoadlEDS West Drive
improvements in an amount determined by DP\VES in fuJI satisfaction of
this Proffer.
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rRXl ,E·::HOt/ 7~·6nOMPKI·SS5e79-7000::



,
I,

,,

15,
: '. Traffic Sienals.

f!:i.. Centreville RoadIKinross Circle Soulh.

"

I.

n,

....

"
Prior 10 approval of the firsl site plan for any building in'B)o~ks 1
and 3, the Applicant will submit 10 VDOT plans for the
modification of.any signal e:xislin£ allhe Centreville RoadIKinross
Circle South intersection 10 accommodate a founh approach a1 this
location (Main Streel). Such signal will include pedestrian count
down heads, and "chirping devices" 10 aid the visually impaired if ....
approved by YOOT.

The Applicant wil11compJelc the signal modifications, subject to
YDGT approvals, prior 10 the first RUP or non RUP for the first
sile plan in Blocks,) or 3 . ..

111. lflhe signal has nol been previously installed (or commined to be
installed) by olher~ prior 10 the approval of the first site plan for
any building in Blocks I 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 do\>,," heads and "chirping devices" at such time
as VDOT determines them to be warranted based on the submitted
warrant study referenced in this Proffer) 5.A.iii above.

IV. lfbased on the warrant studies, VDOT determines the signal will
not be warranted until a lime subsequent 10 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, Jess
any funds commined 10 by others for the same signal.

B. Nonh SOUlh CoJ]eclor Road/Wall Road.

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

11. The Applicant shall design, equip and install such signal, including
pedestrian count down heads and "chirping devices" at such time
as VDOT del ermines it to be warranted based on the submined
warranl study. The Applicant shall be entitled to use any monies
escrowed, and/or posted by olhers for such signal jf available.
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Ill. If based on the warrant sludies, VDOT delermines Ihe signal will
nof be warramed until a time subsequent to bond release faT the
final sile plan for the Property, then the Applicant shall provide an
escrow for the cosl of such signal prior to such final bond release
in lieu of conslruction in an amount as detennined by DPWES, less
any funds committed 10 by others for lhe s·ame signal.

'Co 'Wall Roadi:CentrevilJe Road

I. 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 andlor easements along the
property's Centreville Road and Wall Road frontages necessary for
the installation of a traffic signal by others at this location.

II. If nol already proffered for conslruction or constructed by others,
prior to approval of the first sile plan for any building in Blocks 1,
2, 3, 4 andlor 8, the Applicant shall submit 10 VDOT a warrant
STudy based on build out of the Property and nearby development.

111. If deemed warranted, then Ihe Applicant shall design, equip and
install such signal, including pedestrian count down heads and
"chirping devices" a1 such time as VDOT determines them 10 be
warranted based on Ihe submined warrant study. The Applicant

: shall be entitled 10 use any monies escrowed, andlor posted by
olhers for said signal or 10 be reimbursed for any contribution to be
made by others for such signal subsequent to the signal
installation.

_IV. If:..based on the warrant studies, VDOT determines the signal will
nOI be warranted unlil a lime subsequent to bond release for the
final sile plan for the Property, lhen lhe 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 commined 10 by others for the same signal.

.D. EDS DrivelNorth South Collector Roadwav.

I. Prior 10 approval of the firsl sile plan for the first building in
Blocks 6, 7, 9 andlor 10 the Applicant shall submit 10 VDOT a
warrant study based on build out oflhe PropeJ1y and nearby
deve]opmcnl.

II. The Applicant shall design, equip and install such signal, inclUding
pedestrian count down heads and ·'chirping devices" al such lime
as VDOT delennines itlD be wammted based on Ihe submil1ed
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warrant study. The Applicant shall be entitled 10 use any monies
escrowed, and/or posted by others for such signal ifavaila1;lle. ,,/

III. lfbased on the-warrant studies, VDOT detennines the sigpaJ will
not be warranted until a lime subsequent 10 bond Teleas~ for the
final sile 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 commil1ed to by others for the same signal.

••
North South Collector RoadwaylParkJand Drive.

I. Prior 10 approval ofthe firsl sile plan for any building in Blocks
J,2,4,6,7,8,9 and/or 10 lhe Applicant shall submit 10 VDOT a
warran! study for the imerseclioh of the North South Collector and
Parkland Drive baded on full build oul of the Propeny and those
background developments referenced in the TlA for the subject
inlersection.

II. The applicant shall design, equip and install said signal, including
pedestrian count do",," heads and "chirping devices" at such time
as VDOT determines them 10 be warranted based on the submitted
warrant Sludy.

111. lfbased on the warTam studies, VDOT delermines the signal will
not be warranted until a time subsequent to bond release for the
final site plan for the Propeny. then the Applicant shall provide an
escrow for the cost of such signal prior to such fina'} bond release
in lieu of construction in an amount as determined by DPWES, less

__~!:!~ ~nds c.om~i~te~ 10 by others for the same signal.

F. Si2nal Timine Modifications 10 Centreville Road.

Within 180 days after substamiaJ completion of the NOr1h South Collector
Roadway, but in no evenl1ater than release of the bond for the North
South ColleclOr Roadway, Ihe Applicant shall make signal timing
modifications to the following signals subject to VDOT approval:
Centreville Road and McLearen Ro~d, Cemreville Road and Kinross
South and Centreville Road and Wall Road.

G. In all circumstances in this Proffer 15 where the Applicant is to design,
bond and construct a signal, when warranted by VDOT. the Applicant
~hal1 diligently pursue such design. bonding and construction following
VDOTs agreement lhat such signal is warramed.

- J1•



J6. Rieht-of-Way Acquisition/Condemnation. For any of the improvements listed
above for which off-site right of way andlor easements are required, if, six (6)
months subsequent to Ihe initial request by Ihe Applicant to obtain the necessary
right-of-way and easemenlS, Ihe Applicant is unable 10 bring about the dedication
by others and the.necessary right-of-way and easemenlS, or to acquire by purchase
the right·ofiway'Or easements at fair market value, as detennined by an MAl

;(Member of the Appraisallnstitute) appraisal, the Applicant shall request the
, Board '0 condemn'the necessary land and/or easements. It is understood that the
Appli~ant's requ:est to the Board for condemnation will not be considered until the
Applicant has oemonstrated 10 Ihe satisfaction of the County their failed attempts
to acquire Ihe righl-of-way and easements and the Applicant has forwarded the
request ip writing to the Division of Land Acquisition or other appropriate COUnlY
official, accompanied by (I) plans, plats and profiles showing the necessary
righl·of-way or grading easemcms to be acquired, inclUding all associated
easements and details of the proposed transponation improvements to be located
on said right-of-way propeny; (2) an independem appraisal of the value of the
right-of-way property to be acquired and all dam"ages to the residue of the affected
propertYi (3) a sixty (60) year title search cenificale of the right-of-way property
to be acq"uired; and (4) an escrow in an amount equal 10 the appraised value of Ihe
propeny to be acquired and of all damages ~o Ihe residue which can be drawn
upon by the County. It is also understood "hat in the event Ihe propeny owner of
Ihe propeny to be acquired it is awarded with more than the appraised value of the
property and to the damages 10 the residue in a condemnation suit, the amount of
the award in excess of Ihe escrow amount shall be paid to the County by the
Applicant within forty-five (45) days of said award. In addition, the Applicant
agrees lhat all reasonable and documented third party sums expended by the
County in acquiring the ri,ght·of-way and necessary easements shall be paid to the
County by the Applicant within sixty (60) days of wrillen demand.

In the event the County is successful in acquiring lhe off-site right-of-way, then
the Applicant shall construct the improvement(s) for which right-of-way is
available. It is expressly underslood lhat in the event the County abandons effons
or does not acquire Ihe aforesaid righi-of-way and/or easements by means of its
condemnation powers within thiny-six (36) months from Ihe Applicant's wrinen
request 10 the Division of Land Acquisition, the Applicanl is relieved of any
responsibility under this proffer to construct any off-sile portion of the aforesaid

. transponation improvements specifically affected by the unavailability of the
easements or right-of-way (with all 2ssocialed bonds released) and the Applicant
shall escrow in an amount detennined by DPWES, as appropriate, for any
uncompleted portions oflhe lJansponation improvements, with such escrow 10 be
refunded to the Applicant along with lhe escrow previously paid to the County for
the righl-of-way acquisition al the cxpiralion oflcn (lO) years if the County has
not acquired such righI-or-way and conslrucled such improvements.
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,: 17. Transponation Demand Mana2ement. The Applicant shall implement and
operalc a transponation demand management FTDM") program for the developmc:n1
within the Propeny consisting ofthree,(3) major components as follows: .

A. The designation of an EmpJoyee/Resident Transponation CooTd'in~l~r
("Te"). The Applicant shall appoint a Te from its management stafT, or
from the properlY own~r's association for the Property prior to the issuance
of the first RUPs or Non RUPs for the Propeny.

, I
II

-,-.
B. The Te will be available 10 FeDOT siaff 10 work cooperatively to

promote opportunities 10 enhance panicipation in TDM programs.

Commencing with the appJimment oflhe Te. implementation of specific
programs as follows: I

I

(i) The Applicant, Ihrdu£h the Te t shall promole ride sharing on an
ongoing basis by displaying information on ride sharing in areas
ulilized by residents, tenants and their C'mployees, such as
residential common areas and building lobbies. The TC shall: (a)
mainlain a lenant database that can be used by the TC andlor
FCDOT 10 distribUle transiVrideshare information and promote
transit use, (b) coordinate with FCDOT to ensure appropriate, up­
to-date ma1erials ale distribuled for promotion of transit and
ridesharing, (c) continuously pursue panicipa1ion in TOM
programs by employers located within the development; and (d)
provide an annual repon to FCnOT summarizing the outreach
efforls, including a listing of panicipams, and the initiatives
participants are engaged in providing.

(ii) Guaranlced Ride HomC'. The Applicant shall encourage retail and
office tenants and their employees to panicipate in the Washington
Council of Govemment's "guaranteed ride home" program and to
provide financial incentives to their employees to travel other than
by single occupancy vehicles.

(iii) The Applicant shall, as part of the execu1ion of each lease, advise
each tenant that a privale TDM program exists and a public TDM
program exists and encourage Ihem 10 panicipate and contact the
TC or FeDOT for participation opponuni1ies.

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

·13-
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(v) Eayh new office or residential building wi1h an associated parking
garage shall provide secure, weather protected bicycle storage for 6
bicycles. Each new office building without an associated parking
garagl;: shall provide a1 ,least one bicycle locker. At JeaSI one
bi<fycle rack or locker shall be provided in ;Block 1 to serve the
ret~il developmen1.

'. .(vi) TeJ':l~ntslEmployer occupants in the office buildings shall be
encouraged to offer employee benefit op1ions including pre­
tax/payroll subsidies for transit and van pool fares, flex time and
alternative work schedule programs, live-near work incentives and
lelework programs.

(vii) Residential buildings shall be hardwired to provide high capacity,
high bandwid1h communications lines, or the equivalent wireless
access. The Applicant shall funher 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, pholocopier 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 Propeny.

18. Bus Shellers. Prior to the issuance of more Ihan 350 RUPs or Non-RUPs for
more than 200,000 square feet whichever is first to occur, the Applicant shall conslruct
bus shellers (but not bus pull outs) 3ttwo (2) to three (3) locations within the Propeny or
on Centreville Road adjacenl to the Propeny as mutually agreed upon by the Applicanl
and FCDOT, and ifno such agreement on loca1ions can be reached by the issuance of the

'h .600 RUP, the Applicant shall donate $20,000 peT unconstructed bus stop 10 FCDOT for
up to a maximum of IWO unconstrucled bus shellers 10 be used for bus shelters in the
vicinity of the.P.ropeJ1y.,.with such sum to escalate..on an annual basis based on increases
in lhe Consumer Price lodex from the dale of approval of this Application in
confonnance with inna1ionary criteria oUllined 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 propeny owner's association documents.

19. ·Pedes1rian and Maintenance Vehicle Access to Park. The pedestrian access (and
associated landscaping and hardscape) 10 the athletic fields as shown on Sheet 13 of the
CDPIFDP shall be constructed prior to the issuance oflhe first RUP or Non RUP for any
building in Blocks 6, 7, 9 or 10 as shown on 1he CDPIFDP. Additionally, the Applicanl
shaIl provide an access easement for Park Amhorl1y maintenance vehicles from the
interseclion of1he North Soulh Collec10r Road and Coun Street across the drive aisles on
Blocks 9 and 10 and thence across the pedestrian access shown on Sheet 13 to conriecllo
the Park. The ponion oflhe pedestrian access shown on Sheet 13 of the CDPIFDP
betv.'cen the weslernmost drive aisle on Block 9 and the Park shall be 12' in \\~dth 10

accommodate maintenance vehicles provided 4' of such 12' access way may be
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; ~ constructed using grasscrete or similar pavers. 'Upon the completion ofPhase B of-the
Nonh 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
tq 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"'ac'cess
easement described in the second sentence of this Proffer 19 is granted. At the time of
construction of the Park, the Applicant shan 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 CDPIFDP.

IV. ,,~TORM WATER MANAGEMENT AND BEST lANAGEMENT PRACTICES

20. ':", E);istjm~ Overall Storm Water Manaeement Plan. Storm Water Management
("SW-M") and Best Management Practices (BMPs) has been and, subject 10 any required
approval ofDPWES contemplated in Proffer TV.B. below, will continue to be provided as
set fonh in the Site Plan No. 581 O-SP-05-l 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. If deemed necess,ary by Ihe Director of DPWES prior to site
plan approval(s), an exception to the perfonnance criteria shall be requesled in
accordance with the provisions set fonh in Section 118-6-9 of the Chesapeake Bay
Preservation Ordinance and/or the Public Facililies Manual for any increase, if any, in
impervious surface over that contemplated by Sile Plan No. 581 0-SP-05-1. If the
exceplion is not reques1ed or, if requesled, not approved, SWM or BMPs will be provided
for any incremental increase in the lolal impervious area over Ihat contemplated in Site
Plan No. 581 a-sp-OS-] in accordance with a plan approved by the Director ofDPWES,
and said plan may require minor modifications to the existing facilities or the
conslruction of addiliona1 facilities (or underground vaults, provided such vaults wjJJ only
be pennil1ed in areas 10 be deve1o..ped with non residential uses and shall be main1ained
by the owners of such non.resTd-~n;i-~j·p;op~ny)'jn·;·~;as th·~t·are·plaMed for land
disturbance activilies, all without the necessity of amending the CDPIFDP. Additionally,
regardless if additional water quality measures are required, Applicant shall install at
least one Low impact Design (LID) device such as fiherras, rain gardens or infiltration
trenches in each of Blocks 8, 9, 10 and may install addilional LID devices that are not
required. The location of such pOlential additional measures is as set fonh on Sheets 4, 5,
7 and 8 oflhe CDPIFDP. The maintenance responsibility for any LID devices thai are
installed shall be the obligation of a commercial owner or a propeny owners association
of commercial owners and shall not be the responsibility of a residential propeny owner
or a propeny owners association that includes residential propeny owners.

v. PARJ<JNG

22. Minimum Parkin" Spaces. Applicant re~erves Ihe right to provide parking in
excess of Ihe minimum required per Ordinance so long as such parking is in substantial
confonnance with the CDPIFDP,
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23. Non Required P~kine Spaces. The parking spaces shown as Proposed on Sheets
3 and 4 of the CDPIFDP 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.

VJ. DES1GN

24. :Desilm Concepts 7', 'The architectural guidelines for the Property with respect to
building facades, buil~ing scale and massing, building site and streetscape and building
signage and lighting are set forth in Sheets l4 and l5 of the CDPIFDP (the "Design
Concepts"). These Design Concepts and the perspectives set forth on Sheets 2] , 22 and
23 of the CDPIFDP are intended to be illustrative of the general quality and character of
the development. Modifications to these blements as shown on the CDPIFDP shall not
require an amendment to the Proffers or ITDPIFDP and are pennitted prov.ided the
changes are in substantial conformance 1ith these design concepts.

25. Additional Retail Desil!l1. 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 permit1ed to have outdoor seating areas to promote
pedestrian activity in the areas depicted on Sheet 7 of the CDPIFDP.

26. Additional Office Desil!l1. 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 toward the street. The parking (other than limited visitor parking) for such
buildings shall be loc:ated to the rear of the buildings.

27. Additional Residential Desilm. 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 characterQf such facades are depicted on Sheet 25 of the CDPIFDP.

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

29. Sil!l1aQe.

A. Project Siena2e. All signage provided on the Property shall comply with
Article l2 of the Zoning Ordinance. Any permanent freestanding signs shall be
monument type with a maximum height of ]0 feet (except as otherwise provided in any
Comprehensive Sign Plan that may be approved) and shall be generally located as shown
on the CDPlFDP. Pole signs shallllot be pennit1ed on the Property. All directional and
way finding signage shall be consistent, both in ternlS of materials and design, throughout
the development. The Applicant reserves the right 10 obtain approval of a
Comprehensive Sign Plan at any time 1hat would permit modifications to the provisions
of Anicle]2 without obtaining a PCA or CDPAlFDPA.
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B. Temporary Sirns. No temporary signs(including "popsicle" paper or cardboard "
signs) which are prohibited by Article] 2 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 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 relail tenants shall direct theiI: agents and employees involved in
:~arketing the Property to adhere to this Proffer.

I
. ... I

30. Li ehtinl2. All outdoor lighting fixtures shall be in accordance with the
Perfom1ance Standards contained in Part 9i (Outdoor Lighting Standards) of Article 14 of
the Zoning Ordinance. Fixtures used to illuminate streets, parking areas and wfllkways
shall not exceed twenty-two (22) feet in height, measured from the ground to the top of
the light standard, shall be oflow 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 standard. Lighting on the top level of the residential parking garages shall not
extend above the roofline of the residential buiJdings. Lighting within the parking decks
shall be installed benveen the ceiling beams to reduce glare.

3]. 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 fas;ade of the building.

Vll. LANDSCAPlNG

32. LandscapinQ 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 9 and] 0 of the CDPIFDP 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 9, ]0, ] 8, ] 9 and 21 of the CDPIFDP, subject to revision as may be approved by
Urban Forest Management ("UFM").

33. Location of Utilities. Utility lines shall be generally located so as to not interfere
with the landscaping concepts shown on 1he CDP/FDP. The landscaping set forth on the
CDP/FDP ]las and shall be designed 10 accommodate the extension of the Colonial
Pipeline faciJities through the PropeJ1y generally in the location shown on Sheet 5 of the
CDPIFDP and the Dominion PowerlVerizon facilities along Centreville Road generally
in the location shown on Sheets 4 and 5 of the CDPIFDP. The Applicant reserves the
right to make minor modifications to such landscaping to reasonably accommodate utility
Jines provided such relocated landscaping shall relain a generally equivalent number of
pJal11ings and cominues 10 reilectlhe concepls illustrated on the CDPIFDP. For all other
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areas of the Property, in tpe event that during the process of site plan review any
landscaping shown on the CDPIFDP cannot be installed in order to locate utility Jines, as
detenniried by DPWES, then an area of additional landscaping generally consistent with
that displaced shall be substilUted at an alternate location on the Property, subject to
approval by Urban Fores,t Management.

34. ;Parkin2 De~k La~dscaping.The Applicant shall provide p'lanting areas and
landscaping on the top ley,el of any parking garages shown on the CDPIFDP in
accordance wi'th requiJ:ements 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 CDPIFDP,
but al minimum shall include medium shade trees in adequately sized planters, as
detennined by ~M, with such landscaping to be irrigated.

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

"IJ1. PRJVATE STREETS/PEDESTRJAN lMPROVEMENTS

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 Attorney. The quality and character
of such private street~ are set forth on Sheets 14 and] 5 of the CDPIFDP. 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 (tlpFM"), as determined by DPWES. Such sheets also depict the
sidewalk \vidths and landscaping to be provided adjacent. to such_private streets.
Modifications 10 such private street layouts shall be pennitted provided the Zoning
Administrator detennines that any ahernative layouts are consistent with the quality and
character depicted on Sheets 12 and 13. Sidewalks adjacent to retail development shall
include special paving, brick, brick accents or ribbons, or other similar elements, as
shown on the CDPIFDP.

37. 'Pedestrian Jmprovements. 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]] and] 2 of the CDPIFDP, except the
connections to the Park, which are to be constructed when required by Proffer 19.
Concurrent with site plan approval for each respective building the Applicant shall place
all sidewalks and trails shown on the CDPIFDP on such a site plan in public access
easements, in a form acceptable to the County A11orney. The Community Association
shall maintain such sidewalks and/or trails located outside the public right-of-way.
Additionally, the Community Association shall mainlain such sidewalks and/or trails
within the public right-of-way that are constructed with specialty paving as identified on
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the CDP/FDP or any sidewalks andlor 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.

, ,
IX. PUBLlC FACILlTIES·CONTRJBUTION

38. .'Park.

A. The Applicant shall dedicate in fee simple to the Fairfax County Park '.Authority (FCPA) approximately 17.0 acres ofland as shown on Sheet 13 of the
,..,CDPIFDP, 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 credt shall be reserved to the 1-5 zoned property not
being rezoned by this application that corpprises a ponion of Tax Map Parcel 24-4 «(11))
6B ITom which the Park land will be subdivided and is located to the north and west of

I "
the fields. The CDPIFDP illustrates the use of the proposed Park land as a five (5) field
Athletic Field Complex.

B. In addition to dedication, the Applicant shaJJ provide the following
services and improvements:

i. Preparation and pursuit of requisite site plans and obtain necessary
Site Plan approval and construction and VDOT entrance pennits;

n. ' Site utility work shall include:

a. relocation of existing sewer main and manhole out of field
ofplay areas as shovm on Sheet 13 of the CDPIFDP;

b. provision of electric power of sufficient capacity to light
two rectangle fields and three diamond fields according to the
specification anached hereto as Exhibit C (the "Field Specifications") and
to supply necessary po\ver 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 two rectangle fields. Lights wi]] be located as required to
achieve the details in the Field Specifications.

d. provision of non-wired conduit stubbed at each diamond
field to aJlow for future lighting of the three diamond fields. Conduit will
be stubbed to permit lights to be located to acJ1ieve the photometries
detailed in the Field Specifications.
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e. provision of an'irrig?tion 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 cifthe '
CDPIFDP and of sufficient capacity to irrigate all three diamond fields
and service a future restroom and concession building and pdssibfe future
hydration of the rectangle fields; a~d

L stubbing water, sewer and electric service to the area
designated on Sheet 13 of the CDPIFDP for restrooms and concessions;

' ..
Site preparation work shall confonn to Chapter 104 of The Code of

,Fairfax County, Virginia, and shall include:,

a. obtaining any necessary wetlands permits;

b. clearing and grubbing of existing vegetation;

c. stripping and stockpiling of topsoil;

d. provide dust preventioJ) measures;

e. installing silt fencing;

f. finished grading of five athletic fields in accordance with the Field
Spec;ifications.

g. grading of parking lot and secondary facility areas
(playground, wann-up areas, restroom/concession area); and

h.,, __ ,instalJing of site drainage with stoml water management to
be provided at the pond located to the west on EDS property.

lV, Construction of the folJowing facilities on the Park:

a. 1\:VO (2) rectangle fields with minimum playing dimensions of] 95'
by 360' suitable for both aduh 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 mrf) 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 fJelds ,\lith fences and
backstops, containment nelling, concrete bleacher pads 10 meet all ADA
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accessibility standards and to accommodate the bleachers shown on Sheet
13 of the CDPIFDP, 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 bein accordance with the Field Specifications.

c.' one (l) 90' diamond baseball field with fences and
backstops, yontainment netting, concrete bleacher pads to meet all ADA
'accessibility standards and to accommodate the bleachers shown on Sheet
13 ofth~ CDPIFDP, 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 ~d access trails as depicted on Sheet l3 of the
. CDPIFDP, including off-site pedestrian access to the Park; all trails shall

meet the standards set by t,he Americans with Disabilities Act
Accessibility Guidelines; I .

e. 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;

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

v. 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
tha~ fourteen (l4) 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 detemlined 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 l4 months to allow sad on the
diamond fields to take root prior 10 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 comply with all the rating
requirements set forth in Section 2-0600 oflhe PFM. Should applicant not
subs1antially complete the parks wi1hin the timefTames noted above, then
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no bond extension shall be gral)1ed by'Fairfax County nor shall anyRUPs
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 'maners outside the Applicant's control a,s determined
by the Zoning Administrator, the Zoning Administrator may agree to the
issuance of 50% ofRUPs 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 shall be
defined as the date detennined by an- lndependenl 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 pennitted 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 ofRUPs or Non RUPs for Blocks 5, 6, 7, 9
and] O.

vi. Any debris or waste on the Park parcel shall be removed prior to
dedication as detennined by FCPA. Prior 10 dedication the Applicant shall
arrange a \\Talk-through inspection with the Park Authority Land
Acquisition Manager, Area 5 Operations Manager, and Resource
Management Division representative to demonstrate suc<:essful
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 incoJ1lorate 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.

39. Schools Contribution

A. The Applicant shall contribute $247,500 to DPWES for transfer to the
Fairfax County School Board as its public school contribution for this rezoning
application, with such sum to escalate from the date ofrezoning approval to the date of
payrnent by the increase in the Consumer Price Jndex for all urban consumers (CPJ-U),
1982- 1984 ==:: 100 (not seasonably adjusted).
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B. The contnbution shall be paid in four (4) equal installments as a
prerequisite to the issuance of a building pennit for the 2001

\ 4001
\ 600lh and 800th unit,

respectively, for any residential building on the Property.

X. COMMUNJTY SJ.TE AMENITIES AND RECREATJONAL FACJLlT1ES
CONTRlBUTlON ' '

, I

40. Community Site ,Amenities. The Applicant shaIJ provide the community
amenities and active aJldpa"ssive recreation areas and plaza areas generaJJy as depicted on
Sheets 1I and 12 of the CDPIFDP. The general quality and character of such areas are
set forth on Sheet] 8 of the CDPIFDP. The exact elements that comprise such amenities
shaJJ be determined at time of site plan for the buildings adjacent to such amenities and
such amenities shall be constructed at thd same time as the adjacent buildings.
Additional site amenities may be provide~ at tirneofsite plan provided they are of the
quality and character of those set forth on Sheet] 8 of the CDPIFDP. 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 shaJJ contribute $955 per
Non ADD residential unit for the total number of Non ADD residential units to be
constructed on the Property with such payment to be made in accordance with Section
] 6-404 of the Ordinance. Credited against said contribution 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.

Xl. AFFORDABLE n'VELLlNG UNITS/WORKFORCE HOUSING

42. ADUs. The Applicant shall provide Affordable Dwelling Units within the
resideDlial buildings to be constructed on the Property consistent with the provisions of
Section 2-800 of the Ordinance, unless modified by the ADD Advisory Board. Prior to
site plan approval for any building required to provide ADDs, 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 ADDs required to be provided pursuaDlto Part 8 of
Article,7. Five percent (5%) of the total number of residential units shall be ADUs.

43. lDlen1. Proffers 44 through 55 set forth the elements ofa work-force housing
program that is intended to provide housing units on the Property that will be affordable
to future residents who have a median household income 0[70% to 90% of the
\Vashington D.C. metropolitan statis1ical area median household income ("MH1"), in
order to preserve and expand the housing options available in the County, as set forth
below.

44. Definitions: The following temlS used in these Proffered Conditions sha]] be
defined as [olJows, unless specifically modified:
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Mark.el-Rare Units. Dwelling units approved 'on the Property that are not subject

10 either the price/renlal restrictions of Part 8 ofArticle 2 of the Zoning Ordinance or,
these proffered conditions. '

Work-Force Unirs. Dwelling 'units approved on the Property subject 16 tne-'
price/rental restrictions of these proffered conditions, but not required
pursuant 10 Part 8 of Article 7of the Zoning Ordinance.

45. Work-Force Units. A 101a1 oflmee percenl (3%) of the dwelling units built on the
Property shall be Work~FoTceUnits. The crea.tion ofWark·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 buiJding on the Propeny. As such, Work­

Fqrce Units provided at any given phase of development shall not be required to be
equivalent to the three percent (3%); provided thatlhe IOtal number of Work-Force Units
at the completion of all development shall satisfy the !hree percent (3%) overall
requirement. lfthe Applicant, at its option, ejects to increase the percentage of ADUs

·provided on the Propeny above five percent (5%) of the tOlal number ofdwefling 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 101al 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 MHl is up to seventy percent (70%) of
MHI for a studio, eighty percent (80%) for a one bedroom and ninetY'percent
(90%) for a n\lo bedroom. ("Work-Force Sale Units") .

Re/11al. The Work-Force Units approved on such site plans, if offered as rental
units, shall be pJOvided 10 renter(s) whose MHI is up to seventy percent (70%) of
MHl for an efficiency, eighty percent (80%) for a one bedroom and ninety percenl
(90%) for a tWO bedroom. ("Work-Force Rental Units")

When lhe required Work-Force Units that are calculaled in accordance with the above
paragraphs result in a fraclional unit less than 0.5, Ihe number shall be rounded down to
the next whole number and any fractional unit grealer lhan or equal to 0.5 shall be
rounded up to next whole number.

46. DesienatJon on Approved Site Plan. The approved site plan for the respective
residential buildings shall designate the number of Work·Force Units, ADUs, and
Market-Ralc Units by bedroom count. The Applicant shall detennine the interior
amenilies, including lhe number of bedrooms, for each Work-Force Unit provided. Not
more lhan one-third of lhc Work-Force Unils shall be slUdias and not more than two­
lhirds oflhe Work·Force Units shall be studios and one bedroom units. The inlerior
amenities, at a minimum, shall be equivalcm 10 lhe imenor amenities provided for ADUs.
lfthe developmenl of the residemiaJ buildings is phased or developed in sections, then
the approved site plan for lhe respective residential buildings shall also contain
labuJalions of the 10lal number of Work-Force Units, ADUs and Market-Rate Unils by
bedroom count on the Property.
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47. Timin2 of Provision of the Work-Force Units. RUPsshall 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.), sh~ll not be rel'eased'until all of the Work-Force:Units approved on the respective
site plan have been issued ,RUPs.

" ,l

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 Pan·8 of Articl~ 2 of the Zoning Ordinance in effect at the time of the execution of
these proffered conditions. The folJowing specific provisions of the Zoning Ordinance
shall apply toadministration of the Work-Force Units: Sections 2-805,2-806, 2-807, 2­
8]0,2-8]],2-8]2,2-8]3,2-817, and 2-8]8, including the recordation of the appropriate
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 control, including, but not limited to, the calculation of the sale/resale
price and rental rates of Work-Force Units.

49. Administrative Contribution. 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 to FCRHA. Such funds shall be utilized by FCRRA for administration
of the Work-Force Sa1~ Units. .

50. Alternative Administration. Notwithstanding Proffer 48 above, the Applicant
reserveslhe right to negotiate with the appropriate Fairfax County agency, to enter into a
separate binding written agreement solely as to the terms and conditions ofthe
administration of the Work-Force Units after the approval of this rezoning. The requisite
number and pricing/rents of Work-Force Units provided pursuant to 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 after the approval of this rezoning and
when the revisions have been deemed to be in substantial conformance with these
Proffered Conditions. Fairfax County shall be in no manner be obligated to execule such
an agreement. If such an agreement is execuled by all applicable parties, lhen the Work­
Force Units shall be administered in accordance with such an agreement, and Proffer 48
above may become null and void.

51. ]n1entionally Deleted.
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52. Work-Force Sale Units - lnitial Sales Price. .'The initial sales price for each Work-
Force Sale Unit sha]] be determined in accordance' with the following formulas a'nd as
approved by FeRHA:

A. For Work-Force Sale Units
100% ofMHl times the following adjustment factors
Two Bedroom = 90%
One Bedroom = 80%
Studio = 70%

I • •

I ' •

B.
...

Multiply the result by thirty-eight percent (38%) and divide by twelve (1"2).
to determine the monthly ,heller pa)7nent. Then subtract the foJJowing:

i. Estimated monthly property tax. Such tax shall be based on the
Fairfax County property t~x rate in effect at the time of the sale, and to
include any future or addi,ional property taxes for such prope~y,whether
imposed by the County, CommoD'vealth or Federal Government;

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

lll. 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;

lV, 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 included 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 loan (assuming a loan of90% 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, to establish maximum sales price for the unit. The actual sales
price may be less than the calculated maximum at the discretion of the Applicant.
The Applicant or any subsequent seller shall provide a copy the sale price caJculationto
FCRHA prior to closing on the sale of any Work-Force Sale Unit, The initial MHI to
detennine such initial maximum sale price shall be based upon 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
next calendar year, and annually thereafter. The Applicant reserves the right to make
more frequent adjustments. A copy of such annual calculation or any permitted
adjustments shall be provided to FCRHA. The MHJ 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 detennined by FCRHA in consultation with the Applicant.

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

;Work-F?rce Rental, Units

100% o{MHl 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 monthly rent for the unit.

I
The initial MHI to determine such initial maximum monthly rent shall be

detennined from ,the date of the issuance of the first RUP for any Work-Force Unit. The
MHJ 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 thereafter. A copy of such
annual calculation shall be provided to FCRHA. The MHJ shall be the most recent
published MHI as contained in the American Community Survey of the U.S. Census, or
other applicable publication as deteJmined by FCRRA in consultation with the Applicant.
Following the expirati9n of ten (J 0) 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 to individuals within the targeted income levels.

54. Compliance with Federal. State. and Other Local Laws/Severability. lfit is found
by a court of competent j,urisdiction, that any portion of these Proffers related to
providing Work-Force Units violate any Federal, State or other local Jaw, 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 initiaIly built as a rental
project, 'then is subsequently converted to a condominium 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 to all prospective purchasers and be recorded among the
land records as a restrictive covenant. The fonn of such covenant shall be approved by
the County Attorney.
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~JJ. NOISE ATTENUATION MEASURES

57. . Prior to site plan submission for the first residential building fronting along
Centreville Road, the Applicant sha~l 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 final 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 prpvided will ensure that a maximum interio~;,"

~" noise level of approximately DNL 45 dBA shall be achieved for any dwelling unit and .
. '-', that the Study shows will be exposed to noise levels.in excess ofDNL 65 dBA.

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

)OIl. COMMUNITY ASSOCIAnON

58. Prior to 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 Bristol Owners Association, \\'hich is the master association to
\vhich 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 andlor 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 for
expansion of airport operations and resultant potential noise impact.

XlV. 'VETLANDS PERMIT.

59. The Applicant shall contact with the US Anny Corps of Engineers in writing prior
to the final site plan approval to determine whether or not any action is required to ensure
compliance with § 404 of the Clean Water Act. lf 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 site plan approval.

XIV. ROUTE 28 TAX DISTRJCT

60. The Applicant shall provide prepayment of taxes that would be lost to the Route
28 Transportation ]mprovements Tax District by reason of the rezoning ofa 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 ofthePropeJ1y for which the Applicant shall prepay
the Route 28 taxes shall be the land areas that include residential development, being
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generally those areas easl'ofthe NonhlSouth Connector Road and north of the
Communily Plaza. Applicanl agrees 10 promplly subdivide such residential area so that it
is-a separale tax parcel. The prepayment oflaxes shall be made within sixty (60) days
following the dale on which·an ordinance approving the Applicant's requested rezoning
and these associated proU"ers is enacted. The Applicant recognizes that failure 10 provide
payment to the County in the full amount delermined by the Board's fonnula wilhin 60
days ofthe Board of SuperVisors approval of the rezoning and final developmenl plan
shaH mean that Ihis rezon'i~g and' final development plan approval as requested by the
Applicant shall not beCome effective and lhat Ihis rezoning and final development plan
decision 'shall be void in accordance with Virginia Code Section 15.2~4608(C).
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XV COUNTERPARTS
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These Proffers may be executed in one or more counterparts, each of which when so "
elilecuted shall be deemed an original and all of which when taken together shall constitute but
cne and the same instrument.' : : :

, OWNER:

,.,.
""

C--mef FinancialO~ Ai. 'T'-~ Vf'\C'J~
. ,,,~

.-~,\ r . "
By: _\(_i~_l_(_·~_~-_.'_~_/t._:v........--'~r-.,-- _

Ronald P. Var2.o
BiectJli {c \'ic~ Prcsidem and~'t~~J

p

EDS INFORMAT10N SERVICES L.L.c.

APPLlCANT:

LPC COMMERCIAL SERVICES, INC

By: _

lts: _
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XV. COUNTERPARTS

These Proffers may be exec.!J1ed in one or more CQUnlerpans, each of which when so
executed shall be deemed an original and all of which when taken logetber shall constitute but
one and the same instrument. ..

OWNER:

EDS INFORMATION SERVICES, INC.

By 1 _

I
lis: ;.' _

I

APPLICANT:

LPC COMMJ;:RClAL SERVICES, INC

By ktft~
HilHam 1'i. Hickey, I"

115: senior Executive v1-6e PresJ.<lent
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FINAL DEVELOPMENT PLAN CONDITIONS

FOP 2006-SU-007

November 29, 2006

If it is the intent of the Planning Commission to approve Final Development Plan Amendment
FOP 2006-SU-007, on property located at Tax Map 24-4 «1) 6B pI. 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 I 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
COP/FOP.

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

3. 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, 9 and 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.

4. 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 FOP.

5. 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 (or the athletic fields.

6. 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.

7. If approved by DPWES, stormwater management and Best Management Practices
(BMPs) may shaD be accomplished through the expansion of the existing stormwater
detention and BMP pond located at Tax Map 24-4 «1)) Parcel6B 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.



RZlFDP 2006-SU-007
PCA 75-2-016-03
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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. ee, Chief P:ttiJ
Environment and Development Review Branch, DPZ

SUBJECT: Land Use Analysis & Environmental Assessment:
PCAlFDPA 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 pions 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 OFTHE 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 ofa 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 PlalUH::d Residential Multifamily (PRM) to pennit 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 PCAIFOPA is the residential portion of the ovcrall
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 bctween the ground floor of 1\'10 of
the residential buildings, as well as a I-story standalone building of 3,500 square fect 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
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Barbara Berlin
PCAlFDPA 200S-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.

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

• 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 0 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 comer 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 RZJFDP-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 McLearcn Road. Dulles International Airport
easternmost runway is located approximately three quarters ofa mile to west of the subject
property, and portions of the overall development area are located within the Airport Noise
Impact Ovcrlay District (ANOID).

COMPREHENSIVE PLAN CITATIONS:

Land se

Fairfax County Comprehensive Plan, 2011 Edition, Fairfax Center Area, as amended through
April 26, 201 I, Land Unit Recommendations, Land Unit Q, Sub~unit Q9, p. 101-103:

"Land Usc

I. 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



Barbara Berlin
PCNFDPA 2005-SU-007
Timber Ridge at EDS
Page 3

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

3. As an 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, cast of the EDS corporate complex, and bounded
by Wall Road and Centreville Road.

The mixed usc development should include the following mix of uses (the
percentages are approximate);

Retail usc, 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 PC110rmallce
Criteria/or 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 uscs. Restaurants are encouraged to serve
both residents and visitors to the area. A grocery store and drug store are also
desirable uses.
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Residential usc should provide a mix of unit types, including live/work units, for a
total of approximately 900-1 000 units. Live/work units arc 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
conm..'Ction 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~ I00 feet, depending on
the applicant's proposed land usc, 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 thc approval of Fairfax County. Mitigation measures may
includc, but are not limited to:

t. 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:\1012_Dcvelopmem_RC\~ew_Rcpons\Rczonings\PCAJDPA_2006-SU.oo7_(Timber Ridge at EDSLetl\lu.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 8-9.

"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-motOlized trips and minimize vehicular
trips and traffic congestion.

• 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.

• Encourage cluster development when designed to maximize protection of
ecologically valuable land.

• 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\20 12_DevelopmentRcvicw~Rep()rts\Rezonings\PCA__ fDPA)006-SU-007(Timber Ridge at EDSLcnvlu.docx
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• Where appropriate, use protective easements in areas outside of private
residential lots as a mechanism to protect wooded areas and steep slopes.

• 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.

• Encourage the use of innovative BMPs and infiltration techniques of
stormwater management where site conditions are appropriate, if
consistent with County requirements.

• Apply nonstructural best management practices and bioengineering
practices where site conditions are appropriate, if consistent with County
requirements.

• Encourage shared parking between adjacent land uses where permitted.
• Where feasible and appropriate, encourage the use of pervious parking

surfaces in low-use parking areas.
• 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:

"Objective 3:

Policya.

Protect the Potomac Estuary and the Chesapeake Bay from the avoidable
impacts of land use activities in Fairfax County.

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:

Policy a:

Policyb:

Minimize human exposure to unhealthful levels of transportation
generated noise.

Regulate new development to ensure that people are protected from
unhealthful levels of transportation noise.

Reduce noise impacts in areas of existing development.

0:\2012_Development_Review_Rcports\Rezonings\PCA__FDPA)006-SU-007Jrimber Ridge at EDS)envlu.docx
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FIGURE 3

ew developmcnt 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 6S 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 6S 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 projectcd aircraft noise exposures
exceeding DNL 60 dBA. Where new residential development docs occur near Washington
Dulles International Airport, disclosure measures should be provided."

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as amended
Ihrough July 27,2010, pages 19-21:

"Objective 13: Design and construct buildings and associated landscapes to usc
encrgy and watcr resources cfficicntly and to minimize short- and
long-term negative impacts on the environmcnt and building
occupants.

Policya. 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:\20 J2_lJcvcJopmcnU~cvic\V_Rcporls\Rczonings\l'CA FDI' A_2006-SU-007_(Timber Ridge at EDS)_envlu.docx
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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 perfonnance 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 .Early certification). Encourage commitments
to the attaillll1ent 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
ofinfonnation 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 nonrcsidenlial development and zoning
proposals for multifamily residential development of four or more stories
within the Tysons Comer Urban Center, Suburban Centers, Community
Business Centers and Transit Station Areas as identified on the Concept Map

0:\2012_[)cvcloprnefll_RC\'i~'_Repot1S\Rc:ronrngs\PCAJDPA 2006-SU-007_(Timber Ridge at EDSLcnvlu.docx
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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:

• Development in accordance with Comprehensive Plan Options;
• Development involving a change in use from what would be allowed as a

permitted use under existing zoning;
• 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.

Policy c.

Policy d.

Policye.

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 comributions 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 0-3 10 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]

0:\2012_Dc\'c1opment_RC\1ew_Rcpons\RczoningsJ'CA]DPA_2006-SU-Q073Timoc'T Ridge at EOSLenvlu.docx:
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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
l, 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 cornmercial/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 PCNFDPA, 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/alternatc plan for the overall development (the total area of the 2006 rezoning).

The Plan's development option for Sub-unil 0-3 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 of3.9% (primary) or 3.8% (alternate)­
approximately 4% of the overall development noor area. Residential naar area would be
either 75.1 % (primary) or 64.4% (alternate) of the ovcrall development. Although the Plan's
recommcnded 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-usc aspect of the subject property that was approved in the rezoning.

Retail Integration
A condition under the 0-3 developmcnt option states: "Retail use should be integrated with
other uses." The approved development provided separate office, commerciallretail, and
residential sectors in the development, except that approximately 30,750 square feet of retail

0: ,1012_De\'Clopmcnl_Re'O.ew Rcpons\Rezonings\PCA_FDPA_2006-SU..()()7_(Timber Ridge al EDSU~nvlu.docx
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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 dcvelopment. The applicant is encouraged to pursue
opportunities 10 maintain an integTated 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 Drivc 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 olher 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 rl.-deve1opment option for D-3 recommends a mix of residential unit types, including
livclwork units with a total of 900-1 000 units. Although the subject PCNFDPA reduces the
number of residential units fTom 1,159 to 805, a grealer mix would be incorporated by adding
single-family <lttached 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 I recommends lhat 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 adequatc
amount of open space, landscaping and residential amenities.

For the most pan, 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 allachcd 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.

0:\2012 DC\'e1upmcn(_Rcvicw_Repurts\Rczonings\PCA_FDr'A_2006-SU-007_(Tim!>t:r Ridge III EDSLenvlu.docx
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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-loadcd units arc 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 recn.::ational 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, thc 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 dcvelopment;
however, there would be a greater number of affordable units -65 units instead of45- 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:
TIle applicant is proffering to ADU and WOU thaI is in line with the current AOU ordinance,
which would include 6.475% of the single-family units and 2.865% of the multi-family units as
Affordable Dwelling Units (AOUs). 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 AOUs 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 Centcr 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
~o Main Street diminished the place-making aspects of the original design and did not
mco~orate open spaces and residential amenities throughout the subject property as
effectively. Additionally, the elimination of underground and structural parking within the

O:\2012_Dcl'clopmcnUtcvicw_Reports\Rczonings\PCAJDPA_2006-SU·007_(Timber Ridge lit EDSLcnvlu.docx
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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 sLreet 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 atlached 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 propcrty 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 altemative continuous streetscape with an
indented plaza area in front of the building. Planning staff prefers the lattcr - maintaining a
continuous streetseape along Main Street rather than creating additional vchicular-pedestrian
connicts.

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-I and A-2) arc illustrative; however, they show complete stylistic differences
between each building lype.
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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.

0:\2012_Development_Rcview_Reports\Rezonings\PCA_FDPA_2006-SU-007_(Timber Ridge at EDSLenvlu.docx
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Stormwater Qualitv and Quantit" 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 rczoning, 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 fTOm lhe approved rezoning that they will prepare and submit a noise study for
staffreview and approval at the time afsite 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 Lmpact Overlay District
(A 'DID) outside oCthe 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 lhe potential for
expansion of airport operations that could result in potential noise impacts.

PGN/STB

0:\2012_Dcvc10pmcnUtcvicw Rcports\Rclonings\PCA_FDI'A_2006.SU.007_(Timbcr Ridge al EDSLcnvlu.doc'x
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Fairfax County expects new residential development to enhance the community by: fining
into the fabric ofthe neighborhood, respecting the environment, addressing transportation impacts,
addressing impacts on other public facilities, being responsive to OUf historic heritage, contributing
to the provision of affordable housing and, being responsive 10 the unique site specific
considerations ofthe 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. Ifthere are extraordinary circumstances, a single
criterion or several criteria may be overriding in evaluating the merits ofa 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
detcmlining whether a criterion has been satisfied, factors such as the following may be considered:

• the size of the project
• 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 necd or problem, credit toward satisfYing the criteria will
be awarded based upon whether proposed commitments by the applicant will significantly advance
problem resolution. [n all cases, the responsibility for demonstrating satisfaction of the criteria rests
with the applicant.

1. Sile Design:

Al[ 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 ofthe Comprehensive Plan.
Should the Plan text not specifically address consolidation, the nature and extent ofany

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

• provide dwelling units that are oriented appropriately to adjacent streets and homes;
• include usable yard areas within the individual lots Ihat accommodate the future

construction ofdecks, sunrooms, porches, and/or accessory structures in the layout
of the lots, and that provide space for landscaping to thrive and for maintenance
activities;

• provide logical and appropriate relationships among the proposed lots including the
relationships ofyards, the orientation of the dwelling units, and the use ofpipestem
lots;

• provide convenient access to transit facilities;
• Identify all existing utilities and make every effort to identify all proposed utilities

and storm water management outfall areas; encourage utility collocation where
feasible.

c) Open Space: Developments should provide usable, accessible, and well~integratedopen
space. This principle is applicable to all projects wherc open space is rcquircd by the
Zoning Ordinance and should be considered, where appropriate, in other circumstances.

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

e) 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.

2. 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 rcar);
• orientation of the proposed dwelling units to adjacent streets and homes;
• architectural elevations and materials;
• pedestrian, bicycle and vehicular connections 10 off-site trails, roadways, transit

facilities and land uses;
• 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 ofthe property will be considered: such as, the nature ofexisting and planned
development surrounding andlor adjaccnllo 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 Ihe environmental element of the Policy
Plan, and will also be evaluatcd on the following principles. wherc applicable.

a) Preservation: De,Jelopments should conserve natural environmental resources by
protecting, enhancing, and/or restoring the habitat value and pollution reduction
potcntial 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) Wafer Quality: Developments should minimize off·site impacts on water quality by
commitments to state oftheart 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 ofT-site drainage
impacts will be mitigated and that stormwater management facilities arc designed and
sized appropriately. Adequate drainage outfall should be verified, and the location of
drainage outfall (onsite or orrsite) should be shown 011 developmcnt plans.

e) Noise: Developments should protect future and current residents and others from the
advcrse impacts oftransporlation generated noise.

r) Lighting: Developments should commit to exterior lighting fixtures that minimize
ncighborhood 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 10 encourage and
facilitate walking and bicycling. Energy efficiency measures should be incorporated
into building design and construction.

4. Tree Presen'3rion and Tree Cover Requirement'S:

All rezoning applications for residential development, regardless of the proposed density,
should be dcsigned to take advantage of the existing quality tree cover. Ifquality tree cover
exists on sile as detennined by the CounlY. 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 (sec Objective I, Policy c
in the Environment section of this document) arc also encouraged.

S. 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 ofthc proposed density, applications
will be evaluated based upon the following principles, although not all ofthe principles may
be applicable.

a) Transporfation Improvemenfs: 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 ofadditional 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 oflhe development.

b) 1'ral1sifflral1sporrarioll 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;
• Provision of trails and facilities that increase safety nnd mobility for non~motorized

travel.

c) IntercOllnection of file Sfreef Network.: Vehicular cOfmecf;ons be1ll'een neighborhoods
should be provided, as follows:

• Local streets within the development should be connected with ndjaccnt local streets
to improve ncighborhood circulation;

• Whcn appropriale, existing stub streets should be connected to adjoining parcels. If
strcet connections are dedicated but not constructed with development, they should
be identified with signage that indicates the street is to be extcnded;

• Streels should be designed and conslructed to accommodate safe and convenient
usage by buscs and non-motorized fonns of transportation;

• Traffie calming measures should be implemented where necded to discourage cut·
through traffic, increase safely and reduce vehicular speed;
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• The number and length orlong. single·ended roadways should be minimized;
• Sufficient access for public safety vehicles should be ensured.

d) Streets: Public streets are preferred. If private Sfreets are proposed ill single family
detached developments, tile 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 fllturC 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;
• An internal non-motorized facility network with pedestrian and natural amenities,

particularly those included in the Comprehensive Plan;
• Of/site 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;
• Construction of non-motorized facilities on both sides of the street is preferred. If

construction on a single side ofthe street is proposed. the applicant shall demonstrate
the public benefit ofa limited facility.

f) Alternative Street Designs: Under specific design conditions for individual sites or
wherc existing featurcs such as trees, topography, etc. are important elements,
modifications to the public street standards may be considered.

6. Pu blic Facilities:

Residential development impacts public facility systcms (i.e., schools, parks, libraries,
police. fire and rescuc. stormwater man<lgement and other publicly owned community
facilitics). These impacts will be identified and evaluated during the development revicw
process. For schools, a methodology approved by the Board ofSupervisors, after input and
recommendation by the School Board, will be used as a guideline for dctcnnining the impact
ofadditional students generated by the new development.

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

All. ~ezo.ning 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 ofland suitable for
the c~nst~uction ofar.1 ider~tifi~d public facili~ need, the construction ofpublic facilities, the
contnbutlon of specified in-kind goods, servIces or cash earmarked for those uses and/or
monctary cont.ributions 10 be us~d toward funding capital improvement projects. S~lection
orthe appropn<lte offset mechanIsm should maximizc the public benefit of the contribution.

Furthermore, phasing ofdevelopment may be required to ensure mitigalion of impacts.
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Ensuring an adequate supply of housing for low and moderate income families, those with
special accessibility requirements, and those with other special needs is agoal ofthe County.
Part 8 ofArticle 2 of the Zoning Ordinance requires the provision of Affordable Dwelling
Units (ADUs) in certain circumstances. Criterion #7 is applicable 10 all rezoning
applications andlor portions thereofthat arc not required to provide any Affordable Dwelling
Units, regardless orthe planned density range for the site.

a) Dedication ofUnirs or Land: If the applicant elects to fulfill this criterion by providing
affordable units that are not othenvise required by thc ADU Ordinance: a maximum
density of20% 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 achicved if 6.25% or 12.5%, respectively of the
total number ofmultifamily units arc provided to the Affordable Dwelling Unit Program.
As an alternative, land, adcquatc and ready to be developed for an equal number ofunits
may be provided to the Fairfax Count)' Redevelopment and l'lousing Authority orto such
other entity as may be approved by the Board.

b) HOl/sing Trust Fund COllfribUlions: 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 andlor 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, thc percentage set forth above is based upon the aggregate sales price ofall
of the units subject to the contribution, as ifall of those units were sold at the time of the
issuance ofthe first building permit, and is estimated through comparable sales ofsimilar
type units. For rental projects, the amount of the contribution is based upon the total
development COSl ofthe 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 Ilousing and Community Development, in consultation with the Applicant and the
Department of Public Works and Environmental Services. lfthis criterion is fulfilled by
a contribution as set forth in this paragraph, Ihe density bonus permined in a) above docs
not apply.

8. Herilage Resources:

Ileritage resources arc those sites or structures, including their landscape settings, lhat
exemplify the cultural, architectural, economic, social, political, or historic heritage of the
County or its communities. Such sites or structures have been I) listed on, or determined
eligible for listing on, the National Register of Historic Places or thc Virginia Landmarks
Rcgister; 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 Fairfax COlll1lY
Historic Ovcrlay DiSlrict; or 4) listed on, or having a rcasonable potential as determined by
the County, for meeting the criteria for listing on, the Fairfax County Inventories ofHistoric
or Archaeological Siles.

In rcviewing rezoning applications for properties on \\ hich known or potential heritage
resources are located, some or all of the following shall apply:
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a) Protect heritage resources from deterioration or destruction until they can be
documented, evaluated, and/or preserved;

b) Conduct archaeological, architectural, and/or historical research to dctennine the
presence, extent, and significance of heritage resources;

c) Submit proposals for archaeological work to the County for review and approval and,
unless otherwise agreed, conduct such work in accordance wilh state standards;

d) Preserve and rehabilitate heritage resources for continued or adaptive use where feasible;

e) Submit proposals to change the exterior appearance of, relocate, or demolish historic
structures to the Fairfax County Architectural Review Board for review and approval;

f) Document heritage resources to be demolished or relocated;

g) Design ncw structurcs and site improvements, including clearing and grading, to enhance
rather than harm heritagc resources;

h) Establish casements that will assure continued preservation ofheritage resources with an
appropriate entity such as the County's Opcn Space and Historic Preservation Easement
Program; and

i) Provide a Fairfax County Historical Marker or Virginia Historical Highway Marker on or
near lhe site ofa heritage resource, ifrccommended and approved by the Fairfax County
History Commission.

ROLE OF IJENSITY RA GES IN AREA PLANS

Density ranges for property planned for residential development, expressed generally in
tenns of dwelling units per acre, are recommended in the Area Plans and are shown on thc
Comprehensive Plan Map, Where the Plan text and map ditTer, 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% ofthe density range in a
particular Plan category, which in the residential density range of5-8 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 rangc would bc 8 dwelling units pcr acre.

• In instances where a range is not specified in lhe Plan, for example where thc Plan calls
for rcsidential density up to 30 dwelling units per acre, the density cited in the Plan shall
be construed to equate to the upper limit ofthe 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:

FROM:

SUBJECT:

RE:

Mr. William J. O'Donnell Jr. AIel', Planner II
Zoning Evaluation Division, DPZ

Nicholas J. Drunasky, Urban Forester 11
Forest Conservation Branch, UFMD

Timber Ridge at Ed" PCA 2006-SU-007

Request for assistance dated September 12,2012

This review is based upon the Proffered Condition Amendment/Final Developmellt Plan Amendment
PCA/FOPA 2006-SU-007 stamped as "Received by the Department of Planning & Zoning September
12,2012."

I. Comment: The previous submission date stamped as Received by the Department of Planning
& Zoning August 24, 2012, had lllorc landscape material provided primarily in the areas along
the northern side orthe property and within the Type I Transitional Screening along Centrcvillc
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 I 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.

l~ecommClld"tioll: The applicant should providc additional landscape material along the
northern and eastern sides of the property so that the samc 10-Year Canopy Coverage is being
provided (173,625 square feel) as was provided with the last submission date stamped as
"Received by the Department of Planning & Zoning August 24, 2012:'

Ifyou havc any quest'ons, please feel free 10 conlact me at 703·)24·1710.

NJDI
UFMID #: 170040

cc: RA File
DPZ File

Department of Public Works and En\'ironmental Services
Land De\'elopmcllt Services, Urban Forest Managcmenl Division ,.

~c.ii"":"'(I"
12055 Government Cemcr Parkway, Suite 518 _~l ~'!c

Fairfax, Virginia 22035-5503
Phone 703-324-1770, TrY: 703-324-1877, Fa,,: 703-803-7769

www.fairfaxcounty.gov/dpwes
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County of Fairfax, Virginia

MEMORANDUM

DATE: July 27, 2012

Barbara Berlin, Director
Zoning Evaluation Division
Department of Planning and Zoning

Angela Kadar Rodeheaver, Chier
Site Analysis Section
Department of Transportation

3-4 (RZ 2006-SU-007)

Transportation Impact

REFERENCE: PCA & FOPA 2006-SU-007 Timber Ridge At EDS, LLC
Traffic Zone: 1674
Land Identification Map: 54-3 «2)) 61,61 C

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 me property will be entirely residential. All
previous transportation proffers and previously agreed to geometric designs for roadways, tum
lanes, and entrances, etc. will be carried forward.

In view of the foregoing, this Department has no lJansportation issues with this application.

AKRILAHJIab

fll.irfax County Department of Transportlltion Ai""
4050 ~galo Road, Suile 400 .;-:'-iFP'DOT

Fairfax, VA 2203]·2895 ";;Y' ",V'::;:-=;;;'i';=
Phone: (703) 877-5600 TTY: 711 l'.C~""j Son"'l:r.oirf<t.e-ry

Fax: (703) 877 5723 '..1)' {orlJY-.M41>'-
...."\\.·w.fairfaxcounry.gov/fcdol .
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COMMISSIONER
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COMMONWEALTH of VIRGINIA
DEPARTMENT OF TRANSPORTATION

4975 Alliance Drive
Fair1ax. VA 22030

July 12,2012

To: Ms. Barbara Berlin
Director, Zoning Evaluation Division

From: Alex Faghri
Virginia Depanmem of Transponation - Land Development Section

Subject: PC,VFDPA 06·SU·007j EDS Timber Ridge

All subminals subsequent to the firSl submiUal shall provide a response leiter to the previous VDOT comments.
Submiltals without commenl response lellers are considered incomplete and will be returned withoul review.

This office has reviewed the response 10 comments associated with the first submission. All
responses were satisfactory except comment 6 which slates as follows:

I. Tum lanc lengths and tapers should be shown on thc plan and should follow guidelines
prescribed in the latest edition of VDOTs Road Design Manual. There are numerous turn lanes
shown on the plan thm are substandard especially the westbound right tum lane at EDS Drive
::lnd N/S Collector RO::ld.

While we have no objection to approval of this application, it should be noted that the commcnt will
be revisited during subsequent site plan submissions.

If you have any questions plcase feel free to contact me.

We Keep Virginia Moving
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FAIRFAX COUNTY PARK AUTHORITY

TO:

FROM:

DATE:

M E M 0 RAN

Barbara Berlin, Alep, Director
Zoning Evaluation Division
Department of Planning and Zoning

Sandy Stallman, AlC?, Manager j r7
Park Planning Branch, POD ~

AuguSl 30, 2012

DUM

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 previollsly 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



APPENDIX 11

DATE:

TO:

FROM:

County of Fairfax, Virginia

MEMORANDUM

June 26 2012

Suzie Zenl
Department of Planning and Zoning

Sharad Regmi. Storrnwater Engineer~
Site Development and Inspection Division
Department of Public Works and Environmental Services

SUBJECT: PCAlFDPA 2006-SU-007, Timber Ridge at EDS Properties, Tax Map #
024-4-01-0006-C3 & C4, Sully District

We have reviewed tbe subject application and offer the following stormwater management
comments.

Chesapeake Bav Preservation Ordinance (CBPO)
There is no Resource Protection Area (RPA) on this site. Water quality controls (BMP) are
required for this project (PFM 6-040 1.2, CBPO 118-3-2(f). The applicant bas indicated to
provide BMP requiiement using existing off-site pond. Applicant needs to provide
information on the SWMlBMP narrative about Lhe phosphorus removal efficiency of tbe offsilC

. pond. Applicant needs to show on the site plan that Lhe 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 fLle.

. Stormwater Detention
Stonnwater 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 tbe
pre- and post-development C-factor for tbe subject site that was used to design the off-site
pond, and tbe C-factor for tbe proposed development. An approved offsile detention waiver
from DPWES and a maintenance agreement between the owner of the off-site ponds and
owner of (he sUbjcc( site wtll be reqUired prior (Q final plan approval (PFM 6-0j{)3.2).

Deparlment of Public Works and Environmental Services
Land Dc\'clopmenl Services, Environment:,1 nod 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
PCAJFDPA 2006-SU-007, Timber Ridge atEDS Properties
June 26,2012
Page 2 of2

Site Outfall
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
lO-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.

SRI

cc: Don Demetrius, Chief, Watershed Projects Evaluation Branch, Stormwater Planning
Division, DPWES
Shahab Baig, Chief, North Branch, SDID, DPWES
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APPENDIX 12

PLANNING & ENGINEERING
DIVISION
J~mIC a~", Hedges, P.E
D"eCIO<
17031289,632~

Fax (703: 289-6382 May 14,2012

Ms. Barbara Berlin, Direclor
Fairfax County Department of Planning and Zoning
12055 Govenunent Center Parkway, Suite 801
Fairfax, Virginia 22035-5505

Re: peA 2006-SU-007
FDPA 2006-SU-007
Timber Ridge at EDS
Tax Map: 24.4

Dear Ms. Berlin:

The following infonnation is submitted in response to your request for a water
service analysis for the above application:

1. The property is currently served by Fairfax Water.

2. 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.

3. 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.

4. 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
greaterth311 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 I-ledges, P.E.,
Director, Plmming and Engineering, requesting permission to relocate the existing
transmission main. Submission of such a request, ifnecessary, is recommended as
soon as possible to avoid subsequent projcct delays or rework. Relocation of the
transmission main, if approved, will be at the owner's expense. After staff
review, the requcst will bc forwarded to the Board for consideratjon.



If you have any questions regarding this information please contact Dave Guerra
at (703) 289-6343.

Sincerely,

~~ -1<. ~cL~J
Traci K. Goldberg, P.E.
Manager, Planning Department

Enclosure

cc: Martin Walsh, Walsh Colucci
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APPENDIX 1;)

County of Fairfax, Virginia
MEMORANDUM

DATE: April 30, 2012

TO: Barbara C. Berlin, Director
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Eric Fisher, GIS Analyst III
Information Technology Section
Fire and Rescue Department

SUBJECT: Fire and Rescue Department Preliminary Analysis of Proffered Condition
Amendment/Final Development Plan Amendment Application
PCNFDPA 2006-SU-007

The rollov./ing information is submitted in response to your request for a preliminary Fire and
Rescue Department analysis for the subject:

I. The application propeny is serviced by the Fairfax County Fire and Rescue Depanment
Slation #436, Frying Pan

2. After construction programmed _(nla)__ this property will be serviced by the fire
station (nla), _

Proudly Ilrotecling and
Serving Our Communily Fire and Rescue Oeparllllent

4100 Chain Bridge Road
Fairfax, VA 22030

703-246-2126
www.fairfaxcounty.gov/firc



APPENDIX 14

FAIRFAX COUNTY
PUBLIC SCHOOLS

Department of Facilities and Transportation Services
Office of Facilities Planning Services

6115 Gatehouse Road, Suite 3300
Falls Church, Virginia 22042

Augusl7,2012

TO: Barbara Berlin, Director
Fairfax County Department of Planning & Zoning
Zoning Evaluation Division

FROM: Denise M. James, Director
OffICe of Facilities Planning Services

SUBJECT: PCNFDPA 2006-SU-007, Timber Ridge at EDS

ACREAGE: 37.4 acres

TAX MAP: 24-4 ((1)) BC3 & BC4

The zoning application proposes to modify the approved rezoning from 1,159 multifamily units 10 716 low·
rise multifamily units and 85 lownhomes 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, enrollment, and projected enrollment.

Capacity and enrollment life based on the FCPS FY 2013 17 CIP end spnng enrol/men/vpdate.

School Capacity Enrollment 2012-2013 Capacity 2017-18 Capacity
(9/30/11) Projected Balance Projected Balance

Enrollment 2012-2013 Enrollment 2017·18

Floris ES 776 720 729 47 5" 220

Carson MS 1350 1351 1406 ·56 1506 -156

Westfield HS 2772 2805 2730 42 2658 114
.

The school capacity chart above shows a snapshot in time for student enrollments and school capacity
balances, Student enrollment 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 S'A Student
MF Units Student Yield yield level "of SFA, Student yield

Ratio Units Yield Ratio

Elementary "5 .136 97 Elemenla 55 .204 17

Middle "5 .032 23 M"". 55 .057 5
Hioh "5 .066 47 Hioh 55 .118 10

167 Total 32 Total



2

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 2006, 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 200th

, 400th
, 600th

, and 800th unit, respectively, for
any residential building on the property. Staff further notes that substantial commitments for parkland and
ball fields were proffered with the initral 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
Ilryong Moon, School Board Member, At-Large
Ryan McElveen, School Board Member, At-Large
Ted Velkoff, School Board Member, At-Large
Dean Tistadt, Chief Operating Officer
Fabio ZUluaga, Cluster VIII, Assistant Superintendent
Gail Porter, Principal, Floris Elementary School
August Frattali, Principal, Carson Middle School
Tim Thomas, Principal, Westfield High School
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Count of Fairfax

APPENDIX 15

DATE: September 19, 2012

TO: William O'Donnell
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Gilbert Osci·Kwadwo, P.E.
Engineering Analysis and Planning Oranch

SUBJECT: Sanitary Sewer Analysis Report

REF: Application No. PCA/FDPA 2006-SU-007
Tax Map No, 24-4«1)) 6C3 and 6C4

The following infonnation;s submillcd in response \0 your requCSt for a sanitary ~\\'er analysis for above
referenced application:

1. The application property is localed in Ihc Cub Run (TI) watershed. II would be scwered inl0
the Upper Occoquan Sewage Authority (UOSA) Treatment Plan\.

2. Based upon current and commincd flow, there is excess capacity in the UOSA Treatment For purposes
of this repan. committed flow shall be deemed Ihal for which fees have been paid, building permits
ha\ e been issued. or priorily resen alions have been established by the Board ofSupcrvisors. No
commitment can be made, howe\ cr, as to the availability oftreatmcnt capaciry for thc dc\ clopment of
the subject propcn). A vailabilit) of treatmcnl capacity \~il1 depend upon the current rate of construction
and the timing for development of this site.

3. An existing_12__ inch line located in an casement_and approx. 600 feet from the propcny is
adequate for the proposed usc lit this lime.

4. The following tahle indiCllteS lhe condition of all related sewer facililies lind lhe total effect of this
appliclltion.

Existing Use
+Ap[llication

Existing Use
+ Appliclltion
+Pre\ ious Applications

Existing Usc
+ Application
+Comp rlan

Sewer Network

ColleClor
Submain
MainfTrunk

x
X
X

X
X
X

X
X
X

5. Other pertinent co mments:

hJllf~~ COI,l...TY
WASTtWATUl M ...."~(;L"L''J Dep2rtment or Public Works and En\'ironmental Sen'ices

Wastewater Planning & MonitOring Division =',1t""-",~._
12000 Go\emment Cenler Parkway, Sui Ie 358 - ~..

Fairfax, VA 22035
Phone: 703-324-5030. Fa:c 703-803-3297

www.rairfa.'I(counlv.'lov/dowes
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16-101

16-102

APPENDIX 16

ARTICLE 16

DEVELOPMENT PLANS

16-100 STANDARDS FOR ALL PLANNED DEVELOPMENTS

General Standards

A rezoning application or development plan amendment application may only be approved for a
planned development under the provisions of Article 6 ifthe 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.

3. 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.

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



FAIRFAX COUNTY ZONING ORDINANCE

zoning district which most closely characterizes the particular type of development under
consideration. In the 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.

2. 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.

3. 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



APPENDIX 17

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 to retain their property for agricultural 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 pollution 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 "pH 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.
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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, location 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 (COP) is a submission requirement when filing a rezoning
application for a P District other than the PRC District; a COP characterizes in a general way the planned development of the site. A
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval 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 to 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 L08-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.
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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 plan, to scale, depicting the development of a parcel 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) I 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. Afterreview, 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 (TOM)
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems.
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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 Corps 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
ADU
ARB
BMP
BOS
BZA
COG
CBC
CDP
CRD
DOT
DP
DPWES
DPZ
DUlAC
EQC
FAR
FDP
GDP
GFA
HC
HCD
LOS
Non-RUP
OSDS
PCA
PD
PDC

Agricultural & Forestal District
Affordable Dwelling Unit
Architectural Review Board
Best Management Practices
Board of Supervisors
Board of Zoning Appeals
Council of Governments
Community Business Center
Conceptual Development Plan
Commercial Revitalization District
Department of Transportation
Development Plan
Department of Public Works and Environmental Services
Department of Planning and Zoning
Dwelling Units Per Acre
Environmental Quality Corridor
Floor Area Ratio
Final Development Plan
Generalized Development Plan
Gross Floor Area
Highway Corridor Overlay District
Housing and Community Development
Level of Service
Non-Residential Use Permit
Office of Site Development Services, DPWES
Proffered Condition Amendment
Planning Division
Planned Development Commercial

PDH
PFM
PRC
RC
RE
RMA
RPA
RUP
RZ
SE
SEA
SP
TDM
TMA
TSA
TSM
UP &DD
VC
VDOT
VPD
VPH
WMATA
WS
ZAD
ZED
ZPRB

Planned Development Housing
Public Facilities Manual
Planned Residential Community
Residential-Conservation
Residential Estate
Resource Management Area
Resource Protection Area
Residential Use Permit
Rezoning
Special Exception
Special Exception Amendment
Special Permit
Transportation Demand Management
Transportation Management Association
Transit Station Area
Transportation System Management
Utilities Planning and Design Division, DPWES
Variance
Virginia Dept of Transportation
Vehicles Per Day
Vehicles per Hour
Washington Metropolitan Area Transit Authority
Water Supply Protection Overlay District
Zoning Administration Division, DPZ
Zoning Evaluation Division, DPZ
Zoning Permit Review Branch
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