APPLICATION FILED: March 27, 2007
PLANNING COMMISSION: September 27, 2007
BOARD OF SUPERVISORS: October 15, 2007 @ 4:00 pm

County of Fairfax, Virginia

September 20, 2007
STAFF REPORT

PCA 82-P-069-17, CDPA 82-P-069-03-03 and
FDPA 82-P-069-08-05

SPRINGFIELD DISTRICT
APPLICANT: Fair Lakes Center Associates L.P.

PRESENT ZONING: PDC, WSPOD

PARCELS: 55-2 ((1)) 6A, 8A1 pt., and 8A2

JACREAGE: 8.37 acres

INTENSITY: 1.30 FAR (0.30 FAR for the entire Fair Lakes PDC)

OPEN SPACE: 30%

PLAN MAP: Fairfax Center Area: Office/Mix

PROPOSAL.: Request to amend the proffers, the Conceptual Development

Plan, and the Final Development Plan for a portion of Fair Lakes
to permit the construction of 300,000 gross square feet of
residential development {(maximum 350 dwelling units), to
expand an existing parking garage, and to provide specific
proffers related to the proposed residential use in Land Bay V-A.

STAFF RECOMMENDATIONS:

Staff recommends approval of PCA 82-P-069-17, subject to the execution of
proffers consistent with those contained in Appendix 1.

Staff recommends approval of CDPA 82-P-069-03-3.

O\wodonn\ZED\PCA\Fair Lakes\PCA 82-P-069-17\PCA 82-P-069-17_VAResidential_Staff_Report_Cover.doc

Department of Planning and Zoning

Zoning Evaluation Division

12055 Government Center Parkway, Suite 801

Fairfax, Virginia 22035-5509

Phone 703 324-1290
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Staff recommends approval of FDPA 82-P-069-8-5, subject to the Final
Development Plan Amendment Conditions contained in Appendix 2.

Staff recommends approvai of a modification of the loading space requirement for
residential uses to permit two loading spaces as depicted on the CDPA/FDPA.

Staff recommends approval of a modification of PFM Standard 12-0702.1B2 to
permit the reduction of the minimum planting width requirement from eight feet to
six feet as shown on the CDPA/FDPA and described in the proffers.

Staff recommends approval of a waiver of the transitional screening and barrier
requirements between the proposed residential and the existing non-residential
uses.

It should be noted that it is not the intent of staff to recommend that the Planning

Commission, 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 Planning Commission.

The approval of this rezoning does not interfere with, abrogate or annut any

easement, covenants, or other agreements between parties, as they may apply to the
property subject to this application.

For information, contact the Zoning Evaluation Division, Department of Planning

and Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-
55085, (703) 324-1290.

Americans with Disabilities Act (ADDA): Reasonable accommodation is available upon 7 days advance notice.

For additional information on ADA cail (703) 324-1334 or TTY 711 (Virginia Relay Center).




Proffered Condition Amendment

PCA 82-P-069-17

Final Development Plan Amendment
FDPA 82-P -069-08-08

Applicant: FAIR LAKES CENTER ASSOCIATES L.P.| Applicant: FAIR LAKES CENTER ASSOCIATES L.P,
Accepted: 03/27/2007 Accepted: 03/27/2007
Proposed: AMEND RZ 82-P-06% PREVIOUSLY APPROVED Proposed: AMEND FDP 82-P-069 PREVIQUSLY APPROVED
FOR MIXED USE DEVELOPMENT TO PERMIT FOR MIXED USE DEVELOPMENT TO PERMIT
RESIDENTIAL DEVELOPMENT AS A RESIDENTIAL DEVELOPMENT AS A
PERMITTED USE PERMITTED USE
Area; 8.37 AC OF LAND; DISTRICT - SPRINGFIELD | Area: 837 AC OF LAND; DISTRICT - SPRINGFIELD
Zoning Dist Sect: Zoning Dist Sect:
Located: NORTH SIDE OF FAIR LAKES CIRCLE Located: NORTH SIDE OF FAIR LAKES CIRCLE
APPROXIMATELY 300 FEET SOUTH/WEST OF APPROXIMATELY 300 FEET SOUTH/WEST OF
FAIR LAKES PARKWAY FAIR LAKES PARKWAY
Zoning: PDC Zoning: PDC
Overlay Dist: ws Overlay Dist: WS
Map Ref Num: 055-2- 701/ /0006A /01/ /O008A1 Pt Map Ref Num: 055-2- /01/ /00D06A /01/ /0008A1 Pt
101/ /O0D08A2 f01/ /0008A2
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Proffered Condition Amendment

PCA 82-P-069-17

Final Development Plan Amendment

FDPA 82-P-069-08-05
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FAIR LAKES - LAND BAY V-A

(RESIDENTIAL/OFFICE) B

Springfield District ~ Fairfax County, Virginia
CONCEPTUAL / FINAL DEVELOPMENT PLAN AMENDMENT

CDPA 82-P-068-03-03 FDPA 82-P-069-08-05 CONCURRENT WITH PCA 82-P-069-17 ’ Wi
Wi

.........

Applicant:
FAIR LAKES CENTER

ASSOCIATES L.P.
12500 FAIR LAKES CIRCLE
FAIRFAX, VIRGINIA 22033

VICINITY MAPS

4 T PATMESTTY THATES THE ALRIECT OF Ty CICAFTLAL CEVELOPMENT MAH 2010 THILIMITT O GLIRIMOWATWAE 44D BELISY MESTHER THE EXGTNG Wit T ;T AR, T TABULY
A o & a1 by g o A GRS FLOOK M.
I ol Py A COUATY P o S S M I v QEEBEI’..«I“H.@L%:EAIE] B P XK THAT Tl SRALTUAGE MY AL CELLAL PACE WA TPACE I
CORWFOPALAMD) AR DERIAE AFPROMAL nd O CF FEDRAN. IEGLL ATIONS FARIS RIS E CACUA CFF-TTREET PARKING RELIREMENTE W ACC CREMLE
PORTION (I LAMD A WA OF FR LG, A8 EETHCRTH 1 COMMOMAEATH OF WAUMNOEPARTMENT OF WAITE T o PR P 1 CO BT 14 0 P T St
14

v
MANAGEMENT VRT3 W1 - AN ALADOUS YOMITE WHARENT TRARE
THE PROPERTY 85 ZEEE: TU THE PLANME CEVESLCPVENT COMMSIEINL ()

D
OTICT AR ST Wi I CURPIEN.Y i, CRMID WEMH KT ) CFRCE 0 THERE 8 A FLOCCPAAN AMD & AESOURDE FROMED TiGrt AMEA | LOCATED O ‘g s, b4 FOLI ) LEWSL PANTHG STVLCTURIPOVAGE LOEATID T THR POMED SUALLNG Va4 LICELT FiALk PEIVTHOUEE OEGIGHED I8 AR 10

ey THE KA FOATICH P THE BT AS RS RIENTRO (0% THE GRAPHC. AL ML, THE SUIYTANGER THAT Y I UTILGEDL ¥70RED D DMUFCED
FOEAT TrE PRCPONET Ml 00 MA FRESENCRDFOLN 4 0. - ot g e gz e e T i T WA
2 B CORNFII HIC. M ML) TO ACD A M0 THLE ALY FRATENTIAL L 0 HE SENY.CF GLAt RMCMWLEDGE. TP A OBASTING UTUITY EAEMSNTY T s R RS P P o, Bk A RO THE UPMIEWARCE OF THE BRI AAD GALECR VAL BE 0 TR, PRI CF S STec COORANCE: P B CLA AT W3
UM AMD RELATED PARIING FTRUC TUREMGATACE THE SALTILE Fad Y oo e TR OF THASITY P02 PRRY 0 O (4 L Ao 2 ACCOSTSAE WIFH BAD RELLATOML THE HZGHY AMD M CF THE SULDING, AMD WalL € CIFETR CTRO OF —
ML L EARE WL CEEBMTAIN 4. M WU OF il BOLAME FEFE COF LT EATEMEWTA LCCATED OH THE BULIBCTFRACPE T THE ARPUCANT Pk il THE IGHT TO INCSEARE O CIC REARS TV WM MATERALE THAT M A EXTERCH (F ORl HATRONIRS W1 THE
NI PLOGAR WA A3 WAL CF KT DWWELLING LN WHICH SHALIE OF PAROL LPCES 7 AEPRGIENTID I T TARAATIM £O LINCLAR THE AN TICN WAL BEEH PG ACLILY PUVEED A LAES. ACEMTICMAL AACHTRCTURAL WSTERALY G For b Ik 2645 T BLOLOMG HESGHT
WK USSVE CF ADU ANDIOR IWGSmACRCE HOLBG) LI T8 SRIT IXCLLIFUE OF s 12 AT UAROENEHT PRACTES [SuPy) FOR At L 1 ML PACLOKD i Tiond RSN O SHACEN SARIPIES THE pasn mi an it AELCRSED ek 4 IR WA PLANAEE FOR VHE PO DRFVBLOPWEN T PACGRAM T FPPESENFED o4 THE Bus (ahely SCHETLE DUER HOT ML FHE HEIORT OF
oo AMIRCET ARTE UNTR. THE FRCFUVED s, TiPLE FAMILY RESICENTRAL ACCERDAAER P TH PRPADULY PLANE AND PROFVIRRE Y THE APYLCABLE PROVIBIONS & THE JOMING ORDINVECE Aecm B WAL HE @4 THE F Ovd OF PP TR COHRECTION, T THE IUFROUNDIMG: THE PENTHOSE.
PUALEPATHAL U A inrm md OF 13 STORES ARGVE GRADE. ErCrMMA TR LANPSEMEHT WV FOF TV EMETN KD PP PR UMY G Gt B2 el FHE MMM DHTANCSS T L PEsaroaana, LT LA UBD D A TLIRICLT ACCRLMR K URAM FLAZVPARR ARSA
LA (NP AT PACIAAL HAS BN FAOUS) 4 ACCORDARCE P 1 e S (1 U LS ORGTOCD THATAOTIIAL M TE FEATUPES BUCH B OAEDaH.
Aot XTSI CF A NG IETACY T S0 A TRLCTURE! QARABE WL [ ARV UERALL STOMMAANEN WARRGENENT idl FOR SR LN THERE A D AN TOMAL COMMLNTY L PBLIC FACATES PACPOIET W1 IERCHES, ITCRT AN GOUENT) wenL KINATE, FLAGROLIR, TRELLGER
AL P CI TR THD A3 A COWPOMENT OF THE DF M CPARAT PRCGRAN TO FCOUNTY PLANE N 721140 M0 5720811 WHCH BCLLDES, ARE o1 Sl I AGDIRCR, THE APFLIGAMT Rafbf Pl THE PUGT T PECLIGAT A MRCUCTION W THLOPVELIPUENT PRCORGM. B¢ CeTiON, OWER THAH 178 EERerd WATER FOUNTAIME O A TURGR. BCAL WAL, FEMGER, LICHT STAMDARDS
b eco TE THE RELAMI: PAROND BPRCAAD THA) WL B CAIPLACED B {18 s LIVMR AN LW D BIMTIGM Bl PR CLINTY PLAN M0, 720 b na PACAY AR LA I AP By T VEEIARCN, THE POAD ARD THE OEYELOPHENT Gl THE SUILIECT PROPERTY Ao IR UTAITY MWAMIENANCE STRLE TLRGS NOT RTARENTED (o THE
THE PICPOME) Dl MY ATV THE CIRPMCED Psmars SR 4 G TR0 0, T FNORMNATER MAMAEVE WVMEST MANATEEN T T etk Wi I PR T FORTH B THEPS A N WCEHG ABETS LICATRD ON Tk S LARTLY, OTHER THAH e s ik 5 PROVCED A6 LOWD R THE RS TAT PRPORSL
T SR W iAot EXbTiNG, CFFICE GLBDMG. FocC TICR RECAPRAMS™TE #0R 4% PRCrGI0 GVELOFMINT PACONPAI AR R T or vt ors ORORoRE. T VEAIETATONAHD THE POA: THENEANE 1O NATURL FEATUREE DRVEL OO £ I i Lan T, COWFCRMANCE WA TH THAT AEFRESETED
AT BY THERE, EXTING FACLITES. Bemmvan] O R ROR MARATIN LA O D MK THE GRAPHC. (718 ALBO) LWORHETOOR THAT AILE AND LMD SARED
o SEPARATE CORAPIPA HAS AN ALED 10 EF il 1 TRECOMARCARIN FACLITES | FRODED (o TR B ADOFONCE
P AT o atrig ey ey 1 4 PG CENCTION CF T Akt OF BULK LA 1§ PR CH B 2 AL IICE FCNTIE DU D P A SO O D e o T FRRTY. Trare e e 3 K BTECTS M T e w3 PO | T4 P& o RO FAIR LAKES
GPRCE By v, BE LUCATED 10 4 OATHWSRT OF T PrcPomes) TS mMGE T RIS BasEn Teacam e, | T L oy cE ALLACEN CF NSO SOMALS PPN
T Faldl ¥ REEAOEHTAL BULCING THAT K T SURECTCF Tris e e L T ey
o i R TR PP VLGP A 8 ST CHRRC Ron kI PACTORD CEWEL MBI T 1.3 T EACERT A6 CLALFED A FOLL AR PG AN TG G AW LOCATED o Bt e [ pe e L LAND BAY V-A
CCHFORMAPEE WIR1 A0 FIITWEARCE CF A CORPRETENIRE PAH AMAL OF BLLK PLAE PEUAE LT DTRCT SAH80 OMLFAWIAoL COUNTY RECORDS, IF 1kl BLILT B 1087, FT VL BE AU MR
E DA AP 084 3T THAT Vi NPT X TH BOAAD OF SUPERVIROSS %niiniﬁ“.ﬁﬁéz l%ﬂigﬁoiiaﬂﬂo!!«os R 1T HA ) EE70RCAL R e HGPORGE AN FOR FAR LAKED AB M JE AMSHIBES. a_wmm—numz.—.sr_.nuﬂm_ﬂm
v R T e, TR L S o e L e T GONCEPTUAL / FINAL
L NONTETRONG THE COPA A FOPA WG PRETERTED AR ONS DUCLWEAS, |F DeTRCT D T T Bl WFOAND W EAC RS, R4 AW Yo EREe RIS AT THE EDEIMEG CFRCE LG 0 HE ORER Enees e B TR 8 F ot s CROMOME
TR nckmtTocy el 1 ciem L B DE GURE P RATHE T X LAaCEOAPIY A BCPEESIMG A BEBTAAL B DD SALTORCAE e ook o WITAS® TO AT ROV AAKEYAPON & ik AL THE BT OF T SUBICT PACPERTY DEVELOPMENT
T P e oL Bt St h00 TN WP S| REMVE TR THR AREATEY A PROHED AND FRCPONE FFHAL IR OatAT P AR FURAGARD I HA/OR O T T (1 PP CAED LOMNIS spices. A THE BUACTLOCAION SHAPE NO 2 OF THE FACFOSED (LA DIMFARGE. T T T T Pt LO.(F € B PLAN AMENDMENT
TR CRHT TO LR #OR oL AL DEVELCPURMT PLAN AMMAf ) THE PRESENTED Cl THE WG, FrERE b WD TRRAMITRCNAL ROFEE I TAPD O TP TUHE FTG TPRAT BHOWH O THE GRAPHC AP PACLASIAPTY M LAY FTFEXTY Yo A2 CPACE AMD THE FARMAEY LEE O DiE FROPOMT)
ATLINE PR TH: PLApa COMMBISON F OR APLITRON DR ALL OF THE Mbda SARPYE POCHARALL Y O THE Pl KL TIFL FAILT R . SPACHERENTS T BEVE RAL AT HTERMCTICHE AP PACFOWED T T o Ut prve T A M 70 BUILIIG WL UG ML BALE GAMLY MERIIENTAL DWELLWG psa . 1T € 10 B
I ACCOWACANCE, Wi THE PROVMCOHS, BET FORTH M BECT, -5 OF I G FHOUGHOLT TN FA % LAl B PRENT M COTTOI 0N 1T DALY ADLAN THT AD AP NT VT P SRS Poll M1 § R TIOWL. T R T o chas 1T
T e e e e o DK DL AR Y Bt B T T ey iy e COPA B2 P060-33 06
W KRG WTH TTR: Liab CONCEPT OF T CEVELOPRNT. A MOKHIGALCR e oo T CR NI, THETS AE RO TS FEPRERENTATIONS O TH ClradPTib, FHE TOWNL GRODE FLOCR AR AND - oF M OPERARCE FDPA 62-F-000-00-05
. o . O R LIS e, WEAMAD 13 P2 ) 8 LT 1) rroma A B R e s Il AROA T VMY THE BULOWO HEIHY PRGSENTID! 4 THE WNIRAATION AR X1 COMMCETRD
a. i RO HOM U T e PLAN T APIEA FO FPRE PLNMFRD) T e SdiAnUAS. THE CFEN SPACE A ETRSENTET W e im0 MO THE . WIIBTE e Couta) o e el OF LALO POR PG G Tk
BARUFY THE TREE COVER R GUIREVEAT FACM EXRF (8 FEET 70 A MMIMAL OF - AENCHE TO THE PRFSM SR, LT LINSR OF FHLPOC D ieCT A o AL BE RERERVED FOR THE IUILECT PROPERTY N CONCURRENT WITH
o TGP VN OB TS GRS 3 &1 5 CONTOUR UTTESRAL UF TRO e o L S i ot kP W e FACFPEPR MRS (4 THE CAPHIC AR B0 OF COMICERED, oA wrs THE: ACCGROANES WITH THE PRCWSCIR ST FCRIHIN AR 4 OF IKGT, 23900 OF e -
T FEET IR AN AETIAL BUAET. ERLCTURL SCLE Wil BE INPLEVENTED TO GAACE SMuPUARL ITY OF THE o THE LI T OF CLENAING AMD G L i COAFINED TO THE IAEDMTE. LNDGRE AN NG THA AL DURENISONS RHOAINOH M QINRHIC AR AR T 2] CRERANLE PCA 82-P-006-17
RS WAKGT TO FHE MODFCARCH REQUETT. AFEN 1O [ (i D AT THE PRCRCRED ML M0 NOIEAMAR F TUE BTG Susece 0 MBIOR MCLAPYGA ot ACTUYABCE W THE PRCWEMCME BT FORTHI
4 TN TN OFECS LB AT THE SPBCED AP 05 T TrrICA, T P M GOEAL AT ETILCTUML B0 OR 1 0 e T et o oo e R WA D S e e P L aaTe S W an e REV. AUGUST 16, 2007
COPARTIAPAS COMTALC T WY 1O AJ( Vi, BE AETABNED: EXCAFT POR s B LICAT R T B T JEVELEP A USSR AMDLIT EF P T P T i b R T P - v
T THKC () PCPORIED CREVELLIMUNT PROGAPAS e MM LIED) I MO 1 il COMMAEEE P
PR UL TR ChaSANER AR PR OB TOTIE RN ISP FLOCR ANGA JoUVH AL Of UEATER 1 s o FEVREHTLL L REV. AUGUST 1, 2007
M O DT e IOMI TULS FETREIGHE I TAPLAR G AR THE Ml e = S BT OF . . )
FOTIAIT AMD ASGCCLATRE) PARGMG WL T FEDLCELAN S KOEMALEILCE, THE PROF-OSED IEVELPAENT OF THE
R o e ACCOFDULY, IR ol PEMT UL 1S CRGCETTT 08, ‘B PGP COnr e s CARABRT APPLCARLE WO REV. JULY 11, 2007
oy oF oo por e e e e e SEITUSIER o D AT e REV. MAY 31, 2007

VPG 1 P PG GARE CR WA THE SLILDMMG FOUTFAN -

s o mmmem e mn e FEDLEED M TED O IR 1 LOB AB TV PRV S 1 OT FEBRUARY 27, 2007
Sheat Index FAIR LAKES - LAND BAY V-A | »meen
1. COVER GHEET { NOTES 7. STORMWAYER NARRATIVE AND CROGS BECTIONS {RESIDENTIAL / CFFICE)
2 oL DSELOPMSIT AN AT P MM TER MAMAGEWENT CHECKLIST CONCEPTUAL / FINAL DEVELOPMENT PLAN AMENDMENT

4. LANDHCAPE DETALS 9. CONGERTUAL DEVELOPRENT PLAN ARENDWENT WEY PLAN COPA R2-F-000-03-00 M-10628

5. ARCHITECTURAL DETALS 16 FAIR LAXES DEVELOPMENT KEY PLAN FDPA B2-P-000-08-05
8, STORMWATER COMPUTATIONS AND DRAINAGE OIVIDES

CONCURRENT WITH PCA 62-P-088-17

QFROECTIFa Lakash Pk ks - Land Bay V-MiSubmismsordEOPA, (Holstanal 1oskvratiss's | COVIT! SHEET - NOTES Snel. $16I007 e P

T T T -




QAPRCHICTV Lkt alt

© L RETE Q
L
) P
— A A o X LV o ..\
\ N § - — T EReL7 STORY OFFICE ™, N S : )
. . \ , W ’ [ YOG W A e TS N ;
3 , 3 & ; . 12450 FART e4kES ORDUE /M._,B,, k»ﬁ/; S 5
Pk ) PRI LARES J 7Tt TS N i w7 : S
1x 3 LfeRL - sointd ; A s d 2
P RS . X
e, L= mwm m
S WAL HERHT = 3 B 1,\ ; ™ ¥y m 5z 8 a
267 spaces 4 s M m MM i3 M
..\n.v e HD m W.m &m
(o S <z ¢ Mm mw i
i =3
3 m :
rn..nb

o
N A
i
|
Rt
] ik
oMY oL A I ST AR HaR o G THE FROMT VARD - 4T E
= LT I
mrann: <) B2 WA Bkl HEOHT OF T, T DR YA ST Sl
T Lok i Y
. o [ LD o 1 - .
renen: 1€ 2 UILABADNS O or 18, DE MR Vi L : 2 ..F __
'
"
"
in)

N

] T FARLAKES VA
(RESIDENYIAL / OFFICE)
CONCEFTUAL / FINAL

DEVELOPMENT PLAN
SR WY M- 10628
FHEET MO, 2 o0




1 . 2 ; 3 . 4

[+

TABULATION LEGEND DEVELOPMENT DETAIL
NOTE: SOME EXISTING CONDITION INFORMATION HAS BEEN DELETED W THIS
e ——— L GRAPHIC TO MO N LEGBILITY OF THE PROPOSED DEVELOPMENT PROGRAM,
iy >F N EXETING — EXIBTR ; g
" o s SO o8 ) MAX. HEIGHT = 30 P
La | —— PRI LTS O ; o 267 spaces ProroncD T Tone . .
O 037G VEOETATER ; K T VRETA . 2 GRTATAN, ) )
, B - : L
D0STHO VEGETATION q " ,_. L b ." e i 3¥ ’ F <\ -
TO BE PRESERVED /r / ﬂ, . i W . _ -
R 5 PUBLIC P, { _ - Vigs
TP \% e e (O |
& 3 ) \ ,, Ill = ..,."."oa 8) = o .S ~ - ,/ _,. ‘|
O o= s ARNHYA i b R g & SR i~ &
EVERGREEM THEE \ \ 45 { _. ﬂ., | zmﬂz&.omg o] & & N ', m 7 Gy Jri}
A o . CRY % A R RN - ol - O . SEIN o ¢ W M« 2
{5e  omomecown R ; AR 1Y -~ EATRANCE TO FARKING ’ h € g ﬁ \ R w= mmm z m
NN ] AN ; . STRUCIURE ; bl AP ] X U~ m
0 . : ' ) (o | | MA 5 m
Dodbolironny ) fMLy S L5 o f T YA @ 2 mmwm
SNEK NN I SE (|| PRDPOSED EXPANSION g & -5 Fo & i AT o Eax i
Nt DR — . OF EXISTING PARKING pY » Os S~ e, so . A az wmmwm £:
= THE 1% (N SPACE RECUMEMEMY I FOR THE ENTIRETY OF THE FA L] 8 ._ " m \,‘ m._.—ﬂgn._‘cmm ...,. W ~ 3 ) SR . m E
R AN I R { 4LEVELS OF PARKING | { i 'Ag AY.Vae
PROGRAMMED ! PROPOSED ROAD IMPROVEMENTS NENGT AR, 1 . MAXHT:= 40 - = e \
(T N 5 : : ] A a 85" - : 2 - o
1 alu- .mn— Wu_- \ L . s 3 — a ; ﬂnuﬂoﬁo uH g
p.&= b |F 4L | e 8 ] Qrammz -
- = @ Y Eﬂzsq.m&znmuitmo;m ! \
L__:. mn,._ hldg m.“_.ﬁ.__.n vy = o P o © \
—— g
[] [] [ 7 — § : + V N - B i b = ] * a ﬁﬁ
Dii ﬂ._u erw._ NN NN AP o : ! read B /e
TR Ry . Y NN B pry e _u : - .n»h.:,“.-.- . / -

o | JuE
- 3
-
U,
=
3
2
-
i
b
s
E
-
Z

>

1 MG TV e Lot Latent - Lane iy y-AVubmisa ot SR, {rmicumbisl Kowvaratiamt? - TASULATION - DETAN_ deg, #8007 §: 1038 P

b : - Lo
ACES) & Lt s B « > o w ™
k¥ 1o 1 ~ £ 4 . e —
1 oo o G B
! o -
: - o
L HEY ! ProposED MULTIPLE FAMILY ¥ e ARl
P . BUILDING AND STRUCTURED PARKING | - W O, S
Ly MAX. 13 STORIES ABOVE GRADE : 3 : O < Joteor [om
‘_au i > + INCLUDING PARKING % T Eoie* : - -, 3 Joe0r 07 jowt
. R N MAHT. - 5 ord g 3 . 71307 e
m.tc. s 1R HU,M/‘..: 300 D”_._um. ..&\.&QQ 2 N N ” ”Pw.“u_e:
g m =Y - N = Al < /& /// Wo.| DATL_| B7 | Onscriiion
R = = Q %
R : N T S
! Y ORAWN Y (L]
s PR ..
woun ke |~ cveaoner Lad
s rE e
3 ] e FARLAKES VA
—— . & 7 | RESIDENTIAL /OFFICE)
@ ;] P . DEVELOPLEMY PLAMN ALMENDMENT
e e [~ : . g GOPA B2-P-0M-33
AN e A FOPA R2-P-008-85
hog) TABULATION /
3 = N DETAILS
. / 5 PHOEGT WG M-10628
3§ —
N o
FEMERAITD DN L3 \ 9 m
P < o -,
& SEET NOD. 3 oF




SIWI00T 120441 I

L

5

@‘mmzn_.__m.m

@Ez RECEPTACLES

@\ BIKE gﬁ_Am

hasacu i

@ TABLE AND CHAIRS

BTE REFFEREMTED ON Trll ARE COMCIFTUAL AMD) AFE

THE GREMERAL THEME. M CF THE PROFOGD
. FINAL PRODUCT AT TNE OF ST PLAN BT
OF DEWGN REPAESENTED HEREON.

Pazawri (1 M2

2
1
PROPOSED BUILDING

PLAN: LANDSCAPE SITE

TO LAXE

COMNECTION
TOLAKE

SCALE: 1"=30"

S
e
EXSTHG TRAL —— k)

®

.\
A P

V1 o
FA <

PLANT LEGEND

m EXISTING
VEGETATHON
TO REMAIN
{THEL LECATIONS WOT

5
a LB
gzl
X 9~ .
EEERTH
gz SREBRNE
MW :

j08.16.07 [oar

[aa.01 07 [emn
07.11.07 [ean

“
3
F]
1 Jesaiaf Joa
wa.| QATL | Br | Dascripton

LY
A B
GEcem
DATE _oearar

Gan
oGy
PeY

me  FAIR LAKES V-A
{RESIDENTIAL { OFFICE)
CONCEPTUAL / FINAL
DEVELOPMENT PLAN AMENDMENT

COPA B2-P-068-03

FDPA 62700085

LANDSCAPE
DETAILS

.,is
STREET
TREE
@ CANDEY TRIE
£y
L] EVERGREEN
S TREE
O a
L] smomms

e —

¢ 5 30 60 H

PROLECT WL M—10628

4

SHEET MO 4 o 10




CHTALE ovp BB 14701 P

-

3 I

4

MASSING MODEL

MOTE: THE MASSNG MODEL OM THIS SHEET i& PRELIMMARY IN HATURE ANG 15 PROVIDED 70 A0 N THE
UNDERSTANDING OF THE PROPOSER DEVELOPMENT PROGRAM N RELATION TO THE SITE. THE MASSING
WMODEL IS SUBJECT TQ CHANGE WITH FAL ENGINEE RING AND ARGHITECTURAL DESIGN.

PERSPECTIVE KEY MAP
[ w2

PERSPECTIVE "A"

Wbt ot Lot - Lyt By

PERSPECTIVES

(NC SCALE)

@ Dewberry

FAIR LAKES
LAND BAY V-A
(RESIDENTIAL / OFFICE)

COMCEPTUAL f FINAL

AS NOTED

PR .y
e I i

=i T T T mﬂs ctnyy TS I

| 52 wqm T T T I I 0 e IO RS TR I

B _esew TMI LD 17 T 1 I 0w sase (] oI C

TR = = G EE =8 T70 o snina EringT —
N el = = E e e HE = P

42 e [ = L i L T AL i = & — qecaser PO
w ”ulLu 24 L WW 1 & sawy I [ T — M TE azrar

18 we o o i L 1 = B %5 ey A ] LT LT wns _ FAIR LAKES V-A
3 5 seserr e - = +] IRy = i - {RESIDENTIAL / OFFICE)
¥ ) - - N = = - CONCEPTUAL [ FINAL
,.IW!]:PB. = i s 5 R sine E0E Wm%u_ = e SIS DEVELOPMENY PLAN AMENDMENT
q r4g & | = _ Y2 s [ i ] [ COPA 82-F-080-33

g 2 . T 1 iy hi FDPA 82-P-080-85
e R e ;__ Tt PR i i R I il im S i S e

4 1 it i i

: s [T it 3 it El 1 I ARCHITECTURAL DETAILS

| Ea w2 u«|g T M- 10678
"mlu_.n am1se q pc aamw

T ! P samw

d po v

KOTE: THE BUK.0HNG PERBPEC TIVES AND ELEVATIONS PREBENTED OM ThiS BHEET ARE PRELIMINARY AND SUBJECT TO ABJUSTMENT ARD

AND ARC)

DESHIN. THEY ARE PROVIDED TO LLLISTRATE THE QEMERN. THEME AND CHARACTER

5

SHEET W 506 10




. FIACOY 80808 AP

¥

4

MENT CONDITIO

i
PRE-DEVELOPMENT CONDITIONS

I
POST-DEVELOP

NS

T

F
p

PROPGSED STORM COMPUTATIONS

OPROJECT akr Lokrsialr Lubat - Liesd Bay

STORM DRAINAGE COMPUTATIONS

FROM ST TO  AREA  TOTAL RUNOFF AGCUM.
TR sm ca. oA
[} » s = < .

RODF1 o1s (X0 o4 oda LY"] (21

12 863,414 I o84 (3] 070 an u
wras m - LE ] bag 0 . am

[ EAFI0 M6 183 od2 Q2
L3 EXTa [ *- an aas (1] [R5
X0 A LT T TR MR
RDOF2 A o8 081 OM 085 - uas

A A 0 2 SR A N
204 1 0H 34 AR b1 M
1A EXA 000 30 [L I T
ENIA ToA 1% 443 0 106 2
™ EX?? o Y g DM 0 T e
ExTy EX 0600 S04 De3 000 | dew
EXTe EX76 R’ 1 ae  om "o
EXI§ EX74 654 TEY Q80 DAE 047
X1 EX73 o BH 070 0z b
EXTY Exm 4 7 oarx 000 L oed

EXTY 0. LI LEL) 32 w

EX72 - ] .
EX71 rewanss o Lake 1. S04 Shmei § ant 7 for oulie] mursing

ACTU,  LOSES WPPER LOWER

e oY

r!.i..ambc_xm:m!i BEE BHEET 7 AND

THE EXIBTING GTORM SYSTEM OUTFALL
THROUGH Vo4 BLALDING 2 BITE 18

NOTE: i DRDER TO ELWMNATE EX,
ETORM GTR. NUMBER DUPLICATION, REW
NUMBERE ARE ASGKGINED 10 THESE
STRUCTURES IE.. EX 0 NOVY 78, EX 10

8.

-

2
5 B
5l
EHAHE
memmc.r m

PROZCT MO M-10628

me FAIR LAKES V-A

ESIDENTIAL ! OFFICE)
" CONCEPTUAL / FINAL

DEVELOPMENT PLAN AMEMIMAENT

SWM COMPUTATIONS/
DRAINAGE DIVIDES

6

SHEET MO & o 10




FOR INFORMATION ONLY!

T T S el e v A nr : 1 Rl .
- . . v R e i J Suriy - [ b .
. % ] 3 T . LR '\/;

; . . b g~y Ml TR, R E g
: i - - pf mmn BT - P .

FAIR LAKES
LAND BAY V-A
{RESIDENTIAL / OFFICE)

GONCEPTUAL f FINAL

i
| DEVELOPMENT PLAMN AMENDMENT

+ . BOALE:

1= 1000

- %nif.n!!lu.!i‘t e use e

oot 3‘; bad =

T LT SN “w  on me ; ] e e T
oy :
> w0 Ea e e e i wa- reho s TRTE.  wm
T e e ke SR
P8 s T cmers v RTINS PRTReD A, atmanG,
g+ 2

L P Pl Pl R R
g e T L

I
FRLHSS -TRAE, OMCSIZET TORMTIN:
. !
Bl P Al S SAMEL i
- : Y
Pl et () LARE MG LN VL | A OLLME ﬂg - E!\H £
e e AORER- e  we—— » ey L W .‘t-:-é.\v £ -

L4 MOn o mea we WS

U’I..?E + OUTLON, ML CROWRY 4 IR

LT O KOO Cap e ot ma TR mw

M

e WM. XEMRK

j- s
WCME
: % I —
PR 51X NN 4 on. 1507 Jow
N i 08.0 G N
B 1107 i
U e ; 3
{1 1 [ 107 jow
[ Mo, | DATE Br | Ccripiian
ot L N » T —]
- UMA b G
AFTROVED Y PGY
sxompw __PSY
AT A% 1297

Siﬂmh_w._mﬂ._.i / Oﬂm <-“.Rn>
! COMCERTUAL | FiNAL

DEVELOPMENT PLAN AMENDMENT
T ] COPA 82.P- 00033
s 4ts om0 m — #e ¥ o Tl amrooms semaK seo e e o FOPA 52 00085
. ‘ i SWM NARRATIVE /
~ e mo 4 %A 7Y dhe a7 Gossomem TR-83% e we am . ckn - Ivre ——— CROSS SECTIONS
; N ‘ ; FORCTRG M- 10628,
e _£e  go0 ta o MY ez RLT  Ooe-Geb, SE-WHE SW oo b e T
s B4 wes T T

B 1w o, Commtaak (et e et AT -

*

Pt

b 2l , .-
S L
L




‘Ob-ld-LT4S URid AlunoD) xepre 4 panaudde
ufksep sU| ‘v0-dS-ZOZL PUR Z0-dS-202L

sorEorEe ocE oomeo g
s a1
I
THEY irs L L 3 »
g

I iithiet gl :"l:;jt ,-ﬁa

[ F g:;l!lni I li! L;, |

Eoyped gty B i éﬂ

P e fir i i

i :,illigii e Eg I

Eorlndt R R

: A '.;?- e /AN
A‘v(‘"s: A

\ ; i
Sl e .
%{" A "ngi-"%lé" s A "";‘.'
& PO LA 2
A il |
il / & o T S 3

WESZ /e,

AR LS

7 SO Y e

_\. tQN‘%?:%{%“\K@EE\&:j‘% S
o ‘ “k

o e

Ll

I PAIONISUCD SUsm 818y umoys spucd weansdn

096 1euiBilo eul Jo OgY +o SUBLBNINDY NG PuB

D001 J

dV¥IN S3TIAIQ 3DVYNIVEA

outjo uBsap eyl pausielem By
uoqUEIAP Sapiacid I | # axen) Woy Weansdn Asmpawnw puod Lp ay; sMoys ueyd sy
D05
FIVOE ILYHNOUAdY

LUQY S84 , L &EN, 0} § 188YS UD uoiienDjED
steld funo] xepey peacidde yum

oL

bl % g

gc §§E Eé
’§g§§§ N
el
i é?gf

AROCRACHAY
amwa
]

el coricwel o
el 2o e

wal o'ivan| ©
vl v

=)
o

el R

FAIR LAKES

24 COl
H DEVELOPMENT PLAN
CDPA 82-P-000-3-3
FDPA 82P-080-8-5
BPTWNGFIELL DIFYMCT
FMAFAX COUNTY, ViRA

LAND BAY V-A
(RESIDENTIAL / OFFICE)
NCEFTUAL {FAL




< Mob Mar ey RHAZO0F T206H PM

aq

/

‘

WILNAD
ONINIV¥YL AW+
¥ 1YdaNvi
ALNNOD Xvidlvd

WHID §IHL 40 LFIMBNS IHL 5T AVHL vauy m

AUYaNNOE STHL

SSOUDY QLUK T TWHS SSII0V MV NTIMIA ON 000000000008

et
GiA

iz

SWHIC

A NOLEDRUSNGO - WALLSAS NOLLYINOUED NVTHISIAd ™ ammr

g‘
;
k

SC
: 8
E g
g8
iz
i3
_5
2
H

WALSAS NOLLYTRONTD MYTKLS303g = = "uresan

(MONTE Z Y10W 335 SIOULNGD TVDIIMSE ) INGT

]
:
;
E

MY TVLLNIOTSE rdVd SOemYD %
HAYTSR/DILN0 NV STWNYD @
RS
%e%6%%

FASN AYVONODSS ONY TWJDNTEd 40 XTW

SIS0 ALNMGSD ONY TVLINZOTST [,

5350 2d 40 NOLLMATISIG 'y

T

R b

[TW-I ]

TN/ TLLAAONGD

301440/ TALNSON ST
Y-A SIUYTHIVY nuu

ANTICHANY MY Id INaMSOTIASD [

FLEET)

WA om0 %

LAND BAY V-A
(RESIDENTIAL / OFFICE)
. CONCEPTUAL / FINAL

| DEVELGPMENT PLAN AMENDM

FAIR LAKES

CDPA 82-P.080-2-3
FDPA 82-P-000-8-5
APFFIELD DXSTRCT

FARAAR COUNTY, 1RG4

i 2]
V=R EI{J

T
G
gt
HEE
Sojecesh

imeie) (=10) L

A e

awNasm




QNPROICT ol Lukoe Padr Ly - Lomd s

1 | 2

w
-~
@

/J\Lb

THIS GRAPHIC IS PROVIDED FOR INFORMATION ONLY TO AID IN RELATING THE
PROPOSED DEVELOPMENT PROGRAM TO THE OVERALL FAIR LAKES
DEVELOPMENT AS WELL AS SEVERAL OTHER CURRENT FAIR LAKES
APPLICATIONS. AS DESIGN CHANGES ARE LIKELY THROUGHOUT THE APPROVAL
PROCESS FOR EACH OF THESE APPLIGATION AREAS, THIS GRAPHIC SHOULD BE
USED FOR CONTEXTURAL RELATIONSHIPS RATHER THAN TO IDENTIFY SPECIFIC
SITE DETALS.
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A GLOSSARY OF TERMS FREQUENTLY
USED IN STAFF REPORTS WILL BE
FOUND AT THE BACK OF THIS REPORT

DESCRIPTION OF THE APPLICATION

Proposal: The applicant, Fair Lakes Center Associates, L.P., has submitted a
series of twenty (20) applications for portions of Fair Lakes. In total, these
applications propose an additional 1,375,000 square feet of mixed use
development (comprised of office, retail, hotel and residential uses) on six sites
throughout Fair Lakes, on a total of approximately 76.82 acres.

The applications which are specifically discussed in this Staff Report consist of
three concurrent requests (PCA 82-P-069-17, CDPA 82-P-069-03-3 and

FDPA 82-P-069-08-5) all of which are filed on 55-2 ((1)) 6A, 8A1 pt. and 8A2,
comprising 8.37 acres located in Land Bay V-A of Fair Lakes. The applicant is
proposing to construct 300,000 square feet of residential development in a high-
rise structure (maximum 13 stories, 135 feet in height) within an L-shaped
building footprint. These applications are more specifically described in the
following section.

PCA 82-P-069-17

The applicant proposes to amend the current proffers (PCA 82-P-069-14) to
construct 300,000 gross square feet of residential development and to provide
specific proffers related to the proposed residential use in Land Bay V-A (e.g.
provision of transportation improvements, transportation demand management
strategies, tree preservation, trail improvements, a bus shelter, park and school
contributions, etc.). Copies of the draft proffers, affidavit, and statement of
justification for PCA 82-P-069-17 are contained in Appendices 1, 3 and 4,
respectively.

CDPA 82-P-069-03-3

The applicant is requesting approval of a CDP amendment to permits residential
development within a land bay that was previously approved only for office
development. Copies of the affidavit and statement of justification are contained
in Appendices 3 and 4, respectively.

FDPA 82-P-069-8-5

FDPA 82-P-069-8-3 and FDPA 82-P-069-8-4 currently govern the subject
property. These FDPAs were previously approved for an existing 174,826
square foot, seven story (85 feet in height) office building (Fair Lakes 2); a three
level (24 feet in height) parking garage; and a 4,000 square foot, two story
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(24 feet in height) drive-in bank on the 8.37 acre site (Tax Maps 55-2 ((1)} 6A
and 8). The drive-in bank was approved to be located along the southwestern
portion of the site, within the approved surface parking lot, but it was never
constructed. FDPA 82-P-069-8-4 approved the removal of the drive-in bank from
the Final Development Plan and permitted the square footage to be utilized for
the development proposed under FDPA 82-P-069-06-8 and FDPA 82-P-069-11-3
(a 150,000 sf high-rise residential building to be located east of the existing Hyatt
Hotel.) The applicant is now requesting to amend FDPA 82-P-069-8-4 to permit
a 300,000 gross square foot residential building and expansion of the existing
parking structure in an area which currently serves as surface parking, located
southwest of the existing office building (Fair Lakes 2), along Fair Lakes Circle.
The proposed building is also located adjacent to the western access drive for
the existing office buildings. The existing 3-level parking structure serving the
Fair Lakes 2 building is proposed to be expanded to the south. No changes are
proposed to the existing Fair Lakes 2 office building. Displaced parking will be
incorporated into the expanded parking structure. Copies of the proposed Final
Development Plan Amendment conditions, affidavit and statement of justification
are contained in Appendices 2, 3 and 4, respectively.

Waivers/Modifications Requested:

» Modification of the PDC standards to permit residential uses to exceed 50
percent of the gross floor area of principle uses.

¢ Modification of the loading space requirement for residential uses to allow
2 loading spaces as provided on the COPA/FDPA.

* Modification of PFM Standard 12-0702.1B2 to permit the reduction of the
minimum planting strip requirement from a minimum width of 8 feet to a
minimum width of 6 feet as shown on the CDPA/FDPA and described in
the proffers.

» Waiver of transitional screening and barrier requirements between the
proposed residential and existing non-residential uses within the original
application area.

LOCATION AND CHARACTER
Site Description:
The approximately 660-acre Fair Lakes development is located in the Fairfax
Center Area on the north side of Interstate 66, east of Stringfellow Road, west of

West Ox Road and south of Route 50. A portion of the Fairfax County Parkway
passes through the center of the development. Fair Lakes is planned for
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commercial development in the center with residential uses to the east and
northeast. The property which is the subject of this staff report is located on the
north side of Fair Lakes Circle, approximately 300 feet west of the intersection
with Fair Lakes Parkway. This property is currently developed with one existing
174,826 square foot, seven story (85 feet in height) office building (Fair Lakes 2);
a three level (24 feet in height) parking garage; and associated surface parking
facilities. Approximately 481 existing parking spaces are currently provided by
the surface and structured parking lots on the property. Two access points from
Fair Lakes Circle currently exist.

Surrounding Area Description:

DIRECTION USE ZONING PLAN

North Office PDC Fairfax Center Area

South Retail and Residential PDC Fairfax Center Area

West Office PDC Fairfax Center Area

East Vacant (SWM pond) PDC Fairfax Center Area
BACKGROUND

The following is selected background information which relates to the subject
property. A map that diagrams the land bays within Fair Lakes and a complete
zoning tabuiation of Fair Lakes land bay uses (dated August 13, 2007) that was
provided by the applicant, depicts the uses and square footage approved for the
land bays to date (see Appendix 5). Cases listed in bold type are directly related
to the subject site.

Site History:
~ Application. *~ =f " " Date” ‘| Related ~[. . = Desen
SRR [ s tiandBay f o RN
RZ 82-P-069 April 2, 1984 U Rezened 620 acres to the PDC
FDP 82-P-069-01 District for Fair Lakes.
Approved FDP for portions of
Land Bay V-A and VI,
FDPA 82-P-069-01-4 | July 10, 1986* V-A “> Approved minor changes to the
FDP 82-P-069-08 parking. Approved a 175,000
: square foot office building.
FDP 82-P-069-5 March 6, 1986* VI-B “1 Approved multi-family use in Land
Bay VI-B, ,
FDP 82-P-069-06 July 24, 1986* v-B ") FDP for a portion of Land Bay V-B.
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FDPA 82-P-069-06-1

April 9, 1987* V-B, V-A ™ Modified the development for

FDP 82-P-069-11 37.5 acres of Land Bay V-B.

FDPA 82-P-069-01-6 Approved additional principal

FDPA 82-P-069-08-1 and secondary uses.

FDP 82-P-069-12 December 10, V-B " Approved a health club and

FDPA 82-P-069-06-2 1987 additionat principle and secondary
uses on a total of 21.28 acres of
land.

FDPA 82-P-069-10 July 16, 1987* V-A "V Final development plan
amendment to develop three
office buildings in Land Bay V-A
(Fair Lakes 3, 4, and 5) with
associated surface parking.

PCA 82-P-069-03 July 20, 1987 V-A,V-B,Vil- [} Rezoned and incorporated 37.5

RZ 86-P-004 2’ :CIABI\\?'EC acres into Fair Lakes and

CDPA 82-P-069-03 IV<C, lll-A, modified the mix of non-

and li-B residential and residential uses.

FDPA 82-P-069-9-1 June 30, 1088* vil-8 ' Parking and landscape buffer

PCA 82-P-069-04 July 1, 1988 IV-B, IV-C, "™ Land Swap with Fairfax County

RZ 86-P-089 oo - Government.

, and V-B
FDPA 82-P-069-06-3 | September 28, V-B “7ncreased the hotel size and
1988* maintained an open space/tree
area.

PCA 82-P-069-5 October 2, 1989 IV-A, IV-B, "“'The PCA reallocated office uses to

CDPA 82-P-069-5 oG- and V- retail uses for Land Bays IV and
VB. The FDP impacted Land Bays

FDP 82-P-069-13 September 28, IV-A, IV-B and IV-C by permitting

1089 the construction of a 750,000 sq.
ft. shopping mall known as the
"Galieria.”

FDPA 82-P-069-6-4 October 18, 1989* | V-B " Approved a 262,000 square foot

FDPA 82-P-069-11-1 office building.

FDPA 82-P-069-9-2 May 2, 1990* Vii-B "' Fast Food Restaurant within the

FDPA 82-P-069-7-2 Retail Center and Expansion of
5,000 square feet to the Center.

FDPA 82-P-069-13-1 | December 5, IV-D and ivV-~ [ V%) Approved multi-family units for

FDP 82-P-069-15 1990* c portions of L.and Bays IVC and

‘ IvD.

FDPA 82-P-069-1-8 December 5, V-A ™ Approved a modification of the

FDPA 82-P-069-08-2 1990 parking. Approved drive-in bank
in lieu of parking.

FDPA 82-P-069-1-9 January 9, 1991* VI-A “" Approved an 8,000 sq. ft. child
care center and site modifications
for an existing office building
located in Land Bay VI-A.

FDPA 82-P-069-10-2 V-A "I Final development plan

July 17, 1991*

amendment for Land Bay VA to
modify parking requirements
pursuant to Zoning Ordinance
amendments.
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- - Application” -

“ifRelated -
LandBay

FDPA 82-P-069-1-10 |

FDPA 82-P-069-08-3

July 17, 1991*

V-A

A — LSRR B
o) Approved an aaﬁtional 60,000
SF office. Modified the parking
area.

PCA 82-P-069-06
FDPA 82-P-069-13-2

October 28, 1991

October 23, 1091*

IV-A, IV-B,
IV-C, V-B,
VII-A, VII-B
and VII-C

*“*Increased retail uses and
decreased the minimum office for
Land Bays IV and V.

FDPA 82-P-069-13-3
FDPA 82-P-069-15-1

April 29, 1992*

IV-A, IV-B
and V-C

“Y Approved a replacement of
424,000 SF of office uses with
259,500 SF of retail uses in Land
Bay IV-A. A total of 157
multifamily units were also
replaced with 111,000 sq. ft. of
retail uses in Land Bay IV-C.

SE 92-Y-006

September 14,
1992

V-B

“Y Permitted the establishment of a
minimum of 4 fast food restaurants
with one drive-through in Land Bay
IV-B of the Fair Lakes Retail
Center.

SE 92-Y-038

November 16,
1992

IV-B

' Corrected an advertising error in
SE 92-Y-006

FDPA 82-P-069-13-4

May 27, 1993*

iv-B

*“* Approved an amendment to the
site layout for a 14.3 acre portion
of Land Bay IV-B.

SEA 92-Y-038

July 12, 1983

IvV-B

“*Amended SE 92-Y-038 to allow 2
freestanding fast food restaurants
in Building 5 of the Fair Lakes
Retail Center.

FDPA 82-P-069-06-5
FDPA 82-P-069-11-2
FDPA 82-P-0689-12-2,
FDPA 82-P-069-14-1

May 5, 1994*

V-B

“®’ Approved the removal of a health
club, and added a third office
building. Approved a surface

parking area.

FDPA 82-P-069-9-4
FDPA 82-P-069-7-5
SE 95-Y-016

July 12, 1995*

September 11,
19895

VII-A, VII-B,
and VII-C

“"’ Freestanding drive-through
restaurant on the site with retail
shopping center, drive-in bank,
service station/quick service food
store and carwash.

PCA 82-P-069-8
CDPA 82-P-069-6

October 30, 1995

Il (TRW)

*“*’ Amended the accepted proffers
and approved conceptual
development plan to add an option
to convert up to 607,215 SF of
office uses to residential uses
exclusive of affordable dwelling
units and to convert 12,000 SF of
office uses to eating
establishments and fast food
restaurant uses.

FDPA 82-P-069-13-5
FDPA 82-P-069-15-4

October 10, 1096*

IV-A, IV-B,
and IV-C

“*Modified the permitted square
footage in Land Bays IVA, IVB and
ivC.
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“FDPA 82-P.060-13-6 | May 28, 1997 ™ Modified the retail center in Land

FDPA 82-P-069-15-5 v-C,v-B Bays IV-A, IV-B, and IV-C and the

FDPA 82-P-069-14-2 office and retail development in

FDPA 82-P-069-6-6 Land Bay VB3.

FDPA 82-P-069-9-5 July 30, 1997* Vi-B @ Expanded quick service food store
and car wash.

FDPA 82-P-069-5-1 January 27, 1999* | VI-B BT amended the multi-family use in
Land Bay VI-B.

PCA 82-P-069-11 July 9, 2001 Iv-Aand IV-B | ™ Converted 50,000 square feet of

FDPA 82-P-069-13-8 hotel use to retail uses.

FDPA 82-P-069-13-7 | October 24, 2001* | IV-B %) Approved a retail pad site within
Land Bay IVB.

FDPA 82-P-069-10-3 | July 21, 2001* V-A ©T approved a 6-story 160,000

square foot office building and a
4-story parking structure in a
portion of Land Bay V-A.

FDPA 82-P-069-09-7 | January 12, 2005* BOT Approved building additions, an
increase in parking, and site
modifications to the Shops at Fair

Lakes.
FDPA 82-P-069-06-7 | January 26, 2005* { V-B BTRemoved 220,000 square feet of
FDPA 82-P-069-14-4 office and added 22,380 square
feet of retail.
FDPA 82-P-069-13-9 | February 3, 2005* | IV-B B8 Approved the addition of an

accessory service station and
surface parking in Land Bay IV-B.

PCA 82-P-069-14 July 25, 2005 V-A, VB,V |9 Approved a reduction in

CDPA 82-P-069-07 g VI-A, Vil- minimum office intensity;

FDPA 82-P-069-6-8 June 2, 2005* approved residential use for a

FDPA 82-P-069-11-3 150,000 square foot multi-family

FDPA 82-P-069-1-13 building, an 113,000 square foot

FDPA 82-P-069-8-4 office building and a four level
parking garage.

FDPA 82-P-069-5-2 October 4, 2006 vi-B ¥ Amended the mutti-family use in

Land Bay VI-B to allow a change
residential unit type.

FDPA 82-P-069-6-¢ March 1, 2007* V-A @TRequest to amend the FDP 82-P-

: 069-6 previously approved for
hotel development to permit
building addition and site
meodifications.

FDPA 82-P-069-6-10 | May 2, 2007* V-B | "™ Request to amend the previously
FDPA 82-P-069-11-4 approved final development plans
FDPA 82-P-069-12-3 to approve additional parking and

site modifications.

*Date of Planning Commission Approval

1. On April 2, 1984, the Board of Supervisors approved RZ 82-P-069 to rezone 620 acres to the
PDC District for Fair Lakes to permit a maximum of 5,078,000 square feet of non-residential
uses, a minimum of 1,321 dwelling units with a maximum FAR (floor area ratio} of 0.25.

FDP 82-P-069-01 was approved by the Planning Commission for portions of Land Bays V-A
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10.

and VI for offices and multi-family, including a 107,000 square foot office building and surface .
parking lot on Tax Map 55-2 ((1)} 6.

On July 10, 1986, the Planning Commission approved FDP 82-P-069-08 for a seven story
175,000 square foot office building, parking garage and surface parking (Tax

Map 55-2 ((1)) 6A and 8) and FDPA 82-P-069-01-4 to permit a slight adjustment in the
parking areas and the location of the access road. '

On March 6, 1986, the Planning Commission approved the FDP in the eastern portion of Land
Bay VI-B located on the north side of Fair Lakes Parkway, west of West Ox Road. The FDP
depicts 282 multi-family dwelling units located within 17 buildings and associated community
recreation facilities.

On July 24, 1986, the Planning Commission approved FDP 82-P-069-06 (Tax Maps 55-2 ((1))
3B, 7A, 7B, 9A pt., 14A pt., 14B1, 14B2, 14B3, and 18). The development plan approved a
maximum of 795,000 square feet consisting of two eight story office buildings at a maximum
of 141,000 square feet each (located on the subject site for FDPA 82-P-069-06-8); one
thirteen story hotel, a maximum of 220,000 square feet; two eight story office buildings at a
maximum of 146,500 square feet each; and a health club at a maximum of 80,000 square
feet.

On April 9, 1987, the Planning Commission approved FDP 82-P-069-11, concurrent with
FDPA 82-P-069-06-1. The Planning Commission also approved FDPA 82-P-069-01-6 and
FDPA 82-P-069-08-1. FDPA 82-P-069-11 (Tax Maps 55-2 {(1)) 9A pt. and 14A pt.) approved
surface parking in an area that had not been previously approved for development. FDPA 82-
P-069-06-1 (Tax Maps 55-2 ({1)) 3B, 9A pt.14A pt. 14B1, 14B2 and 14B3) permitted one
266,000 square foot twelve-story office building (located on the subject site), fwo ten story
office buildings at 154,500 square feet each, an 80,000 square foot health club and a day care
center. FDPA 82-P-069-06-1 and FDPA 82-P-069-08-1 amended the development plans to
permit additional principal and secondary uses to be located within the previously approved
office buildings with no change to the approved buildings.

On December 10, 1987, the Planning Commission approved FDP 82-P-069-12 and

FDPA 82-P-069-06-2. FDPA 82-P-069-06-2 revised the final development plan for a 17.48
acre portion of Land Bay V-B of the Fair Lakes Development. Two office buildings, a
restaurant, a portion of a health club and a parking deck were approved. FOP 82-P-069-12
consists of 3.80 acres located immediately to the west of FDPA 82-P-068-6-2 (this was the
first FDP for this land area.) A portion of the health club, surface parking and an open space
buffer which includes 2 stormwater management facilities are depicted on this development
plan,

On July 16, 1987, the Planning Commission approved FDPA 82-P-069-10 to develop three
office buildings in Land Bay V-A (Fair Lakes 3, 4, and 5) with associated surface parking.

On July 20, 1987, the Board of Supervisors approved RZ 86-P-004, concurrent with

PCA 82-P-069-03 and CDPA 82-P-069-03 to rezone 37.5 acres to the PDC District and
incorporate the area into Fair Lakes to permit a maximum of 5,350,200 square feet of non-
residential uses and a minimum of 1,457 dwelling units (the maximum 0.25 FAR was not
modified).

On June 30, 1988 the Planning Commission approved FDPA 82-P-069-9-1 to modify the
parking and landscape buffer in Land Bay VII-B.

On July 1, 1988, the Board of Supervisors approved RZ 86-P-089 concurrent with
PCA 82-P-069-04 to rezone two acres to the PDC District, incorporate the area into Fair
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11.

12.

13.

14.

15.

16.

i7.

18.

19.

20.

Lakes to permit a maximum of 5,364,820 square feet of non-residential uses and a minimum
of 1,464 dwelling units; the maximum 0.25 FAR was not modified.

On September 28, 1988, the Planning Commission approved FDPA 82-P-069-06-3 (Tax
Maps 55-2 ((1)) 7A, 7B and 9A pt.) for 12.82 acres to permit minor reconfigurations and
increase of the hotel from 220,000 square feet to 228,830 square feet.

On October 2, 1989, the Board of Supervisors approved PCA 82-P-069-05 to reallocate
300,000 square feet of office uses to retail uses for Land Bay |V. FDP 82-P-069-13 impacted
Land Bays IV-A, IV-B and [V-C by permitting the construction of a 750,000 sq. ft. shopping
mall known as the "Galleria"; 5 office structures containing approximately 690,000 sq. ft.; 2
drive-through banks; and 1 automotive service center.

On October 18, 1989, the Planning Commission approved FDPA 82-P-069-11-1 (Tax Maps
55-2 {(1)) 9A pt. and 14A pt.} for 3.59 acres to modify the surface parking lot and

FDPA 82-P-069-06-4 (Tax Maps 55-2 ((1)) 9A pt.) for 27.11 acres to permit one ten story,
262,000 square foot office building and two fourteen story office buildings at a maximum of
505,947 square feet {combined.)

On May 2, 1990, the Planning Commission approved FDPA 82-P-069-9-2 and
FDPA 82-P-069-7-2 to expand the Retail Center by 5,000 square feet and permit the
construction of a fast food Restaurant within the Center.

On December 5, 1990, the Planning Commission approved FDPA 82-P-069-13-1 concurrent
with FDP 82-P-069-15 to permit 560 multi-family units on portions of Land Bays IV-C and
V-D.

On December 5, 1990, the Planning Commission approved FDPA 82-P-069-08-2 to permit a
4,000 square foot drive-in bank in lieu of existing parking spaces. The Planning Commission
also approved FDPA 82-P-069-01-8 to modify the parking requirements for the office building
to meet the requirements of the revised Zoning Ordinance.

On January 9, 1991, the Planning Commission approved FDPA 82-P-069-01-9 to incorporate
an 8,000 sq. ft. child care center into the northern existing office building located in Land Bay
VI-A, add a play area in the parking area to serve the child care center; modify the existing
parking to reflect the new office parking standards: and to modify the loading area adjacent to
the southern building.

On July 17, 1991, the Planning Commission approved FDPA 82-P-069-10-2 to modify parking
requirements for Land Bay V-A (Parcels 11B and 11C) pursuant to Zoning Ordinance
amendments.

On July 17, 1991, the Planning Commission approved FDPA 82-P-069-01-10 to permit an
additional 60,000 square foot building in lieu of existing parking spaces. The Planning
Commission also approved FDPA 82-P-069-08-3 to modify the parking lot; and no changes
were proposed to the existing office and approved drive-in bank.

On October 28, 1991, the Board of Supervisors approved PCA 82-P-069-6 for Land Bays IV
and V-B to increase retail uses by 200,000 square feet to a maximum of 1,100,000 square
feet and decrease the minimum office uses by 504,820 square feet; however, the overall FAR
for Fair Lakes was not modified. (The Planning Commission previously approved

FDPA 82-P-069-013-02 for Land Bay IVB to reconfigure the layout and approve 737,000
square feet of retail uses.)
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21.

22.

23.

24.

25.

26.

27.

28.

29.

30.

31.

On April 29, 1992, the Planning Commission approved FDPA 82-P-068-13-3 which impacted
Land Bay IV-A and the western 4.5 acre portion of Land Bay IV-B and resulted in the
replacement of 424,000 sq. ft. of office uses with 259,500 sq. ft. of retail uses. The Planning
Commission also approved FDPA 82-P-069-15-1 which impacted Land Bay IV-C by replacing
total of 157 multifamily units were replaced with 111,000 sq. ft. of retail uses in two buildings.

On September 14, 1992, the Board of Supervisors approved SE 92-Y-006 to permit the
establishment of a minimum of 4 fast food restaurants with one drive-through in a 16,000 sq.
ft. building located on a 2.4 acre parcel of Land Bay IV-B of the Fair Lakes Retail Center. A
revised plat was submitted shortly before the Planning Commission public hearing on which
the amount of fast food uses increased from 8,000 to 13,000 sq. ft. (The advertising for the
public hearing was for the originally submitted proposal of 8,000 sq. ft. rather than the revised
proposal of 13,000 sq. ft., which invalidated the Board's approval of this application.)

On November 16. 1992, the Board of Supervisors approved SE 92-Y-038 to correct the
advertising error in SE 92-Y-006.

On May 27, 1993, the Planning Commission approved FDPA 82-P-069-13-4 to amend the
site layout for a 14.3 acre portion of Land Bay IV-B located on the southeast corner of the Fair
Lakes Boulevard/Fair Lakes Parkway intersection; no change was made to the 115,000 sq. fi.
of building area that was previously approved on this area.

On July 12, 1993, the Board of Supervisors approved SEA 92-Y-038 concurrent with

FDPA 82-P-069-13-4 and amended SE 92-Y-038 to allow 2 freestanding fast food restaurants
in Building 5 of the Fair Lakes Retail Center. The total square footage of the two restaurants
was 10,000 sq. ft., with each restaurant containing a drive-through window.

On May 5, 1994, the Planning Commission approved FDPA 82-P-069-6-5,

FDPA 82-P-069-11-2, FDPA 82-P-069-12-2, and FDPA 82-P-069-14-1 (Tax Maps 55-2 ((1))
9A pt., 13, and 14A pt.) for 27.47 acres to modify the FDPs by eliminating the 40,000 square
foot health club; adding a third office building; and increasing the total building area by
220,000 square feet. FDPA 82-P-069-11-2 approved the reconfiguration of a surface parking
lot.

On July 12, 1995, the Board of Supervisors approved FDPA 82-P-069-9-4 {concurrent with
FDPA 82-P-069-7-5 and SE 95-Y-016) to allow a freestanding drive-through restaurant on the
site with retail shopping center, drive-in bank, service station/quick service food store and
carwash.

On October 30, 1995, the Board of Supervisors approved PCA 82-P-069-08 and

CDPA 82-P-069-6, which impacted Land Bay il (TRW site). These applications amended the
accepted proffers and approved conceptual development plan to add an option to convert up
to 607,215 sq. ft. of office uses to residential uses exclusive of affordable dwelling units and to
convert 12,000 sq. ft. of office uses to eating establishments and fast food restaurant uses.

On October 10, 1996, the Planning Commission approved FDPA 82-P-069-013-05 for Land
Bays VA, IVB, and IVC to approve an 885,798 square foot retail center. -

On May 28, 1997, the Planning Commission approved FDPA 82-P-069-013-06 and

FDPA 82-P-060-15-5 for Land Bays IVA, IVB and IVC to reduce the square footage of the site
from 885,798 square feet to 843,804 square feet and transferred 41,994 square feet of retail
intensity to Land Bay VB-3 as part of FDPA 82-P-068-06-6 and FDPA 82-P-069-14-2.

On July 30, 1997, the Planning Commission approved FDPA 82-P-069-9-5 to expand a quick
service food store and car wash.
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32.

33.

34.

35.

36.

37,

38.

3.

40.

41,

On January 27, 1999, the Planning Commission amended FDP 82-P-069-5 for Land Bay VI-B
of Fair Lakes to permit construction of an additional 32-unit muiti-family building in the
southwestern corner of the site.

On.July 9, 2001, the Board of Supervisors approved PCA 82-P-069-11 (with the Planning
Commission having previously approved FDPA 82-P-069-013-08.) The applications
converted 50,000 square feet of hotel use to retail uses for a maximum of 1,150,000 square
feet of retail uses within Fair Lakes.

On October 24, 2001, the Planning Commission approved FDPA 82-P-069-013-07 for a 6,000
square foot retail pad site within Land Bay V-B.

On July 21, 2001, the Planning Commission approved an additional 160,000 square foot
office building and a 4-story parking structure in a portion of Land Bay V-A.

On January 12, 2005, the Planning Commission approved FDPA 82-P-069-9-7 to amend a
portion of FDP 82-P-069-9, previously approved for a retail shopping center, to permit building
additions, an increase in parking, and site modifications to the Shops at Fair Lakes. This
application also increased the gross floor area of the retail center by 3,350 square feet to a
maximum of 18,874 gross square feet. The floor area of the retail center increased from 0.12
to 0.15.

On January 26, 2005, the Planning Commission approved FDPA 82-P-069-06-7 and

FDPA 82-P-069-14-4 to remove a 200,000 square foot office building and four leve! parking
deck and approved a 10,880 square foot retail pad site and an 11,500 square foot addition to
an approved retail store. The approvals resulted in a reduction of intensity of 177,620 square
feet. That office intensity is proposed to be used for office and residential development
proposed by FDPA 82-P-069-06-8 and FDPA 82-P-069-11-03.

On February 3, 2005, the Planning Commission approved an amendment to the Final
Development Plan (FDP) for retail (BJ's Wholesale Club) in Fair Lakes Center in Land Bay
IV-B to permit the addition of an accessory service station with four pumps (eight pumping
stations) and surface parking spaces.

On July 25, 2005, the Board of Supervisors approved CDPA 82-P-0638-07,

FDPA 82-P-069-06-08 and FDPA 82-P-069-11-03, concurrent with PCA 82-P-069-14,

FDPA 82-P-069-01-13 and FDPA 82-P-069-08-04 to permit the addition of residential uses in
Land Bay V-B; to amend the Final Development Plans to provide a 150,000 square foot multi-
family building, 113,000 square foot office building and a four level parking garage; to amend
the proffers for a portion of Fair Lakes to permit a reduction in the minimum office intensity
and provide specific proffers related to the proposed residential uses in Land Bay V-B; and to
amend the Final Development Plans to delete a previously approved but not constructed
60,000 square foot office building and 4,000 square foot drive-in bank and allow the existing
surface parking to remain.

On October 4, 2006, the Planning Commission amended the previously approved FDP in
Land Bay VI-B of Fair Lakes for multi-family development to permit a change in residential
unit type to 13 townhouses.

On March 1, 2007, the Planning Commission approved a request to amend FDP 82-P-069-6
on 7.68 acres (Tax Map 55-2 ((1) 7A & 7B) to build a one story 7,500 square foot baliroom
addition on the northeast side of the existing 13-story Hyatt building and to relocale the drop-
off area from the east side to the north side of the existing hotel building.
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42.  OnMay 2, 2007, the Planning Commission approved a request to amend FDP 82-P-069-6,
FDP 82-P-069-11, and FDPA 82-P-069-12 previously approved as an office development to
permit an expansion of an existing parking structure, and the construction of an addltlonal
parking structure above an existing surface parking lot.

COMPREHENSIVE PLAN PROVISIONS (Appendix 9)

In the Fairfax County Comprehensive Plan, 2007 Edition, Area lll, Fairfax Center
Area, as amended through September 25, 2006, Land Unit Recommendations,
Land Unit H, pages 65-68, the Plan states:

“Sub units H1, H2

These sub units are planned for office mixed use. Office development that
incorporates architectural excellence, preservation and enhancement of natural
features, uniform signing, lighting and landscaping systems and quality roadway
entry treatments are development elements that must be achieved to justify the
overlay level.

The following options exist for development above the planned and approved .25
FAR overlay level. Densities and uses specified in these options are only
appropriate for the sites described. These uses and densities are not to be
transferred to other locations within the Fairfax Center Area.

As an option at the overlay level, the redevelopment of the surface parking lot
associated with Tax Map 55-2((1))8 may be appropriate for up to 350,000 SF of
residential development if the following conditions are met:

* Any residential development under this option will be deemed to be the
high end of the Plan density range for affordable housing calculations.
The provision of workforce housing to accommodate the needs of
individuals or families making from 70 to 120 percent of the County's
median income is encouraged:;

= Pedestrian connections are provided to the surrounding land uses.
This should include attractive pavement treatments, safe crossings,
and high-quality landscape features:

» Buffering and screening along Fair Lakes Circle should be provided to
mitigate the visual impact of the existing retail commercial center on
the residential use. Any new development should minimize the loss of
mature trees located in existing buffer areas along public roads;

= High quality site and architectural design for buildings and parking
structures, including compatibility with adjacent buildings, shouid be
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provided to acknowledge this prominent location in the Fair Lakes
development;

» A publicly accessible urban park or park features should be included
on the site, such as major or minor plazas, gathering spaces, athletic
courts, tot lots, special landscaping, street furniture and pedestrian
amenities. Impacts on Park Authority resources should be offset
through the provision of or contribution to active recreation facilities in
the service area of the development;

= Public, pedestrian access should be provided to the lake to the
northeast of the site to allow future residents to benefit from this
existing amenity; and

*  Any development should mitigate the impact of the residential use on
public schools.

In addition, under the heading "Transportation” on page 67-68, the Plan states:

ANALYSIS |

“Transportation improvements should be provided to mitigate the impact
associated with development above the .25 FAR overlay level. The
intersection of the Fairfax County Parkway and the Fair Lakes Parkway is
above capacity, and a grade-separated interchange is planned and under
design. Additional mitigation measures to facilitate construction of this
interchange should be provided with new development above the .25 FAR
overlay level. Any development should be coordinated with the Fairfax
County HOV Design Study.

Improved bus service may be needed to serve additional development. A
safe and efficient pedestrian system should link the key areas in Fair
Lakes to provide appropriate connections between office, retail, hotel and
residential uses.”

Combined CDPA 82-P-069-03-03 and FDPA 82-P-069-8-5 Conceptual/Final
Development Plan Amendment (CDPA/FDPA) (Copy at front of staff report)

Title of COPA/FDPA: Fair Lakes Land Bay V-A Residential/Office
Prepared by: Dewberry & Davis LLC and Davis Carter Scott
Original and Revision Dates: The CDPA/FDPA consists of ten sheets dated

February 27, 2007 as revised through
August 16, 2007.
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Description of the Plan:

Sheet # Description

Sheet 1 Cover Sheet, Sheet index, Vicinity Map, General Notes

Sheet 2 Final Development Plan Overview, Limits of the FDPA applications, Angle of
Bulk Plane Detail, Curve Table, Soil Map Index

Sheet 3 Finat Development Plan Details, Tabulations, Legend, Typical Tree with
Structural Soit Detail, Programmed Proposed Transportation Improvements

Sheet 4 Final Development Plan Landscape Details and Plaza Details

Sheet 5 Architectural Perspectives, Elevations, and Massing Models

Sheet 6 Stormwater Drainage Computations - Pre/Post Development, Qutfall
Descriptions

Sheet 7 Stormwater Management and Qutfall Narrative, Water Quality
Requirements, and Cross-sections

Sheet 8 Stormwater Overall Drainage Divides

Sheet 9 Conceptual Development Pian Amendment Key Map

Sheet 10 Fair Lakes Applications Key Map

The following features are depicted on the CDPA/FDPA:
Site Layout

The applicant proposes to construct a 13-story (135 feet in height), maximum
300,000 square foot residential building (350 dwelling units) within an existing
office development in a portion of Land Bay V-A. (This maximum number of units
includes affordable dwelling units and/or workforce housing units but does not
include any bonus market rate units.) The existing development includes one
office building (Fair Lakes 2) located at the northeast corner of the site; a 3-level
parking structure to the west of the office building; and associated surface
parking to the south. The applicant proposes to construct an L-shaped
residential building located within the existing surface parking lot at the
southwest corner of the site. In addition, the applicant proposes to expand the
existing 3-level parking structure which was originally built for the office use to
accommodate the office parking displaced by the new residential construction.
The parking garage expansion is proffered to be a maximum of 40 feet in height
and will be designed with architectural treatments compatible with the existing
garage. A 15,000 square foot public park will be located to the north of the
proposed residential building and to the east of the existing parking structure.
The appiicant has proffered to an architectural design that is in substantial
conformance with the elevations shown on Sheet 5 of the CDPA/FDPA and to
use building materials compatible with the existing office buildings in Land Bay
V-A.
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Roads and Access

No new roads are proposed. The site has two existing access points from Fair
Lakes Circle; one access point is provided from the southwest corner of the site
and a second exists approximately 1200 ft. to the northeast, along Fair Lakes
Circle.

Parking

The applicant proposes a new residential development in place of an existing
surface parking lot located to the south of an existing office building and parking
structure. This proposal will displace approximately 280 existing surface parking
spaces for the existing office use and relocate these spaces within the proposed
parking structure expansion. The parking required for the residential use will be
located in a parking structure below the residential building. The Zoning
Ordinance requires 961 parking spaces on the site for both uses and the
applicant proposes to provide 1,101 total spaces. This includes 106 surface
parking spaces and 537 structured parking spaces for the office use, and 458
structured parking spaces for the residential use. Two access points are
provided to the proposed parking structure expansion and one access point is
provided for the parking structure located below the residential building.

Pedestrian Access

Pedestrian access to the proposed residential development and the existing
office development is provided through a series of proposed trails shown on the
CDPA/FDPA. The site is currently accessed from an 8 foot wide asphalt trail
along the north side of Fair Lakes Circle. The applicant proposes to remove and
reconstruct this trail as a 6 foot wide sidewalk that connects to two proposed 6-
foot wide sidewalks located along the main vehicular driveways into the site.
From the north (Fair Lakes 1 office building), a 6-foot wide sidewalk is proposed
along the western driveway to connect to an internal sidewalk system on the
subject property leading to the residential and office uses. An additional 6 foot
wide sidewalk is proposed along the east side of the eastern driveway that
connects to existing trails surrounding the stormwater pond to the east. The
applicant has proffered to construct the trails depicted on the CDPA/FDPA to the
County's Public Facilities Manual (PFM) standards as approved by the
Department of Public Works and Environmental Services (DPWES). Trails not
located within the public right of way and those depicted in the pedestrian plaza
will also be subject to public access easements.

In addition, the applicant has proffered to provide off-site trail improvements on
the opposite side of Fair Lakes Circle from the development. These trail
improvements will be located on the southeast side of Fair Lakes Circle,
beginning at the easternmost Fair Lakes Circle intersection with Fair Lakes
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Parkway, and continuing westerly for approximately 1,200 feet. This
improvement will provide pedestrian access to the retail uses located south of
the subject property. Crosswalk improvements are proposed at the intersection
of Fair Lakes Circle and Roger Stover Drive and at the existing crosswalk located
at the intersection of Fair Lakes Circle and the western driveway access to the

retail uses.
Open Space & Landscaping

The applicant proposes to remove a significant portion of an existing mature tree
buffer along the north side of Fair Lakes Circle to construct the residential
development. Landscaping and groundcover is proposed to replace the existing
buffer.

A minimum of 15% percent open space is required for the site; 30% is provided.
Four significant existing vegetation areas are depicted on the CDPA/FDPA and
labeled “existing vegetation to be saved.” Two of these areas are located at the
northeast portion of the site along Fair Lakes Circle and between the existing
office building and the stormwater management pond. The other two existing
vegetation areas are located to the northeast and northwest sides of the existing
parking structure. To ensure that these existing vegetation areas are preserved
as much as possible, the applicant has proffered the foliowing:

* atree preservation plan as part of the first and all subsequent site plan
submissions to ensure that these areas are preserved;

» a tree value determination by a professional arborist experienced in plant
evaluation, a tree preservation walk-through with a Urban Forest
Management (UFM) representative, among others, to determine where
the limits of clearing and grading can be adjusted to augment the area of
tree preservation and ameliorate the survivability of trees at the limits'
edge; and

* tree protection fencing.

Additional open space is provided in a 15,000 square foot public park iocated to
the east of the existing parking structure. The design of the park incorporates
existing vegetation with basic pedestrian amenities detailed on Sheet 4 of the
CDPA/FDPA. The applicant has proffered to provide landscaping consistent with
the quality, quantity and locations shown on Sheet 4 of the CDPA/FDPA.

Except for the existing vegetation areas and the existing office development on
the site, the majority of the subject property will be cleared and re-graded. This
area is primarily an existing surface parking lot that serves the existing office
building to the northeast. The applicant has provided landscaping to replace
existing landscaped areas to be cleared and has proffered to provide tree
coverage and species diversity consistent with the PFM criteria as determined by
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UFM. The minimum caliper for the proposed deciduous trees will be (3) inches
and evergreen trees will be at least 8 feet in height. For trees that are not
planted within an 8-foot wide minimum planting area or that do not meet the
minimum planting area required by the Public Facilities Manual (FFM), the
applicant proffered to provide a minimum of 130 square feet of surface area of
structural soil for Category 3 shade trees identified in the PFM.

Proposed Dedicated Right-of-Way

The subject property is located on the north side of Fair Lakes Circle, which
leads to the Fair Lakes Parkway and the Fairfax County Parkway. VDOT project
7100-029-353A is a major interchange project for the intersection of Fair Lakes
Parkway/Fairfax County Parkway. As part of this interchange project, right-of-
way will be needed; this will be discussed in more detail in the Transportation
Analysis.

Retaining Walls

The CDPA/FDPA depicts two retaining walls. One retaining wall is located along
the east side of the proposed vehicular entrance ramp to the parking structure
expansion and ranges in height up to a maximum of 10 feet. No architectural
treatments are proposed. The second retaining wall is located along the north
side of the entrance ramp to the pedestrian plaza and drop-off area, in front of
the proposed residential building. This wall ranges in height up to a maximum of
8 feet. A note on the plan indicates that this wall will incorporate architectural
materials such as stone, masonry, pre-cast concrete, or simiar treatment(s).

Stormwater Management

The 8.37 acre application property falls within the Cub Run watershed as well as
within the County's Chesapeake Bay watershed. The stormwater management
(SWM) narrative on Sheet 7 of the CDPA/FDPA indicates that stormwater
management for the site is accommodated by an existing wet pond (named Lake
1), which is located approximately 250 feet east of the subject property.
According to the SWM narrative, this wet pond has adequate volume to meet the
BMP requirements for the increased runcff from the proposed development.

ANALYSIS
Residential Development Criteria
Fairfax County expects new residential development to enhance the community

by fitting into the fabric of the neighborhood, respecting the environment,
addressing transportation impacts, addressing impacts on public facilities, being
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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 description, please
review Appendix 10.

The application is located in Land Unit H of the Fairfax Center Area. The
Comprehensive Plan recommends office mixed use for the subject property. As
an option at the overlay level, the redevelopment of the surface parking lot
associated with Tax Map 55-2 ((1)) 8 may be appropriate for up to 350,000 SF of
residential development provided that site specific conditions are met. These
conditions include: pedestrian connections to the surrounding uses and areas:
buffering and screening with limited impacts to existing tree cover; high quality
design and architectural compatibility with surrounding structures; a publicly
accessible park or plaza with extensive landscaping; and provision of workforce
housing. Staff believes that the application is generally in conformance with the
Comprehensive Plan guidance for the basic use and intensity. However, staff
has identified some issues with respect to the site specific Plan
recommendations. These issues are discussed in context with the Residential
Development Criteria recommendations in the Plan.

Site Design (Development Criterion #1)

This criterion requires that the development proposal address consolidation
goals in the plan, further the integration of adjacent parcels, and not preclude
adjacent parcels from developing in accordance with the Plan. The development
should provide for a logical design with appropriate refationships within the
development.

Consolidation

Developments should provide parcel consolidation in conformance with any site
specific text and applicable policy recommendations of the Comprehensive Plan.
Should the Pian 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.

There is no site specific language concerning consolidation in the
Comprehensive Plan for this site, and it is not an issue with this application.
Integration of the proposed uses with the adjacent uses and into the Fair Lakes
development as a whole, however, is a major concern of this application, and will
be discussed in the following sections.
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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; provide convenient access to
transit facilities; identify all existing utilities and make every effort to identify all
proposed utilities and stormwater management outfall areas; and encourage
utility collocation where feasible.

The applicant proposed to construct 300,000 square feet of residential
development consisting of 350 units inclusive of affordable dwelling units and/or
workforce housing. The proposed building will be located in the southwest
portion of an existing surface parking lot within an existing office development
consisting of one office building and a parking structure. The proposed
residential building will be 13-stories and up to 135 feet in height. A 4-level (40
feet in height) expansion of the existing parking structure is proposed. Parking
for the existing office and proposed residential at this location will be comprised
of 1,101 spaces (combined surface and structured parking). Pedestrian
connections are provided for adequate internal circulation. Sidewalk and
crosswalk improvements are also provided for safe crossing to Roger Stover
Drive at Fair Lakes Circle. Staff believes that the proposed layout is logical and
functional.

Issue: Building Design Details

Staff is concerned that the CDPA/FDPA does not contain the level of detail
usually provided for a P-District, especially in a design-oriented Plan area such
as the Fairfax Center Area. The applicant proposes an L-shaped residential
building footprint in the surface parking area of an existing office development in
the Fair Lakes Land Bay V-A. The CDPA/FDPA generally depicts the residential
development in the proposed building footprint with a maximum building height of
135 feet with 13-stories above grade (including structured parking.) Details
about the number of stories devoted to the residential use and the parking
structure below the residential use are not provided. Staff is concemed that the
lack of detail on the CDPA/FDPA may result in a residential building not
envisioned during review.

Resolution:

In response to staff's concern, the applicant provided proffers that commit to a
maximum height and maximum number of stories above grade. The proffer
commitments include: 1) a limit to the construction up to a maximum of 300,000
gross square feet of residential use and up to 350 dwelling units {including
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affordable dwelling units and/or workforce housing units, but not including any
bonus market rate units), 2) an architectural design that is in substantial
conformance with the elevations shown on Sheet 7 of the CDPA/FDPA and to
use building materials compatible with the existing office buildings in Land Bay
V-A; 3} a limitation in building height of the proposed residential building to 135
feet above grade as shown on the CDPA/FDPA; and 4) a height limitation for the
parking garage of a maximum of 40 feet. The garage will have architectural
treatments compatible with the existing garage. Staff believes that these proffers
provide the minimum amount of detail needed to address staff's design
concerns.

Open Space, Landscaping and Amenities

Developments should provide usable, accessible, and well-integrated open
space. Appropriate landscaping should be provided in parking lots, in open
space areas, along streets, in and around stormwater management facilities, and
on individual lots. Amenities such as benches, gazebos, recreational amenities,
play areas for children, walls and fences, special paving treatments, street
furniture, and lighting should be provided. The CDPA/FDPA indicates that 30%
of the site will remain as open space, which exceeds the minimum PDC
requirement of 15% open space. The majority of the open space includes the
public park, the four existing vegetation areas to be preserved and the proposed
sidewalks.

Issue: Public Park

The Comprehensive Plan recommends that a publicly accessible urban park or
park features be included on the site, (such as major or minor plazas, gathering
spaces, athletic courts, tot lots, special landscaping, street furniture and
pedestrian amenities, major or minor plazas, gathering spaces or other urban
park features). The applicant initially proposed an accessible and integrated
public park with benches and planters. However, at 3,500 sf, staff was
concerned that the proposed park was inadequately sized for the proposed level
of development.

Resolution:

The applicant revised the plans to reflett a 15,000 sf. park with a proposed
sidewalk meandering through an existing vegetation area between the front of
the existing office building and the proposed residential high-rise. This public
park/plaza area now combines tree save, landscaping and seating/paving
amenities to provide an aesthetic and functional park feature, which Staff
believes meets the Plan guidance. (It should also be noted that, although not
part of the park/plaza, the applicant has also provided a highly desirable trail
connection to the adjacent lake.)
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Neighborhood Context (Development Criterion #2)

While developments are not expected to be identical with the existing
development within which they are to be located, this Criterion states that they
should fit into the fabric of the community.

The proposed 13-story, 300,000 square foot residential development is located
within a surface parking lot in Fair Lakes Land Bay V-A, which is planned for
office use. Although this location is the only site within Land Bay V-A with
residential use, two medium-rise multi-family developments are currently
approved and either constructed or under construction in Land Bay V-B across
Fair Lakes Circle, in the immediate vicinity of the property; one 5 to 8-story,
approximately 250,000 square foot development in Eastern Market located to the
southeast of the subject property; and one 10-story,150,000 square foot
development located to the southwest, adjacent to the Hyatt hotel. Staff believes
that these approved residential developments are similar to the proposed
residential development in terms of mass and scale. The proposed 300,000
square foot building has a larger footprint and is taller than the previously
approved residential buildings, but the existing vegetation (to be preserved)
located to the northwest portions of the site and the proposed landscaping along
the southeast property line of the subject property will help buffer the proposed
use from existing office and retail buildings. In addition, a vertical green-screen
is provided along the north side of the proposed residential parking structure to
help screen the structure from the existing office building (Fair Lakes 2).
Pedestrian connections are also provided to the surrounding uses which include
convenience retail (such as a grocery store and restaurants) within comfortable
waiking distance of the proposed residential. Staff believes that the applicant's
proposal meets the minimum requirements of this criterion.

Environment (Development Criterion #3) (see Appendix 9)

This Criterion requires that developments respect the natural environment by
conserving natural environmental resources, account for soil and topographic
conditions and protect current and future residents from the impacts of noise and
light. Developments should minimize off-site impacts from stormwater runoff and
adverse water quality impacts.

[ssue: Water Quality / LID techniques

Low Impact Development (LID) measures should be incorporated into the
proposed development. While the existing facilities will meet stormwater
management and Best Management Practices standards, staff feels that the
request for additional density presents an opportunity to further enhance water
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quality with the addition of LID measures, such as filterras, porous pavement, or
green roof areas. At this time, the applicant has not provided any additional LiD
features on the site; however, staff has proposed a development condition which
would require the applicant to incorporate LID measures into the final site design,
if and where they are determined to be feasible.

Tree Preservation and Tree Cover Requirements (Development Criterion #4)
(see Appendix 11)

This Criterion states that all developments should be designed fo take advanfage
of existing tree cover and developed appropriately to disturb as little existing lree
cover as possible, including the extension of utility improvements to the site.

As previously discussed, four significant areas of existing vegetation are
depicted on the CDPA/FDPA and labeled as “existing vegetation to be saved.”
Two of these areas are located at the northeast portion of the site, along Fair
Lakes Circle and between the existing office building and the stormwater
management pond. The other two existing vegetation areas are located to the
northeast and northwest sides of the existing parking structure.

Issue: Existing Tree Cover and Tree Preservation

The Comprehensive Plan recommends extensive landscaping and that new
development should minimize the loss of mature trees located within existing
buffer areas along public roads. The applicant has proffered to submit a tree
preservation plan which will protect areas shown for tree preservation on the
CDPA/FDPA. However, staff is concerned that these commitments may not
preclude future development within these treed areas. The original development
in Fair Lakes was rendered from a predominant forest type with the remaining
areas consisting of upland hardwood forest species of maple, black tupelo,
beech, dogwood, and America holly. To help to ensure that these remaining
trees are preserved in the future, staff has proposed a development condition to
require that the limits of clearing and grading shown on CDPA/FDPA remain as
permanently undisturbed vegetation. Imposition of this condition will help to
address staff's concern about the preservation of existing tree cover in the
future.

The Plan also recommends that the applicant minimize the loss of mature trees
located within the existing buffer areas along the public roads. In orderto
achieve adequate sight distance at the southwest entrance, the applicant is
proposing to remove the existing berm, and consequently, the majority of the
existing vegetation in this area. While the applicant has proposed to provide
some supplemental landscaping, the need to provide a fire lane significantly
reduces the opportunity to provide a full vegetative screen without scaling the
proposed building back. A development condition has been proposed which
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would require the applicant to construct the fire lane of grasscrete or a similar
plantable surface material, and to coordinate with UFM to ensure that the
supplemental plantings in this area provide the most effective screening
possible.

Issue: Soil Depth

Urban Forest Management (UFM) reviewed the application and is concerned
about the underground parking structure and the proposed landscaping above
the structure to the west of the pedestrian plaza. UFM requested that an
adequate depth of soil of 24 inches to 48 inches depending on the size of the
trees be provided to promote survival. In response to this concern, the applicant
has proposed a proffer that provides a minimum soil depth of 24 inches and the
use of structural soils and/or structural cells, as determined by UFM, in any areas
where the planting areas are less than eight feet in width and/or do not meet the
minimum planting area required

Transportation (Development Criterion #5) (see Appendix 12)
Overview:

Staff has reviewed this application for an additional 300,000 gross square feet
{up to 350 dwelling units) of residential development in Land Bay V-A, as well as
the seventeen (17) other associated applications seeking approval for additional
development in Fair Lakes. In total, all of these applications propose an
additional 1,375,000 gross square feet of mixed use development (comprised of
office, retail, hotel and residential uses) in Fair Lakes. Staff is concemed about
the additional negative impact of the cumulative proposed development on the
existing road network, which according to the applicant’s own study, is already
failing.

In an attempt to address the impact of the development resulting from these
cases, as well as the associated Fair Lakes applications, the applicant has
proffered to a number of improvements to the existing intersections throughout
Fair Lakes, including:

» the intersection of Fair Lakes Circle/Fair Lakes Parkway/Fair Valley Drive
¢ the intersection of Fair Lakes Parkway/Fair Lakes Court
e The intersection of West Ox Road/Fair Lakes Parkway

The applicant has also proffered to do a number of off-site trail and crosswalk
improvements in order to complete some “missing links” in the overall pedestrian
network for Fair Lakes. While all of these improvements are desirable, they will
have only a minimal impact at relieving the impact of the additional trips
generated by the proposed additional development.
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The applicant's traffic study indicates that the additional uses proposed by all the
applications will generate over 12,900 vehicle trips per day (after a 10%
office/residential reduction for synergy/transit and a 15% reduction for retail
pass-by trips). The study also indicates that 78% of the office, 66% of the retail
and 82% of the residential trips generated with the new development will access
the site via the Fairfax County Parkway/Fair Lakes Parkway intersection. Based
on the applicant’s traffic counts, the new development would increase the
existing pm peak hour intersection traffic by approximately 13.8%.

An interchange is presently under design, with plans completed to the 70% level.
Construction funding is being identified, but a total cost for the interchange has
not yet been determined. Based on plans engineered to date, the latest cost
estimate is $75 million dollars. Some additional right-of-way and easements will
be needed, primarily to facilitate construction of sound walls, stormwater
detention and trails. In addition to that needed from the currently pending
applications, additional right-of-way and easements will be needed from various
parcels previously rezoned as part of the overall Fair Lakes development

(RZ 82-P-069). As such, it would be desirable for the applicant to provide
dedication and easements as needed from all parcels associated with

RZ 82-P-069, but at a minimum, from the twenty associated applications which
are currently submitted for intensification (which includes the 8.37 acres that are
the subject of this staff report).

This application and the other associated applications include specific
Comprehensive Plan language for development above the 0.25 FAR overlay
level in Fair Lakes. The Plan states:

“The intersection of the Fairfax County Parkway and the Fair Lakes
Parkway is above capacity, and a grade-separated interchange is
planned and under design. Additional mitigation measures to facilitate
construction of this interchange should be provided with new
development above the .25 FAR overlay level.”

In order to address the above Plan language, the applicant should commit to a
monetary contribution to aid in construction of the interchange.

Specific Transportation Concerns:

With regard to this application for 300,000 gross square feet of high-rise
residential development in Land Bay V-A, staff identified the following issues:
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Issue: Sight Distance Limitations

A major concern of the FCDOT staff is that the sight distance provided at the
southwest corner of the application property meets only the absolute minimum
VDOT. standards, and as such, is less than desirable. The entrance intersects
Fair Lakes Circle on the inside of the Fair Lakes Circle curve. At present, the
sight distance at this entrance is not restricted by a structure. The proposed
structure location and footprint are so close to the roadway as to preclude any
plantings immediately adjacent to the southeast corner of the building, as any
plantings will further obstruct the sight distance of drivers attempting to exit the
site. Furthermore, it will require motorists to pull over the crosswalk, across the
right turn lane to the site, and to the edge of the through travel lane in order to
gain the absolute minimum sight distance. Staff is very concerned that many
drivers will stop and then not pull sufficiently forward into the intersection to gain
adequate sight distance. In addition, drivers exiting the site will not be able to
observe vehicles which may be traveling greater than five miles over the posted
speed limit. Any drivers who make this mistake, or are overtaken by speeding
drivers will likely be struck on the driver side of the vehicle when exiting the site.
A safer design can and should be provided by reducing or modifying the building
footprint to increase the sight distance.

Resolution:
The applicant has not addressed this concern.

Issue: Provision of a per square foot contribution towards the construction
of the Fair Lakes Parkway/Fairfax County Parkway interchange, VDOT
project 7100-029-353.

Resolution:

The applicant has proffered to contribute one thousand dollars ($1,000) per
dwelling unit for the proposed residential building to the Board of Supervisors to
be utilized for the construction of the interchange. If the interchange project is
fully funded prior to the approval of the site plan for the residential structure, then
the Board may use these funds for other Fairfax Center Area Road Fund
projects. Staff believes that this issue has been addressed.

Issue: Transportation Demand Management Plan (TDM Plan)
The latest draft proffers include a TDM program, with a reduction of 10% in office

and residential vehicle trips. A 10% reduction in trip generation was already
assumed by the applicant for synergy between uses. Other suburban locations
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have committed to at least 20 percent. Given the size of the proposed
development, and the increase in traffic to adjoining roadways, a greater
reduction commitment is appropriate.

Resolution:

The applicant has not addressed this concern.

Issue: Improvement of Sight Distance at Garage Exit

Both exits from the proposed addition to the existing garage have very limited
sight distance. The exit on the east side affords the driver only about three feet
of sight distance. The sight distance and curve radius should be improved by
shifting or angling the entry drive to the east, away from the building.
Resolution:

Staff has proposed a development condition which wouid require the applicant to
modify the design of both of the exits from the parking structure by shifting
and/or angling the entry drive slightly, and/or by employing the use of mirrors at
the exits, in order to improve the sight distance for vehicles exiting the structure.
Issue: Modification of the Parking Lot East of the Building

The latest CDPA/FDPA delineates 17 parking spaces in an area east of the
plaza. No turnaround exists for motorists if these 17 spaces are filled, forcing
motorists to back the entire length of the lot and around a curve in order to exit.
One of the four northeastern spaces should be marked out and signed for
turnarounds only.

Resolution:

Staff has proposed a development condition which addresses this concern.
Issue: Extension of the Eastbound Left Turn Bay at Roger Stover Drive
With the proposed addition of the residential use, the eastbound left turn bay on
Fair Lakes Circle will likely be inadequate to store incoming vehicles. The
applicant should commit to extend this left turn bay within the existing median as
deemed appropriate by VDOT.

Resolution:

The applicant has revised the draft proffers to address this concern.
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Issue: Need to Revise Proffer Description

Draft proffer 17.E identifies the location of the proposed traffic signal as
“approximately 600 feet west of the western entrance to the property”. The
description should identify the location as “approximately 600 feet west of the
Roger Stover Drive intersection. In addition, it would be appropriate to commit to
signal installation if warranted at any time to buildout of the three applications
with which this signal is proffered.

Resolution:
The applicant has revised the draft proffers to address these concemns.
Issue: Transportation Improvements Exhibit

As previously discussed, the applicant has proffered to provide additional turn
lanes to improve vehicular movement in three internal intersections within Fair
Lakes, which include: 1) the Fair Lakes Circle/ Fair Lakes Parkway and Fair
Valley Drive intersection, 2) Fair Lakes Circle/ Fair Lakes Parkway and the Fair
Lakes Court intersection, and 3) West Ox Road and Fair Lakes Parkway. A
graphic is provided on Sheet 10 of the COPA/FDPA. Staff requested that a
functional exhibit of the proposed transportation improvements be provided for
clarification.

Resolution:

The applicant has provided drawings to illustrate the proposed improvements
(See Appendix 13). The exhibit should delineate all proposed improvements,
and identify which are to be provided with each zoning amendment request. A
standard size exhibit (to scale) is still necessary to fully address staff's request;
the applicant has agreed to comply.

Public Facilities Analyses {Development Criterion #6)

Criterion 6 states that residential developments should offset their impacts upon
the public facility systems (i.e. schools, parks, libraries, police, fire and rescue,
stormwater management and other publicly owned community facilities).
Impacts may be offset by the dedication of land, construction of public facilities,
contribution of in-kind goods, services or cash earmarked for those uses, and/or
monetary contributions to be used toward funding capital improvement projects.
(Specific Public Facility issues are discussed in detail in Appendices 14— 19).
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Fire and Rescue (Appendix 14)

The subject property would be serviced by the Fairfax County Fire and Rescue
Department Station #421, Fair Oaks. The requested rezoning currently meets
fire protection guidelines.

Fairfax County Water Authority (Appendix 15)

The subject property is located within the Fairfax Water service area. Adequate
domestic water service is available to the site from existing water mains located
at the property. Additional water main extensions may aiso be required.

Environmental & Site Review Division, Stormwater Management, DPWES
{Appendix 16)

As previously stated, the 8.37 acre application property falls within the Cub Run
watershed as well as within the County's Chesapeake Bay watershed. The
stormwater management (SWM) narrative on Sheet 7 of the CDPA/FDPA
indicates that stormwater management for the site is accommodated by an
existing wet pond (named Lake 1), which is located approximately 250 feet east
of the subject property. According to the SWM narrative, this wet pond has
adequate volume to meet the BMP requirements for the increased runoff from
the proposed development. Staff has reviewed the proposal and determined
that the application generally meets the stormwater management requirements
and the Comprehensive Plan recommendations.

Sanitary Sewer Analysis (Appendix 17)

The property is located in the Cub Run Watershed, and would be sewered into
the UOSA Treatment Plant. Adequate sanitary sewer capacity is available from
an existing 8-inch line located in an easement on the property.

Fairfax County Public Schools (Appendix 18)

The proposed development would be served by Greenbriar East Elementary
School, Lanier Middle School and Fairfax High School, all within the Fairfax High
School pyramid. Each of these schools is projected to be below capacity by the
2011-2012 school year. The total number of students generated by this
development is anticipated to be 27: 15 elementary, 4 middle and 8 high school
students. An appropriate contribution to offset the school impact of the proposed
development would be $314,010 (27 students X $11,630 per student). The
applicant has proffered a contribution of $892 per market rate dwelling unit for
capital improvements to schools serving the subject property. This yields
$312,200, which is slightly lower than staff's request.
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Fairfax County Park Authority (Appendix 19)

According to Fairfax County Park Authority calculations, the proposed
development will add approximately 637 new residents to the current population
of the Springfield Magisterial District. The applicant proposes to provide on-site
recreational amenities that include a swimming pool, a pedestrian plaza in front
of the residential building, bike racks and a fitness center. Based on the Zoning
Ordinance Sections 6-110 and 16-404, a contribution of $955 per non-ADU
(affordable dwelling unit) residential unit is required for outdoor recreational
facilities to serve the development population. With 350 new non-ADUs
proposed, the Ordinance-required amount to be spent on site is $334,250. The
applicant has proffered to credit all amenities provided on site with the exception
of the pedestrian plaza and the bike racks against the contribution required by
the Zoning Ordinance. Any portion of this amount not spent onsite will be
dedicated to the Fairfax County Park Authority for the provision of recreational
facilities located within the service area of the property.

In addition to on-site resources, the residents of the development will need off-
site park and recreational facilities, such as ballfields and basketball courts. In
order to offset the impact this will have on Park Authority resources, the applicant
has offered to provide an additional $500 per market rate dwelling unit to the
Park Authority for use at Patriot Park. Staff believes that the applicant has
addressed this issue.

Affordable Housing (Development Criterion #7)

This Criterion states that a goal of Fairfax County is to ensure an adequate
supply of housing for low- and moderate-income families, those with special
accessibility requirements, and those with other special needs. This Criterion
may be satisfied by the construction of units, dedication of land, or by a
contribution to the Housing Trust Fund.

The Comprehensive Plan specifically encourages the provision of workforce
housing as part of the residential component of the development. The applicant
is proposing to provide, if required, 5% of the units as Affordable Dwelling Units
(ADUs), and an additional 7% of the residential units as Workforce Units
(WFUs). If no ADUs are required, then the applicant has proffered to provide the
full 12% as WFUs. The pricing of all WFUs would be divided into three tiers,
based on the Area Median Income for the Washington Metropolitan Statistical
Area (AMI) as determined by the U.S. Department of Housing and Urban
Development. The proposed breakdown is as follows:

e At least 34% of the units will be affordable to residents who have a
household income of between 60 to 80% of the AMI;
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* At least 33% of the units will be affordable to residents who have a
household income of between 70 and 100% of the AMI; and

e Up to 33% of the units will be affordable to residents who have a
household income of between 70 and 120% of the AMI.

The applicant has opted to administer the WFUs primarily in accordance with the
ADU Ordinance, with the exception being that the applicant opted to provide their
own rental pricing, in lieu of having the County determine the rental rates. Staff
believes that, as proposed, the goals of the WFU program are satisfied, and that
the future residents (owners and renters) will be protected by this program.

Heritage Resources (Development Criterion #8)

This Criterion requires that developments address potential impacts on historical
and/or archaeological resources through research, protection, preservation, or
recordation.

No potential for historic or archaeological resources have been identified on the
subject property.

Fairfax Center Design Guidelines (Appendix 20)

In the Fairfax Center Area, a checklist tool assists in evaluating rezoning and
proffered condition amendment applications for conformance with the design
guidelines in the Comprehensive Plan. The checklist includes transportation,
environmental, site design, land use and public facilities elements.

In order to justify development at the Overlay Level, this application must satisfy
all applicable basic elements; all major transportation elements: all essential
elerments; three-fourths of the applicable minor elements; and one-half of the
applicable major elements. This application for 300,000 gross square feet of
residential development in Land Bay V-A is at the overlay level. Based on staff's
analysis as found in Appendix 22, the application satisfies 100% of the applicable
basic elements; 100% of the major transportation elements: 100% of the
essential elements; 79% of the applicable minor elements; and 69% of the
applicable major elements. In staff's opinion, these applications have satisfied
the necessary elements to justify development at the overlay level.

ZONING ORDINANCE PROVISIONS (See Appendix 21)

Conformance with PDC District Regulations
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Article 6

Fair Lakes is currently zoned Planned Development Commercial (PDC) and the
applicant proposes to amend the current FDP to permit the construction of
300,000 gross square feet of residential development, to expand an existing
parking structure, and to provide specific proffers related to the proposed
residential use in Land Bay V-A under the existing zoning. Article 6 of the
Zoning Ordinance sets forth the requirements regarding the principle and
secondary uses permitted, use limitations, lot size requirements, bulk regulations
and open space requirements. The district regulations are designed to ensure
high quality standards in the layout, design and construction of commercial
developments, and to implement the stated purpose and intent of the Ordinance.
Staff believes that these provisions are satisfied.

Article 16, Sect. 16-101 and 16-102

All planned developments must meet the general standards specified in
Section 16-101 of the Zoning Ordinance.

General Standard 1 requires substantial conformance with the Comprehensive
Plan. As previously discussed, the Plan recommends that redevelopment of the
surface parking lot associated with Tax Map 55-2 ((1)) 8 may be appropriate for
up to 350,000 SF of residential development provided that site specific
conditions are met. These conditions include pedestrian connections to the
surrounding uses and areas, buffering and screening with limited impacts to
existing tree cover, high quality design and architecture compatible with
surrounding structures, a publicly accessible park or plaza with extensive
landscaping, and provision of workforce housing. The applicant proposes a
300,000 square foot residential development with 350 dwelling units inclusive of
affordable dwelling units and/or workforce housing. The proposed building will
be 13-stories and up to 135-feet in height. Parking for the existing office use,
and proposed residential use at this location will be comprised of 1,101
combined surface and structured parking spaces. Pedestrian connections are
provided for adequate internal circulation, as well as improvements to provide a
safe crossing to Roger Stover Drive at Fair Lakes Circle. Staff believes that with
the proposed proffer commitments, the development is consistent with the use
and intensity recommendations in the Comprehensive Plan for this site.

General Standard 2 requires that the design of the proposed planned
development result in a more efficient use of the land and in a higher quality site
design than could be achieved in a conventional district. The site is currently
zoned PDC. A conventional commercial zoning district would not permit a
residential building in this location. In staff's opinion, the proposed development
is of higher quality site design but lacks specific details about the number of
stories devoted to the residential use and to the parking structure below the
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residential use. The applicant has provided proffers that commit to a maximum
height, a maximum number of stories above grade and architectural treatments
for the residential building and the parking structure. Staff believes that these
proffers provide the minimum amount of detail needed to meet this standard.

General Standard 3 requires that the design of the proposed development
protect and preserve the natural features on the site. The applicant has
committed to preserving 2.51 acres (30%}) of open space on the 8.37 acre site.
This open space includes four areas of significant existing vegetation that are
depicted on the CDPA/FDPA and labeled “existing vegetation to be saved.” In
staff's opinion, this standard has been met.

General Standard 4 requires that the proposed development prevent substantiai
injury to the use and value of the existing surrounding development. The
proposal is located in the center of Fair Lakes, within an existing office
development and adjacent to support retail uses. Staff believes that the
proposed residential development is compatible with these uses. The applicant
has proffered to preserving existing trees and has proposed supplemental
landscaping in areas that will be developed. In staff's opinion, this standard has
been met.

General Standard 5 requires that the planned development be located in an area
where transportation, police, fire protection and other public facilities are
available and adequate for the proposed use. The site is adequately served by
all public utilities and facilities; the applicant has proffered to make cash
contributions to the Fairfax County Public Schools and the Fairfax County Park
Authority to offset the anticipated impacts of the additional residential
development. In staff's opinion, this standard has been met.

General Standard 6 requires that the planned development coordinate linkages
among internal facilities and services as well as connections to major external
facilities. As previously discussed, no new roads are proposed. The site has
two existing access points from Fair Lakes Circle; the applicant is proposing to fix
the existing southwestern entrance to provide better sight distance. Pedestrian
access to the proposed residential development is provided through a series of
existing and proposed trails. Trails not located within the public right of way and
those depicted in the pedestrian plaza will also be publicly accessible; the
applicant is also providing a direct pedestrian link from the proposed residential
and existing office development to the adjacent lake, in conformance with the
Plan recommendations. In staff's opinion, this standard has been met.

All planned developments must meet the design standards specified in
Section 16-102 of the Zoning Ordinance.
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Par. 1 states that, at the peripheral lot lines, the bulk regulations and landscaping
and screening for the proposed development should generally be in
conformance with the provisions of the most comparable conventional district.
These applications most closely resemble the R-30 District. The table below
compares the proposed development to the requirements of the R-30 District.

- Bulk Standards (R-30)

Standard Required Provided

Front Yard 25° ABP, but not less than 20 feet. {ABP = | 20 feet
63 feet for a 135 foot tall building)

Side Yard 25° ABP, but not less than 10 feet. (ABP = | 66 feet
63 feet for 135 foot tall building)

Rear Yard 25° ABP, but not less than 25 feet. ABP = >100 feet
63 feet for 135 foot tall building)

Building Height 150 feet subject to an increase permitted 135 feet
by the Board

Open Space 40% 35%

FAR 1.00 1.30 (for this application

area)

As illustrated above, the residential building is generally consistent with the yard
setbacks of the R-30 District, with the exception of the front yard, but would not
meet the permitted intensity in an R-30 District. The proposed 1.30 FAR is
calculated on the subject property only, and not the entire Fair Lakes property.
Approval of this application and the other 16 associated applications would
increase the overall FAR for the Fair Lakes PDC from 0.25 to 0.30 FAR.

Par. 2 states that open space, parking, loading, sign and other similar regulations
shall have application in all planned developments. The application includes
35% open space, which is in excess of the open space requirement of 15% for
the PDC District. In addition, the Zoning Ordinance requires 961 parking spaces
for the proposed residential use and the office use. The applicant proposes to
provide 1,101 total spaces, which include 106 surface parking spaces and 537
structured parking spaces for the office use, and 458 structured parking spaces
for the residential use. With the exception of a request for a modification of the
loading requirement (described below), all other applicable Zoning Ordinance
provisions have been satisfied

Par. 3 states that street systems should be designed to generally conform to the
provisions of the Zoning Ordinance and shouid offer convenient access to mass
transportation, recreational amenities and pedestrian access. No new roads are
proposed. Pedestrian access to the proposed residential development is
provided through a series of existing and proposed trails. Trails not located within
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the public right of way and those depicted in the pedestrian plaza will also be
subject to public access easements, and access to bus shelters has been
provided throughout Fair Lakes. This standard has been satisfied.

Waivers/Modifications:

Modification of the loading requirement in favor of the loading spaces
provided on the CDPA/FDPA

The applicant proposes 300,000 gross square feet of residential development in
Land Bay V-A. Paragraph 4 of Section 11-203 of the Zoning Ordinance reguires
one (1) loading space for the first 25,000 square feet of gross floor area, plus
one (1) space for each additional 100,000 square feet or major fraction thereof.
Paragraph 15 of Section 11-202 of the Zoning Ordinance indicates that in no
instance shall more than five (5) off-street loading spaces be required for a given
use or building except as may be determined by the Director. The applicant
proposes to provide 2 loading spaces for the residential building. A modjification
of the loading space requirement was requested. The applicant believes that a
minimum of 2 loading spaces is adequate for the proposed residential use. Staff
does not object to the waiver request.

. Modification of the PDC standards to permit residential uses to exceed 50
percent of the gross floor area of principle uses.

The applicant requests a modification of the use limitation for the PDC District to
permit the gross floor area of residential uses to exceed fifty percent of the
principal uses to allow an additional 300,000 square feet of residential uses
associated with CDPA 82 P-069-03-3. According to the Fair Lakes Zoning
Tabulation (Appendix 5), Fair Lakes currently consists of approximately 47.9%
residential, 31.6% office, 4.5% hotel and 15.8% retail uses. With approval of
only this CDPA application, Fair Lakes would consist of approximately 50%
residential, 30.4% office, 4.3% hotel and 15.1% retail. Approval of this
application and the other associated applications would result in approximately
47.8% residential, 32.1% office, 4.9% hotel and 15% retail. According to these
calculations, a modification of the PDC standards is not required for this
application or the 17 other associated applications. The proposed residential
development does not exceed 50 percent of the gross floor area of the principle
uses (office, retail and hotel), and therefore does not require a modification.

Modification of PFM standard 12-0702.1B2 to permit the reduction of the
minimum planting requirement from a minimum width of 8 feet to a
minimum width of 6 feet as shown on the CDPA/FDPA.

The PFM requires that, at a minimum, street trees be planted in an eight (8) foot
wide planting strip. The applicant is seeking a modification of this requirement in
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select locations of the site, primarily along internal streets, based on the premise
that an at-grade eight (8) foot wide planting strip is too wide to facilitate a
pedestrian-oriented streetscape. For that reason, in select locations as shown
on the CDPA/FDPA, the applicant proposes to provide eight (8) foot wide
planting beds for street trees, but to cantilever the sidewalk two (2) feet over
such planting beds. The result is that an eight (8) foot wide planting area would
be provided for the trees, but only six (6) feet of such area would be visible from
grade level. In order to ensure the survivability of the trees, the applicant
proposes to install structural soil and/or structural cells within these eight (8) foot
wide planting areas. The applicant’s proposed landscaping plan has been
reviewed by the UFM and their recommendations have been incorporated into
the CDPA/FDPA proffers. Therefore, staff supports the requested modification.

Waiver of transitional screening and barrier requirements between the
proposed residential and existing non-residential uses

The applicant has requested a waiver of the transitional screening and barrier
requirements for residential uses adjacent to office uses. Paragraph 1 of Section
13-304 allows transitional screening and barriers to be waived or modified
between uses that are to be developed under a common development plan in
the PDC District. The residential use is proposed to be located in a surface
parking lot serving an existing office use. The applicant has provided additional
landscaping and a public park between the existing office building and the
proposed residential use. The applicant has also proffered to preserve the
existing vegetation in four separate locations on the site and has proffered to the
provide landscaping consistent with the quality and quantity of the vegetation
shown on the CDPA/FDPA. As such, staff believes that compatibility between
the uses has been achieved through the design of the development, and wouid
not object to the requested waivers.

Overlay District Requirements

Water Supply Protection (WSPOD) (Sect. 7-808)

The Water Supply Protection Overlay District requires that developments provide
water quality control measures designed to reduce by one-half the projected
phosphorus runoff pollution for the proposed use. Both stormwater management
and best management practices are proposed to be provided by the existing Fair
Lakes system; the adequacy of these measures will be determined at the time of
site plan review.
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CONCLUSIONS AND RECOMMENDATIONS

Staff Conclusions

The applicant proposes to amend the previously approved zoning case on the
application property to implement a Comprehensive Plan amendment, and add
300,000 square feet of residential use to Land Bay V-A of the Fair Lakes
development. It is staff's evaluation that the proposed development is in
harmony with the use and intensity recommendations of the Comprehensive
Plan, with the design guidance of the Fairfax Center Area and with the applicable
Zoning Ordinance requirements.

Staff Recommendations

Staff recommends approval of PCA 82-P-069-17, subject to the execution of
proffers consistent with those contained in Appendix 1.

Staff recommends approval of CDPA 82-P-069-03-3.

Staff recommends approval of FDPA 82-P-069-8-5, subject to the Final
Development Plan Amendment Conditions contained in Appendix 2.

It should be noted that it is not the intent of staff to recommend that the Planning

Commission, in adopting any conditions proffered by the owner, relieve the
applicant/owner from compliance with the provisions of any applicable ordinances,
regulations, or adopted standards.

The approval of this rezoning does not interfere with, abrogate or annul any

easement, covenants, or other agreements between parties, as they may apply to the
property subject to this application.

it should be further noted that the content of this report reflects the analysis and

recommendations of staff; it does not reflect the position of the Planning Commission.
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APPENDIX 1

PCA 82-P-069-17
FAIR LAKES LAND BAY V-A (RESIDENTIAL)
PROFFER STATEMENT
JUNE 7, 2007
JULY 12, 2007
AUGUST 2, 2007
AUGUST 28, 2007
SEPTEMBER 7, 2007
SEPTEMBER 10, 2007
SEPTEMBER 17, 2007
SEPTEMBER 18, 2007
SEPTEMBER 19, 2007

Pursuant to Section 15.2-2303A of the Code of Virginia, as amended, and subject to the Board of
Supervisors approval of PCA 82-P-069-17, Fair Lakes Center Associates L.P. (the "Applicant")
and the undersigned owners of the approximately 8.37 acres (known as Fairfax County Tax Map
Parcels 55-2 ((1)) 6A, 8A1 (part) and 8A2 and identified as a portion of Fair Lakes Land Bay V-
A), included in this application (the "Property™), proffers for themselves and their successors and
assigns that development of the Property shall be in conformance with the previous proffers
approved by the Board of Supervisors in PCA 82-P-069-14 and dated April 14, 2005, which
proffers shall remain in full force and effect except as qualified by and subject to the following
terms and conditions. In the event this application is denied, these revised proffers shall
immediately be null and void and the previous proffers dated April 14, 2005 shall remain in full
force and effect.

1. Paragraph 1 shall be revised to read as follows:

Substantial Conformity with Conceptual Development Plan Amendments. The
subject 8.37-acre PCA Application Property shall be developed in substantial
conformance with the Conceptual Development Plan Amendments previously approved
by the Board of Supervisors for the respective land bay, as further modified by all
relevant Proffered Conditions for Fair Lakes, as follows: (i) CDPA §2-P-069-1
consisting of one sheet prepared by Dewberry & Davis as revised through July 12, 1984
and approved by the Board of Supervisors on September 24, 1984; (ii) CDPA 82-P-069-3
consisting of one sheet prepared by Dewberry & Davis, as revised through June 26, 1987
and approved by the Board of Supervisors on July 20, 1987; (iii) CDPA 82-P-069-7
consisting of four sheets of the combined CDPA/FDPA plan prepared by Dewberry &
Davis and dated September 21, 2004, as revised through January 27, 2005 and approved
by the Board of Supervisors on July 25, 2005; and (iv) pending CDPA 82-P-069-03-03
consisting of ten (10) sheets of the combined CDPA/FDPA plan prepared by Dewberry &
Davis and dated September 10, 2007.

2, Paragraph 2 shall be revised to read as follows:

Allocation of Land Uses. Paragraph 2 of the Previous Proffers under "Land Use" shall
be revised to read as follows: Allocation of land uses as provided in the text
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accompanying the Conceptual Development Plan Amendment is affirmed as follows: No
more than 474,826 square feet of principal and secondary uses shall be constructed on the
Property.

In no event shall the amount of principle and secondary uses for the entirety of Fair Lakes
exceed 8,558,005 square feet. Non-residential uses shall not exceed 6,090,002 square
feet. Principle and secondary uses in Land Bays IV-A, V-A, V-B, VI-A and VII-B as
contained within the application area for the following applications: (i) PCA 82-P-069-
15; (i1) PCA 82-P-069-16; (iii) PCA 82-P-069-17; (iv) PCA 82-P-069-18; (v) PCA 82-P-
069-19; and (vi) PCA 82-P-069-20, shall not exceed 2,435,782 square feet. However, up
to 945,877 square feet in L.and Bay II may be converted from non-residential to
residential uses exclusive of ADUs and up to 14,200 square feet may be converted to
eating establishments/fast food restaurant/personal service establishment uses in Land
Bay II. Residential units shall not be fewer than 1,464,

The specific uses to be provided in the first phase of development are depicted in FDPs
submitted for Land Bays I-A, I-B, V-A, VI-A and VI-B. Land Bay II shall be
approximately 120 acres, and shall be developed in 1,463,616 square feet of employment,
residential and eating establishment/fast food restaurant uses specified in the CDPA for
Land Bays II-A and II-B. The residential square footage in Land Bay II shall not exceed
945,877 square feet which shall be exclusive of the square footage for affordable
dwelling units. In addition, the residential square footage in Land Bay 11 shall not be
counted towards, i.e., shall be deemed in its entirety to be in excess of, the fifty (50)
percent limitation for residential use in the Fair Lakes PDC District as specified in Par. 5
of Sect. 6-206 of the Zoning Ordinance as well as the 2:1 ratio of primary to residential
uses recommended for office-mixed use areas in the Fairfax Center Area. Residential
square footage located in the remainder of Fair Lakes may be developed in excess of the
fifty (50) percent (based upon the principal, non-residential uses in all of Fair Lakes)
limitation set forth in Paragraph 5 of Section 6-206 of the Zoning Ordinance, as modified
by the Board of Supervisors in the subject PCA application.

A mix of principal and secondary uses shall be distributed over the remainder of the site,
with other retail, hotel and other residential uses to be located in Land Bays III, IV, V, VI
and VII. The aggregate non-residential square footage shall not exceed 6,090,002 square
feet, of which 200,000 to 855,000 square feet shall be allocated to hotel use, 200,000 to
1,295,000 square feet, exclusive of any eating establishment/fast food restaurant/personal
service establishment uses in Land Bay 11, to uses such as retail uses, accessory service
uses, retail sales establishments, child care centers, eating establishments, financial
institutions, health clubs, theaters, service stations, car washes and other principal and
secondary PDC uses that are neither residential, hotel nor office/research in character,
and 2,250,000 to 5,443,820 square feet to office, research and other non-retail uses.
Specific uses shall be designated at the time the FDPs are submitted. For purposes of this
proffer, the designation of a building as office or other employment use shall be
construed to permit inclusion of fast food (e.g., delicatessen), financial institution, and
other such accessory and personal service uses on the ground and/or first floor level of
such building, it being understood that the details of any drive-through and/or child care
uses must be the subject of final development plan or special exception approval.




Paragraph 3 shall be revised to read as follows:

Final Development Plan Amendments. Notwithstanding that CDPA 82-P-069-03-03
appears on the same development plan with FDPA 82-P-069-08-05, consisting of ten (10)
sheets and described in Paragraph 1 above, it shall be understood that (i) said CDPA plan
shall consist of the entire plan relative solely to points of access, general location of the
proposed buildings, on-site vehicular circulation and common open space areas; and (ii}
the Applicant has the option to request Final Development Plan Amendment ("FDPA")
approvals from the Planning Commission in accordance with Section 16-402 of the
Zoning Ordinance with respect to the remaining elements. The Applicant further retains
the option to file partial Conceptual Development Plan Amendment(s) in the future.

Paragraph 5 shall be revised to read as follows:

Maximum Residential Square Footage. In accordance with the Board of Supervisors'
approval of the modification of Paragraph 5 of Section 6-206 of the Zoning Ordinance to
permit an increase in the gross floor area devoted to dwellings as a secondary use in
excess of fifty (50) percent of all principal uses in the development, up to 300,000 gross
square feet of residential use shall be permitted on the Property, which shall be inclusive
of ADUs and/or Workforce Housing Units. The Applicant reserves the right to develop
fewer square feet than the maximum gross square footage of residential uses referenced
in this paragraph without the need for a PCA. The maximum number of muiti-family
dwelling units constructed on the Property shall not exceed 350 units, which shall be
inclusive of ADUs and/or Workforce Housing Units.

Paragraph 6 shall be revised to read as follows:

Architectural Design. The architectural design of the multi-family building shall be in
substantial conformance with the general character of the elevations and perspectives
shown on Sheet 5 of the CDPA/FDPA. The Applicant reserves the right to revise the
elevations as a result of final architectural design, so long as the character and quality of
design remains in substantial conformance with those shown. Building materials shall
consist of masonry, brick, stone, pre-cast concrete, ground and/or split face CMU. In
addition to the preceding materials, EIFS that is visually compatible with the masonry
materials may be utilized on the upper floors.

Paragraph 7 shall be revised to read as follows:

Affordable Dwelling Units/Workforce Dwelling Units.

A. Affordable Dwelling Units ("ADUs").

1. Depending upon the type of building construction, the Applicant shall
either a) provide five percent (5%) of the total number of dwelling units
approved on a site plan for the multi-family residential building depicted
on the CDPA/FDPA as Affordable Dwelling Units (ADUs) in accordance
with Article 2 Part 8 of the Zoning Ordinance, or b) provide zero (0)
ADU s if the type of construction proposed on a site plan for the multi-




family residential building depicted on the CDPA/FDPA exempts the
Applicant from the requirement to provide ADUs in accordance with
Article 2 Part 8 of the Zoning Ordinance, but in such instance the
Applicant shall increase the number of Workforce Dwelling Units it shall
provide consistent with Paragraph 6(B) below.

2. ADUs shall consist of the same unit type (rental apartments or for sale
‘ condominiums) as the market rate units contained within the building
housing the ADUs.

Workforce Dwelling Units. In addition to the provision of ADUs pursuant to
Paragraph 6(A)(1)(a) above, the Applicant also shall provide seven percent (7%)
of all residential units approved on a site plan for the multi-family residential
building as Workforce Dwelling Units, which will be affordable to future
residents who have a household income of up to 120% (consistent with the tiers
set out immediately below) of the Area Median Income ("AMI") for the
Washington Metropolitan Statistical Area, as determined periodically by the U.S.
Department of Housing and Urban Development. To the extent the Applicant
shall be exempt from providing ADUs for the multi-family residential building
depicted on the CDPA/FDPA, as stated in Paragraph 6(A)(1)(b) above, the
Applicant shall provide as Workforce Dwelling Units twelve (12%) of all
residential units approved on a site plan for the multi-family residential building
depicted on the CDPA/FDPA. Said Workforce Dwelling Units shall be provided
to persons in for-sale units, or for-rent units constructed of steel and concrete
(Building Construction Types 1, 2, 3 and 4 as specified in the Virginia Uniform
Statewide Building Code) whose household income (i) for at least thirty four
percent (34%) of the units, is between sixty percent (60%) and eighty percent
(80%) of the AMI; (ii) for at least thirty three percent (33%) of the units, is
between seventy percent (70%) and one hundred percent (100%) of the AMI; and
(i1i) for up to thirty three percent (33%) of the units, is between seventy percent
(70%) and one hundred twenty percent (120%) of the AMI.

1. Definitions. The following terms used in these Proffered Conditions shall
be defined as follows, unless specifically modified:

a) Market-Rate Units. Dwelling units approved on the Property that
are not subject to either the price/rental restrictions of Part 8 of
Article 2 of the Zoning Ordinance or these Proffers; and

b) Workforce Dwelling Units. Dwelling units on the Property subject
to the price/rental restrictions of this Proffer, but not subject to
those of Paragraph 6(A) and Part 8 of Article 2 of the Zoning
Ordinance.

2. Designation on Approved Site Plan. The approved site plan for the multi-
family residential building depicted on the CDPA/FDPA shall designate
the number of Workforce Dwelling Units and the number of market rate




units to be provided in the respective building. The Applicant shall
determine the interior amenities, including the number of bedrooms, for
cach Workforce Dwelling Unit provided. The approved site plan(s) for
the respective buildings shall also contain tabulations of the total number
of Workforce Dwelling Units, by bedroom count and unit size, on the
Property. Whenever the calculation of the required Workforce Dwelling
Units results in a fractional unit less than 0.5, then the number shall be
rounded down to the next whole number, and any fractional unit of 0.5 or
greater shall be rounded up to the next whole number, provided that 12%
of the total number of dwelling units are either ADUS or Workforce
Dwelling Units.

Approved site plans, record plats and building plans shall designate the
specific units that are the Workforce Dwelling Units. If there is to be any
change in the location of Workforce Dwelling Units after the original
approval of a site plan, the Applicant shall be responsible for amending
the approved plans and plats to reflect the designation of the alternate
Workforce Dwelling Units prior to the issuance of a Residential Use
Permit for the new Workforce Dwelling Units. However, in the case of a
multiple family rental development that is under single ownership, the
Workforce Dwelling Units need not be specifically identified. In such
rental developments, the site plans, record plats and building plans shall
identify the development as a rental project and shall note the total number
of Workforce Dwelling Units and the number of market rate units
provided. For all for-sale developments, the floor area of each Workforce
Dwelling Unit shall be noted on the approved site plan, record plat and
building plan.

Workforce Dwelling Units that are included on approved site plans shall
be deemed features shown for purposes of Section 15.2-2232 of Va. Code
Ann. and, as such, shall not require further approvals pursuant thereto in
the event the Fairfax County Redevelopment and Housing Authority
("HCD") shall acquire or lease such units.

Workforce Dwelling Units - Size. The size of the Workforce Dwelling
Units shall be not less than 450 square feet for an efficiency unit, 600
square feet for a one-bedroom unit, and 750 square feet for a two-bedroom
unit.

Workforce Dwelling Units - Rental Rates. Notwithstanding any reference
elsewhere in this Paragraph 6(B) to Section 2-811 or other provisions of
the Zoning Ordinance, the maximum monthly rental, initially and for each
year thereafier, at which each rental Workforce Dwelling Unit may be
offered shall be the rental rate for the Washington Standard Metropolitan
Statistical Area published by the Virginia Housing Development Authority
("VHDA™) and/or the U.S. Department of Housing and Urban




Development ("HUD") for the respective percentage of the AMI
designated for such unit.

The initial AMI to determine such initial maximum monthly rent shall be
determined from the date of the issuance of the first RUP for each
respective Workforce Dwelling Unit. The AMI and the maximum
monthly rent, as calculated above, may be adjusted once a year, as
published by HUD and/or VHDA. A copy of such annual calculation
shall be provided to the Fairfax County Department of Housing and
Community Development ("HCD") or such other agency as may be
designated by the County to oversee implementation of a Workforce
Housing Program.

Workforce Dwelling Units - Control Period. The price for subsequent re-
rental Workforce Dwelling Units shall be controlled for a period of fifty
(50) years from the date of issuance of the first Residential Use Permit for
any Workforce Dwelling Unit. For for-sale Workforce Dwelling Units,
the price for the subsequent resales shall be controlled for a period of
thirty (30) years after the initial sale. However, upon any resale,
conveyance, and/or transfer to'a new owner of such Workforce Dwelling
Unit within the initial thirty (30) year period of control, the prices for each
subsequent resale and/or transfer to a new owner shall be controlled for a
new thirty (30} year period commencing on the date of such resale,
conveyance, and/or transfer of the Workforce Dwelling unit. For any
Workforce Dwelling Units that is owned for an entire thirty (30) year
control period by the same individual(s), the price control term shall
expire and the first sale of the Workforce Dwelling Unit after such
expiration shall be in accordance with Sect. 2-812(5) of the Fairfax
County Zoning Ordinance.

Provisions of the ADU Ordinance. The Applicant intends that the
Workforce Dwelling Units shall be administered in a fashion similar to
ADU Units pursuant to the below-specified provisions of Section 2-800 of
the Zoning Ordinance in effect at the time of the execution of these
Proffers. The following specific provisions of the Zoning Ordinance shall
apply to administration of the Workforce Dwelling Units: Sections 2-805,
2-807, 2-808, 2-810, 2-811, 2-812 (with a control period of 50 years for
rental units and recording covenants committing to the abovementioned
control periods), 2-813, 2-817, and 2-818, including the recordation of the
appropriate restrictive covenants in the land records of Fairfax County,
except where such provisions directly conflict with these Proffers.
Occupants of Workforce Dwelling Units purchased or leased by the Board
and/or HCD shall qualify for the household income tiers set forth in
Paragraph 6(B) above. There shall be no requirement that the Workforce
Dwelling Units provided shall be of proportional bedroom count to the
market rate units within this development. To the extent any of these




Workforce Dwelling Unit (Paragraph 6(B) et seq.) provisions conflict with
any provision of the Zoning Ordinance, these Proffers shall control.

Alternative Administration. The Applicant reserves the right to enter into

a separate binding written agreement with the appropriate Fairfax County
agency as to the terms and conditions of the administration of the
Workforce Dwelling Units. Such an agreement shall be on terms mutually
acceptable to both the Applicant and Fairfax County and may occur after
the approval of this Application. Neither the Board of Supervisors nor
Fairfax County shall be obligated to execute such an agreement. If such
an agreement is executed by all applicable parties, then the Workforce
Dwelling Units shall be administered solely in accordance with such an
agreement, and the administrative requirements of this Paragraph 6(B)
shall become null and void. Such an agreement and any modifications
thereto, shall be recorded in the land records of Fairfax County. In
addition, if, prior to site plan approval for the multi-family residential
building depicted on the CDPA/FDPA, the Fairfax County Zoning
Ordinance is amended to provide specific requirements regarding
Workforce Dwelling Units, the Applicant reserves the right, in its sole
discretion, to opt into the new Zoning Ordinance provisions regarding
Workforce Dwelling Units, and the administrative requirements of this
Paragraph 6(B) shall be null and void. In any event, if this proffer
conflicts with the administrative sections of the Workforce Dwelling Unit
provisions of the Zoning Ordinance, this proffer shall control.

Paragraph 8 shall be revised to read as follows:

Public Schools Contribution. Prior to the issuance of the building permit for the multi-

family residential building, the Applicant shall contribute $892 per dwelling unit (based
upon a projected student yield of 0.076 students per dwelling unit, at $11,630 per student)
for each dwelling unit approved on the final site plan for that respective building to the
Board of Supervisors for capital improvements to schools serving the Property.

Paragraph 9 shall be revised to read as follows:

Recreational Facilities.

A,

Pursuant to Paragraph 2 of Section 6-110 and Paragraph 2 of Section 16-404 of
the Zoning Ordinance, the Applicant shall expend a minimum of $955 per
market-rate residential unit on on-site developed recreational facilities, as
described herein. Prior to final bond release for the development depicted on the
CDPA/FDPA, the balance of any funds not expended on-site for the items listed
below and for the construction of the public plaza described in Paragraph 8.B
below, shall be contributed to the Fairfax County Park Authority for the provision
of recreational facilities located within the service area of the Property. To satisfy
the above Zoning Ordinance requirement, the Applicant shall provide recreational




10.

amenities in/or adjacent to the multi-family residential building, which may
include, but shall not be limited to the following:

1. Swimming pool with accessible shower facilities and changing areas;

2. An area in front of the main lobby of the multi-family residential building,
which shall include informal seating areas, landscaping, visitor parking
spaces and hardscape areas;

3. Bike racks for use by residents and visitors of the multi-family residential
building; and

4. Fitness center that includes equipment such as stationary bikes, treadmills,
weight machines, and other exercise equipment.

B. Prior to the issuance of RUPs for 50% of the dwelling units in the multi-family
residential building depicted on the CDPA/FDPA, the Applicant shall construct
the public plaza depicted on Sheet 4 of the CODPA/FDPA. Pedestrian connections
and public access easements shall be provided to the public plaza area. This
public plaza shall contain amenities consistent with those included on Sheet 4,
including, but not limited to the following:

1. Benches;

2. Trash receptacles;
3. Landscaping;

4. Lighting; and

5. Hardscape areas.

C. All of the facilities and monetary contributions listed in this Paragraph 8, with the
exception of those listed in Paragraph 8(A)2 and 8(A)(3), shall be creditable
against the contribution required by Section 16-404 of the Zoning Ordinance.

Paragraph 10 shall be revised to read as follows:

Additional Park Contribution. In addition to any recreational contributions that may
be contributed pursuant to Paragraph 8, the Applicant shall contribute $500 per market
rate dwelling unit at the time of building permit approval to the Fairfax County Park
Authority ("FCPA") for use at Patriot Park for development activities.

Paragraph 11 shall be revised to read as follows:

Tree Preservation. The Applicant shall submit a tree preservation plan as part of the

first and all subsequent site plan submissions. The preservation plan shall be prepared by
a professional with experience in the preparation of tree preservation plans, such as a




certified arborist or landscape architect, and shall be subject to the review and approval of
Urban Forest Management, DPWES ("UFM").

The tree preservation plan shall consist of a tree survey that includes the location, species,
size, crown spread and condition rating percentage of all trees 10 inches in diameter and
greater, and 20 feet to either side of the limits of clearing and grading shown on the
CDPA/FDPA for the entire site. The tree preservation plan shall provide for the
preservation of those areas shown for tree preservation, those areas outside of (protected
by) the limits of clearing and grading shown on the CDPA/FDPA, and those additional
areas in which trees can be preserved as a result of final engineering. The condition
analysis ratings shall be prepared using methods outlined in the latest edition of the Guide
for Plant Appraisal published by the International Society of Arboriculture. Specific tree
preservation activities that will maximize the survivability of trees identified to be
preserved, such as: crown pruning, root pruning, mulching, fertilization, and others as
necessary, shall be included in the plan.

All trees shown to be preserved on the tree preservation plan shall be protected by tree
protection fence which shall be erected at the limits of clearing and grading. Tree
protection fence shall consist of 14-gauge welded wire fencing, a minimum of four (4)
feet in height, attached to steel posts driven eighteen (18) inches into the ground and
spaced no farther than ten (10) feet apart. Other tree protection measures shall be
employed to protect trees during construction, subject to the approval of UFM.

The Applicant shall conform to the limits of clearing and grading as shown on the
CDPA/FDPA, subject to the installation of utilities and/or trails as determined necessary
by the Director of DPWES. If it is determined necessary to install utilities and/or trails
outside of the limits of clearing and grading as shown on the CDPA/FDPA, they shall be
located in the least disruptive manner necessary as determined by UFM. A replanting
plan shall be developed and implemented, subject to approval by UFM, for any areas
outside the limits of clearing and grading that must be disturbed.

During any clearing or tree/vegetation/structure removal or transplantation of vegetation
on the Application Property, a representative of the Applicant shall be present to monitor
the process and ensure that the activities are conducted as proffered and as approved by
UFM.

At the time of site plan approval for the multi-family residential building depicted on the
CDPA/FDPA, the Applicant shall post a bond as part of the typical site improvement
bond to ensure preservation and/or replacement of the trees, for which a tree value has
been determined in accordance with the tree preservation plan described above (the
"Bonded Trees"), that die or are dying due to unauthorized construction activities. The
bond shall be equal to 100% of the replacement value of the Bonded Trees. At any time
prior to final bond release for the multi-family residential building depicted on the
CDPA/FDPA, should any Bonded Trees die, be removed, or are determined to be dying
by UFM due to unauthorized construction activities, the Applicant shall replace such
trees at its expense. The replacement trees shall be of equivalent species and canopy
cover as approved by UFM.
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Paragraph 14 shall be revised to read as follows:

Trails. Trails and sidewalks shall be provided in the locations depicted on the
CDPA/FDPA and shall be constructed to PFM standards, subject to the approval of
DPWES. Trails focated outside of the right-of-way and those providing access to the
public plaza depicted on the CDPA/FDPA shall be subject to public access easements,

Paragraph 16 shall be revised to read as follows:

Residential Transportation Demand Management. The Applicant shall implement a
Transportation Demand Management ("TDM") program to reduce residential vehicle
trips during peak periods. Residents shall be advised of all TDM strategies by the TDM
Coordinator, as described below. TDM coordination duties shall be carried-out by a
designated agent/employer or transportation management coordinator(s) (collectively
"TDM Coordinator"). The TDM Coordinator position may be a part of other duties
assigned to the individual(s). This TDM Program shall only apply to the 350 multi-

* family residential units for which approval is requested in subject PCA 82-P-069-17.

A. Components of the TDM Program: The TDM Program shall include the
following components:

1. IDM Goal: The TDM program shall be implemented to reduce by fifteen
percent (15%) (the "TDM Goal") the A.M. and P.M. weekday peak hour
vehicular trips associated with the proposed residential use, defined as the
peak hour of travel between 6:00 A.M.-9:00 A.M. and 4:00 P.M.-7:00
P.M. respectively, derived from trip generation rates and/or equations
applicable to multi-family residential uses as set forth in the Institute of
Transportation Engineers, Trip Generation, 7th Edition (Land Use Code
230-Residential Condominium and Townhouse).

2. TDM Program: In order to meet the TDM Goal set forth in this Profter,
the Applicant shall implement this TDM Program, which may be
amended, subject to approval of FCDOT, without the necessity of a PCA.
Strategies shall include, but not limited to, the following initiatives that
shall be implemented by the Applicant:

a) Within three (3) months following issuance of the initial RUP for
residential use on the Property, the Applicant shall designate an
individual to act as the TDM Coordinator for the Property whose
responsibility shall be to implement the TDM Strategies, with on-
going coordination with FCDOT. The TDM Coordinator shall be
responsible for coordination and communication with FCDOT, the
Fair Lakes League and the Umbrella Owners Association for the
Property. Upon designation of a TDM Coordinator, the contact
information of the TDM Coordinator shall be provided to FCDOT
within 10 days of such designation and updated within 10 days
after changes occur in said designation;
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b) Participation in the Fairfax County Ride Share Program and other
trip reduction programs sponsored by FCDOT;

c) Dissemination of materials regarding Metrorail, Metrobus, Fairfax
Connector, ride-sharing, teleworking and other relevant transit
options in sale/leasing packages;

d) Provision of information of potential carpool and vanpool options
that may be available to residents;

e) Provision of transit maps, schedules and other relevant transit
option information to residents through posting in the common-
area of the multi-family residential building, a newsletter or use of
a community website;

f) The multi-family residential building shall be hardwired with
broadband, high capacity data/network connections, or equivalent
wireless access;

2) Each resident of the multi-family residential building shall be
provided access to a common area that shall be provided with
business facilities, which may include, but not be limited to a fax
machine, photocopier, and desktop computers with internet access;

h) The Fair Lakes community web site shall include information on
the TDM program and on multi-modal transportation options;

1) Coordination with the Fair Lakes League and the Owner's
Association(s) regarding potential TDM programs that may be
implemented for existing uses; and

) Provision of conveniently located bicycle parking in the structured
parking area serving the multi-family residential building.

TDM Budget: Upon designation of the TDM Coordinator, the Applicant
shall (i) establish a TDM Account for the purpose of funding the
implementation of the TDM Strategies stated in this proffer, and

(it) initiate the TDM fund with a $10,000 contribution. The TDM
Account shall be managed by the TDM Coordinator. A line item for
further funding of the TDM Account shall be included in the Owner's
documents, which shall provide that that the TDM Account will not be
eliminated and that TDM funds will not be utilized to pay the salary of the
TDM Coordinator or for any other non-TDM related purpose. The TDM
Account shall be funded by the Owners with a minimum annual
contribution of $10,000 per year in addition to any TDM Remedy which
may be contributed to the TDM Account pursuant to Paragraph 12(A)(5)
below. The annual contribution may be provided to a larger, more
inclusive Fair Lakes TDM Program, to further the goals set forth in this
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Paragraph, if such a TDM Program is created that includes the multi-
family residential building depicted on the CDPA/FDPA.,

4. Monitoring: Twelve (12) months following issuance of the initial RUP for
residential use in the multi-family residential building depicted on the
CDPA/FDPA, the effectiveness of the TDM program shall be evaluated
using surveys and/or traffic counts prepared by the TDM Coordinator in
cooperation with, and as approved by FCDOT. The TDM Coordinator
shall submit an Annual Report to FCDOT based upon said surveys and/or
traffic counts, in order to facilitate determination by FCDOT of what trip
reduction has been achieved. The Applicant shall conduct such surveys
and/or traffic counts for three (3) years following the initial survey. After
build-out of the multi-family residential building approved pursuant to the
subject PCA, the Applicant shall then conduct surveys and/or traffic
counts annually until it is demonstrated through two (2) consecutive
annual surveys and/or traffic counts that the TDM Goal has been achieved.

5. TDM Remedy: In the event that the TDM Goal has not been achieved
pursuant to the aforesaid two consecutive surveys and/or traffic counts,
then the Applicant shall meet with FCDOT to review the TDM Program
for the purpose of identifying additional strategies and programs that may
be implemented to assist in achieving the TDM Goal for the multi-family
residential building depicted on the CDPA/FDPA. Until the TDM Goal
has been met for two consecutive annual surveys and/or traffic counts, the
Applicant shall contribute annually to the TDM account $50 per
residential unit for which a RUP has been issued in the multi-family
residential building depicted on the CDPA/FDPA, which remedy amounts
shall be utilized on additional TDM strategies as approved by FCDOT.

Paragraph shall be revised to read as follows:

Noise Attenuation. The Applicant shall provide the following noise attenuation
measures:

A In order to reduce interior noise to a level of approximately 45 dBA Ldn, units in
the multi-family residential building which are projected to be impacted by
highway noise from Fair Lakes Circle and Interstate 66 having levels projected to
be above 65 dBA Ldn, shall be constructed with the following acoustical
measures:

1. Exterior walls shall have a laboratory sound transmission class (STC)
rating of at least 39.

2, Doors and glazing shall have a laboratory STC rating of at lcast 28 unless
glazing constitutes more than 20% of any facade exposed to noise levels
above Ldn 65 dBA.
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15.

3. If glazing constitutes more than 20% of an exposed fagade, then the
glazing shall have an STC rating of at least 39.

4. All surfaces should be sealed and caulked in accordance with methods
approved by the American Society for Testing and Materials (ASTM) to
minimize sound transmission. Any units requiring mitigation shall be
identified on the site plan.

B. Prior to the issuance of building permits for dwelling units in the multi-family
residential building, alternative interior noise attenuation measures and public
plaza noise attenuation measures may be provided subject to the implementation
of a refined noise study as reviewed and approved by DPWES after consultation
with the Department of Planning and Zoning.

Fairfax Center Area Road Fund Contribution. The Applicant shall contribute to the
Fairfax Center Area Road Fund in accordance with the "Procedural Guidelines" adopted
by the Board of Supervisors on November 22, 1982, as amended as of the time of each
such payment, subject to credits for all creditable expenses, as determined by FCDOT
and DPWES.

Landscaping. Landscaping shall be generally consistent with the quality, quantity and
the locations shown, respectively, on the "Landscape Detail" included as Sheet 4 of the
CDPA/FDPA. At the time of planting, the minimum caliper for trees shall be as follows:
large deciduous trees shall be at least three (3) inch caliper, and large evergreen trees
shall be at least eight (8) feet in height. Actual types and species of vegetation shall be
determined pursuant to more detailed landscape plans submitted at the time of all site
plans, for review and approval by UFM. Preference shall be given by the Applicant to
utilizing native species to the extent feasible. This shall not be construed, however, to
preclude the use of non-native species. Such landscape plans shall provide tree coverage
and species diversity consistent with the PFM criteria, as determined by UFM.

Trees planted in areas which are less than eight (8) feet in width and/or do not meet the
minimum planting area required (before any approved modification) by the Public
Facilities Manual ("PFM") may be counted towards satisfying the minimum tree cover
requirement provided that structural soils or structural cells are incorporated as specified
herein. The Applicant shall provide structural soils or structural cells with a minimum
depth of 24 inches. The minimum width of areas of structural soils or structural cells
shall be eight (8) feet, which may extend beneath any paved surface, so long as a
minimum of 130 square feet is provided for Category IV trees and 90 square fect is
provided for Category II trees, as such trees are identified in the PFM. Such planting
arcas shall be interconnected to the extent feasible, as determined by UFM. Geotextile
fabric shall be provided between the structural soil or structural cells and the surrounding
media as required by the specific application. The residual opening in the planting area
may be mulched, landscaped or covered by a tree grate. At the time of site plan
submission, the Applicant shall provide written documentation, including information
about the composition of the structural soil or specifications regarding the structural cells
to UFM indicating that a qualified and appropriately licensed "company" provided the
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structural soil or structural cells. The Applicant shall provide 72-hour notice to UFM
prior to installation of the soil to allow verification of the composition of the structural
soil or structural cells and verification that the structural soil or structural cell is the
correct mix and is installed correctly. The Applicant shall provide written confirmation
from a certified arborist and/or landscape architect demonstrating and verifying
installation of structural soil or structural cells.

Building Heights. The maximum building height of the proposed multi-family
residential building shall not exceed the building height indicated on the CDPA/FDPA.
Mechanical equipment located on the roof shall be contained within the penthouse or
shall be screened from view from Fair Lakes Circle and Fair Lakes Parkway on all four
sides in a manner consistent with the architecture of the building.

Transportation Improvements. The following road improvements shall be provided by
the Applicant, subject to and as approved by VDOT and DPWES. However, upen
demonstration by the Applicant that, despite diligent efforts by the Applicant, provision
of a respective improvement has been unreasonably delayed by others or by
circumstances beyond the control of the Applicant, the Zoning Administrator may agree
to a later date for the completion of each such improvement:

A. Fair Lakes Circle/Fair Lakes Parkwav/Fair Valley Drive Intersection
Improvements

1. Fair Lakes Circle Northbound Left Turn Lane. The Applicant shall construct
an additional northbound lane and re-stripe the northbound approach to
provide dual left turn lanes, a single through lane, and an exclusive right turn
lane prior to the issuance of the initial RUP for dwelling units in the multi-
family residential building depicted on the CDPA/FDPA.

2. Fair Lakes Circle Northbound Free Flow Right Turn Lane. If the
construction of a free flow right turn lane on northbound Fair Lakes Circle to
include an accepting lane on eastbound Fair Lakes Parkway is deemed to not
be necessary by DPWES at the time of site plan approval, then the Applicant
shall contribute the cost of such improvement to the Board of Supervisors for
use in the Fair Lakes Parkway/Fairfax County Parkway interchange project,
VDOT project 7100-029-353. Should this interchange project be fully
funded by the time of site plan approval for the multi-family residential
building depicted on the CDPA/FDPA, and if the free flow right turn lane on
northbound Fair Lakes Circle is deemed to not be necessary, then any funds
contributed pursuant to this proffer shall be used by the County for other
Fairfax Center Road Fund projects.

3. Fair Lakes Parkway Westbound Left Turn Lane. The Applicant shall
construct a second left turn lane from westbound Fair Lakes Parkway onto
southbound Fair Lakes Circle prior to the issuance of the initial RUP for
dwelling units in the multi-family residential building depicted on the
CDPA/FDPA.
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Fair Lakes Circle/Fair Lakes Parkway/Fair Lakes Court Intersection
Improvements

1.

Fair Lakes Parkway Eastbound Free Flow Right Turn Lane. The Applicant

shall construct a free flow right turn lane to include an accepting lane onto
southbound Fair Lakes Circle, prior to the issuance of the initial RUP for
dwelling units in the multi-family residential building depicted on the
CDPA/FDPA.

Fair L.akes Parkway Westbound Left Turn Lane. The Applicant shall
construct a second left turn lane from westbound Fair Lakes Parkway onto
southbound Fair Lakes Circle prior to the issuance of the initial RUP for
dwelling units in the multi-family residential building depicted on the
CDPA/FDPA.

Fair Lakes Circle Northbound Left Turn Lane. The Applicant shall construct
an additional northbound lane and re-stripe the northbound approach to
provide dual left turn lanes, a single through lane, and an exclusive right turn
lane prior to the issuance of the initial RUP for dwelling units in the multi-
family residential building depicted on the CDPA/FDPA.

Fair Lakes Circle Northbound Free Flow Right Turn Lane. The Applicant

shall construct a free flow right turn lane to include an accepting lane from
northbound Fair Lakes Circle onto eastbound Fair Lakes Parkway, prior to
the issuance of the initial RUP for dwelling units in the multi-family
residential building depicted on the CDPA/FDPA.

West Ox Road/Fair Lakes Parkway Intersection Improvements

1.

Fair Lakes Parkway Westbound Left Turn Lane. The Applicant shall
construct a second left turn lane from westbound Fair Lakes Parkway onto
southbound West Ox Road prior to the issuance of the initial RUP for
dwelling units in the multi-family residential building depicted on the
CDPA/FDPA.

West Ox Road Southbound Right Turn Lane. If the construction of an

exclusive right turn lane from southbound West Ox Road onto westbound
Fair Lakes Parkway is deemed to not be necessary by DPWES at the time of
site plan approval, then the Applicant shall contribute the cost of such
improvement to the Board of Supervisors for use in the Fair Lakes
Parkway/Fairfax County Parkway interchange project, VDOT project 7100-
029-353. Should this interchange project be fully funded by the time of site
plan approval for the multi-family residential building depicted on the
CDPA/FDPA, and if the exclusive right turn lane on southbound West Ox
Road is deemed to not be necessary, then any funds contributed pursuant to
this proffer shall be used by the County for other Fairfax Center Road Fund
projects.
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Fair Lakes Circle/Roger Stover Drive Left Turn Lane Improvement. The
Applicant shall extend the length of the existing left turn lane into the Property
from eastbound Fair Lakes Circle at its intersection with Roger Stover Drive, if
deemed necessary by VDOT, prior to the issuance of the initial RUP for dwelling
units in the multi-family residential building depicted on the CDPA/FDPA. If the
extension of this left turn lane is not deemed necessary by VDOT at the time of
-site plan approval, then any obligation under this proffer shall expire.

Traffic Signal Warrant Study. Prior to approval of the initial site plan for the
multi-family residential building depicted on the CDPA/FDPA, the Applicant
shall submit a traffic signal warrant study to VDOT for the intersection on Fair
Lakes Circle and the entrance to the CGI property (Tax Map Parcel 55-2 ((1))
14A), which shall include the development proposed on the CDPA/FDPA and in
PCA 82-P-069-15 (Land Bay V-A--Office) and PCA 82-P-069-16 (Land Bay V-
B). At the time of building permit approval for the multi-family residential
building depicted on the CDPA/FDPA, if VDOT has not made a determination
that said signal is warranted or has deemed the warrants to have been met, then
the Applicant shall post a bond in an amount, as determined by DPWES,
necessary to cover the cost of the traffic signal, including pedestrian countdown
crossing controls, subject to VDOT approval. If the warrants have not been met
by the time of the issuance of building permits for all of the buildings depicted on
the CDPA/FDPAs associated with this application (PCA 82-P-069-17), PCA 82-
P-069-15 (Land Bay V-A--Office), and PCA 82-P-069-16 (Land Bay V-B), then
any obligation under this proffer shall expire and the bond for the traffic signal
shall be released.

Off-Site Trail Improvements. Prior to the issuance of the initial RUP for dwelling
units in the multi-family residential building depicted on the CDPA/FDPA, the
Applicant shall provide a trail improvement on the east side of Fair Lakes Circle
from the easternmost Fair Lakes Circle intersection with Fair Lakes Parkway,
westerly for approximately 1200 feet. This trail improvement shall consist of a
five (5) foot wide sidewalk.

Off-Site Crosswalk Improvements. Prior to issuance of the initial RUP for
dwelling units in the multi-family residential building depicted on the
CDPA/FDPA, the Applicant shall provide painted crosswalk improvements at the
intersections of Fair Lakes Circle/Roger Stover Drive and at the intersection on
Fair Lakes Circle west of its intersection with Roger Stover Drive. All off-site
crosswalk improvements located within the right-of-way shall be provided subject
to VDOT approval.

Signal Modifications. The Applicant shall modify traffic signals at the
intersections improved by these proffers, as deemed necessary, and subject to the
approval of VDOT.

Bus Shelter. The Applicant shall provide one (1) bus shelter with an all-weather
pedestrian connection to the adjacent trail prior to the issuance of the initial Non-
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RUP for the proposed residential building depicted on the CDPA/FDPA, with no
requirement for a turnoff lane or additional road improvements, along Fair Lakes
Circle in the vicinity of the proposed residential building depicted on the
CDPA/FDPA, whose final location shall be determined by the Applicant in
cooperation with the Director of DPWES and FCDOT Transit Services at the time
of building permit issuance for the said residential building, only (i) if a bus
shelter has not been constructed by that time by others, and (ii) if it is determined
that scheduled public or private bus service shall utilize said shelter. If the shelter
is provided, the Applicant shall assume maintenance of the bus shelter area,
including trash removal, and the maintenance responsibility shall be provided for
in the Owners Association documents.

J. Fairfax County Parkway/Fair Lakes Parkway Interchange Contribution. In
addition to those funds contributed to the Fairfax Center Area Road Fund in
accordance with Paragraph 14 above, the Applicant shall contribute an additional
one thousand dollars ($1000) per dwelling unit to the Board of Supervisors to be
utilized on the Fair Lakes Parkway/Fairfax County Parkway interchange project,
VDOT project 7100-029-353. This additional contribution shall be made to the
Board of Supervisors at the same time and in the same proportion as said Fairfax
Center Area Road Fund contribution. Should this interchange project be fully
funded by the time of site plan approval for the multi-family residential building
depicted on the CDPA/FDPA, then these funds shall be used by the County for
other Fairfax Center Road Fund projects.

K. Transportation Improvements by Others. To the extent any of the above-
mentioned transportation improvements are constructed or bonded for
construction by others prior to the approval of a site plan for the multi-family
residential building depicted on the CDPA/FDPA, then the Applicant shall be
relieved of the commitment to construct each such constructed or bonded
transportation improvement.

Parking Garage Expansion. The parking garage expansion depicted on the
CDPA/FDPA shall be constructed at a maximum height of forty (40) feet and shall
consist of an architectural treatment that is in substantial conformance with the existing
garage, as determined by DPWES.
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20.

21.

22.

Plaza Parking Spaces. The surface parking spaces located in the plaza area on top of
the multi-family residential building's parking structure shall be reserved by the
Applicant for short term and/or accessible parking purposes. Appropriate signage shall
be provided by the Applicant notifying users of the purpose of these parking spaces.

Signage. Signage shall be provided in accordance with Article 12 of the Zoning
Ordinance and in conformance with the Fair Lakes Comprehensive Sign Plan, as may be
amended.

Successors and Assigns. Each reference to "Applicant" in this Proffer Statement shall
include within its meaning, and shall be binding upon, Applicant's successor(s) in interest
and/or developer(s} of the site or any portion of the site.

Counterparts. To facilitate execution, this Proffer Statement may be executed in as
many counterparts as may be required. It shall not be necessary that the signature on
behalf of all the parties to the Proffer Statement appear on each counterpart of this Proffer
Statement. All counterparts of this Proffer Statement shall collectively constitute a single
instrument.
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FAIR LAKES CENTER ASSOCIATES L.P.
(Applicant)

BY: Fair Lakes Retail Center, Inc.
Its General Partner

BY:

NAME:

TITLE:

SRI SEVEN FAIR LAKES LLC
(Title Owner of Parcel 55-2-((1))-841)

BY:

NAME:

TITLE:

EAST MARKET RETAIL L.C.
(Title Owner of Parcel 55-2-((1))-64)

BY: East Market Retail Manager, Inc.,
its Managing Member

BY:

NAME:

TITLE:

FAIR LAKES TWO L.L.C.
(Title Owner of Parcel 55-2-((1))-842)

BY: Fair Lakes Two, Inc., its Manager

BY:

NAME:

TITLE:
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APPENDIX 2

PROPOSED FINAL DEVELOPMENT PLAN AMENDMENT CONDITIONS
FDPA 82-P-069-8-5
September 20, 2007

If it is the intent of the Planning Commission to approve a high rise
residential development located at Tax Map 55-2 ((1)) 6A, 8A1 pt., and 8A2, staff
recommends that the Planning Commission condition the approval by requiring
conformance with the following development conditions, which supersede all
previously approved conditions as they pertain to this site.

1. Development of the property shall be in substantial conformance with the
Final Development Plan Amendment entitle “Fair Lakes Land Bay V-A
Residential/Office” prepared by Dewberry & Davis LLC and Davis Carter
Scott consisting of ten sheets dated February 27, 2007 as revised
through August 16, 2007.

2. LID measures shall be incorporated into the final site design, including
surface parking areas, as determined feasible by the applicant and
DPWES at the time of site plan review.

3. The limits of clearing and grading as depicted on the CDPA/FDPA shall
remain as permanently undisturbed vegetation.

4, The use of cellar space shall be limited to storage, mechanical and/or
accessory uses as defined by Article 10 of the Zoning Ordinance. All
uses including cellar space shall be parked as required in Article 11 of
the Zoning Ordinance.

5. The proposed entrance ramp to the lower garage level on the east side
of the parking structure expansion may be revised by Department of
Public Works and Environmental Services at the time of site plan in
order to provide adequate turning radius without the need for an FDPA.
If the redesign results in a loss of land for the proposed park to the east
of the entrance ramp, then additional landscaping shall be provided for
the park subject to the review and satisfaction of Urban Forest
Management. Sight distance at the remaining exit shall be improved
through the installation of mirrors, subject to the approval of DPWES.

6. One of the four proposed parking spaces located in the northern row in
the surface parking lot located to the east of the proposed plaza shall be
striped and signed as no parking in order to aliow cars adequate space
to turn-around.



7. The fire lane adjacent to Fair Lakes Circle shall be constructed of
grasscrete or similar plantable material(s). No supplemental plantings
which will interfere with the sight distance triangle shall be permitted in
this area, and UFM shall be consulted to ensure that the supplemental.
plantings proposed will provide the most effective screening possible.

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

O wodonn\ZED\PCA\Fair Lakes\PCA 82-P-069-1T\PCA 82-P-069-20_VlARcsidentia]fSr.aff._chort_ConditiDns_FDPA_S-S.doc




APPENDIX 3
REZONING AFFIDAVIT

DATE: September 18, 2007
(enter date affidavit is notarized)

[, Jeffrey H. Saxe , do hereby state that | am an
(enter name of applicant or authorized agent)
(check one) [] applicant ng } [0 O—

[v] applicant’s authorized agent listed in Par. 1(a) below

in Application No.(s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5
(enter County-assigned application number(s), e.g. RZ 88-V-001)

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

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

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

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middie initial, and {enter number, street, city, state, and zip code) (enter applicable relationships
last name) listed in BOLD above)
Fair Lakes Center Associates L.P.(1} 12500 Fair Lakes Circle, Suite 400 Applicant and Agent for Title Owners of
Agents: Milton V. Peterson Fairfax, VA 22033 Parcels 55-2-((1))-6A, 8A1, BA2

William E. Peterson
Steven B. Peterson
Jeffrey H. Saxe
James W. Todd

Kevin M. Crown 12500 Fair Lakes Circle, Suite 400 Consultant and Agent for Applicant
Fairfax, VA 22033
SRI Seven Fair Lakes LLC(7) ¢/o Shorenstein Properties LLC Title Owner of Parcel 55-2-((1))-8A1
Agents: Ronnie E. Ragoff 450 Lexington Avenue, 32nd Floor
Todd A. Sklar New York, NY 10017
(check if applicable) [v] There are more relationships to be listed and Par. 1(a) is

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

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

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



APPENDIX 3

Page 1 of 1

Rezoning Attachment to Par. 1(a)

DATE: September 18, 2007 as l.(, |t
(enter date affidavit is notarized)
for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5

(enter County-assigned application number (s))

(NOTE: Ali relationships to the application are to be disclosed. Multiple relationships may be listed
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. Fora

multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the
Relationship columnn.

NAME ADDRESS RELATIONSHIP(S)

(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships
last name) listed in BOLD above)

East Market Retail L..C.(9) 12500 Fair Lakes Circle, Suite 400 Title Owner of Parcel 55-2-((1))-6A
Agents: Milton V. Peterson Fairfax, VA 22033

William E. Peterson
Steven B, Peterson

Fair Lakes Two L.L.C.(17} 12500 Fair Lakes Circle, Suite 400 Title Owner of Parcel 55-2-((1))-8A2
Agents: Milton V. Peterson Fairfax, VA 22033

William E. Peterson
Steven B. Peterson

Hunton & Williams LLP{20) 1751 Pinnacle Drive, Suite 1700 Auorneys/Agents for Applicant
McLean, VA 22102

Francis A. McDermott 1751 Pinnacle Drive, Suite 1700 Attorneys/Agents for Applicant

John C. McGranahan, Jr. McLean, VA 22102

Michael E. Kinney

Aaron L. Shriber 1751 Pinnacle Drive, Suite 1700 Planners/Agents for Applicant

Elaine O'Flaherty Cox McLean, VA 22102

Jeannie A. Mathews 1751 Pinnacle Drive, Suite 1700 Paralegal/Agent for Applicant
Mclean, VA 22102

Dewberry & Davis LLC(21) 8401 Arlington Boulevard Engineers/Planners/Agents for Applicant

Agents: Philip G. Yates Fairfax, VA 22031

Gayle A. Hooper
John William Ewing
Philip C. Champagne (former)

M. J. Wells & Associates, L.L.C.(23) 1420 Spring Hill Road, Suite 600 Traffic Consultants/Agents for Applicant
Agents: Robin L. Antonucci MclLean, VA 22102
Kevin R. Fellin
Michael I. Workosky Architects/Agents for Applicant
Davis, Carter, Scott Ltd(27) 1676 International Drive, Suite 500

Agents: Douglas N. Canter McLean, VA 22102
John F. Treiber

Alexander Von LeBec

{check if applicable) [] There are more relationships to be listed and Par. 1(a} is continued further
on a “Rezoning Attachment to Par. 1{(a)” form.

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



Page Two
REZONING AFFIDAVIT

DATE: September 18, 2007 q 5\"& | Q “f)—

(enter date affidavit is notarized)

for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5
(enter County-assigned application number(s)}

1(b). The following constitutes a listing*** of the SHAREHOLDERS of ali 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, a listing of all of the shareholders, and if the corporation is
an owner of the subject land, all of the OFFICERS and DIRECTORS of such corporation:

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

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
(2)Fair Lakes Retail Center, Inc.
12500 Fair Lakes Circle, Suite 400
Fairfax, VA 22033

DESCRIPTION OF CORPORATION: (check one statement)

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

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

i1 There are more than 10 shareholders, but no shareholder owns 10% or more of any class

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

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

Milton V. Peterson

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President,

Vice President, Secretary, Treasurer, efc.)
Milton V. Peterson, President/Director James J. Vecchiarelli, Treasurer
William E. Peterson, Vice President/Director Nancy Z. McGrath, Secretary
Steven B. Peterson, Vice President/Director
Otis D. Coston, Jr., Independent Director

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

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

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



Page 1 of 8
Rezoning Attachment to Par. 1(b)

DATE: September 18, 2007 a S‘* o~

(enter date affidavit is notarized)
for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
(3)Fair Lakes Retail L.C.

12500 Fair Lakes Circle, Suite 400

Fairfax, VA 22033

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

NAMES OF THE SHAREHOLDER: (enter first name, middie initial, and last name)
MVP Master Limited Partnership(4) Jon M. Peterson

Lauren P. Fellows Steven B. Peterson

William E. Peterson

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

MANAGERS: OFFICERS:
Milton V. Peterson James W. Todd, President Kevin I. Smith, Secretary
Otis D. Coston William E. Peterson, Treasurer Nancy Zabriskie McGrath, Asst. Secretary

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
(5)MVP Management, L1.C

12500 Fair Lakes Circle, Svite 400

Fairfax, VA 22033

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

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

MANAGERS: MEMBERS:

Milten V. Peterson Milton V. Peterson Jon M. Peterson
William E. Peterson Carolyn S. Peterson Steven B. Peterson
Steven B. Peterson William E. Peterson Lauren P. Fellows

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

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

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



Page 2 of 8
Rezoning Attachment to Par. 1{b)

DATE: September 18, 2007 d SLH b1

(enter date affidavit is notarized)
for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: {(enter complete name, number, street, city, state, and zip code)
(7)SRI Seven Fair Lakes LLC

cfo Shorenstein Properties LLC

450 Lexington Avenue, 32nd Floor, New York, NY 10017

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

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

Shorenstein Realty Investors Seven, L.P.(8), Sole Member

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

President, Vice-President, Secretary, Treasurer, efc.)

Cheryl A. Tussie and Susan M. Hay, Independent Managers

Douglas W. Shorensiein, Chair; Glenn A, Shannon, Pres; Robert S. Underhitl, VP; Richard A. Chicotel, VP/Treas; Thomas W. Hart, VP;
David M. Brandes, VP; Kevin J. Luke, VP; Matthew M. Knisely, VP; Ronnie E. Ragoff, VP/Asst Sec; Kevin Kuzemchak (nmi), VP; Drew
Dowsett (nmi), VP/Asst Treas; Ashia A. Derksen, VP; Yana Tulynina (nmi), VP; Randal Eymann (nmi}, VP, (continued)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
(7)SRI Seven Fair Lakes LLC (continued)

cfo Shorenstein Properties LLC

450 Lexington Avenue, 32nd Floor, New York, NY 10017

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Shorenstein Realty Investors Seven, L.P.{8), Sole Member

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

(continued) Charles Malet (nmi), VP; James A. Pierre, VP; Mark L. McCarthy, VP; Paul W. Graffi, VP; Gregg Meyer (nmi), VP; Charles
W. Fendrich, VP (former); Andrew R. Friedman, VP; Mark E. Portner, VP; Christine Kwak (nmi), VP; Lisa D. Lind, VP; Patricia Gittins
(nmi), VP, Stuart H. Appley, VP; Todd A. Sklar, VP; Stanley Roualdes (nmi), VP; Margaret A. Leahy, Secretary

(check 1f applicable) 3 There is more corporation information and Par. 1(b) is continued further on a
“Rezoning Attachment to Par. 1(b)” form.



Page 3 of 8
Rezoning Attachment to Par. 1(b)

DATE: September 18, 2007 q S'(-{ ) b

(enter date affidavit is notarized)
for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, slate, and zip code)
(9)East Market Retail L.C.

12500 Fair Lakes Circle, Suite 400

Fairfax, VA 22033

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

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

MANAGING MEMBER: FORMER MEMBERS:

East Market Retail Manager, Inc.(16) Peterson Family Trust(10) William E. Peterson
MEMBER: MVP Master Limited Partnership(4) Jon M. Peterson
Peterson Family Investments I L.C.(11) Lauren P. Fellows Steven B. Peterson

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

FORMER MANAGERS:
MVP Management LLC(5) William E. Peterson
Milton V, Peterson Steven B. Peterson

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
(11)Peterson Family Investments 1 L.C.

12500 Fair Lakes Circle, Suite 400

Fairfax, VA 22033

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

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

MANAGER: ‘ MEMBERS:
MVP Management, LLC(5) LPF Master Limited Partnership(12) SBP Master Limited Partnership(15)
WEP Master Limited Partnership(13) Peterson Family Trust(10)

JMP Master Limited Partnership(14)

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

{check if applicable) [] There is mere corporation information and Par. 1(b) is continued further on a
“Rezening Attachment to Par. 1(b)” form.




) Page 4 of 8
Rezoning Attachment to Par. 1(b)

DATE: September 18, 2007 Qﬂ | o

(enter date affidavit is notarized)
for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5

{enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
(16)East Market Retail Manager, Inc.

12500 Fair Lakes Circle, Suite 400

Fairfax, VA 22033

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name}
Milton V. Peterson

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

Milton V. Peterson, President/Director Nancy Z. McGrath, Secretary
William E. Peterson, VP/Director James J. Vecchiarelli, Treasurer
Steven B. Peterson, VP/Director

Otis D. Coston, Jr., Independent Director

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
{1"HFair Lakes Two L.L.C.

12500 Fair Lakes Circle, Suite 400

Fairfax, VA 22033

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

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

MANAGER: MEMBERS: FORMER MEMBERS:

Fair Lakes Two, Inc.(18) MVP Master Limited Partnership(4)  JMP Master Limited Partnership(14) Milton V. Peterson, Lauren P.
LPF Master Limited Partnership(12)  SBP Master Limited Partnership(15) Fellows, Jon M. Peterson, William
WEP Master Limited Partnership(13) Peterson Grandchildren's Trusts(19) E. Peterson, Steven B. Peterson

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

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

DATE: September 18, 2007 A S_'-H Lo~

(enter date affidavit is notarized)
for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5

(enter County-assigned application number (s))

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

12500 Fair Lakes Circle, Suite 400

Fairfax, VA 22033

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Milton V. Peterson

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

Milton V. Peterson, President/Director James ). Vecchiarelli, Treasurer

William E. Peterson, VP/Director Nancy Zabriskie McGrath, Secretary

Steven B. Peterson, VP/Director

Otis D. Coston, Jr., Independent Director

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

8401 Arlington Boulevard

Fairfax, VA 22031

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
The Dewberry Companies LC(22)

Dennis M. Couture

James L. Beight

Eric D. Snellings (Former)

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

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



Page 6 of 8
Rezoning Attachment to Par. 1(b)

DATE: September 18, 2007 a S{/[ lp-’(y

(enter date affidavit is notarized)
for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
{22)The Dewberry Companies LC

8401 Arlington Boulevard

Fairfax, VA 22031

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Sidney O. Dewberry Michael S. Dewberry

Barry K. Dewberry Thomas L. Dewberry

Karen S. Grand Pre

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
(23M. 1. Wells & Associates L.L.C.

1420 Spring Hill Road, Suite 600

McLean, VA 22102

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
M. J. Wells & Associates, Inc.,(26) Sole Shareholder

Martin J. Wells & Associates, Inc.,(24) FORMER Member
Terence I. Miller & Associates, Inc.,(25) FORMER Member

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

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

DATE: September 18, 2007 q S‘-H G

(enter date affidavit is notarized)
for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
(24)Martin I. Wells & Associates, Inc. (FORMER)

1420 Spring HIll Road, Suite 400

McLean, VA 22102

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Martin J. Wells

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
(25)Terence J. Miller & Associates, Inc, (FORMER)

1420 Spring Hill Road, Suite 600

McLean, VA 22102

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Terence J. Miller '

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

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

DATE: September 18, 2007 4{ ST-H (9{,,

(enter date affidavit is notarized)
for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03: FDPA 82-P-069-8-5

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
(26)M. J. Wells & Associates, Inc. .

1420 Spring Hill Road, Suite 600

McLean, VA 22102

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
M. J. Wells & Associates, Inc. Employee Stock Ownership Trust (ESOT)
(All employees are eligible Plan participants; however, none own 10% or more of any class of stock.)

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

NAME & ADDRESS OF CORPORATION: {enter complete name, number, street, city, state, and zip code)
(27)Davis, Carter, Scott Ltd

1676 Intemational Drive, Suite 500

McLean, VA 22102

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

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

Douglas N. Carter Christopher L. Garwood
Lena 1. Scott Alan K. Houde
Christine C. Garrity Patricia A. Appleton
Marcia K. Calhoun Claude R. Atkinson

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

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




Page Three
REZONING AFFIDAVIT

DATE: September 18, 2007 6\ S"\‘ Up"fo/

(enter date affidavit is notarized)

for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5
{enter County-assigned application number(s))

I(c). The folllowing constitutes a listing*** of all of the PARTNERS, both GENERAL and LIMITED, in
any partnership disclosed in this affidavit:

PARTNERSHIP INFORMATION

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

(1)Fair Lakes Center Asscciates L.P.
12500 Fair Lakes Circle, Suite 400
Fairfax, VA 22033

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

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

GENERAL PARTNER:
Fair Lakes Retail Center, Inc.(2)
LIMITED PARTNERS:

Fair Lakes Retail L..C.(3)

York Investments L.P.(6)

Lauren P. Fellows

William E. Peterson

Jon M. Peterson

Steven B. Peterson

MVP Master Limited Partnership(4)

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

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

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




Page 1 of 13
Rezoning Attachment to Par. 1(c)

DATE: September 18, 2007 asy ta“(;/

(enter date affidavit is notarized)
for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5

(enter County-assigned application number (s))

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

(4YMVP Master Limited Partnership
12500 Fair Lakes Circle, Suite 400
Fairfax, VA 22033

(check if applicable) [ ] The above-listed partnership has no limited partners-

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

GENERAL PARTNERS:

MYV Peterson Associates LC (Does not own 10% of Applicant or any

Title Owners)
Milton V. Peterson

FORMER GENERAL PARTNER:
MVP Management, LLC(S)
LIMITED PARTNERS:

Milton V. Peterson

MVP Investments LC (Does not own 10% of Applicant or any
Title Owners)

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

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




Page 2 of 13
Rezoning Attachment to Par. 1(c)

DATE: September 18, 2007 A54%\ bt

(enter date affidavit is notarized)
for Application No. (s); PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5

(enter County-assigned application number (s})

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code)
(6)York Investments L.P.

12500 Fair Lakes Circle, Suite 400

Fairfax, VA 22033

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

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

GENERAL PARTNER;

York, Inc. (Does not own 10% of Fair Lakes Center
Associates L.P.)

LIMITED PARTNERS:

MVP Master Limited Partnership(4)
Carolyn S. Peterson

Lauren P. Fellows

Steven B. Peterson

Jon M. Peterson

William E. Peterson

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

DATE: September 18, 2007 qg\-\— [ [o“(?‘/

(enter date affidavit is notarized)
for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5

(enter County-assigned application number (s))

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

(8)Shorenstein Realty Investors Seven, L.P.
¢/o Shorenstein Properties LLC
555 California Street
San Francisco, CA 94104

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

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

GENERAL PARTNER:

SRI Seven REIT A Delaware REIT with more than 100
members, only one of whom owns 10% or
meore of the REIT, namely:

Yale University, a non-stock entity

LIMITED PARTNERS:

There are more than 30 limited partners,
none of whom has a 10% or greater
ownership interest in the limited
partnership

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

DATE: September 18, 2007 QS‘LH lo’b/

(enter date affidavit is notarized)
for Application No. (s); PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5

(enter County-assigned application number (s))

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code)
(10)Peterson Family Trust

12500 Fair Lakes Circle, Suite 400

Fairfax, VA 22033

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

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

TRUSTEES:

William E. Peterson
Lauren P. Fellows
Nancy Z. McGrath

BENEFICIARIES:

William E. Peterson
Jon M. Peterson
Steven B. Peterson
Lauren P. Fellows

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

DATE: _September 18, 2007 q Y‘-H o 4~

{(enter date affidavit is notarized
for Application No. (s) PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5

(enter County-assigned application number (s))

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

(12)LPF Master Limited Partnership
12500 Fair Lakes Circle, Suite 400
Fairfax, VA 22033

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

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

GENERAL PARTNER:
Lauren P. Fellows
LIMITED PARTNERS:

Lauren P. Fellows

LPF Investments LC (Does not own 10% of Applicant or any
Title Owners)

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

DATE: September 18, 2007 CfS’U( “a“(y

(enter date affidavit is notarized)
for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5

(enter County-assigned application number (s))

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

{13YWEP Master Limited Partnership
12500 Fair Lakes Circle, Suite 400
Fairfax, VA 22033

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

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

GENERAL PARTNERS:

WEP Associates L.C. {Does not own 10% of Applicant or any

Title Owners)
William E, Peterson

LIMITED PARTNERS:

William E. Peterson

WEP Investments LC {Does not own 10% of Applicant or any
Title Owners)

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

DATE: September 18, 2007 asy ot

(enter date affidavit is notarized)
for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5

(enter County-assigned application number (s))

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code)
(14)JMP Master Limited Partnership

12500 Fair Lakes Circle, Suite 400

Fairfax, VA 22033

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

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

GENERAL PARTNERS:

IMP Associates L.C. (Does not own 10% of Applicant or any
Title Owners)
Jon M. Peterson

LIMITED PARTNERS:

Jon M. Peterson

JMP Investments L.C (Does not own 10% of Applicant or any
Title Owners)

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

DATE: September 18, 2007 ASY| Lt

(enter date affidavit is notarized)
for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5

(enter County-assigned application number (s))

PARTNERSHIP NAME & ADDRESS: (cnter compiete name & number, street, city, state & zip code)

{15)5BP Master Limited Partnership
12500 Fair Lakes Circle, Suite 400
Fairfax, VA 22033

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

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

GENERAL PARTNERS:

SBP Associates L.C. {Does not own 10% of Applicant or any

Title Owners)
Steven B. Peterson

LIMITED PARTNERS:

Steven B. Peterson

SBP Investments LC (Does not own 10% of Applicant or any
Title Owners)

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




Rezoning Attachment to Par. 1(c)

DATE: September 18, 2007

Page i of i

ASY) bt

(enter date affidavit is notarized)

for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5

(enter County-assigned application number (s))

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

(19)Peterson Grandchildren's Trusts
12500 Fair Lakes Circle, Suite 400
Fairfax, VA 22033

(check if applicable) [ ]

The above-listed partnership has no limited partners.

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

TRUST:

Megan Elizabeth Fellows Intervivos Trust
Hllian Alexis Fellows Intervivos Trust
Christopher Milton Peterson Intervivos
Trust

Nicholas Jon Peterson Intervivos Trust
Timothy Davis Peterson Intervivos Trust
Caralena Christina Peterson Intervivos
Trust

Steven David Peterson Intervivos Trust
Thomas Dunham Peterson Intervivos Trust

Luke Dennis Peterson Intervivos Trust

Rita Mary Peterson Intervivos Trust

(check if applicable} [/]

TRUSTEES:

Lauren P. Fellows
Nancy Z. McGrath

Lauren P. Fellows
Nancy Z. McGrath

Jon M. Peterson
Nancy Z. McGrath

Jon M. Peterson
Nancy Z. McGrath

Jon M. Peterson
Nancy Z. McGrath

William E. Peterson
Nancy Z. McGrath

William E. Peterson
Nancy Z. McGrath

William E. Peterson
Nancy Z. McGrath

Steven B. Peterson
Nancy Z. McGrath

Steven B. Peterson
Nancy Z. McGrath

BENEFICIARIES:

Megan Elizabeth Fellows

Jllian Alexis Fellows

Christopher Milton Peterson

Nicholas Jon Peterson

Timothy Davis Peterson

Caralena Christina Peterson

Steven David Peterson

Thomas Dunham Peterson

Luke Dennis Peterson

Rita Mary Peterson

There is more partnership information and Par. 1(c) is continued further on a
“Rezoning Attachment to Par. 1{c)” form.



Rezoning Attachment to Par. 1(c)

DATE: September 18, 2007

Page 10 of 13

aAsY (-

(enter date affidavit is notarized)

for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5

(enter County-assigned application number (s))

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

(20)Hunton & Williams LLP

1751 Pinnacle Drive, Suite 1700

McLean, VA 22102

(check if applicable) [v]

NAMES AND TITLES OF THE PARTNERS: (enter first name
General Partner, Limited Partner, or General and Limited Pa

Benjamin C. Ackerly
Robert A, Acosta-Lewis
Lawrence C. Adams
Richard L. Adams
Michael F, Albers
Virginia 8. Albrecht
Kenneth J. Alcott
Joseph B. Alexander, Jr.
Fernando C. Alonso
Thomas E. Anderson
Walter J. Andrews

W. Christopher Arbery
Charles G. Ashton

L. 8. Austin

lan Phillip Band
Jeffery R. Banish

A. Neal Barkus
Haywood A, Barnes
Rudene M. Bascomb
Jeffrey P, Bast

Philip M. Battles, 111
John ). Beardsworth, Jr.
Steven H. Becker
Kenneth D. Bell
Stephen Bennett (nmi)
Melinda R. Beres
Lucas Bergkamp (i)
Lon A, Berk

Douglas M. Berman
Mark B. Bierbower

Jo Ann Biggs

Stephen R. Blacklocks
Jeffry M. Blair
Michael J. Blayney
James W. Bowen
Lawrence J. Bracken, 11
James P. Bradley
David F. Brandiey, Jr.
Jeannie P, Breckiaridge

(check if applicable} [/]

The above-listed partnership has no limited partners.

Craig A. Bromby

A. Todd Brown

Tyler P. Brown

F. William Brownell
Kevin J. Buckley

Kristy A. Niehaus Bulleit
Joseph B. Buonanno
Nadia 8. Burgard

Eric R. Burner

Brian M. Buroker
Ferdinand A. Calice
Matthew J. Calvert
Daniel M. Campbell
Thomas H. Cantrill
Curtis G. Carlson

Grady K. Carlson

Jean Gordon Carter
Charles D, Case

Thomas J, Cawley
Lawrence Chek {nmi)
James N. Christman
Whittington W, Clement
R. Noel Clinard

W. 8. Cockerham

Herve’ Cogels (nmi)
Myron D. Cohen
Cassandra C. Collins
Stacy M. Colvin

Joseph P. Congleton
Terence G. Connor
Stephen Gregory Cope
Cameron N. Cosby

T. Thomas Cottingham, I11
Ted C. Craig

Cyane B. Crump

Ian Cuillerier (nmi)
Ashley Cummings (nmi)
Alexandra B. Cunningham
Sean B. Cunningham

, middle initial, last name, and title, e.g.,

William D. Dannelly
Samuel A. Danon
Barry R. Davidson
Douglas W. Davis
John Deacon (nmi)
Stephen P. Demm
Kenneth L. Dobkin
Dee Ann Dorsey
Edward L. Douma
Mark S. Dray

Sean P. Ducharme
Deidre G. Duncan
George C. Dunlap, Ir.
L. Traywick Duffie
Frederick R. Eames
Maya M. Eckstein
Joseph C. Edwards
Robert H. Edwards, Ir.
W. Jeffery Edwards
John C. Eichman
Whitney C. Elierman
L. Neal Eliis. Jr.
Edward W. Elmore, Jr.
Charles Elphicke (nmi)
Frank E. Emory, Jr.
Juan C. Enjamio
John D. Epps

Patricia K, Epps
Kelly L. Faglioni
Susan 8. Failla

James E. Farnham
Eric H. Feiler

Chet A, Fenimore
Mark James Fennessy
Norman W. Fichthorn
Andrea Bear Field
Robert M. Fillmore
Kevin I. Finto
William M. Flynn

There is more partnership information and Par. 1{c) is continued further on a

“Rezoning Attachment to Par. 1(c)” form.
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DATE: September 18, 2007

Pagel of 13

Ak bt

(enter date affidavit is notarized)

for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5
(enter County-assigned application number (s))

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

(20yHunton & Williams LLP (continued)
1751 Pinnacle Drive, Suite 1700

McLean, VA 22102

(check if applicable)

[] The above-listed partnership has no limited partners.

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g.,

General Partner, Limited Partner, or General and Limited Partner)

Lauren E. Freeman
Ira L. Freilicher
David R. Fricke
Edward J. Fuhr
Charles A, Gall
Daniel C. Gamner
Douglas M. Garrou
Richard D. Gary
Manning Gasch, Ir. {nmi)
Andrew A. Gerber
John T. Gerhart, Jr.
Shahid Ghauri (nmi)
Jeffrey W. Giese
Neil K. Gilman

C. Christopher Giragosian
Timothy S. Goettel
Peter G. Golden
Allen C. Goolsby

L. Raul Grable
Douglas 8. Granger
Edward J. Grass

J. William Gray, Jr.
Charles E. Greef
Robert J. Grey, Jr.
Greta T. Griffith
Bradley W. Grout
Jeffrey W. Guichess
Miles B. Haberer
Virginia H. Hackney
Robert J, Hahn

Jobn F, Haley

Eric J. Hanson
Ronald M. Hanson
Richard 1.. Harden
Ray V. Hartwell, 111
James A. Harvey
Robert W. Hawkins
Timothy G. Hayes
Mark S. Hedberg

(check if applicable)

Douglas J. Heffner
Michael S. Held
Matthew C. Henry
Scott Hershman (nmi)
Gregory G. Hesse
George H. Hettrick
Louanna O. Heuhsen
David A. Higbee
Thomas Y. Hiner

D. Bruce Hoffman
Robert E. Hogfoss
John E. Holloway
John M. Holloway, III
John R. Holzgraefe
Cecelia P. Horner
George C. Howell, 111
Robert H. Huey
Thomas M. Hughes
Donald P. Irwin
Judith H. Itkin
Makram B. Jaber
Paul E. Janaskie

Lori M. Jarvis
Matthew D, Jenkins
Andrew E. Jillson
Harry M. Johnson, 111
James A, Jones, 111
Kevin W. Jones
Laura E. Jones

Dan I. Jordanger
Leslie O, Juan
Thomas R. Julin

W. Alan Kailer

E. Peter Kane
Thomas F, Kaufman
Geoffrey S. Kay
Joseph C. Kearfott
Michael G, Keeley
Douglas W. Kenyon

Michael C. Kerrigan
Ryan T. Ketchum
Robert A, King
Robert Klotz (nmi)
Sylvia K. Kochler
Edward B. Koehler
John T. Konther
Dana S. Kuli
Christopher G. Kulp
Christopher Kuner (nmi)
David Craig Landin
Christine E. Larkin
David C. Lashway
Andrew W. Lawrence
Wood W. Lay

Daniel M. LeBey
David O. Ledbetter

L. Steven Leshin
Ronald J. Lieberman
Thomas F. Lillard
Catherine D. Little
Gregory G. Little
Robert H. Lockwood
David C. Lonergan
Nash E. Long, T
Audrey C. Louison
Carlos E. Loumniet
David S, Lowman, Jr,
John A. Lucas
Timothy A. Mack
Tyler Maddry (nmi)
Kimberly M. Magee
C. King Mallory, I1I
Thomas J. Manley
Alan J. Marcuis

Brian R, Marek
Fernando Margarit (nmi)
Michael F. Marino, 111
Stephen §. Maris

[v] There is more partnership information and Par. 1{c) is continued further on a

“Rezoning Attachment to Par. 1(c)” form,
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Rezoning Attachment to Par. 1(c)

DATE: September 18, 2007
(enter date affidavit is notarized)

for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5
(enter County-assigned application number (s))

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code)
(20)Hunton & Williams LLP (continued)

1751 Pinnacle Drive, Suite 1700

McLean, VA 22102

(check if applicable) [+]

The above-listed partnership has no limited partners.

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g.,

General Partner, Limited Partner, or General and Limited Partner)

Jeffrey N. Martin

John §. Martin

J. Michael Martinez de Andino
Walfrido J. Martinez
Christopher M. Mason
Michael P, Massad, Ir.
Scott H. Matheson
Joseph C. Mathews
Laurie U. Mathews
Richard E. May

John Gary Maynard, 111
William H. McBride
Michael C. McCann
Thomas A. McConnell
Patrick J. McCormick, 111
Robert G. McCormick
Francis A. McDermott
Alexander G, McGeoch
John C. McGranahan, Jr.
David T. MclIndoe
James E. Meadows
Mark W. Menezes

Gary C. Messplay
James Forrest Miller
Thomas McN. Millhiser
Patrick E. Mitchell
John E. Moeller

Jack A. Molenkamp
Charles R. Monroe, Jr.
Royce W, Montgomery
Will 3. Montgormery

T. Justin Moore, 111
Thurston R. Moore
Bruce W. Moorhead, Jr.
Robert J. Morrow

Ann Marie Mortimer
Eric J. Murdock

Frank J. Murphy, Jr.
Ted J. Murphy

(check if applicable) [/]

Thomas P. Murphy
David A. Mustone
James P. Naughton
Michael Nedzbala (nmi)
Henry V. Nickel
Lonnie D. Nunley, III
E. A. Nye, Ir.

Dan L. O'Korn

John D. O'Neill, Ir,
Pam G. O'Quinn
Brian V. Otero
Randall S. Parks
Peter S. Partee

R. Hewitt Pate
William S. Patterson
Humberto R. Pefia

B. Donovan Picard
R. Dean Pope
Laurence H. Posorske
Kurtis A. Powell
Lewis F, Powell, 111
Wesley R. Powell
Donna M. Praiss

J. Waverly Pulley, 111
Robert T. Quackenboss
Amold H. Quint
William M. Ragland, Jr,
Dionne C. Rainey
Gordon F. Rainey, Jr.
John Jay Range
Stuart A. Raphael
Craig V. Rasile

John M. Ratino
Robert S. Rausch
Keila D, Ravelo
Belynda B. Reck
Baker R. Rector
Shawn P. Regan
Sona Rewari (nmi)

Thomas A. Rice
William M. Richardson
James M. Rinaca
Michael D. Rist
Jennings G. Ritter, II
Kathy E. B. Robb
Daryl B. Robertson
Gregory B. Robertson
Robert M. Rolfe
Ronald D. Rosener
Michael Rosenthal (nmi)
William L. §. Rowe
Marguerite R. Ruby
[, Alan Rudlin

Mary Nash Rusher
Karen M. Sanzaro
Stephen M. Sayers
Arthur E, Schmalz
Gregory J. Schmitt
John R. Schneider
Howard E. Schreiber
Robert M. Schulman
Patricia M. Schwarzschild
Jeremy R. Schwer

P. Watson Seaman
James S. Seevers, Ir.
Douglass P. Selby
Joel R. Sharp

James W. Shea
Michael R. Shebelskie
Rita A. Sheffey
Michael A. Silva
William P, Silverman
Edmund W. Sim

Jo Anne E. Sirgado
William L. Sladek
Thomas G. Slater, Jr.
B. Darrell Smelcer
Brooks M. Smith

There is more partnership information and Par. 1(c) is continued further on a

“Rezoning Attachment to Par. 1(c)” form.
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Rezoning Attachment to Par., 1(c)

DATE: September 18, 2007

(enter date affidavit is notarized)
for Application No. (5): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5

(enter County-assigned application number (s))

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

(20)Hunton & Williams LLP (continued)
1751 Pinnacle Drive, Suite 1700
McLean, VA 22102

(check if applicable) [«] The above-listed partnership has no limited partners.

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, eg.,
General Partner, Limited Partner, or General and Limited Partner)

Caryl Greenberg Smith
John R. Smith
Steven P. Solow

Lisa J. Sotto

Joseph C. Stanko, Jr.
Marty Steinberg (nmi)
John ). Stenger
Catherine B. Stevens
Gregory N. Stillman
Franklin H. Stone

C. Randolph Suilivan
Chanmanu Sumawong (nmi)
R. Michael Sweeney
Henry Talavera (nmi)
Madeleine M. Tan
Andrew J. Tapscott
Robert M. Tata
Rodger L. Tate

W. Lake Taylor, Ir,
Wendell L. Taylor
Michael L. Teague
Robin Lyn Teskin
Paul R. Tetlow

John Charles Thomas
Martin K. Thomas
Gary E. Thompson
Paul M. Thompson
B. Cary Tolley, 111
Timothy I. Tochey
Randolph F. Totten
Bridget C. Treacy
Thomas B. Trimble
Estelle J. Tsevdos
Melvin E. Tull, 111
Julie L. Ungerman
Surasak Vajasit {nmi)
Steven C. Vaierio
Travis E. Vanderpool
Mark C. Van Deusen

(check if applicable)

C. Porter Vaughan, 111
Enid L.. Veron
Stephen R. Voelker
Mark R. YVowell
Linda L. Walsh
William A. Walsh, Jr.
Lynnette R. Warman
Mark R. Wasem
Abigail C. Watts-FitzGerald
Peter G. Weinstock
David B. Weisblat
Mark G. Weisshaar
Hill B. Wellford, Jr.
David E. Wells

G. Thomas West, Jr.
Jerry E. Whitson

Paul O. Wickes
Jonathan M. Wilan
Amy McDaniel Williams
Gerry L. Williams
Matthew J. Williams
Robert K. Wise
Allison D. Wood
John W. Woaods, Jr.
David C. Wright
Scott F. Yarnell
William F. Young
Andrew D. Zaron

Lee B. Zeugin

FORMER PARTNERS:
Jennifer A. Albert
William $. Boyd

Lisa R. Brant
Christopher C. Campbell
William 5. Cooper, 111
Patrick A. Doody
Christopher L. Gaenzle
Martin T. Lutz

Robert J. Meuthing
Swati Patel

Scott L., Robertson
Vance E. Saiter
Stephen T. Schreiner
Melvin 8. Schulze
Thomas J. Scott, Jr.
James E. Shepherd
Daniel C. Tepstein
Stephen F. White
David M. Young
Dennis L. Zakas

There is more partnership information and Par. 1(c) is continued further on a
“Rezoning Attachment to Par. 1{c)” form.



Page Four
REZONING AFFIDAVIT

DATE: September 18, 2007 Q S7J( | L e

(enter date affidavit is notarized)

for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5
{enter County-assigned application number(s))

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

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

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

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

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

NONE

(check if applicable) [ ] There are more interests to be listed and Par. 2 is continued on a
“Rezoning Attachment to Par. 2” form.

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




Page Five
REZONING AFFIDAVIT

DATE: _September 18, 2007
(enter date affidavit is notarized)

for Application No. (s): PCA 82-P-069-17; CDPA 82-P-069-03-03; FDPA 82-P-069-8-5

(enter County-assigned application number(s))

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

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

Milton V. Peterson has contributed in excess of $100.00 1o Supervisor Connolly. .

Jon M. Peterson has contributed in excess of $100.00 to Supervisor Connolly, Supervisor Frey and Supervisor Bulova,

Jeffrey H. Saxe has contributed in excess of $100.00 to Supervisor Connolly.

James W. Todd has contributed in excess of $100.00 on behalf of TFP Investments L.P. to Supervisor Connolly and Supervisor
DuBois; however, TFP Investments L.P. is not associated with this application.

Francis A. McDermott has contributed in excess of $100.00 to Supervisor DuBois.

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

(check if applicable) [ ] There are more disclosures to be listed and Par. 3 is continued on a
“Rezoning Attachment to Par. 3” form,

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

WITNESS the following signature: ( }W

(check one) [ 1Applicant y " [] Applicant’s Authorized Agent

Jeffrey H. Saxe, Agent for Applicant
(type or print first name, middle initial, last name, and title of signee)

Subscribed and sworn to before me this [6% day of S‘g 07"’9 i ber 20277, in the State/Comm.
of l,/mg (n) G, CoumtylCityof /~q /[ £z

27 Notary Public

My commission expires: Aors | 30, Zoi/

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




APPENDIX 4

REGENED 2 70000 | March 1, 2007

Planaind
03 200 STATEMENT OF JUSTIFICATION
MAR
FAIR LAKES LAND BAY V-A (Residential)
mwﬂwm‘
‘ PCA 82-P-069-
CDPA 82-P-069-
FDPA 82-P-069-8-5

These concurrent Proffered Condition Amendment/Conceptual Development Plan
Amendment/Final Development Plan Amendment (“PCA/CDPA/FDPA”™) applications are filed
on behalf of Fair Lakes Center Associates, L.P. (the “Applicant”) on 8.37 acres of Land Bay V-A
identified as Tax Map Parcels 55-2 ((1)) 6A, 8A1 part and 8A2 part. The most recent FDPA
application approved for the application area, FDPA 82-P-069-8-4, was approved by the
Planning Commission on June 2, 2005 with development conditions. This portion of Land Bay
V-A is currently occupied by an approximately 175,000 square foot office building, a
freestanding parking structure consisting of 267 spaces, and surface parking for the office
building. The CDPA application proposes to add residential as a permitted use. Mitigation
measures addressing transportation, environmental, school and park impacts will be provided in
the proffers submitted pursuant to the PCA application.

The Comprehensive Plan was recently amended to recommend that an additional 350,000 square
feet of residential development would be appropriate for the subject portion of Land Bay V-A,
provided that the following conditions be met:

" Any residential development under this option will be deemed to be the high end of the
Plan density range for affordable housing calculations. The provision of workforce
housing to accommodate the needs of individuals or families making from 70 to 120
percent of the County’s median income is encouraged;

®* Pedestrian connections are provided to the surrounding land uses. This should include
attractive pavement treatments, safe crossings, and high-quality landscape features;

* Buffering and screening along Fair Lakes Circle should be provided to mitigate the visual
impact of the existing retail commercial center on the residential use. Any new
development should minimize the loss of mature trees located in existing buffer areas
along public roads;

* High quality site and architectural design for buildings and parking structures, including
compatibility with adjacent buildings, should be provided to acknowledge this prominent
location in the Fair Lakes development;

* A publicly accessible urban park or park features should be included on the site, such as
major or minor plazas, gathering spaces, athletic courts, tot lots, special landscaping,
street furniture and/or pedestrian amenities. Impacts on Park Authority resources should
be offset through the provision of or contribution to active recreation facilities in the
service area of the development;

®  Public, pedestrian access should be provided to the lake to the northeast of the site to
allow future residents to benefit from this existing amenity; and




* Any development should mitigate the impact of the residential use on public schools.

The Applicant proposes to provide a 300,000 square foot building consisting of 265 multi-family -
dwelling units. The building will be located on the north side of Fair Lakes Circle, across from
the surface parking lot that serves the Kohl’s department store and the Dick’s sporting goods
store. The 130 foot tall building will be composed of eleven stories situated on top of four levels
of structured parking. Access to the building will be provided by two points from the existing
parking area; direct access from Fair Lakes Circle will not be permitted. In addition, the
Applicant proposes a 295 space expansion to the south side of the existing parking structure,
providing a total of 562 structured parking spaces for the existing office building.

This PCA/CDPA/FDPA application is in conformance with the recommendations of the
Comprehensive Plan. Development will be confined primarily to an existing parking area so as
to preserve existing vegetation. The building will contain structured parking, and the building -
will be designed with high quality architectural materials. Pedestrian connections will be
provided that will permit safe access to the lake located northeast of the development site.
Private recreational amenities will be provided for the residents of the new bulldmg, and proffers
will be submitted that will address affordable housing, schools and parks.

The additional residential uses proposed in Land Bay V-A will continue a previously approved
condition allowing residential uses to exceed 50% of the GFA of principle uses at Fair Lakes.
Paragraph 5 of Section 6-206 of the Zoning Ordinance permits residential uses to exceed 50
percent of the GFA of principle uses through Board of Supervisors approval of CDPAs in order
to implement the recommendations of the Comprehensive Plan. The recently approved
amendment to the Comprehensive Plan expressly permits an additional 350,000 square feet of
residential uses for Land Bay V-A. Therefore, the Applicant requests that a waiver to permit
residential uses to exceed 50% of the GFA of principal uses be approved consistent with this
PCA/CDPA application.

The Applicant respectfully requests a waiver of the stormwater management/Best Management
Practices (SWM/BMP) submission requirements of Paragraph 1Q of Article 16-502 of the
Zoning Ordinance. SWM/BMP requirements have been provided for the subject site through
existing facilities that have been constructed subject to previous site plan approvals. The
Applicant requests a modification of the loading space requirement of Article 11-203 of the
Zoning Ordinance, which requires the Applicant to provide four loading spaces to support the
proposed residential building. The Applicant proposes to provide two loading spaces for the new
residential building, which the Applicant believes is sufficient to support the proposed use.

Respectfully submitted,
RECEIVED 8 200G

Wo{?\ann\ng

Francis A, McDermott

Zopieq Eveusion DREISE




APPENDIX 5

FAIR LAKES ZOMNG TABULATION" Prep..__
AS OF AUGUST 9, 2007 130007 35 M
AFPRL  SZE  OFFIGE AOTEL  RETAIL | TOTAL RES. | RES.
DESCRIPTION FOP# DATE ACRES  SQFT SQFT  saFT |wONRES.| Dus| sa.Fr
_ 659 SQFY
ed FOPS!
Lend Bay A Batsl TP 82P-066-1 F7221984 [7] ] 206,257
Land Bay H&-Eesl Chase Windsor FOP 82-P-068-1 221984 [X] 2 4352
Land Bay B-West Summil BC/BS FOPA B2-P-063-1-11  7HOI896 595,
Land Bay |l-A-TRW Residental FOPAB2-P0B0-2-2  7/2011898 435 - 49 607,21
Land Bey IB-TRW Non-Res. FDPAB2-P069-2-1 10261005 382 517,739 ™ 517,739 |
Land Bay IKC-TRW US Home™ FOPA B2-P063-1-2 /242002 - 167 338662
Land Bay l(i-North Autumnwocd FOPABZP063-31  9/231087 232 - 423 364319
Land Bay II-South Stoneoroft FOP B2-P-0693-2 6301988 165 - pil 248,193
Land Bay [V-A-Fair Lakes Center FOPAB2P0BO-13-6  S/281007  20.4 151,162] 151,182
Land Bay IV-B-Fair Lakes Center FDPABZP-0B9-13-6 52811897  70.2 849804 / 591633| 591633
Land Bay V-G-Fair Lakes Center FDPAB2.PDGY-155 52811997 10 1M,008] 101,009
Land Bay IV-A-Jareds FDPA 82-P-069-13-7 6,000 6,000
Land Bay V-B-BJ5 Gos . FDPA 82-068-13:9 250 250
Lond Bay IV-D-Fair Lakes Green FDPAB2-P-060-131 1251990 200 - 203 396,224
Land Bay IV-D-Fair Lakes Green FOPA B2-P063-152 272411903 - :
Land Bay IV-D-Fair Lakes Green FDPA 82-P-069-15-3 1011411993 .
Land Bay V-A-8100. 1,2,6, bank FDP 82-P-069-8 THEHO8E 25 341,826 a000|  3as82
Land Bay V-A-Bidg. 1,2,6, bank FDPA 82-P-D69-8-1 4911987 -
Land Bay V-A-Big. 1,2,6, bank FOPAB2-P-DE9-1-8 121511990 -
Land Bay V-A-Bidg. 1,26, bank FDPA B2-P-0ES-10-12 711711991 -
Land Bay V-A-delets 50k & Bank FOPA 82-P-069-1-11 {60,000} {80000 (64,000
Land Bay V-AFL I FDP 82-P-063-10 THEHO8T 199 65,000 55,0001
Eand Bay VAA-FL I, IV, FDPA B2-P-063-10-1 772611960 .
Land Bey V-A-F.LIV, V, VII FOPA 62-P-068-10-3 712612001 334,095 334,095
Land Bay V-B-AMS FOPA B2-P069.6-5 5511504 275 260,000 260,000
Land Bay V-B-Hyatl Office & Condo FOPA §2-P0696-6  7/26/2006 113,000 113,000 128 150000
Land Bay V-B-Hyetl Office & Condo FDPA 82-P060-11-3  7/2572005 .
Land Bay V-B-Hystt Ofica & Condo FDPA B2-P-069-12-3 712572005 -
Land Bay V-8-Part Holsl, HyPtz, OFf, Daycars  FDP 82-P-069-11 49N98T 293 262,000 220,830 8000| 498,830
Land Bay V-B-Part Hotel, HyPiz, OF, Daycare FOPA B2-P-0696-3  9/28/1088 -
Land Bay V-B-Parl Holel, HyPiz, OF, Deycare FDPA 82-P-D60-111 101811969 -
Land Bay V-B-Par Holel, HyPiz, Off, Daycare FDPA 82-P-060-6-4 1011811069 -
Land Bay V-B-Hyati Hotel Addition FOPAB2P-063-6-9 3172007 7,500
Land Bay V-B-Office/Retal FDPA B2-P063-6-6 51281907 200,000 195000 | 395,000
Land Bank V-B-3 West Additon-East Md  FDPA B2-P-069-144 172672005 (200,000} 22380| (1776208
Land Bank V-B-3 West Additon-East Mt FDPA B2-P069-6-7  1/26/2005 -
Land Bay Vi-A FDP 82-P-063-1 V21984 310 254,000 254,000
Land Bay V-4 FDPA 82-P-069-1.9 101981 .
Land Bay Vi-B FOP 82-P-063-1 1221984 396 125,000 125,000
Land Bay VI FOP B2-P-069-4 107311985 -
Land Bay VI8 FOPAB2P-0BG-1.3  7M0/1986
Land Bay Vi-The Osks FOP 82-P-069-5 31611986 287 mz,ga
Land Bay Vi-The Oaks Addion FOPA B2-P-068:51  1/271949 - 13| 2,
Land Bay V-4 Telecom. Facity FOPA §2.P060.7.6  4/72/2001 4,500 4,500
Land Bay VIFASC FOPA 82-P-069-7-5 71211995 26.1 54,720 90,000 22,800 167,520
Land Bay VIl-E FOPA B2-P-0695-4 7121985 92 %673| 25673
Land Bay VI8 SE 95-Y-016 91111995 -
Lend Bay VIB Shaps Addition FDFA 82-P-060-9-5 3,500 3,500
Right of Way not included in .
Approving/Pending FDP's 626 _ _
[Eue-ToTAL APPROVED FOP's 6172 5,211,800 926,330 1127401 | 3,718,117 2.873| 3.444.214
|Future FDP'S: _
Land Bay VIi-A Future Cox expangion 3.500 3.500]
Use & Location TBD FUTURE FOP_ 0 9392 9,392
[SUE-ToTAL FUTURE FDP'S 3,500 9,302 12,092
OTAL 617 2275380 326,330 1,936,798 L135,000 2873  S.44314 1182003
% OF TOTAL MAX 3.68% A58%  1583%  SLM% 47.95% 100.00%)
TOTAL PROFFERED MAX 555 4963820 750000 1150,000 5,364,820 NA 344314 71162303
TOTAL PROFFERED MINIMUM NIA NiA 7,250,000 200,000 200,000 WA 1464

Acreage and FAR amounts are from Approved and Pending FDP's. Actual amounts may vary after engineering is completed

* wio ADU's. w/ ADU's is 406,394

™ The adiusted (but not controlling) Non-Residential cap is 4,418,943 SF. Profiers on Land Bay §l (TRW) dated 1/27/98 and 1/24/02, respectively, and accepted pursuanl to approval
of PCA B2-P-069-9 and of PCA 82-P-069-12 on 8/3/98 & 1/26/02, respectively, pemmitted conversion of 607,215 SF and 338,662 SF from non-residential 1o residential use, whict
total 545,877 residential 5F is not to be counted against the $(0% residential use limitation for the Fair Lakes PDC per proffer #2 in PCA 82-P-069-12, dated 1/24/02. By the same
profier, the 14,000 SF retail companent in Land Bay Il is not to be counted against the overak Fair Lakes retsil cap.

CADocuments end Sattingst10311\Deskicri{Copy of FLZoning e 8- 9_07 xisfFL FAR



FAIR LAKES REZONING - 2007 Prapared by PR
AS OF JUNE 30, 2007 130007 457 AM
SEE  OFFIGE HOTEL  RETAIL | TOTAL RES. |  RES. TOTAL |
DESCRIFTION FOP# ACRES  SQFT sart  sarr |nonres.| ows| sa.Fr. | [comemen
SQFT SQFT
Pending Approval:
Land Bay IV-A Fair Lokes CIr FOPA 82-F060-13-10 13.9% T12,000 Ta0000] 252,000 252,000
Land Bay V-A Office FDPA §2-P-069-10-4 743 267,000 : 267,000 27,000
FDPA B2-P-065.1-14 - .
Land Bay V-A Residentia FDPA 82-P069-8-5 By - 300] 300,000 300,000
Land Bay Y-B Hyatt Office FDPA 82-P069-11.5 1nn 100,000 100,000 100,000
FDPA 82-P-063-6-11 - 11 -
Land Bay VIl-A Courts Residential FDPA 82-P-065-1-15 10.65 . 30| 350000 350,000
Land Bay Vil-B Shops / Holel FDPA 82-P-069-9.8 47 _ 101,187 8818] 110,000 _ 110,000
[SUBTGTAL PENDING APPROVAL o8z 479,000 101182 148,818 729,000 50 G0 1,370,000
TOTAL i 9000 T0T182 48818 725,000 0 650,000  LITH000
% OF TOTAL MAX I 73%  1079%  52.86% ATA% 100.00%]

CADocuments and Setiings\1031 1\Deskiop¥iCopy of FlZoning taib B 5_07 aeJFL. RE-ZONING



LEGEND

A, DISTRIBUTION OF PDC USES

RESIGENTIAL AND COMMUNITY USES.
CAMPUS PARK: OFFICE/RESEARCH

CAMPUS PARK: RESIDENTIAL AND OFFTCE/RESEARCH
OFFICE/SCIENTIFIC ANG HIGH

ASSEMELY, PRODUCTLON, TESTING AND
RAINING

MIX OF PRINCIPAL ANO SECONDARY USES

M"““ QrFICE EQ_E.n RETAIL

8. OTHER USES OR RESTRICTIONS
I OPEN SPACE, STORMWATER MANAGMENT, POTENTIAL
LAKES AND PONDS

20NE OF SPECIAL CONTROLS {SEE NOTE 2 BELDW)

asmsamnarne PEDESTRIAN CIRCULATION SYSTEM

svmnmamy PEDESTRIAN CIRCULATION SYSTEM - CONSTRUCTION BY
OTHERS

‘oaemotiecs NO VEHICULAR ACCESS SHALL BE PERMITTED ACROSS
THIS BOUNDARY

EMPLOYMENT: TECHNOLOGY RESEARCH, DEVELOPMENT,

COMMONWEALTH
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APPENDIX 6
County of Fairfax, Virginia

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

© July 29, 2005
July 12, 2006 (Revised)

Francis A. McDermott, Esquire
Hunton and Williams

1751 Pinnacle Drive, Suite 1700
McLean, Virginia 22102

RE: Proffered Condition Amendment Number PCA 82-P-069-14
(Concurrent with CDPA 82-P-069-07)
(Revised-attachments only)

Dear Mr. McDermott:

Enclosed you will find a copy of an Ordinance adopted by the Board of Supervisors at a regular
meeting held on July 25, 2005, approving Proffered Condition Amendment PCA 82-P-069-14 in
the name of The Peterson Companies, LC, to amend the proffers for RZ 82-P-069 previously
approved for mixed use development to permit an increase in the maximum percentage of
residential in a PDC district and decrease in office use, located geperally in the northeast,
southeast, and southwest quadrants of the intersection of Fair Lakes Parkway and Fairfax
County Parkway (Tax Map 45-4 ((1)) 25K, 45-4 ((11)) A2, 55-2 (1)) 6, 6A, 8, 9A, 11A1, 11B1,
11C1, 11D, and 18), subject to the proffers dated April 14, 2005, consisting of approximately 81.21
acres located in Springfield District.

The Board also modified the use limitation in the PDC District to permit the gross floor
area of residential uses to exceed 50 percent of the principal uses in order to allow
150,000 square feet of residential use associated with Conceptual Development Plan

Amendment Application CDPA 82-P-069-07 exclusive of affordable dwelling units and
related bonus units if provided.

In addition to PCA 82-P-069-14 and CDPA 82-P-069-07, the following concurrent
applications were previously approved by the Planning Commission:

Office of Cierk to the Board of Supervisors

12000 Government Center Parkway, Suite 533

Fairfax, Virginia 22035

Phone: 703-324-3151 o Fax: 703-324-3926 ¢ TTY: 703-324-3903
Email: clerktothebos@fairfaxcounty.gov

http.://www. fa irfaxcounty.gov/bosclerk




PCA 82-P-069-14
July 29, 2005 | APPENDIX 6

July 12, 2006 (Revised-attachments only)
. 9.

On June 2, 2005, the Plapning Commission approved Final Development Plan
Amendment Application FDPA 82-P-069-01-13, subject to the development conditions
dated April 27, 2005, and. Final Development Plan Amendment Application FDPA 82 P-
069-08-04, subject 10 the development conditions dated April 27, 2005.

On Jupe 15, 2005, the Planning Commission approved FDPA 82-P-069-6-8 and FDPA 82-
P-069-11-3, subject to the development conditions dated May 31, 2005.

Sincerely,

w’\fw

Clerk to the Board of Supervisors

NV/ns

cc:  Chairman Gerald E. Connolly
Supervisor Elaine McConnell, Springfield District
Janet Coldsmith, Director, Real Estate Div., Dept. of Tax Administration
Barbara A. Byron, Director, Zoning Evaluation Div., DPZ
Leslie B. Johnson, Deputy Zoning Administrator/Zoning Permit Review Branch
Thomas Conry, Dept. Mgr. — GIS - Mapping/Overlay
Angela K. Rodeheaver, Section Chief, Tmsprt'n. Planning Div.,
Charles Strunk, Project Planning Section, Dept. of Transportation
Michelle Brickner, Deputy Director, DPWES

Marie Langhome, Plans & Document Control, OSDS, DPWES
Deloris Harris, DPWES

Department of Highways - VDOT

Kirk Holley, Park Planning Branch Mgr., FCPA

Gordon Goodlet, Development Officer, DHCD/Design Development Div.
District Planning Commissioner

Barbara J. Lippa, Executive Director, Planning Commission

Jack Seamon, Acting, Director, Facilities Mgmt. Div., DPWES

Gary Chevalier, Office of Capital Facilities, Fairfax County Public Schools



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 25" day of
July, 2005, the following ordinance was adopted:

AN ORDINANCE AMENDING THE ZONING ORDINANCE
PROFFERED CONDITION AMENDMENT PCA 82-P-069-14
(CONCURRENT WITH CDPA 82-P-069-07)

WHEREAS, The Peterson Companies, L.C. filed in the proper form an
application 10 amend the proffers for RZ 82-P-069 hereinafier described, by amending
conditions proffered and accepted pursuant 10 Virginia Code Ann. § 15.2-2303(a), and

WHEREAS, at a duly called public bearing the Planning Commission considered
the application and the propriety of amending the Zoning Ordinance in accordance
therewith, and thereafier did submit to this Board it 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 Springfield District, and more particularly described as follows (sec
attached legal description): '

Be, and hereby is further restricted by the amended conditions proffered and accepted
pursuant 10 Virginia Code Ann., § 15.2-2303(a), which conditions are incorporated into
the Zoning Ordinance as it affects 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 parcels.

GIVEN under my hand this 25" day of July, 2005.

r§w., i e, g
Nancy Vehrs . 4
Clerk to the Board of Supervisors



| APPENDIX 6
PCA 82-P-069-14

PROFFER STATEMENT
FAIR LAKES LAND BAYS V-A, V-B, VI-A AND VII-A
| 'February 22,2005 .
March 11,2005 |
March 24, 2005
- April 13, 2005
April 14, 2005

Pursuant to Section 15.2-2303A of the Code of Virginia, as amended, and subject to the Board of
Supervisors approval of PCA 82-P-069-14, The Peterson Companies, L.C. (the "Applicant”) and
the undersigned owners, for themselves and their successors and assigns, hereby reaffirm the -
previous proffers, accepted by the Board of Supervisors (the "Previous Proffers™) for Fairfax -
County Tax Map Parcels 45-4-((1))-25E; 45-4-((11))-A2; 55-2((13)-6, 6A, 8, 9A, 11A1, 11B1,
11C1, 11D and 18, containing approximately 81.21 acres (the "Property”), except as amended
below. In the event this application is denied, thése revised proffers shall immediately be null
and void and the Previous Proffers shall remain in full force and effect. In the event this
application is approved, all of the Previous Proffers remain in full force and effect except as
hereby amended. : o : .

1. Substantial Conformity with Conceptual Development Plan Amendments. The -
subject 81.21-acre PCA Application Property shall be developed in substantial conformance with
the Conceptual Development Plan Amendments approved by the Board of Supervisors for the
respective land bays, as further modified by all relevant Proffered Conditions for Fair Lakes, as
follows: (i) CDPA 82-P-069-1 for Land Bay VI-A consisting of one sheet prepared by

Dewberry & Davis as revised through July 12, 1984 and approved by the Board of Supervisors
on September 24, 1984; (ii) CDPA 82-P-069-3 for Land Bays V-A and VII-A consisting of one
sheet prepared by Dewberry & Davis, as revised through June 26, 1987 and approved by the . _
Board of Supervisors on July 20, 1987; and (jii) pending CDPA 82-P-069-7 for a portion of Land
Bay V-B consisting of four sheets of the combined CDPA/FDPA plan prepared by Dewberry &
‘Davis and dated September 21, 2004, as revised through April 13, 2005. _

2. Allocation of Land Uses. Paragraph 2 of the Previons Proffers under "Land Use™ shall
be revised to read as follows: Allocation of land uses as provided in the text accompanying the
Conceptual Development Plan Amendment is affirmed as follows: - .

No more than 7,182,823 square feet of principal and secondary uses shall be constructed on
subject property. Non-residential uses shall not exceed 5,364,820 square feet. However, up to
945,877 square feet in Land Bay Il may be converted from non-residential to residential uses
exclusive of ADUs and up to 14,200 square feet may be converted to eating establishments/fast
food restaurant/personal service establishment uses in Land Bay II. Residential units shall not be
fewer than 1,464. , 3 ‘ '

The specific uses to be provided in the first phase of -dcvelopment arc-dcpicted in FDPs .
submitted for Land Bays I-A, I-B, V-A, VI-A and VI-B. Land Bay I shall be approximately 120




acres, and shall be developed in 1,463,616 square feet of employment, residential and eating
establishment/fast food restaurant uses specified in the CDPA for Land Bays II-A and II-B. The
residential square footage in Land Bay I shail not exceed 945,877 square feet which shall be
exclusive of the square footage for affordable dwelling units. In addition, the residential square
footage in Land Bay I shall not be counted towards, i.e., shall be deemed in its é.ntirety to be in

_excess of, the fifty (50) percent limitation for residential use in the Fair Lakes PDC District as

- specified in Par. 5 of Sect. 6-206 of the Zoning Ordinance as well as the 2:1 ratio of primary to
residential uses recommended for office-mixed use areas in the Fairfax Center Area. Residential
'square footage located in the remainder of Fair Lakes may be developed in excess of the fifty
(50) percent (based upon the principal, non-residential uses in all of Fair Lakes) limitation set
forth in Paragraph 5 of Section 6-206 of the Zoning Ordinance, as modified by the Board of
Supervisors in the subject PCA application. ' .

A mix of principal and secondary uses shall be distributed over the remainder. of the site, with’
other retail, hotel and other residential uses to be Jocated in Land Bays ITI, IV and V. The
aggregate non-residential square footage shall not exceed 5,364,820 square feet, of which
- 200,000 to 750,000 square feet shall be allocated to hotel use, 200,000 to 1,150,000 square feet,
exclusive of any eating establishment/fast food restaurant/personal service establishment uses in
Land Bay I, to uses such as retail uses, accessory service uses, retail sales establishments, child
care centers, eating establishments, financial institutions, health clubs, theaters, service stations,
car washes and other principal and secondary PDC uses that are neither residential, hotel nor
office/research in character, and 2,250,000 to 4,964,820 square feet to office, research and other
~ non-retail uses. Specific uses shall be designated at the time the FDPs are submitted. For
purposes of this proffer, the designation of a building as office or other employment use shall be
COﬂSthd to permit inclusion of fast food (e.g., delicatessen), financial institution, and other such
- accessory and personal service uses on the ground and/or first floor level of such building, it
being understood that the details of any drive-through and/or child care uses must be the subject
- of final development plan or special exception approval. ' E

3. Final Development Plan Amendments. Notwithstanding that CDPA 82-P-069-7 - e
appears on the same development plan with FDPA 82-P-069-6-8/FDPA 82-P-069-11-3, °
consisting of four sheets and described in Proffer Number 1 above, it shall be understood that
(1) said CDPA plan shall consist of the entire plan relative solely to points of access, general
location of the proposed buildings, on-site vehicular circulation and common open space areas;
and (ii) the Applicant has the option to request Final Development Plan Amendment ("FDPA")
approvals from the Planning Commission in accordance with Section 16-402 of the Zoning -
Ordinance with respect to the remaining elements. The Applicant further retains the option to
file partial Conceptual Development Plan Amendment(s) in the future. '

- 4. Minor Modifications. Pursuant to Paragraph 4 of Section 16-403 of the Zoning
Ordinance, minor modifications from the approved CDPA/FDPAs described above
encompassing the application Property may be permitted, as determined by the Zoning
Administrator. The Applicant shall have the flexibility to modify the layout shown on the
CDPA/FDPA, provided such changes are in substantial conformance with the CDPA/FDPA and
proffers, and do not increase the total square footage, decrease the minimum amount of open
space or the peripheral setbacks shown to be provided. "




v ' w
5. Moaximum Residential Square Footage. In accordance with the Board of Supervisors'
approval of the modification of Paragraph 5 of Section 6-206 of the Zoning Ordinance to permit
an increase in the gross floor area devoted to dwellings as a secondary use in excess of fifty (50)
percent of all principal uses in the development, up to 150,000 gross square feet of residential
- use shall be permitted within Land Bay V-B, not including any ADUs which may be provided
- pursuvant to Paragraph 7 below. The Applicant reserves the right to develop fewer square feet

. than the maximum gross square footage of residential uses referenced in this paragraph without
- the need for a PCA. ' '

6. ' Architectural Design. The architectural design of the multi-family and office building -
shall be consistent with the general character of the elevations shown on Sheets 4-6 of the FDPA.
The Applicant reserves the right to revise the elevations as a result of final architectural design,
so long as the character and quality of design remains consistent with those shown. Building
materials for the office building shall be compatible with the existing office building. Building"
materials for the residential building shall consist of masonry, brick, stone, pre-cast concrete,
ground and/or split face CMU. In addition to the preceding materials, EFIS that is visually
compatible with the masonry materials may be utilized on the upper floors. The design of the .
office and residential plazas shall be in substantial conformance with the CDP/FDP.

7. ADU Contribution. Applicant shall choose to either a) provide 5% of the total units in
the multi-family building as ADU's, or b) donate ¥2% of the projected sales prices of each unit in
the multi-family building to the Housing Trust Fund prior to issuance of the building permit for -
the multi-family building. In the event that the multi-family units are available for rent; the
Applicant’s 4% contribution would be based on the total development cost of the multi-family
building as determined by the Applicant in consultation with the staff of the Fairfax County
Department of Housing and Community Development and the Department of Public Works and
Environmental Services ("DPWES"). ' : o o

~8: Public Schools Contribution. At the time of issuance of the building permit for the
multi-family residential building located within the CDPA 82-P-069-7 portion of the Application -
Property, the Applicant shall provide to the Fairfax County Board of Supervisors a contribution
of $780 per non-ADU dwelling unit. Such contributions shall be available for use in any of the
public schools in Fairfax County. ' o : :

9. Recreational Facilities. Pursuant to Section 6-209 of the Zoning Ordinance the
Applicant shall provide the recreational facilities to serve residential units located within that
portion of the Application Property subject to CDPA 82-P-069-7. At the time of building permit
approval for the residential building, the Applicant shall demonstrate that the value of any
proposed recreational amenities within the respective site plan area is equivalent to a minimum |
of $955.00 per market-rate residential unit on such site Plan, as required by Article 6 of the

- Zoning Ordinance. To the extent the Applicant's expenditure for on-site recreational facilities
totals less than $955 per market-rate residential unit on such site plan, the Applicant shall, at the
time of building permit approval, contribute an amount equal to the difference in total
recreational funds expended (as compared to $955 per market-rate unit for that site) for on-site
amenities to FCPA for use for athletic facilities and fields at the Popes Head Assemblage.




A swimming pool with bathroom facilities shall be provided within or on the top level of the
multi-family building. An exercise room shall be provided within the multi-family structure.

10.  Additional Park Contribution. In addition to any recreational contribution made
pursuant to Proffer #8, Applicant shall contribute $484 per non-ADU dwelling unit at time of

- building permit approval to the Fairfax County Park Authority ("FCPA") for use for athletic.
facilities and fields at the Popes Head Assemblage. :

 Limits of Clearing and Grading/Tree Preservation. The Applicant shall submit a tree

preservation plan as part of the first and all subsequent site plan-submissions.” The preservation -
- plan shall be prepared by a professional with experience in the preparation of tree pres'ervatzon
_plans, such as a certified arborist or landscape architect, and shall be subject to the review and ‘

approval of the Urban Forest Management, DPWES. : -

‘ The tree preservation plan shall consist of a tree survey that includes the location, species, size,
crown spread and condition rating percentage of all trees 10 inches in diameter and greater, and
20 feet to either side of the limits of clearing and grading shown on the CDP/FDP for the entire
site. The tree preservation plan shall provide for the preservation of those areas shown for tree
preservation, those areas outside of the limits of clearing and grading shown on the CDP/FDP,
and those additional areas in which trees can be preserved as a result of final engineering. The
condition analysis ratings shall be prepared using methods outlined in the latest edition of the
Guide for Plant Appraisal pubhshcd by the International Society of Arboriculture. Specific tree
preservation activities that will maximize the survivability of trees identified to be preserved,
- such as: crown pruning, root pruning, mulching, femhzahon and others as necessary, shal.l be
included in the plan. :

All 't:recs shown to be preserved on the tree preservation plan shall be protected by tree protection
- fence. Tree protection fencing shall be four foot high, 14 gauge welded wire attached to 6 foot
steel posts driven 18 inches into the ground and placed no further than 10 feet apart and erected
at the limits of clearing and grading as shown on the demolition, and phase I & II erosion and
sediment contro} sheets.

The installation of all tree protection fence types shall be performed under the supervision of a
certified arborist, and accomplished in a manner that docs not harm existing vegetation that is to
be preserved.

The Applicant shall conform to the limits of clearing and grading as shown on the CDP/FDP,
subject to the installation of utilities and/or trails as determined necessary by the Director of
DPWES. If it is determined necessary to install utilities and/or trails outside of the limits of
clearing and grading as shown on the CDP/FDP, they shall be located in the least disruptive
manner necessary as determined by Urban Forest Management, DPWES. A replanting plan shall
be developed and implemented, subject to approval by Urban Forest Management DPWES, for
any areas outside the limits of clearing and grading that must be disturbed.

During any clearing or tree/vegetation/structure removal or transplantation of vegetation on the
Application Property, a representative of the Applicant shall be present to monitor the process
and ensure that the activities are conducted-as proffered and as approved by Urban Forest




Management, DPWES. The Applicant shall retain the services of a certified arborist or
landscape architect to monitor all construction work and tree preservation efforts in order to
ensure conformance with all tree preservation proffers/conditions, and Urban Forest - -
Management, DPWES approvals. The monitoring schedule shall be described and detailed in th
landscaping plan, and reviewed and approved by Urban Forest Management, DPWES. '

12.  Traffic Signal. The Applicant shall submit a traffic signal warrant analysis of the Land
Bay V-B entrance onto Fair Lakes Circle most proximate to Tax Map Parcel 55-2-((1))-18,
subject to review and approval by VDOT, two years from the date of issuance of the first N
occupancy permit for the new multi-family residential building to be constructed in Land Bay
V-B, but not later than the time of final bond release for the residential building. . Only if deemed
warranted based upon the above analysis, the Applicant shall design and install a traffic signal at
said intersection. If, based on said analysis, VDOT determines that a traffic signal isnot =~
warranted, then the Applicant shall be released from this proffer obligation and escrowed funds, |
if any have been posted by the Applicant towards said signal, shall be returned to the Applicant.

13. Bus Shelter. The Applicant shall provide one (1) bus shelter, with no requirement for a
turnoff lane or additional road improvements, along Fair Lakes Circle, in the vicinity of the
multi-family building, as determined by the Director of DPWES at the time of building permit
issuance for that building, only (i) if a bus shelter has not been constructed by that time by
others, and (ii) if it is determined that scheduled public or private bus service shall utilize said
shelter. If the shelter is provided, the Applicant shall maintain the shelter and said maintenance
. obligation shall be provided for in Condomininm Owners Association documents. :

14, Trails. The Applicant shall providg a four-foot wide, concrete sidewalk along Fair Lakes
Circle starting at the muti-family entrance and extending up to the second median break to the
‘east (approximately 1,000 feet) and up to the next median break to the west (approximately
1,000 feet), as depicted on the FDPA, prior to issuance of the 60" RUP. '

15. Office Transportation Demand Management. The new office owner shall provide:

(1) dissemination of Transportation Demand Management materials discussing available transit

- information, car/van pooling formation, and the Metrocheck program to lessces/purchasers;

. (ii) convenient parking in preferred locations of office parking structures for car pool/van pool
use; (iii) broadband, high capacity data/network connections to the office building; and .
(iv) bicycle storage facilities in the office building or in the adjacent office building on Tax Map
35-2-((1))-9A.

16. . Residential Transportation Demand Management. To encourage.car and vanpooling,
at the time of the initial sale of each residential unit, or if the building is a rental building, then at
the time of entering into each respective initial lease, the Applicant shall provide to the initial
purchaser, or to the initial lessee if a rental building, information about the County’s ridesharing
program. In addition, the Applicant shall: (i) make available Metro maps, schedules and forms,
ridesharing and other relevant transit options in the respective initial residential sale/lease
packages; (ii) make said information available to owners/tenants in a common area of the
building; (iii) provide amenities for bicycle storage; and (iv) provide a sidewalk system designed
to encourage/facilitate pedestrian circulation as shown on the FDPA. -




17.  Fair Lakes Shuttle. The multi-family community shall participate in the Fair Lakes
Shuttle program as long as it is operated by the Fair Lakes League or similar Owners
Assoc:at:on

18.  Noise Attenuation. Wyle has prepared a Traffic Noise Analysis of the Property dated
January 7, 2005. This report provides an analysis of noise impacts associated with Route 66.
‘The Applicant shall submit the report to DPWES with submission of the site plan. Based on the
‘ ﬁndmgs of that report, the Applicant shall provide the following noise attenuation measures:

(i) In order to reduce interior noise to a level of approxlmately 45 dBA Ldn,
" units in the residential building which is projected to be impacted by
highway noise from Route 66 having levels projected to be above 65 dBA
Ldn, shall be constructed w1th the following acoustlca.l measures:

Exterior walls shall have a laboratory sound transmission class (STC)
rating of at least 39. Doors and glazing shall have a laboratory STC rating
of at least 28 unless glazing constitutes more than 20% of any fagade
exposed to noise levels above Ldn 65 dBA. If glazing constitutes more
than 20% of an exposed fagade, then the glazing shall have an STC rating
of at least 39. All surfaces should be sealed and caunlked in accordance

* with methods approved by the American Society for Testing and Materials
(ASTM) to minimize sound transmission. Any units requiring lmtlgatlon
shall be identified on the site plan.

@i) Prior to the issuance of building permits, alternative interior noise
attenuation measures may be provided subject to the implementation of a
refined noise study as reviewed and approved by DPWES after
consultation with the Department of Planning and Zoning.

(iii) Noise impacts shall be attenuated on the pool deck facility to reduce the
highway noise levels to 65 dBA. .

19.  Lighting. All outdoor lighting ﬁxtures shall be in accordance with the Performance
Standards contained in Part 9 (Outdoor Lighting Standards) of Article 14 of the Zoning
- Ordinance. Fixtures used to illuminate streets, parking areas and walkways shall not exceed
. forty (40) feet in height, shall be of low intensity design and shall utilize full cut-off fixtures
- which shall focus directly on the Property. All upper level parking deck hghtmg fixtures shall
not exceed a height of twenty (20) feet. _

20. Energy Efficiency. All residential units shall meet the thermal standards of the CABO
Model Energy Program for energy efficient homes, or its equivalent, as determined by DPWES.

21.  Private Street Design. Both the streets and sidewalks shall be constructed in
conformance with Public Facilities Manual TS 5A Standards with regard to design, depth of
pavement and materials consistent with public streets and sidewalk standards.” The Applicant
shall be responsible for the maintenance of all private streets and sidewalks.




22.  Temporary Signs. No temporary signs (including "Popsicle” style paper or cardboard
signs) which are prohibited by Article 12 of the Zoning Ordinance, and no signs which are -
prohibited by Chapter 7 of Title 33.1 or Chapter 8 of Title 46.2 of the Code of Virginia shall be
Placed on- or off-site by the Applicant or at the Applicant's direction to assist in the initial sale or
rental of residential units on the Property. Furthermore, the Applicant shall direct its agents and
employees involved in marketing and sale and/or rental of residential units on the Property to
adhere to this proffer. -

23.  Successors and Assigns. Each reference to "Applicant” in this Proffer Statement s_haﬂ
include within its meaning, and shall be binding upon, Applicant's successor(s) in interest and/or
developer(s) of the site or any portion of the site. , ' '

24. Couhtel_parts. To facilitate execution, this Proffer Statement may be executed in as
many counterparts as may be required. It shall not be necessary that the signature on behalf of
all the parties to the Proffer Statement appear on each counterpart of this Proffer Statement. All
counterparts of this Proffer Statement shall collectively constitute a single instroment.

[SIGNATURES ON FOLLOWING PAGES)




THE PETERSON COMPANIES, L.C., Applicant

BY: _&_Mjg CLJL

NAME: James W. Todd
TITLE: Manager :

FAIR LAKES NORTH AND SOUTH L. C Title
Owner of Parcel 45-4-((1))-25E

BY: FAIR LAKES NORTH & SOU'I'H, lNC lts
Manager

. B?:__%//:—Z ﬁ%————-—

NAME:_ William E, Feterson
TITLE: Vice President

PARKWAY WOODS L. C., Title Owner of. Parcel
45-4-((11))-42

BY: PARKWAY WQODS, INC,, its

BY:.
NAME? Steven B, Peterson
TITLE:_ Vice President

FAIR LAKES ONE L..L.C,, Tlﬂe Owner of Parcel
55—2-((]))-6 o

BY: FAIR LAKES ONE, INC., j

BY: -
NAME: Steven B. Peterson
TITLE: Vice President




EAST MARKET RETAIL L.C., Tu‘le Owner of
Parcel 55-2-((1))-64.4

BY:

NAME: /Steven B. Peterson.

TITLE:_ _Manager _

FAIR LAKES TWO L L.C., Title Owner of Parcel
55-2-((1)-8
BY: FAIRLAKES

INC. its Mana

BY:

NAME: Steven B, Peterson

TITLE: Vice President

HYATT PLAZA LIMITED PAR_TNERSHIP Title
Owner of Parcel 55-2-((1))-94 .

BY: FAIR LAKES HYATT LIMITED
PAR’INERSH]P, its General Partner

BY: FAIR LAKES OF VIRGINIA INC its
‘General Partne'r

BY: __;_____)\&A <l

- NAME:__ Japes W. Todd _

TITLE:__ vice President

FAIR LAKES HI L.C., Title Owner of Parcel .
55-2-((1))-1141

BY: FAIR LAKES IIL, INC., its Manag




-
BUILDING IV ASSOCIATES L.C., Title Owner of

Parcel 55-2-((1))-11B1

BY: BUILDING IV ASSOCIATES, INC,, lts
Manager

William E. Peterson
TITLE. Vice President

BUILDING V ASSOCIATES L.P., Title Owner of
© Parcel 55-2-((1))- IICI B

BY: BUILDING V ASSOCIATES, INC,, its
General Partner '

James W. Todd
TITLE President

BUILDING VH ASSOCIATES L. C Title Owner
of Parcel 55-2-((1))-11D .

BY: BUILDING VI INVESTMENTS L.C.,its
Managing Mem «

BY:
NAME: Steven B. Peterson

TITLE: __ Manager

FAIR LAKES ASSOCIATES L. C., Tzrle Owner of
Parcel 55-2-((1))-18

S W

- NAME: James W, Todd

TITLE:___ Manager




C N C X | APPENDIX 7

COMMONWEALTH OF VIRG:.. .

COUNTY OF FAIRFAX e e . G

Prrrick M. Hanlon, Vice Chairman

4100 CHAIN BRIDGE ROAD Suzann £, Harewl, Secrotary
FAIRFAX, VIRGINIA 22030 Mars A. e, Pakamormarion
Jomes C. Wyckot! Jv., Exscutive Director __c_m
Serbars J. Lippa, Deputy Exective Direcior '
Mary A. Pescos, Clerk to the Comanission N
‘ Corl L. Solt, Jr.
July 23, 1991 Henry £. Strickiend
Avin L. Thomes

Francis A. McDermott, Esquire
Hunton & Williams

3050 Chain Bridge Rd., Suite 600
Fairfax, VA 22030

RE: FDPA-82-P-069-1-10
FDPA-82-P--069-8-3
FDPA-82-P-069-10-2
FAIR LAKES PARTNERSHIP
Providence District

. Dear Mr. McDermott:

This will serve as your record of the Planning Commigsion’s action
on the above-noted applications by Fair Lakes Partnership, in the Providence
District.

) On Wednesday, July 17, 1991, the Planning Commission voted 6-0-1
(Commissioner Harsel abstaining; Commissioners Bobzien, Byers, Sell, and
Thomas not present for the vote) to approve FDPA-82-P-069-1-10,
FDPA-82-P-069-8-3, and FDPA-82-P-069-10-2, subject to all development
conditions previously accepted, except as superceded by the following
development conditions:

1. Development of the site shall be in conformance with the FDPA
entitled "Portion of Land Bay V-A, Fair Lakes", and prepared by
Dewberry and Davis, which is dated March 5, 1991 as revised
through June 24, 1991 and these conditions.

[ L

E; 2. To reduce the visual impact of the proposed structure,
supplemental plantings consisting of seasonal flowers and
ornamental shrubs shall be provided slong the frontage and
western side of the building as determined by the County
Arborist. 1In addition, a plaza area with outdoor seating slso
locted in front of the structure (Building VI) shall be
incorporated into the landscaped design of the new building.

%
=2
& % As determined by DEM s uniform pedestrian connection shall be
z %, provided by extending the proposed trail located along the
‘%% " frontage of the proposed structure to the Fair Lakes I office

building.




Francis A. McDermott
August 7, 1991

Page 2

4. All secondary uses proposed on the Final Development Plan shall be
located within the office structures and designed to serve only the
tenants of the Fair Lakes Development. 1In addition, free standing
fast food restaurants, additional drive-thru facilities, or child
care centers shall not be permitted without the approval of a Final
Development Plan Amendment. This condition shall not preclude
development of the previously approved drive-thru bank located in

this Land Bay.

5. Should the principal use in Building VI be office, the size of the
structure shall be reduced within the building envelope depicted on
the FDP and parking shall be provided in accordance with the parking
and loading standards based on final use(s) as determined by the
Department of Environmental Management. Additional parking shall be
located s0 as to not encroach into areas depicted as tree save as
determined by the Urban Forester.

6. The design of the proposed structure shall be architecturally
compatible with the surrounding buildings located within Fair Lakes

as determined by DEM.

7. Signage and lighting for the application property shall be in
conformance with the Fair Lakes Comprehensive Sign Plan.

For your information, a copy of the verbatim excepts from the
Commission's action on this application is attached. Should you have any
questions on the above actions, please do not hesitate to contact me.

Sincerely,
N, ieps

Barbara J. Lippa
Deputy Director

\Z\) ‘.\Wﬂ - Yot

Attachment: A/S

cc: Katherine Hanley, Superviser, Providence District
Patrick Hanlon, Gommissioner, Providence District
Theresa Hooper, Staff Coordinator, OCP
July 17, 1991 Date File
Y-2 File




Planning Commission Meeting
July 17, 1991
Verbatim Excepts

FDPA-82-P-069-1-10 — FAIR LAKES PARTNERSHIP
FDPA-82-P-069-8-3 - FAIR LAKES PARTNERSHIP
FDPA-82-P-069-10-2 — FAIR LAKES PARTNERSHIP

After Close of the Public Hearing

Chairman Murphy: Close the public hearing and recognize Mr. Hanlon.

Commissioner Hanlon: Mr. Chairman, this is one -- a particularly good staff
report from Mrs. Hooper who is getting a great deal of recognition these days
for the high quality staff work that she has done. I think that the issues
are adequately addressed in the staff report, and for the reasons that are
gtated in the staff report dated July 3rd, and the addendum dated July 17th, I
MOVE THAT THE PLARNING COMMISSION APPROVE THESE FDPAS, SUBJECT TO THE
DEVELOPMENT CONDITIONS CONTAINED AS ATTACHMENT 1 TO THE STAFF REPORT ADDENDUM
AS REVISED JULY 17TH, 1991.

Commissioner Hubbard: Second.

‘Chairman Murphy: Seconded by Mr. Hubbard. Discussion of the motion? All
those in favor of the motion to approve these associated FDPs, say aye.

Commissioners: Aye.

Chairman Murphy: Opposed?

Commissioner Harsel: I abstain.

Chairman Murphy: Motion carries. Mrs. Harsel abstains.
Commissioner Harsel: I used to vote no.

Chairman Murphy: I know you did. You're sort of softening with old -- not
old age, when you become a grandmother.

vy

(The motion passed by a vote of 6-0-1 with Commissioner Harsel abstaining;
Commissioners Bobzien, Byers, Sell and Thomas not present for the vote.)

SLS




Y
)

NNV ‘Jr,_:hw LIS
S w.wi_r i

-
“I"a“nllllu

g | WG TOE ISR

"-l-
REREImAT RS

T
N Ty = FRIRLAKE i
a N, FEIBLAKES Lowia
SO Sl OV

LIMITS OF
FOPA 02-P-089-4-2, -

s el %
At

i 4{ 5 a.m..u 0 e, o cxmprnon EXISTING & AIPHALT TRAIL
o, R ] PNTED W BXISTING ¥ A HALT TRAI
ey miem TYTYOOT gXISTING YROBTATION
-~ Rl o g DEWIERRY & DAV Oy Ton YRARTATION TO 88 PREISAYED
g - s PHOFOSED " SIDE¥ALK
Svvessamn  RELOCATED 4+ ARPHALT TRAIL —
el
TPy jg-py || R b=
My I W=-gtan

LTS OF

A

Iy, S

o R — :

i

~

A\

Illil
R n ot w 3y ﬁ/ ~
Y /AN
Ty Ry
i f.a“".” \ - .M: .... —4
" ‘Mn¢m VNS

IDSCAPE LEGEND

O euatma oaciovous Tes

0 ARSI OANAMENTAL TRGK

@  GITwG EvaRertEn TR

Wy PACPORED SYERGANEN ANGIOA
DECIDUGUS BHAUS MASS

FAOPOSED DECIVOUS TREL ANDIOR ORNAMENTAL
TALR X'-8 WE" QAL

el ATEAMWATER

<o WANABERENT PACKITY- Yy |

AWAT FOND|

VICINITY MAP
T=2000

TABULATION

BRISTING JANITARY SAWRA
PROFOIRD JANITARY JAWAR
BAEFTING WATHALINE
PROIOIED WATEALINE

»-;eu. LIMIT OF 108 YRAR
..aa‘..b_z

Survepers

Dewberry & Davis
i gk

61 Arkngeon Blvd .,
A Se-0100

rors se-r-pae-w-1 | Architects

AMPPLICATION MO,
Foba M-P-l4~1=-W
POP S0-P=004=8-1

FAMEAX

T

BUFAIR LAECES ccor -+

PROVIDENCE DISTA

3
s
g
3
M
by
z
¥
%

BN v i




v v APPENDIX 8

FINAL DEVELOPMENT PLAN AMENDMENT CONDITIONS

FDPA 82-P-069-08-4
April 27, 2005

- If itis the intent of the Planning Commission to approve an office development
located at Tax Map 55-2 ((1)) 6A and 8, staff recommends that the Planning
Commission condition the approval by requiring conformance with the following _
development conditions, which supersede all previously approved conditions as they
- pertain to this site. An asterisk denotes conditions carried fowvard from
' FDPA 82-P-069-08-3.

1.' - Development of the property shall be in substantial conformance with the Final
Development Plan Amendment entitle “Fair Lakes Land Bay V-A” prepared by
. Dewberry & Davis LLC consisting of three sheets dated August 9, 2004, as
revised through January 27, 2005.

2, The existing trail located south of the site, along Fair Lakes Clrcle shall be
extended into the site as determined by DPWES.

.3 All secondary uses proposed on the Final Development Plan shall be located

within the office structure and designed to serve only the tenants of the Fair
Lakes development. in addition, free standing fast food restaurants, drive-thru
facilities, and child care centers shall not be permitted without the approval of a
Final Development Plan Ame'ndment * :

4, Signage shall be in conformance with the Fair Lakes Comprehenswe Sign Plan
- as may be amended.*

-5, Upon request by VDOT, easements shall be provided at no cost for the
improvements to the interchange for Fair Lakes Parkway and Fairfax County
Parkway.




FINAL DEVELOPMENT PLAN AMENDMENT CONDITIONS
FDPA 82-P-069-01-13
April 27, 2005

If it is the intent of the Planning Commission to approve an office development
located at Tax Map 55-2 ((1)) 6, staff recommends that the Planning Commission
condition the approval by requiring conformance with the following development
conditions, which supersede all previously approved conditions as they pertain to this
site. An asterisk denotes conditions carried forward from FDPA 82-P-069-01-10.

1. Development of the property shall be in substantial conformance with the Final
Development Plan Amendment entitle “Fair Lakes Land Bay V-A” prepared by
Dewberry & Davis LLC consisting of three sheets dated August 9, 2004, as

revised through January 27, 2005.

2. The existing trail located south of the site, along Fair Lakes Circle, shall be
extended into the site as determined by DPWES.

3. All secondary uses proposed on the Final Development Plan shall be located
within the office structure and designed to serve only the tenants of the Fair
Lakes development. In addition, free standing fast food restaurants, drive-thru
facilities, and child care centers shall not be permitted without the approval of a

Final Development Plan Amendment.”

4. Signage shall be in conformance with the Fair Lakes Comprehensive Sign
Pian, as may be amended.”

5. Upon request by VDOT, easements shall be provided at no cost for the
improvements to the interchange for Fair Lakes Parkway and Fairfax County

Parkway.




FINAL DEVELOPMENT PLAN AMENDMENT CONDITIONS

FDPA 82-P-069-06-8 and FDPA 82-P-069-11-3
May 31, 2005

If it is the intent of the Planning Commission to approve FDPA 82—P-069-06-8

and FDPA 82-P-069-11-3 for a mixed-use development located at Tax

Maps 55-2 ((1)) 9A and 18, staff recommends that the Planning Commission condition
the approval by requiring conformance with the following development conditions, whlch
supersede all previously approved conditions as they pertain to this site.

1.

Development of the property shall be in substantial confbrmanCe with the Final
Development Plan Amendment entitied “Fair Lakes Land Bay V-B" prepared by
Dewberry & Davis LLC consisting of seven sheets dated September 21, 2004, as
revised through April 13, 2005.

- All secondary uses proposed on the Final Development Plan shall be located

within the office structure and designed to serve only the tenants of the Fair
Lakes development. In addition, free standing fast food restaurants, drive-thru
facilities, and child care centers shall not be permitted without the approval of a
Final Development Plan Amendment. :

Signage shall be in conformance with the Fair Lakes Comprehenswe Slgn Plan
as may be amended. : :

The distances depicted on the FDP between the parking garage and
interstate-66 right-of-way shall be considered minimum distances. a

The top level of the parking deck shall have a minimum of five percent interior
landscaping and planters or hanging planters along the parapet walls. The .
planters shall not run continuously but shall be designed to break up the top
edge of the parking deck. The fagade of the parking decks shall be treated with
colored spandrels with architectural treatment. Such treatment shall consist of
colors and building materials that match those of the adjacent office, as
determined by DPWES.

Showers and Iockers shall be provided w:thm the proposed off' ce building.

If provided, penthouses shall be for mechanlcal equupment and shall not exceed
twenty-five feet and be in accordance with the limitations of Sect. 2-506 of the
Zoning Ordmance

As depicted on “Hyatt Plaza Landscape Exhibit” prepared by Lewis, Scully,

~Gionet and dated May 24, 2005 (Attachment 1), an amenity area with benches,

tables and grilles, shall be provided within the tree save area at the north end of



. -

~ the multi-family building; and benches and significant additional Iandscaping
shall be provided at the major building entry to the muliti-family bualdlng (eastem
side).

Three crosswalks shall be provided between the multl-famlly building and the
hotel, generally as shown on Attachment 1.
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APPENDIX 9
County of Fairfax, Virginia

MEMORANDUM

DATE: August 17, 2007

TO: Regina Coyle, Director
- Zoning Evaluation Division, DPZ

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

SUBJECT: Comprehensive Plan Land Use and Environmental Analysis:
PCA 82-P-069-17
FDPA 82-P-069-08-05
CDPA 82-P-069-03-03
Fair Lakes — Land Bay V-A - Residential

This memorandum, prepared by John R. Bell, includes citations from the Comprehensive Plan
that provide guidance for the evaluation of the above referenced Conceptual Development
Plan/Final Development Plan Amendment (FDPA) dated February 27, 2007, as revised
through August 1, 2007 and proffers dated June 7, 2007, as revised through August 2, 2007.
The extent to which the proposed use, intensity and development plans are consistent with the
guidance contained in the Comprehensive Plan, is noted.

DESCRIPTION OF THE APPLICATION

The development proposal is for the construction of a single, thirteen-story, multi-family
residential structure and structured parking. The proposed building height will be up to one
hundred thirty-five (135) feet. The proposed floor area for the residential building is noted as
approximately 300,000 square feet. Sub-Units H1 and H2 were the subject of a Plan
Amendment to provide an option for office and residential uses in this portion of the existing
Fair Lakes development subject to certain conditions noted in the Comprehensive Plan. The
site is currently zoned PDC, which will not be changed. The applicants are seeking an overall
floor area ratio (FAR) of approximately 1.30 for the combined existing and proposed
development. Parking requirements for the combined office and residential uses are noted as
1,101 spaces provided in a mix of 106 surface parking spaces, 537 structure garage parking
spaces for the office and 458 structured residential parking spaces.

LOCATION AND CHARACTER OF THE AREA

The subject property is located in Sub-Unit H1 and H2 of the Fairfax Center Area. The site is
located between the Fairfax County Parkway, Fair Lakes Parkway and Fair Lakes Circle. The

Department of Planning and Zoning

Planning Division

12055 Government Center Parkway, Suite730

Fairfax, Virginia 22035-5509

Phone 703-324-1380

Excellence * Innovation * Stewardship Fax 703-324-3056
Integrity * Teamwork * Public Service www.fairfaxcounty.gov/dpz/




Regina Coyle

PCA 82-P-069-17
FDPA 82-P-069-08-05
CDPA 82-P-069-03-03
Page 2

proposed development will have access from Fair Lakes Circle. Much of this land unit has
been developed with office uses. An adjoining land area is currently under consideration for
additional office development with a proposed height of up to 9-stories. The subject property
and all surrounding properties are zoned PDC.

COMPREHENSIVE PLAN

Fairfax County Comprehensive Plan, 2007 Edition, Area III, Fairfax Center Area, as amended
through September 25, 2006, Land Unit Recommendations, Sub-Units H1 and H2, pages 65-
67:

“These sub-units are planned for office mixed-use. Office development that incorporates
architectural excellence, preservation and enhancement of natural features, uniform signing,
lighting and landscaping systems and quality roadway entry treatments are development
elements that must be achieved to justify the overlay level.

The following options exist for development above the planned and approved .25 FAR overlay
level. Densities and uses specified in these options are only appropriate for the sites described.
These uses and densities are not to be transferred to other locations within the Fairfax Center
Area.

As an option at the overlay level, the redevelopment of the surface parking lot associated with
Tax Map 55-2((1))8 may be appropriate for up to 350,000 SF of residential development if the
following conditions are met:

. Any residential development under this option will be deemed to be the high end of
the Plan density range for affordable housing calculations. The provision of
workforce housing to accommodate the needs of individuals or families making
from 70 to 120 percent of the County’s median income is encouraged;

. Pedestrian connections are provided to the surrounding land uses. This should
include attractive pavement treatments, safe crossings, and high-quality landscape
features;

. Buffering and screening along Fair Lakes Circle should be provided to mitigate the
visual impact of the existing retail commercial center on the residential use. Any
new development should minimize the loss of mature trees located in existing
buffer areas along public roads;

. High quality site and architectural design for buildings and parking structures,
including compatibility with adjacent buildings, should be provided to acknowledge
this prominent location in the Fair Lakes development;

. A publicly accessible urban park or park features should be included on the site,
such as major or minor plazas, gathering spaces, athletic courts, tot lots, special
landscaping, street furniture and pedestrian amenities. Impacts on Park Authonty

O:\2()07_Development_Review_Reports\Rezonings\PCA_SZ-P—OG‘)-]7_Fair_Lakes_Residenﬁa]_LB—V-A_envlu.doc
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PCA 82-P-069-17
FDPA 82-P-069-08-05
CDPA 82-P-069-03-03
Page 3

resources should be offset through the provision of or contribution to active
recreation facilities in the service area of the development;

. Public, pedestrian access should be provided to the lake to the northeast of the site
to allow future residents to benefit from this existing amenity; and

. Any development should mitigate the impact of the residential use on public
schools.

Transportation

Transportation improvements should be provided to mitigate the impact associated with
development above the .25 FAR overlay level. The intersection of the Fairfax County
Parkway and the Fair Lakes Parkway is above capacity, and a grade-separated interchange is
planned and under design. Additional mitigation measures to facilitate construction of this
interchange should be provided with new development above the .25 FAR overlay level. Any
development should be coordinated with the Fairfax County HOV Design Study.

Improved bus service may be needed to serve additional development. A safe and efficient
pedestrian system should link the key areas in Fair Lakes to provide appropriate connections
between office, retail, hotel and residential uses. :

LAND UNIT SUMMARY CHART — LAND UNIT H

Sub-units Approximate Acreage
Hl 96
H2 62
Sub-units Recommended Land Use Intensity/ Density
' FAR Units/Acre
Baseline Level
H1, H2 RESIDENTIAL 1
Intermediate Level
H1, H2 OFFICE/MIX .14
Sub-units Recommended Land Use Intensity/ Density
FAR Units/Acre
Overlay Level
H1, West Portion H2 OFFICE/MIX 25 %

(SN 2007_;Development_Review_Reports\ Rezonings\PCA_82-P-069-1 7_Fair_Lakes_Residential_LB-V-A_envlu.doc
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PCA 82-P-069-17
FDPA 82-P-069-08-05
CDPA 82-P-069-03-03
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* Refer to Plan text for recommendations on options.
Note: These sub-units are within the Water Supply Protection Overlay District.

Comprehensive Plan Map: Fairfax Center Area

Fairfax County Comprehensive Plan, Policy Plan, 2007 Edition, Environment section as
amended through November 15, 2004, on page 5 through 8, the Plan states:

“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 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:

- Minimize the amount of impervious surface created.

- Site buildings to minimize impervious cover associated with driveways
and parking areas and to encourage tree preservation. . . .

Development proposals should implement best management practices to reduce runoff
pollution and other impacts. Preferred practices include: those which recharge groundwater
when such recharge will not degrade groundwater guality; those which preserve as much
undisturbed open space as possible; and, those which contribute to ecological diversity by the
creation of wetlands or other habitat enhancing BMPs, consistent with State guidelines and
regulations.”

In the Fairfax County Comprehensive Plan, Policy Plan, 2007 Edition, Environment section as
amended through November 15, 2004, on page 14, the Plan states:

“Objective 10:  Conserve and restore tree cover on developed and developing sites.
Provide tree cover on sites where it is absent prior to development.

Policy a: Protect or restore the maximum amount of tree cover on developed and
developing sites consistent with planned land use and good silvicultural
practices.

Policy b: Require new tree plantings on developing sites which were not forested

prior to development and on public rights of way.”

0:\2007_Development_Review_Reports\Rezonings\PCA_82-F-069-1 7_Fair_Lakes_Residential LB-V-A_envludoc
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PCA 82-P-069-17
FDPA 82-P-069-08-05
CDPA 82-P-069-03-03 -
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ANALYSIS
Use and Intensity

The subject property encompasses a portion of Sub-units H1 and H2 of the Fairfax Center
Area. As an option at the overlay level, the subject arca is planned for up to 350,000 square
feet of residential use provided that site-specific conditions are met. The applicants are
seeking to develop 300,000 square feet of residential use under this Plan option. The
application generally conforms to the Comprehensive Plan guidance for basic use and intensity
at this location.

Site-Specific Plan Conditions

The Plan option for residential use up to 350,000 square feet at this location may be considered
appropriate only if site-specific Plan conditions are met. Specifically, the Plan recommends
that pedestrian connections be provided to the surrounding uses, buffering and screening be
provided with limited impacts to existing tree cover, high quality design and architecture be
provided which is compatible with surrounding structures and a publicly accessible park or
plaza with extensive landscaping be provided, and provision of workforce housing is
encouraged.

The applicants are proposing to construct 300,000 square feet of residential development at this
location with 300 units inclusive of any affordable dwelling units and/or workforce housing.
The proposed building will be 13-stories and up to 135-feet in height. Parking for the existing
office and proposed residential at this location will be comprised of 1,101 spaces combined
surface and structured parking. Pedestrian connections are being provided for adequate
internal circulation as well as improvements to provide safe crossing to Roger Stover Drive at
Fair Lakes Circle.

A proposed public park is noted as 3,500 square feet and located at the front of the existing
office structure. In staff’s opinion the size of the proposed park and proposed amenities in that
area do not adequately serve the proposed development and do not meet Plan guidance for this
portion of the proposed development. Proffers for the proposed development could potentially
eliminate Affordable Dwelling Units (ADU’s) for the proposed development in favor of only
workforce housing units. Staff feels that provisions should be made for both ADU’s and
workforce housing. The applicants have made only limited commitments to architecture for
the proposed development with no commitment for materials, colors, windows and other
elements with only vague depictions provided in the development plan. The applicants should
commit to architectural details to ensure a high quality design and compatibility with
surrounding development. Staff in the Fairfax County Department of Transportation (FCDOT)
have also raised concerns regarding the adequacy of Transportation Demand Management
(TDM) proffers offered by the applicants.

O:\2007fDevelopmem_Revievaeports\Rezonings\PCA?BZ-P—O69-17_Fair_LakesﬁResident:iai_LB—V—A_envlu.doc




Regina Coyle

PCA 82-P-069-17
FDPA 82-P-069-08-05
CDPA 82-P-069-03-03
Page 6

Staff concludes that the residential development, as currently proposed, does not fully conform
to the site-specific Plan conditions and therefore does not justify the Plan option for residential
use.

Transportation

This application is part of a grouping of six applications for a combined total of up to 1.5
million additional square feet of office, retail, hotel and residential uses within the larger Fair
Lakes development. These applications have been filed following the approval of
Comprehensive Plan Amendments for this area. The addition of these uses to the existing
development will clearly result in impacts to the surrounding transportation infrastructure.
Given those impacts staff feels that it may be appropriate to seek funding from the applicants
to support major future infrastructure improvements, such as the Fairfax County Parkway and
Fair Lakes Parkway interchange, as well as the Fairfax Center Road Fund. More specific
guidance regarding transportation improvements and contributions will be subject to review,
commentary and recommendations from the Fairfax County Department of Transportation.

Environment

Water Quality

Issue:

Stormwater management and best management practices (BMP’s) for the subject property are
currently provided by an existing wet pond Jocated on a portion of the property. While the
applicants have noted that all required water quality improvement measures already exist at
this location, staff had requested that the applicants strongly consider providing additional
water quality measures for the proposed new development. Additional Low Impact
Development (LID) measures could provide additional water quality improvement for the
proposed development.

Resolution:

Staff feels that there are additional opportunities to improve water quality with the proposed
development. The applicants have not noted any additional water quality improvement
measures beyond the existing facilities for this site. Provisions for filterras, porous pavement,
green roof areas, rain gardens or other LID measures are strongly encouraged and should be
incorporated into the proposed new development. Any final determination regarding
stormwater management and best management practice (BMPs) for the proposed development
will be made by staff in the Department of Public Works and Environmental Services
(DPWES). :

O:\2007_Development_Review_Reports\Rezonings\PCA_SZ-P—069—17_Fair_Lai<es_ResidentiaLLB—V-A_envlu.doc
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PCA 82-P-069-17
FDPA 82-P-069-08-05
CDPA 82-P-069-03-03
Page 7

Tree Cover
Issue:

Staff feels that the applicants have made a limited effort to preserve existing tree cover for the
proposed development. While the Plan supports redevelopment of the surface parking areas at
this location, the proposed developed clearly extends beyond the existing surface parking areas
into areas currently covered with existing trees. Staff had also noted that tree preservation
within the public park area appeared to be limited with alternatives noted by staff that might
have resulted in greater trec preservation apparently not pursued without additional
justification to staff. '

Resolution:

The applicants have provided proffered commitments to make all reasonable efforts to preserve
some areas of existing tree cover within the area of the proposed development. Staff continues
to encourage the applicants to expand the public park area and associated tree preservation as
part of any proposed development at this location. Any future tree preservation efforts should
be coordinated with staff from the Urban Forestry Branch in the Department of Public Works
and Environmental Management.

PGN:JRB

O:\2007 _Development_R eview_Reports\ Rezonings\PC A_82-P-069-17_Fair_Lakes_Resid ential_LB-V-A_envlu.doc




APPENDIX 10

FAIRFAX COUNTY COMPREHENSIVE PLAN, 2007 Edition POLICY PLAN
Land Use — Appendix, Amended through 3-1 2-2007 p "
age

APPENDIX 9
RESIDENTIAL DEVELOPMENT CRITERIA

Fairfax County expects new residential development to enhance the community by: fitting
into the fabric of the neighborhood, respecting the environment, addressing transportation impacts,
addressing impacts on other public facilities, being responsive to our historic heritage, contributing
to the provision of affordable housing and, being responsive to the unique site specific
considerations of the property. To that end, the following criteria are to be used in evaluating zoning
requests for new residential development. The resolution of issues identified during the evaluation of

[

a specific development proposal is critical if the proposal is to receive favorable consideration.

Where the Plan recommends a possible increase in density above the existing zoning of the
property, achievement of the requested density will be based, in substantial part, on whether
development related issues are satisfactorily addressed as determined by application of these
development criteria. Most, if not all, of the criteria will be applicable in every application;
however, due to the differing nature of specific development proposals and their impacts, the
development criteria need not be equally weighted. If there are extraordinary circurmstances, a single
criterion or several criteria may be overriding in evaluating the merits of a particular proposal. Use
of these criteria as an evaluation tool is not intended to be limiting in regard to review of the
application with respect to other guidance found in the Plan or other aspects that the applicant
incorporates into the development proposal. Applicants are encouraged to submit the best possible
development proposals. Inapplying the Residential Development Criteria to specific projects and in
determining whether a criterion has been satisfied, factors such as the following may be considered:

the size of the project

e site specific issues that affect the applicant’s ability to address in a meaningful way
relevant development issues

e whether the proposal is advancing the guidance found in the area plans or other planning
and policy goals (e.g. revitalization).

When there has been an identified need or problem, credit toward satisfying the criteria will
be awarded based upon whether proposed commitments by the applicant will significantly advance
problem resolution. In all cases, the responsibility for demonstrating satisfaction of the criteria rests
with the applicant.

1. Site Design:

All rezoning applications for residential development should be characterized by high quality
site design. Rezoning proposals for residential development, regardless of the proposed
density, will be evaluated based upon the following principles, although not all of the
principles may be applicable for all developments.

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

d)

2.

Layout: The layout should:

» provide logical, functional and appropriate relationships among the various parts (.
. g. dwelling units, yards, streets, open space, stormwater management facilities,

existing vegetation, noise mitigation measures, sidewalks and fences);

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

e include usable yard areas within the individual lots that accommodate the future
construction of decks, sunrooms, porches, and/or accessory structures in the layout
of the lots, and that provide space for landscaping to thrive and for maintenance
activities;

 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;

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

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

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

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

Neighborhood Context:

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

transitions to abutting and adjacent uses;

lot sizes, particularly along the periphery;

bulk/mass of the proposed dwelling units;

setbacks (front, side and rear);

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

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

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

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

3. Environment:

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

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

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

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

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

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

f)  Lighting: Developments should commit to exterior lighting fixtures that minimize
neighborhood glare and impacts to the night sky.

g) Energy: Developments should use site design techniques such as solar orientation and
landscaping to achieve energy savings, and should be designed to encourage and
facilitate walking and bicycling.

4. Tree Preservation and Tree Cover Requirements:

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

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

a) Transportation Improvements: Residential development should provide safe and
adequate access to the road network, maintain the ability of local streets to safely
accommodate traffic, and offset the impact of additional traffic through commitments to
the following:

e Capacity enhancements to nearby arterial and collector streets;

o Street design features that improve safety and mobility for non-motorized forms of
transportation;

Signals and other traffic control measures;

Development phasing to coincide with identified transportation improvements;
Right-of-way dedication;

Construction of other improvements beyond ordinance requirements;

Monetary contributions for improvements in the vicinity of the development.

b) Transit/Transportation Management: Mass transit usage and other transportation
measures to reduce vehicular trips should be encouraged by:

Provision of bus shelters;

Implementation and/or participation in a shuttle bus service;

Participation in programs designed to reduce vehicular trips;

Incorporation of transit facilities within the development and integration of transit
with adjacent areas;

¢ Provision of trails and facilities that increase safety and mobility for non-motorized
travel.

c) Interconnection of the Street Network: Vehicular connections between
neighborhoods should be provided, as follows:

» Local streets within the development should be connected with adjacent local streets
to improve neighborhood circulation;

e When appropriate, existing stub streets should be connected to adjoining parcels. If
street connections are dedicated but not constructed with development, they should
be identified with signage that indicates the street is to be extended;

o Streets should be designed and constructed to accommodate safe and convenient
usage by buses and non-motorized forms of transportation;

e Traffic calming measures should be implemented where needed to discourage cut-
through traffic, increase safety and reduce vehicular speed;

e The number and length of long, single-ended roadways should be minimized;
Sufficient access for public safety vehicles should be ensured.
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d) Streets. Public streets are preferred. If private streets are proposed in single family
detached developments, the applicant shall demonstrate the benefits for such streets.
Applicants should make appropriate design and construction commitments for all private
streets so as to minimize maintenance costs which may accrue to future property owners.
Furthermore, convenience and safety issues such as parking on private streets should be
considered during the review process.

¢) Nown-motorized Facilities: Non-motorized facilities, such as those listed below, should

be provided:

s Connections to transit facilities;

e 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;

o Offsite non-motorized facilities, particularly those included in the Comprehensive
Plan;

e 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 of the street is proposed, the applicant shall demonstrate
the public benefit of a limited facility.

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

6. Public Facilities:

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

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

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

Furthermore, phasing of development may be required to ensure mitigation of impacts.
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7. Affordable Housing:

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

a) Dedication of Units or Land: 1f the applicant elects to fulfill this criterion by providing
affordable units that are not otherwise required by the ADU Ordinance: a maximum
density 0f 20% above the upper limit of the Plan range could be achieved if 12.5% of the
total number of single family detached and attached units are provided pursuant to the
Affordable Dwelling Unit Program; and, a maximum density of 10% or 20% above the
upper limit of the Plan range could be achieved if 6.25% or 12.5%, respectively of the
total number of multifamily units are provided to the Affordable Dwelling Unit Program.
As an alternative, land, adequate and ready to be developed for an equal number of units
may be provided to the Fairfax County Redevelopment and Housing Authority or to such
other entity as may be approved by the Board.

b) Housing Trust Fund Contributions: Satisfaction of this criterion may also be achieved
by a contribution to the Housing Trust Fund or, as may be approved by the Board, a
monetary and/or in-kind contribution to another entity whose mission is to provide
affordable housing in Fairfax County, equal to 0.5% of the value of all of the units
approved on the property except those that result in the provision of ADUs. This
contribution shall be payable prior to the issuance of the first building permit. For for-
sale projects, the percentage set forth above is based upon the aggregate sales price of all
of the units subject to the contribution, as if all of those units were sold at the time of the
issuance of the first building permit, and is estimated through comparable sates of similar
type units. For rental projects, the amount of the contribution is based upon the total
development cost of the portion of the project subject to the contribution for all elements
necessary to bring the project to market, including land, financing, soft costs and
construction. The sales price or development cost will be determined by the Department
of Housing and Community Development, in consultation with the Applicant and the
Department of Public Works and Environmental Services. Ifthis criterion is fulfilled by
a contribution as set forth in this paragraph, the density bonus permitted in a) above does

not apply.
8. Heritage Resources:

Heritage resources are those sites or structures, including their landscape settings, that
exemplify the cultural, architectural, economic, social, political, or historic heritage of the
County or its communities. Such sites or structures have been 1) listed on, or determined
eligible for listing on, the National Register of Historic Places or the Virginia Landmarks
Register; 2) determined to be a contributing structure within a district so listed or eligible for
listing; 3) located within and considered as a contributing structure within a Fairfax County
Historic Overlay District; or 4) listed on, or having a reasonable potential as determined by
the County, for meeting the criteria for listing on, the Fairfax County Inventories of Historic
or Archaeological Sites. .

In reviewing rezoning applications for properties on which known or potential heritage
resources are located, some or all of the following shall apply:
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g)

h)

Protect heritage resources from deterioration or destruction until they can be
documented, evaluated, and/or preserved; ‘

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

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

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

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

Document heritage resources to be demolished or relocated;

Design new structures and site improvements, including clearing and grading, to enhance
rather than harm heritage resources;

Establish easements that will assure continued preservation of heritage resources with an
appropriate entity such as the County’s Open Space and Historic Preservation Easement
Program; and

Provide a Fairfax County Historical Marker or Virginia Historical Highway Marker on or

near the site of a heritage resource, if recommended and approved by the Fairfax County
History Commission.

ROLE OF DENSITY RANGES IN AREA PLANS

Density ranges for property planned for residential development, expressed generally in
terms of dwelling units per acre, are recommended in the Area Plans and are shown on the
Comprehensive Plan Map. Where the Plan text and map differ, the text governs. In defining the
density range:

the “base level” of the range is defined as the lowest density recommended in the Plan
range, i.e., 5 dwelling units per acre in the 5-8 dwelling unit per acre range;

the “high end” of the range is defined as the base level plus 60% of the density range ina
particular Plan category, which in the residential density range of 5-8 dwelling units per
acre would be considered as 6.8 dwelling units per acre and above; and,

the upper limit is defined as the maximum density called for in any Plan range, which, in
the 5-8 dwelling unit per acre range would be 8 dwelling units per acre.

In instances where a range is not specified in the Plan, for example where the Plan calls
for residential density up to 30 dwelling units per acre, the density cited in the Plan shall
be construed to equate to the upper limit of the Plan range, and the base level shall be the
upper limit of the next lower Plan range, in this instance, 20 dwelling units per acre.




APPENDIX 11
County of Fairfax, Virginia

MEMORANDUM

August 8, 2007

TO: ~ William J. ODonnell, Jr. AICP, Planner II
Zoning Evaluation Division, DPZ

FROM: Douglas Petersen, Urban Forester IIIW

Urban Forest Management Division, DPWES

SUBJECT: Fair Lakes Landbay V-A, PCA 82-P-069-15
Fair Lakes Landbay V-B, PCA 82-P-069-16
Fair Lakes Landbay V-A, PCA 82-P-069-17
Fair Lakes Landbay IV-A, PCA 82-P-069-18
Fair Lakes Landbay VII-B, PCA 82-P-069-19
Fair Lakes Landbay VI-A, PCA 82-P-069-20

The Urban Forest Management Division staff has received a few versions of the above
referenced applications for review. Since these applications have been bundled, to some
degree, the few remaining comments from our division, which are very similar for all of the
applications, may be most efficiently expressed in a bundled format, as well.

General Existing Conditions: .
For the most part, each application has some preserved tree save areas within the established

parking areas or around the borders of the landbay. Since the original Fair Lakes development
was rendered from a predominate forest type, the remaining areas of upland hardwood forest
consist of red and white oak species, hickory, tuliptree, and Virginia pine with understory
species of maple, black tupelo, beech, dogwood, and American hoily. Much of the landbay
redevelopment is sited on existing parking areas with mature landscaping ranging from good to
poor condition. Within Landbay V-A (PCA 82-P-069-15), a few American chestnut trees were
located, the largest being five inches (5”) in diameter and in very good condition at this time
(future susceptibility to Chestnut Blight may be likely).

Specific Application Comments:
PCA 82-P-069-15;

(With the 2™ submission of these plans, the proffers for this application and PCA 82-P-069-16
appear to have been mixed up.) The boundaries of this application include the tree save area in
which the American chestnut trees are located. In the event that one or more of the chestnuts

Department of Public Works and Environmental Services

Land Development Services, Urban Forest Management Division P
12055 Government Center Parkway, Suite 518 &%
Fairfax, Virginia 22035-5503 =@
Phone 703-324-1770, TTY: 703-324-1877, Fax: 703-803-7769
www.fairfaxcounty.gov/dpwes
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are still alive and resistant to the Chestnut Blight at the time of construction, UFM concurs
with the proffer that has been included, by which the tree(s) will be transplanted to a safe
location elsewhere.

Landscaping: A proffer has been included stating that in the event there is not sufficient plant
bed area to support proper tree growth, structural soils will be used to provide more root
growth area. In that the latest plant growth information regarding the use of structural soils is

mixed,

we recommend that the structural soils proffer be amended to provide an option for

using an alternative technology that may be preferred, as follows:

Landscaping. (Second paragraph)
“For trees, relied upon for satisfaction of tree cover requirements, which are not planted

within an 8-foot wide minimum planting area, or that do not meet the minimum
planting area required by the Public Facilities Manual (“PFM”), the Applicant shall
provide a minimum of 130 square feet of surface area of structural soil or structural
cells for Category 4 shade trees and 90 square feet of surface area of structural soil or
structural cells for Category 3 shade trees, as such trees are identified in the PFM. The
structural soil or structural cells shall have a minimum width of 8-feet and a minimum
depth of 36-inches 24 to 48-inches and such planting areas shall be interconnected to
the extent feasible, as determined by UFM. Geotextile fabric shall be provided
between the structural soil and a layer of organic material located on top of the
structural soil. At the time of site plan submission, the applicant shall provide written
documentation, including information about the composition of the structural soil, or
specifications about the structural cells, to UFM indicating that a qualified and
appropriately licensed “company” provided the structural soil or structural cells. The
Applicant shall provide 72-hour notice to UFM prior to installation of the soil or cells,
to allow verification of the composition of the structural soil or structural cells and
verification that the structural soil is the correct mix and that either is installed
correctly. The Applicant shall provide written confirmation from a certified arborist
and/or landscape architect demonstrating and verifying installation of structural soil or
structural cells.”

Tree cover: Tree cover calculations for the application have not been provided. Please provide
evidence of how the tree cover requirements for the application area will be met on the site.

Department of Public Works and Environmental Services
Land Development Services, Urban Forest Management Division
12055 Government Center Parkway, Suite 518 S/l a\é
Fairfax, Virginia 22035-5503 <
é

Phone 703-324-1770, TTY: 703-324-1877, Fax: 703-803-7769 w'f
www.fairfaxcounty.gov/dpwes




PCA 82-P-069-16;

(With the 2™ submission of these plans, the proffers for this application and PCA 82-P-069-15
appear to have been mixed up.) Please apply the comments for Landscaping related to the
structural soils proffer and comments for Tree cover as provided for PCA 82-P-069-15 above.

PCA 82-P-069-17:
Please apply the comments for Landscaping related to the structural soils proffer and
comments for Tree cover as provided for PCA 82-P-069-15 above.

Underground Parking: The plans show landscaping that will be planted over the limits of the
underground parking structure. Please ensure that an adequate depth of soil, a minimum depth
of 24” to 48” depending on the size of the trees to be planted, is provided on top of the parking
structure to promote the survival and stability of the proposed landscaping material,

PCA 82-P-069-18:
Please apply the comments for Landscaping related to the structural soils proffer and
comments for Tree cover as provided for PCA 82-P-069-15 above.

Additionally, this application includes the limits of the stormwater management pond serving
this area. The area of the pond is heavily wooded with existing trees and associated vegetation
in fair to good condition. We recommend that this wooded area remain as undisturbed as
possible to preserve the existing vegetation.

PCA 82-P-069-19:
Please apply the comments for Landscaping related to the structural soils proffer and
comments for Tree cover as provided for PCA 82-P-069-15 above.

Please apply the comments for Underground Parking as provided for PCA 82-P-069-17 above.
PCA 82-P-069-20:
Please apply the comments for Landscaping related to the structural soils proffer and

comments for Tree cover as provided for PCA 82-P-069-15 above.

Please apply the comments for Underground Parking as provided for PCA 82-P-069-17 above,

Department of Public Works and Environmental Services
Land Development Services, Urban Forest Management Division < B
12055 Government Center Parkway, Suite 518 3% 2N%
Fairfax, Virginia 22035-5503 _‘,é" r
Phone 703-324-1770, TTY: 703-324-13877, Fax: 703-803-7769 w#ﬁ
www fairfaxcounty.gov/dpwes
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If you have any comments or questions regarding the recommendations provided hc’rein,\please
feel free to contact me at 703-324-1738.

DAP/dap

UFMID #: 125280

CC:

RA File
DPZ File

Department of Public Works and Environmental Services

Land Development Services, Urban Forest Management Division
12055 Government Center Parkway, Suite 518

Fairfax, Virginia 22035-5503

Phone 703-324-1770, TTY: 703-324-1877, Fax: 703-803-7769
www.fairfaxcounty.gov/dpwes

2
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County of Fairfax, Virginia

MEMORANDUM

DATE: August 15, 2007

TO: Regina Coyle, Director
Zoning Evaluation Division
Department of Planning and Zomng

FROM: Angela Kadar Rodeheaver, Chief
Site Analysis Section
Department of Transportation

SUBJECT: Transportation Impact
FILE: 3-4 (RZ 82-P-069)

REFERENCE: PCA 82-P-069-17, CDPA 82-P-069-3-3, FDPA 82-P-069-08-05;
Fair Lakes Center Assoc. L.P.
Traffic Zone: 1685
Land Identification: 55-2 ((1)) 6A, 8A2, and part of 8A1

The following comments reflect the position of the Department of Transportation and are
based on the development plan revised to August 1, 2007, draft proffers last dated

August 2, 2007, and a traffic impact analysis dated May 2, 2007. The applicant is seeking
rezoning approval in order to construct 300 multi-family dwelling units.

Transportation Overview. This building is part of an overall expansion of the Fair Lakes
Development by approximately 1,375,000gsf. The 1.375 million square feet of additional
development is located throughout Fair Lakes, and will have a cumulative impact on traffic in
the area. The applicant’s traffic study indicates the these additional uses will generate over
12,900 new trips per day and this is after a 10% office/residential reduction for synergy/transit
and a 15% reduction for retail pass-by trips.

Fair Lakes Parkway/Fairfax Parkway Intersection. The study indicates that 78% of the
office, 66% of the retail and 82% of the residential trips generated with the proposed
development will access the site via the Fairfax Parkway/Fair Lakes Parkway intersection.
Based on the applicant’s traffic counts, the new development would increase the existing
weekday p.m. peak hour traffic by approximately 13.8%.

Fairfax County Department of Transportation
12055 Government Center Parkway, Suite 1034
Fairfax, VA 22035-5500

Phone: (703) 324-1100 TTY: (703) 324-1102
Fax: (703) 324 1450

www . fairfaxcounty.gov/fcdot

Serving Fairfax County
for 25 Years and More

"ﬁj
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August 15, 2007

Page 2 of 3

(PCA 017)

An interchange is presently under design with plans completed to the 70% level. Construction
funding is being identified, but a {otal cost for the interchange has not yet been determined.
The current cost estimate, based on plans engineered to date, 1s 75 Million Dollars. Some
additional right-of-way and easements will be needed, primarily to facilitate construction of
sound walls, storm water detention, and trails.

In addition to the current applications, right-of-way and easements will be needed from various
parcels previously rezoned with RZ 82-P-069. No density value remains with these properties.
As such it would be desirable for the applicant to provide dedication and easements as needed
from all parcels associated with RZ 82-P-069, but at a minimum, from all properties now
submitted for additional development.

Comprehensive Plan Concerns. The adopted Comprehensive Plan states that:

“The intersection of Fairfax County Parkway and the Fair lakes Parkway is above
capacity, and a grade-separated interchange is planned and under design. Additional
mitigation measures to facilitate construction of this interchange should be provided
with new development above the .25 FAR overlay level”.

In order to address the above Plan language., the applicant should commit to a monetary
contribution to aid in construction of the interchange.

Specific Transportation Concerns. The following issues are related to this specific application.

1. Sight Distance Limitations. A major concern of this department is the provision of sight
distance to the absolute minimum standard acceptable to VDOT. While the sight distance may
meet the VDOT absolute minimum standards, that provided is certainly less than desirable.
The entrance intersects Fair Lakes Circle on the inside of the Fair Lakes Circle curve. At
present the sight distance is not restricted by a structure. The proposed structure location and
footprint precludes any plantings immediately adjacent 10 the southeast corners of the building.
Further it requires motorists to pull over the crosswalk, across the right turn lane to the site,
and 10 the edge of the through travel lane in order 1o gain the absolute minimum sight distance.

This department is very concerned that many drivers will stop and then not pull sufficiently
forward into the intersection 1o gain adequate sight distance. In addition, drivers exiting the
site will not be able 10 observe vehicles raveling greater than five miles per hour over the
posted speed limit. Any drivers who make this mistake, or are overtaken by speeding drivers
will be struck on the drivers side of the vehicle when exiting the site. A safer design can and
should be provided by reducing or modifying the building footprint.

2 Provision of a per square footage contribution towards construction of the Fair Lakes
Parkway/Fairfax County Parkway interchange, VDOT project 7100-029-353.
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(PCA 017)

3. Enhancement of the Transportation Demand Management commitments. The draft proffers
include a TDM program, with a reduction of 10% reduction in office/residential vehicle trips.
A 10% reduction in trip generation was already assumed by the applicant for synergy between
uses. Other suburban locations have committed to at least 20 percent. Given the size of the
proposed development and increase in traffic to adjoining roadways, a greater reduction
commitment is appropriate.

4. Improvement of garage exit sight distance. Both exits from the proposed addition to the
existing garage have very limited sight distance. The exit on the east side affords the driver
only about three feet of sight distance. The sight distance and curve radius should be
improved by improved by shifting or angling the entry drive to the east, away from the
building.

5. Modification of the parking lot east of the building. The latest development plan delineates
17 parking spaces in an area east of the Plaza. No turn around exists for motorists if these 17
spaces are filled, and motorists will need 1o back the length of the lot and around a curve in
order 1o exit. The northeastern space [1 of 4 spaces] should be marked out and signed for turn
arounds only.

6. Extension of Eastbound left turn bay at Roger Stover Drive. With expansion of the use, the
castbound left turn bay on Fair Lakes Circle will likely be inadequate to store incoming
vehicles. The applicant should commit to extend this left tun bay within the existing median
as deemed appropriate by VDOT.

7. Revision of proffer description. Draft proffer 17.D. identifies the location of the proposed
traffic signal as “approximately 600 feet west of the western entrance to the property”. The
description should identify the location as “gpproximately 600 feet west of the Roger Stover
Drive intersection. In addition, it would be appropriate to commit to signal installation if
warranted at any time to buildout of the three applications with which this signal is proffered.

8 Provision of an exhibit of proposed transportation improvements. A functional level
exhibit of the proposed transportation improvements should be provided for clarification.

The exhibit should delineate all proposed improvements, and identify which are to be provided
with each zoning amendment request.

AKR

Michelie Brickner, Director, Office of Site Development Services, DPW&ES
Ellen Gallagher, Director, Capital Projects and Operations Division, FCDOT
Paul Mounier, Transit Services, FCDOT
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TIMING OF PROPOSED IMPROVEMENTS ARE SUBJECT TO
CERTAIN PROFFER STATEMENTS APPLICABLE TO SOME
BUT NOT ALL. OF PROFFER CONDITION AMENDMENT
APPLICATIONS PCA B2-P-068-15, PCA B2-P-069-16, PCA
B2-P-065-17, PCA B2-P-065-18, AND PCA 82-P-068-18.

BASE INFORMATION 1S TAKEN FROM AN AERIAL SURVEY
AS WELL AS FROM EXISTING RECORDS. FiNAL DESIGN iS5
SUBJECT TO MODIFICATION WITH CONFIRMATION OF BASE
INFORMATICN AND COORDINATION WITH VDOT.




APPENDIX 14

County of Fairfax, Virginia

MEMORANDUM

DATE: April 19, 2007

TO: Barbara Byron, Director
Zoning Evaluation Division
Office of Comprehensive Planning

FROM: Ralph Dulaney (246-3868)
' Information Technology Section
Fire and Rescue Department

SUBJECT: Fire and Rescue Department Preliminary Analysis of Final Development Plan
Amendment FDPA 82-P-069-08-05, Proffered condition Amendment PCA 82-P-069-17 and
Conceptual Development Plan Amendment CDPA 82-P-069-03-03

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

1. The application property is serviced by the Fairfax County Fire and Rescue Department
Station #421, Fair Oaks

2. After construction programmed this property will be serviced by the fire
station

3. In summary, the Fire and Rescue Department considers that the subject rezoning
application property:

X__a.currently meets fire protection guidelines.

b. will meet fire prote ction guidelines when a proposed fire station
becomes fully operational.

¢. does not meet current fire protection guidelines without an additional
facility; however, a future station is projected for this area.

d.  does not meet current fire protection guidelines without an additional
facility. The application property is of a mile outside the fire
protection guidelines. No new facility is currently planned for this area.

Proudly Protecting and

Serving Our Community Fire and Rescue Department

4100 Chain Bridge Road
) i Fairfax, VA 22030
C:\Documents and Settings\mweath\Local Settings\Temporary Interne03-246-2126

Files\OLK26\RZ0221c.doc www.fairfaxcounty.gov
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Fairfax VYater

FAIRFAX COUNTY WATER AUTHORITY
8560 Arlington Boulevard, Fairfax, Virginia 22031
www . fairfaxwater.org

PLANNING AND ENGINEERING
DIVISION

JAMIE BAIN HEDGES, PE.

DIRECTOR

(703) 289-6326

Fax (703) 289-6398

May 2, 2007

Ms. Barbara A. Byron, Director

Fairfax County Department of Planning and Zoning
12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5505

Re: PCA 82-P-069-17
FDPA 82-P-069-08-05
CDPA 82-P-069-03-03
Fair Lakes Landbay V-A
Dear Ms. Byron:

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

1. The property is served by Fairfax Water.

2. Adequate domestic water service is available at the site from existing 8-inch, 12-inch
and 16-inch water mains located at the property. See the enclosed water system map.
The Generalized Development Plan has been forwarded to Plan Control for distribution
to the Engineering Firm, with comments pertaining to the proposed water system layout.

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. Due to the limited detail of these plans, Fairfax Water will provide comprehensive
comments regarding water facilities design upon submittal of final site plan.

If you have any questions regarding this information please contact Samantha Keamney at
(703) 289-6313.

Sincerely,

-

.“/ y i . )
ﬂ g &CLQ’L/K e J’L‘/& AW/X
Traci K. Goldberg, P.E.

Manager, Planning
Enclosure
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County of Fairfax, Virginia

FROM:

SUBJECT:

AUG 15 2007

William O'Donnell, Staff Coordinator

" Zoning Evaluation Division

Department of Planning and Zoning

Qayyum Khan, Chief Stormwater Engineer
Environmental and Site Review Division East
Department of Public Works and Environmental Services

Proffered Condition Amendment, Final Development Plan Amendment and
Conceptual Development Plan Amendment Applications PCA 82-P-069-17,
FDPA 82-P-069-08-05 and CDPA 82-P-069-03-03, Plan Dated August 1, 2007,
LDS Project 5727-ZONA-010-2, Tax Map #055-2-01 -0006-A , 0008-A1 part,
0008-A2 part (Property), Cub Run Watershed, Sully District

We have reviewed the subject revised submission and the plan generally meets the County
Stormwater Management requirements.

If further assistance is desired, please contact me at 703-324-1720.

QK/dah

cC: Steve Aitcheson, Director, Stormwater Planning Division, DPWES
Zoning Application File

Department of Public Works and Environmental Services

Land Development Services, Environmental and Site Review Division
12055 Government Center Parkway, Suite 535

Fairfax, Virginia 22035-5503 :

Phone 703-324-1720 « TTY 711 « FAX 703-324-8359 nnets
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County of Fairfax, Virginia

MEMORANDUM

JUN - 6 2007
DATE
T0: William O’Donnell, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning
FROM: Qayyum Khan, Chief Stormwater Engineer

Environmental and Site Review Division West
Department of Public Works and Environmental Services

REFERENCE: Proffered Condition Amendment and Final Deveiopment Plan
Amendment and Conceptual Development Plan Amendment Application
PCA 82-P-069-17, FDPA 82-P-069-08-05 and CDPA 82-P-069-03-03,
Plan Dated May 31, 2007, LDS Project 5727-ZONA-007-1-A, Tax Map
#055-2-01-0006A, 008A1 Part, 0008A2 Part (Property), Cub Run
Watershed, Sully District

We have reviewed the subject revised submission and the plan generally meets the
County Stormwater Management requirements.

If further assistance is desired, please contact me at 703-324-1720.
QK/tg

cc: Steve Aitcheson, Director, Stormwater Planning Division, DPWES
Zoning Application File

Department of Public Works and Environmenta) Services Fity,
Land Development Services, Environmental and Site Review Division %‘%

12055 Government Center Parkway, Suite 535 ﬁ

98

Fairfax, Virginia 22035-5503
Phone 703-324-1720 = TTY 703-324-1877 » FAX 703-324-8359 %M@




County of Fairfax, Virginia

MEMORANDUM

DATE: MAY 10 2007

TO: ' William O’Donnell, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Qayyum Khan, Chief Stormwater Engineer @)F
Environmental and Site Review Division West
Department of Public Works and Environmental Services

REFERENCE: Proffered Condition Amendment and Final Development Plan
Amendment and Conceptual Development Plan Amendment Application
PCA 82-P-069-17, FDPA 82-P-069-08-05 and CDPA 82-P-069-03-03,
Plan Dated February 27, 2007, LDS Project 5727-ZONA-007-1, Tax
Map #0552-01-0006A, 008A1 Part, 0008A2 Part (Property), Bull Run
Watershed, Sully District

We have reviewed the subject submission and offer the following comments
Related to Stormwater Management (SWM):

Chesapeake Bay Preservation Ordinance
There is Resource Protection Area (RPA) on the north and north-east of the Property.
This site is located within the Water Supply Protection Overlay District.

Fioodplain
There is a regulated floodplain on the north and north-east of the Property. The RPA and

floodplain need to be shown on the plans.

Downstream Drainage Complaints
There are no downstream drainage complaints on file.

Site Qutfall

Iffiwhen impervious area is increased by additional construction; the outfall will need to be
analyzed to the point at which the total drainage is at least 100 times greater than the
development site.

ir%

Department of Public Works and Environmental Services B
Land Development Services, Environmental and Site Review Division %
12055 Government Center Parkway, Suite 535
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Fairfax, Virginia 22035-5503 5 GSh&
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William O’Donnell, Staff Coordinator
PCA 82-P-069-17, FDPA 82-P-069-08-05, and CDPA 82-P-069-03-03
Page 2 of 2

SWM

Stormwater management is provided by the existing facilities.

If further assistance is desired, please contact me at 703-324-1720.
QK/mw

cC: Steve Aitcheson, Director, Stormwater Planning Division, DPWES
Zoning Application File




FAIRFAX COUNTY, VIRGINIA APPENDIX 17

MEMORANDUM
TO: Staff Coordinator DATE :Rugust 29, 2007
Zoning Evaluation Division, OCP
FROM: Gilbert Osei-Kwadwo (Tel: 324-5025)
System Engineering & Monitoring Division
QOffice of Waste Management, DPW
SUBJECT: .Sanitary Sewer Analysis Report

REFERENCE: Application No. PCA 82-P-069-17

Tax Map No. 055-2-((01)}-6A,8A1(pt). BA2

The following information is submitted in response to your request for a sanitary
sewer analysis for above referenced application:

1. The application property is located in the CUB RUN {(T4) Watershed. It
would be sewered intc the UOSA Treatment Plant.

2. Based upon current and committed flow, excess capacity is available in the
Upper Occoquan Sewer Authority Treatment Plant at thig time. For purposes
of this report, committed flow shall be deemed as for which fees have been
previously paid, building permits have been issued, or priority
reservations have been established by the Board of Supervisors. No
commitment can be made, however, as to the availability of treatment
capacity for the development of the subject property. Availability of
treatment capacity will depend upon the current rate of construction and
the timing for development of this site.

3. An existing 8 inch line located in AN EASEMENT
and ON the property is adequate for the proposed use at
this time.

4. The following table indicates the condition of all related sewer facilities
and the total effect of this application.

Existing Use Existing Use

Existing Use + Application + Application

Sewer Network + Application + Previous Rezonings + Comp. Plan
Adeq. Inadeq. Adeq. Inadeq. Adeq. Inadeg.

Collector X X X

Submain X X X

Main/Trunk X X X

Interceptor

Outfall

5. Other pertinent information or comments:




APPENDIX 18
Fairfax County Public Schools
Office of Facilities Planning Services

Fairfax County Department of Planning & Zoning

TO:
Zoning Evaluation Division
FROM: Gary Chevalier, Director
Office of Facilities Planniry ices
SUBJECT: Revised: Schools impact Analysis
PCA 82-P-069-17 & PCA 82-P-069-20
Fair Lakes Center Associates, L.P.
DATE: July 26, 2007
MAP: PCA 82-P-069-17: 55-2 ({1)) 6A, 8A1 pt., 8A2

PCA 82-P-069-20° 45-4 ((1)) 25E1 pt., 25E2 pt.

PLANNING UNIT 4874, Cluster 7

ACREAGE: PCA 82-P-069-17: 8.37 acres
PCA 82-P-069-20; 10.65 acres
REQUEST: The applications seek to amend the proffers for two sections of the

Fair Lakes development to permit the addition of new residential
developments. Analysis of these 2 cases is combined since they
are served by the same elementary, middle and high schools.

PCA 82-P-069-17 proposes to remave portions of surface parking
area in order to construct an 11 story building and structured
parking for up to 300 multi-family high rise units. This site is located
on the north side of Fair Lakes Circle across from Kohl's department
store and Dick's sporting goods.

PCA 82-P-069-20 proposes to remove portions of surface parking in
order to construct a 10 story building and structured parking for up
to 350 multi-family high rise units. The site is located in the
northeast quadrant of the intersection of Fair Lakes Parkway and
Fairfax Gounty Parkway, Rt. 7100.

Schools that currently serve properties, their current total memberships, net operating capacities, and
five year projections are as follows:

School Name Grade 9/30/06 9/30/06 2007-2008 Membi/Cap 2011-2012 MembiCap
and Number Level Capacity | Membership Membership* | Difference | Membership Difference
2007-2008 2011-2012
Greenbriar East K-6 713 601 604 109 647 66
Lanier MS 7-8 775/1125 971 991 134 1014 111
Fairfax HS 9-12 | 2075/2200 2146 2111 89 2189 11

*2007-2008 Membership based on Spring Projection Updates, Facilities Planning Services

Note: Renovations to Lanier Middle School and Fairfax High School will increase capacity for both
schools beginning with the 2007-2008 school year.

Since the proffered zoning for thes
these applications would resultin a

as shown in the following analyses:

Reovised PCA 82-P-069-17 & 20 Fair Lakes.doc

e sections of Fair Lakes does not allow for residential use, approval of
dditional students and could increase projected student membership




Fairfax County Public Schoois

Office of Facilities Planning Services

PCA 82-P-069-17

School Proposed Zoning Total
Level PDC - Add 300 Multi-family high rise Student
Increase
. Units Ratio Students
K-8 300 x.042 13
7-8 300 x.010 3
-9-12 300 x. 024 7

PCA 82-P-069-20

School Proposed Zoning Total
Level PDC — Add 350 Muiti-family high rise =~ | Student
Increase
Units Ratio - Students
K-8 350 x.042 15
7-8 350 x.010 4
9-12 350 x. 024 g

Comments: The proposed applications could result in a total of 50 additional students within the Fairfax
High School Pyramid. Based on the approved proffer guidelines, the students generated by these
applications would justify a proffered contribution of $267,490 for PCA 82-P-069-17 and $314,010 for
PCA 82-P-069-20 for a combined total $581,500 for schools (50 students x $11,630 per student). It
should be noted that the annual school impact proffer formula update increased the suggested per
student contribution from $11,630 to $12,400 for all residential rezoning applications accepted on or after
July 1, 2007. Utilizing the increased amount, a proffer of $$620,000 is encouraged.

Renovations are underway which will address current capacity deficiencies at Fairfax High and Lanier
Middle School. Adequate capacity is projected for all impacted schools by the 2011-2012 school year.
However, it should be noted that other residential development activity in the Fair Lake/Fair Qaks area
has the potential to impact other Cluster VIl schools, some of which are within the same school pyramid.

Since there is always the potential for boundary adjustments as build-out in the area occurs, it is strongly
recommended that all proffered contributions be directed to the school pyramid and/or to Cluster VI
schools which encompasses the area. Proffers directed to a specific school(s) are discouraged. The
foregoing information does not take into account the potential impacts of other pending or future
proposals that could affect the same schools.

Source: FY 2008-2012, Facilities Planning Services Office, Enroliment Projections, FY2008-12 CIP
Note: Five-year projections are those currently available and will be updated yeary. School
attendance areas are subject to yearly review.

Attachments: Locator Maps

cc: Catherine A. Belter, School Board Member, Springfield District
liryong Moon, School Board Member, At-Large
Stephen A. Hunt, Schoo! Board Member, At-Large
Janet S. Oleszek, School Board Member, At-Large
Dean Tistadt, Chief Operating Officer FCPS
Peter Nocnan, Cluster VII, Assistant Superintendent
Linda Cohen, Principal, Greenbriar East Elementary School
Scott Poole, Principal, Lanier Middle School
Scott Braband, Principal, Fairfax High School

Revised PCA 82-P-069-17 & 20 Fair Lakes.doc



Fairfax County Public Schools
Office of Facilities Planning Services

Proffered Condition Amendment

PCA 82-P-069-20

Final Development Plan Amendment

FDPA 82-P-069-01-15

Applicant:
Accepted:
Proposed;

Area:
Zoning Dist Sect:

Located:

Zoning:
Overlay Dist:
Map Ref Num:

FAIR LAKES CENTER ASSOCIATESL.P.

0372772007

AMEND RZ. 82-P-069 PREVIOUSLY APPROVED
FOR MIXED USE DEVELOPMENT TO PERMIT
ADDITIONAL RESIDENTIAL DEVELOPMENT

10.65 AC OF LAND; DISTRICT - SPRINGFIELD

NORTHEAST QUADRANT OF THE INTERSECTION
OF FAIR LAKES PARKWAY AND THE FAIRFAX
COUNTY PARKWAY

PDC
W3
045-4- 01/ /GO25E1 Pt /01/ /DO25EZ Pt

Applicant:
Accepted:
Proposed:

Area:
Zoning Dist Sect:

Located:

Zoning:
Overlay Dist:
Map Ref Num:

A,‘.J Falr Lakes F.’kwy
SOINCAS

ST

e
'\

Y&,

FAIR LAKES CENTER ASSOCIATES L.P.

03/27/2007

-AMEND FDP 82-P-069 PREVIOU 5LY APPROVED
FOR MIXED USE DEVELOPMENT TO PERMIT
ADDITIONAL RESIDENTIAL DEVELOPMENT

10.65 AC OF LANLy, DISTRICT - SPRINGFIELD

NORTHEAST QUADRANT OF THE INTERSECTION
OF FATR LAKES PARKWAY AND THE FAIRFAX
COUNTY PARKWAY

FDC
W8
045-4- 01/ /0G25E1 Pt. /01/ /Q025E2 Pt.

o {15

100 200 3Q 400 3500 Ferl

Revised PCA 82-P-069-17 & 20 Fair Lakes.doc
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Fairfax County Public Schools
Office of Facilities Planning Services

Proffered Condition Amendment

PCA _82-P-069-17

Final Development Plan Amendment
FDPA 82-P -069-08-05

Applicant:
Accepled:
Proposed:

Arca:

Located:

Zoning Dist Sect:

FAIR LAKES CENTER ASSOCIATES L.P.
03/27/2007

AMEND RZ 82-P-069 PREVIOUSLY APPROVED

FOR MIXED USE DEVELOPMENT TO PERMIT
RESIDENTIAL DEVELOPMENT AS A

PERMITTED USE

837 AC OF LAND; DISTRICT - SPRINGFIELD

NORTH SIDE OF FAIR LAKES CJRCLE
APPROXIMATELY 300 FEET SOUTH/WEST OF
FAIR LAKES PARKWAY

PDC
W35
055-2-/01/ /00064 /017 10008AL Pt

Applicant:
Accepted:
Proposed:

Area;

Zoning Diist Sect:
Located:

Zoning:
Overlay Dist:
Map Ref Num:

FAIR LAKES CENTER ASSOCIATES L.P.

03/27/2007

AMEND FDP 82-P-069 PREVIQUSLY APFROVED
FOR MIXED USE DEVELOFMENT TO PERMIT
RESIDENTIAL DEVELOPMENT AS A
PERMITTED USE

8.37 AC OF LANL, DISTRICT - SPRINGFIELD

NORTH SIDE OF FATR LAKES CIRCLE
APPROXIMATELY 300 FEET SOUTH/WEST OF
FAIR LAKES PARKWAY

FDC

WS

055-2- /017 /0006A /017 /0008AL1 PL
01/ FOO08A2

radddty

R e
ol

aail

rea3nr

100 200 300 400 300 Fet

Revised PCA 82-P-069-17 & 20 Fair Lakes.doc




FAIRFAX COUNTY PARK AUTHORITY
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MEMORANDUM

.

[af iy
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Authority

TO: Regina M. Coyle, Director
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Sandy Stallman, Managew
Park Planning Branch
DATE: July 24, 2007

SUBJECT: PCA 82-P-069-17, FDPA 82-P-069-08-05, CDPA 82-P-069-03-03
(Fair Lakes Land Bay V-A) - ADDENDUM

The Park Authority staff has reviewed the Conceptual/Final Development Plan dated July 11,
2007 and the accompanying Proffer Statement dated July 12, 2007, for the above referenced
application. Comments provided here are addenda to comments provided in earlier memos dated
May 18, 2007 and June 20, 2007.

This application proposes to add 300 multi-family dwelling units. At $955 per unit, the applicant
is required to spend $286,500 on the development of onsite recreational amenities. Any of these
funds not spent onsite should be designated to the Park Authority to be spent on recreational
facility development in the service area. The entry plaza (identified in the proffers as “Interior

_courtyard area to be located on top of the parking structure in the area in front of the main

lobby...”) should not count as a recreational amenity towards the expenditure of these $955
funds. This area functions as a parking lot with fancy paving and a planter in the middle. It will
not serve as a suitable location for active or passive recreational activities.

The proffers should be modified to indicate that funds to be given to the Park Authority should
be designated for use “in the service area of the subject property” rather than be designated for
use in the Fair Lakes Area or for a specific park (such as Patriot Park). FCPA would like to have
the flexibility to apply the funds towards development of facilities at any of a number of
locations that may serve the needs of the residents of the proposed development.

The development plan shows a small plaza/park adjacent to the expanded parking structure. This
area does not meet the intent of the Comprehensive Plan condition for an onsite park. About 546
new residents will be added to the Fair Lakes area with the construction of the proposed
residential building. These residents will need access to recreational amenities such as a picnic
area, tot lot, and athletic courts, The park/plaza area should be expanded to include a picnic area .
and tot lot. Athletic courts could be located on top of the structured parking. Additionally, the
parking spaces could be eliminated from the entry plaza and that area could be designed to serve
more as a recreational amenity.

< APPENDIX 19



Regina M. Coyle

PCA 82-P-069-17 - ADDENDUM APPENDIX 19
July 24, 2007 .

Page 2

Finally, the Park Authority recommends that the applicant include a statement in the proffers that
they will place a public access easement on the plaza and its pedestrian connections.
SS/ad

ce: Chron Binder
File Copy




TO:

FROM

DATE:

Barbara A. Byron, Director
Zoning Evaluation Division
Department of Planning and Zoning

: Sandy Stallman, Managw
Park Planning Branch /

June 20, 2007

SUBJECT: PCA 82-P-069-17, Fair Lakes Land Bay V-A (residential)

Tax Map: 55-2 {(1)) 6A, 8A1 (pt), 8A2

The Fairfax County Park Authority (FCPA) staff has reviewed the draft proffers dated June 7,
2007, for the above referenced application. Based on this submission, the Park Authority has the

following comments:

1. The Park Authority is appreciative of the applicant’s proffers to provide recreational

2.

facilities and park contributions. However, park proffers should be designated for use
generally within the service area of a particular development rather than designated for
use within a specific planning area or at a specific park. This allows the Park Authority
to determine, based on updated needs assessment information at the time of the
contribution, the best way to apply the proffered funds to meet the needs of the residents

of the community.

Specifically, the proffers limit the funds to be expended within the Fairfax Center Area
for residual zoning ordinance funds (Proffer #9) and to Popes Head Estates Park for
master planning and site engineering for additional park contributions (Proffer #10). Park
sites within Fairfax Center are limited and mostly built out. Popes Head Estates Park has
been renamed to Patriot Park and has already been master planned and engineered.

In order to ensure that all residents and visitors to the Fair Lakes area will be able to enjoy
the plaza amenity provided by this application, the applicant should place a public access
easement on the plaza area.




Barbara Byron
PCA 82-P-069-17 -
Page 2

Therefore, the proffer statement should be amended to read as follows:

“9, Recreational Facilities

A. Pursuant to Paragraph 2 of Section 6-110 and Paragraph 2 of Section 16-404 of
the Zoning Ordinance, the Applicant shall expend a minimum of $955 per
market-rate residential unit on-site developed recreation facilities, as described
herein. Prior to final bond release for the development depicted on the
CDPA/FDPA, the balance of any funds not expended on-site for the items listed
below and for the construction of the public plaza described in Paragraph 8.B
below, shall be contributed to the Fairfax County Park Authotity for the provision
of recreation facilities located within the Faisfax-Center-Area service area of the
development. To satisfy the above Zoning Ordinance requirement, the Applicant
shall provide recreational amenities in the multi-family residential building, which
may include, but shall not be limited to the following:

1. Swimming pool with accessible shower facilities and changing areas;

2. Interior courtyard area to be located on top of the parking structure in the
area in front of the main lobby of the multi-family residential building,
which shall include informal seating areas, landscaping, visitor parking
spaces and hardscape areas;

3. Bike racks for use by residents and visitors of the multi-family residential
building; and

4. Fitness center that includes equipment such as stationary bikes, treadmills,
weight machines, and other exercise equipment.

B. Prior to the issuance of RUPs for 50% of the dwelling units in the multi-family
residential building, the Applicant shall construct the public plaza depicted on
Sheet 8 of the CDPA/FDPA. Pedestrian connections and public access easements
shall be provided to the benefit of the public plaza area. This public plaza shall
contain amenities consistent with those included on Sheet 8, including, but not
limited to the following:

1. Benches;

2. Trash receptacles;
3. Landscaping; and
4. Hardscape areas.

In addition, the applicant will place a public access easement on the plaza area
and the trails leading to it from other public rights of way.




Barbara Byron
PCA 82-P-069-17

Page 3

CC:.

C. All of the facilities and monetary contributions listed in this Paragraph 8 shall be
creditable against the contribution required by Section 16-404 of the Zoning
Ordinance.

10. Additional Park Contribution. In addition to any recreational contributions that
may be contributed pursuant to Paragraph 8, the Applicant shall contribute $500 per
market rate dwelling unit at the time of building permit approval to the Fairfax County
Park Authority (“FCPA”) for use S
facility-planning-engineering site-plan-and/er park facility development within the

>
service area of the development.”

Cindy Walsh, Acting Director, Resource Management Division
Chron Binder
File Copy




FAIRFAX COUNTY PARK AUTHORITY
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MEMORANDUM

Yy

TO: Barbara A. Byron, Director
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Sandy Stallman, Manager i (
Park Planning Branch

DATE: May 18, 2007

SUBJECT: PCA 82-P-069-15, CDPA 82-P-069-03-01, FDPA 82-P-069-10-4, FDPA 82-P-069-1-14
(Fair Lakes Land Bay V-A)

PCA 82-P—069-16, CDPA 82-P-069-07-1, FDPA 82-P-069-11, FDPA 82-P-069-11-5
(Fair Lakes Land Bay V-B)

PCA 82-P-069-17, FDPA 82-P-069-08-05, CDPA 82-P-069-03-03
(Fair Lakes Land Bay V-A)

PCA 82-P-069-18, CDPA 82-P-069-05-01, FDPA 82-P-069-13-10
(Fair Lakes Land Bay [V-A)

PCA 82-P-069-19, CDPA 82-P-069-3-2, FDPA 82-P-069-9-8
(Fair Lakes Land Bay VII-B)

PCA 82-P-069-20, CDPA 82-P-069-1-1,FDPA 82-P-069-1-15
(Fair Lakes Land Bay VI-A)

BACKGROUND

The Park Authority staff has reviewed the proposed Development Plans dated February 27,
2007, for the above referenced applications. The subject properties for these applications are
located in the same general area of the Fairfax Center Area, therefore, they will be addressed in
one memorandum, with specific comments for each Land Bay under separate headings. The
subject applications propose infill development on several surface parking lot areas within the
Fair Lakes development area. This includes two new residential buildings with a total of 497
multi-family dwelling units, an additional 487,000 square feet of office space, 145,000 square
feet of new retail space and a 105,000 square feet of hotel use (150 rooms). Based on the
average multi-family household size of 1.82 in the Bull Run Planning District, the development
could add 904 new residents to the Springfield Supervisory District.




Barbara A. Byron

PCA 82-P-069-15 et al (Fair Lakes)
May 17, 2007

Page 2

COMPREHENSIVE PLAN CITATIONS

1. Park Services and New Development (The Policy Plan, Parks and Recreation Objective 6, p. 8)

“Objective 6: Ensure the mitigation of adverse impacts to park and recreation facilities
and service levels caused by growth and land development through the
provision of proffers, conditions, contributions, commitments, and land

dedication.”

“Policy a: Offset residential development impacts to parks and recreation resources,
facilities and service levels based on the adopted facility service level
standards (Appendix 2). The provision of suitable new park and recreational
lands and facilities will be considered in the review of land development
proposals in accordance with Residential Development Criteria - Appendix 9
of the Land Use element of the Countywide Policy Plan.”

“Policy b: To implement Policy a. above, residential land development should include
provisions for contributions, or dedication, to the Park Authority of usable
parkland and facilities, public trails, development of recreational facilities on
private open space, and/or provision of improvements at existing nearby park
facilities.”

“Policy c: Non-residential development should offset significant impacts of work force
growth on the parks and recreation system.”

2. Urban Park Deve]oljment (The Policy Plan, Parks and Recreation, Park Classification
System, Local Parks, p. 10-11, adopted June 20, 2005)

“In urban areas, urban-scale local parks are appropriate. These publicly accessible urban
parks should include facilities that are pedestrian-oriented and provide visual enhancement, a
sense of identity, opportunities for social interactions, enjoyment of outdoor open space and
performing and visual arts. Urban parks are generally integrated into mixed use
developments or major employment centers in areas of the County that are planned or
developed at an urban scale. Areas in the County that are generally appropriate for urban
parks include Tysons Corner Urban Center, Transit Station Areas, Suburban Centers,
Community Business Centers and identified “Town Centers” or mixed-use activity centers.
Urban parks can be administered by private land owners, Fairfax County Park Authority, or
through joint public and private sector agreements for public benefit.

Primary elements of urban-scale local parks are ease of non-motorized access and a location
that complements, or is integrated with, surrounding uses. Features may include urban style
plazas, mini-parks, water features and trail connections, oriented to pedestrian and/or bicycle
use by employees and residents. Park architectural characteristics reflect the built
environment. Short-term, informal activities and programmed events during lunch hours and
after-work hours are intended to foster social interactions among users, provide leisure



Barbara A. Byron

PCA 82-P-069-15 et al (Fair Lakes)
May 17, 2007

Page 3

opportunities, and create a visual identity to strengthen sense of place and orientation. In
urban areas, park size is typically less than five acres and often under % acre. Service area is
generally within a 5-10 minute walking distance from nearby offices, retail and residences.
Well-conceived and executed design is critical to the viability of this type of park. To be
successful urban parks need high visibility, easy access, lots of pedestrian traffic, immediacy
of casual food service, access to basic utilities, landscaped vegetated areas, ample seating,
high quality materials, a focal point or identity, regular custodial maintenance, and an
inviting and safe atmosphere,”

3. Park and Recreation Needs (Comprehensive Plan, Area I, Fairfax Center Area, Area Wide
Recommendations, Parks and Recreation, p. 41)

“The Fairfax Center Area represents both an opportunity and a challenge to create a new
model for the provision of park and recreation facilities in an urban environment. The
opportunity is to enhance the quality of life by locating these facilities in those (sic)
proximity to the workplace as well as residences within a Suburban Center. The challenge is
to institute cooperative public and private sector efforts to protect significant ecological and
heritage resources and to provide a full range of facilities to accommodate the active and
passive recreational needs of the community. Planning for places to play should therefore be
a major priority in the development of the Fairfax Center Area.”

“On-site Neighborhood Park facilities should be provided as part of all planned residential
development. In addition to the linear park along Monument Drive, other urban parks in the
form of plazas at major road intersections and other locations are recommended as integral
features of the Fairfax Center Area to be developed primarily by the private sector. Planning
and program support should be provided by public agencies.”

4. Park and Recreation Needs (Comprehensive Plan, Area II1, Fairfax Center Area, Land Unit G,
Recommendations, Land Use, p. 63) applies to Fair Lakes Land Bay 1V-A

“As an option at the overlay level, development of the northeastern portion of the Fair Lakes
Shopping Center, which is generally bounded by Fair Lakes Parkway, Fair Lakes Circle and
the Fairfax County Parkway, (specifically Tax Map Parcels 55-2((4))12, 19, and 26A), may
be appropriate for up to 140,000 SF of retail use and up to 120,000 SF of office use if the
following conditions are met:

* Outdoor seating, urban parks or plazas, and extensive landscaping should be provided in
any new development;”

5. Park and Recreation Needs (Comprehensive Plan, Area II1, Fairfax Center Area, Land Unit H,
Sub-units HI & H2, Recommendations, Land Use, p. 63) applies to Fair Lakes Land Bay V-A

“As an option at the overlay level, the redevelopment of the surface parking lot associated
with Tax Map 55-2((1))9A may be appropriate for up to 100,000 SF of hotel or office uses
provided that the following conditions are met:
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* Amenities such as the inclusion of a restaurant or an indoor recreation facility should be
provided if a hotel is constructed. If an office building or hotel is constructed, major or
minor plazas, gathering spaces or other urban park features should be provided within or
adjacent to the hotel or office use to promote activity between the existing office, hotel
and residential uses;”

“As an option at the overlay level, Tax Map Parcels 55-2((1))6, 11A1 and 11B1 may be
appropriate for up to 267,000 SF of office use, provided that the following conditions are
met:

¢ Provision of a centrally located, publicly accessible urban park or plaza with extensive
landscaping.”

“As an option at the overlay level, the redevelopment of the surface parking lot associated
with Tax Map 55-2((1))8 may be appropriate for up to 350,000 SF of residential
development if the following conditions are met:

® A publicly accessible urban park or park features should be included on the site, such as
major or minor plazas, gathering spaces, athletic courts, tot lots, special landscaping,
street furniture and pedestrian amenities. Impacts on Park Authority resources should be
offset through the provision of or contribution to active recreation facilities in the service
area of the development;

6. Park and Recreation Needs (Comprehensive Plan, Area 111, Fairfax Center Area, Land Unit 13,
Recommendations, Land Use, p. 70) applies to Fair Lakes Land Bay VI-A

“As an option at the overlay level, the redevelopment of the surface parking lot associated
with Tax Map 45-4((1))25E may be appropriate for up to 350,000 SF of residential uses if
the following conditions are met:

* A publicly accessible urban park or park features should be included on the site, such as
major or minor plazas, gathering spaces, athletic courts, tot lots, special landscaping,
street furniture and pedestrian amenities. Impacts on Park Authority resources should be
offset through the provision of or contribution to active recreation facilities in the service
area of the development;”

ANALYSIS AND RECOMMENDATIONS

Recreational Impact:
The Park Authority’s primary concern is the lack of park and recreational facilities for the
proposed commercial and residential uses. The 497 new dwelling units proposed for the Fair




Barbara A. Byron

PCA 82-P-069-15 et al (Fair Lakes)
May 17, 2007

Page 5

Lakes development area would add approximately 904 residents to the current population of the
Springfield Supervisory District. Pursuant to the recreational facility standards in the Park
Authority’s adopted Needs Assessment, the development of nearly 1,000 new residents generates
the need for five acres of Local parkland and thirteen acres of District parkland. The new
residents created by the proposed development will generate a need for 4.5 acres of Local and
11.75 acres of District parkland. Recognizing the limited opportunities for parkland dedication
onsite, the Park Authority recommends offsetting the impact of this development through a
combination of development of private, smaller, onsite plazas and recreational facilities and a
contribution for larger offsite recreational facilities at public parkland.

Currently, there is a shortage of public parkland in the Fairfax Center Area. Existing nearby
parks (Arrowhead, Greenbriar and Poplar Tree Parks) meet only a portion of the demand for
parkland generated by development in the Fairfax Center Area. In addition to parkland, the
recreational facilities in greatest need in this area include rectangular athletic fields, youth
baseball and softball fields, multi-use courts, playgrounds, picnic areas, a neighborhood skate
park and trails. A lack of developable parkland in the Fairfax Center Area has limited the Park
Authority’s ability to provide these types of facilities. As the population and employment of the
area increases, the need for all types of parkland and recreational facilities will become more

significant. '

Monetary Contribution to Offset the Impacts of Residential Development:

The residents of this development will need access to outdoor recreational facilities. The Fairfax
County Zoning Ordinance requires provision of open space and recreational features within
Planned Development Districts (see Zoning Ordinance Sections 6-110 and 16-404). The
minimum expenditure for park and recreational facilities within these districts is set at $955 per
non-ADU residential unit for outdoor recreational facilities to serve the development population.
(This amount was recently updated by a Zoning Ordinance Amendment to $1500 per unit. Cases
accepted for review prior to May 8, 2007, however, and approved prior to December 31 , 2007
are grandfathered from the amendment and are only required to expend $955 per unit.)
Whenever possible, the facilities should be located within the residential development site, With
497 non-ADUs proposed, the Ordinance-required amount to be spent onsite is $474,635. Any
portion of this amount not spent onsite should be dedicated to the Park Authority for recreational
facility construction at one or more park sites in the service area of the development.

The $955 per unit funds required by Ordinance offset only a portion of the impact to provide
recreational facilities for the new residents generated by this development. Typically, a large
portion if not all of the Ordinance-required funds are used for outdoor recreational amenities
onsite (such as an outdoor pool, tennis courts, and tot lots). As a result, the Park Authority is not
compensated for the increased demands caused by residential development for other recreational
facilities that the Park Authority must provide (such as picnic areas, ballfields, skate parks and
trails).

With the Countywide Comprehensive Policy Plan as a guide (Appendix 9, #6 of the Land Use
section on page 28, as well as Objective 6, Policy a, b and ¢ of the Parks and Recreation section
on page 8), the Park Authority typically asks for a fair share contribution of $265 per new
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resident with any residential rezoning application to offset impacts to park and recreation service
levels. This fair share amount allows new residents to contribute towards building additional
facilities needed as the population increases. To offset the additional impact caused by the
proposed development, the applicant should provide an additional $239,560 to the Park i
Authority for recreational facility development at one or more of our sites located within the
service area of this development.

Monetary Contribution from Commercial Development:

In addition to the residential development impact on recreational services and facilities, there is
also an impact by the proposed commercial development. The Comprehensive Plan for the
Fairfax Center area calls for a combination of private and public funding to contribute toward
new facilities to serve both residents and workers. Recent monetary contributions to offset the
impacts of commercial development in Suburban Centers have averaged $0.27 per square foot.
Applying this rate to the proposed 737,000 square feet of new commercial uses proposed on this
site, the suggested commercial contribution for the proposed developments is $198,990. Adding
this amount to the suggested contribution to offset impacts of residential development, the
applicant should contribute a total of $438,550 to the Park Authority for recreational
facility development at one or more park sites located within the service area of the
proposed developments. (Separate contribution amounts for each application are provided in
the discussion sections below.)

Onsite Facilities:

The Fairfax Center Area Design Guidelines and the Park and Recreation element of the Policy
Plan support the concept of integrating urban-scale public open spaces into proposed mixed-use
developments. The Land Use Recommendations found in the Fairfax Center Area section of the
Comprehensive Plan condition five of the six proposed developments to provide some type of
publicly-accessible urban park, plaza or park features in order to achieve the requested density
and/or intensity. Features such as plazas, gathering places, amphitheater/performance spaces,
special landscaping, fountains, sculpture and street furniture are appropriate to be integrated into
these sites and surrounding areas. Recreation uses such as tennis courts, multi-use courts,
volleyball courts, bocce courts, tot lots, water play features and skateboarding facilities may be
incorporated into a mixed-use setting to provide residents and employees on-site recreation
opportunities. The Park Authority recommends that these plazas/parks be owned and maintained
by the communities within the developments but should allow for public access during daylight
hours. Park Authority staff is available to consult with the applicant regarding appropriate
design for these recreational and public space areas.

Following are individualized comments on each of the development plans:

PCA 82-P-069-15, CDPA 82-P-069-03-01, FDPA 82-P-069-10-4, FDPA 82-P-069-1-14

(Fair Lakes Land Bay V-A)

This application proposes to add 267,000 square feet of office use. The recommended
contribution of $0.27 per square foot should result in a proffer of $ 72,090 to the Park Authority
to be spent on recreational facility development in the service area. The Comprehensive Plan for
this Land Bay recommends “Provision of a centrally located, publicly accessible urban park or
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plaza with extensive landscaping” as a condition for approval of the requested 267,000 additional
square feet of office use. The Development Plan shows an approximately 28,000 square foot
rectangular plaza area in the midst of a surface parking area. The Plan does not specify whether
the plaza will be hardscape, softscape, landscaped or otherwise developed with amenities and
features. The Park Authority would like to see details and information on how this space will be
designed and programmed to meet the open space and recreational needs of residents and
employees in this portion of the Fair Lakes Area. In addition, the Plan should show how this
plaza area relates to other nearby open spaces through safe and accessible pedestrian
connections, Finally, the Park Authority recommends that the applicant place a public access
easement on the plaza and its pedestrian connections.

PCA 82-P-069-16, CDPA 82-P-069-07-1, FDPA 82-P-069-11, FDPA 82-P-069-1]-5

(Fair Lakes Land Bay V-B}

This application proposes to add 100,000 square feet of office use. The recommended
contribution of $0.27 per square foot should result in a proffer of $27,000 to the Park Authority
to be spent on recreational facility development in the service area. The Comprehensive Plan
states “If an office building or hotel is constructed, major or minor plazas, gathering spaces or
other urban park features should be provided within or adjacent to the hotel or office use...” The
Development Plan shows an approximately 9,375 square foot rectangular plaza area next to
surface parking and a drop-off driveway at the entrance to the proposed office building. The
Plan does not specify whether the plaza will be hardscape, softscape, landscaped or otherwise
developed with amenities and features. The Park Authority would like to see details and
information on how this space will be designed and programmed to meet the open space and
recreational needs of residents and employees in this portion of the Fair Lakes Area. In addition,
the Plan should show how this plaza area relates to other nearby open spaces through safe and
accessible pedestrian connections. Finally, the Park Authority recommends that the applicant
place a public access easement on the plaza and its pedestrian connections.

PCA 82-P-069-17, FDPA 82-P-069-08-05, CDPA 82-P-069-03-03

(Fair Lakes Land Bay V-A)

This application proposes to add 265 multi-family dwelling units. At $955 per unit, the applicant
is required to spend $253,075 on the development of onsite recreational amenities. Any of these
funds not spent onsite should be designated to the Park Authority to be spent on recreational
facility development in the service area. In addition, the recommended contribution of $265 per
dwelling unit should result in a proffer of $127,809 to the Park Authority to be spent on
recreational facility development in the service area. The Comprehensive Plan states “A publicly
accessible urban park or park features should be included on the site, such as major or minor
plazas, gathering spaces, athletic courts, tot lots, special landscaping, street furniture and
pedestrian amenities.” The Development Plan shows an approximately 9,000 square foot square
plaza area immediately adjacent to the proposed residential building. It is not clear from the
drawing whether this plaza is at grade or situated at some height above grade. if at grade, it
appears that the square may be surrounded by surface parking spaces. If above grade, it is not
clear how the plaza is to be accessed. Is it only accessible from within the building, or are there
safe pedestrian connections from the plaza to the surrounding area? The Plan does not specify
whether the plaza will be hardscape, softscape, landscaped or otherwise developed with
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amenities and features. The Park Authority would like to see details and information on how this
space will be designed and programmed to meet the open space and recreational needs of
residents and employees in this portion of the Fair Lakes Area. In addition, the Plan should
show how this plaza area relates to other nearby open spaces through safe and accessible
pedestrian connections. Finally, the Park Authority recommends that the applicant place a public
access easement on the plaza and its pedestrian connections.

PCA 82-P-069-18, CDPA 82-P-069-05-01, FDPA 82-P-069-13-10

(Fair Lakes Land Bay IV-A) .

This application proposes to add 120,000 square feet of office use and 140,000 square feet of
retail use. The recommended contribution of $0.27 per square foot should result in a proffer of
$70,200 to the Park Authority to be spent on recreational facility development in the service
arca. The Comprehensive Plan states, “Outdoor seating, urban parks or plazas, and extensive
landscaping should be provided in any new development.” No public park or plaza is shown on
the Development Plan, however. Moreover, the proposed commercial and retail development in
this Land Bay would remove the only existing landscaped open space at the Fair Lakes Shopping
Center. The proposed development should not be approved unless it is redesigned so that the
public park/plaza condition is met.

PCA 82-P-069-19, CDPA 82-P-069-3-2, FDPA 82-P-069-9-8

(Fair Lakes Land Bay VII-B)

This application proposes to add 105,000 square feet of hotel use (150 rooms). The
recommended contribution of $0.27 per square foot should result in a proffer of $28,350 to the
Park Authority to be spent on recreational facility development in the service area. No public
park or plaza is shown, nor does the Comprehensive Plan require one for this Land Bay.

PCA 82-P-069-20, CDPA 82-P-069-1-1,FDPA 82-P-069-1-15

(Fair Lakes Land Bay VI-4) =

This application proposes to add 232 multi-family dwelling units. At $955 per unit, the applicant
is required to spend $221,560 on the development of onsite recreational amenities. Any of these
funds not spent onsite should be designated to the Park Authority to be spent on recreational
facility development in the service area. In addition, the recommended contribution of $265 per
dwelling unit should result in a proffer of $110,664 to the Park Authority to be spent on
recreational facility development in the service area. The Comprehensive Plan states “A publicly
accessible urban park or park features should be included on the site, such as major or minor
plazas, gathering spaces, athletic courts, tot lots, special landscaping, street furniture and
pedestrian amenities.” The Development Plan shows an approximately 25,000 square foot
elevated plaza area immediately adjacent to the proposed residential building and above garage
parking for the building. M is not clear how the plaza is to be accessed. If it is only accessible
from within the building, it does not meet the “publicly accessible” condition. The Plan shows a
swimming pool as a recreational feature of the plaza, but does not specify whether the plaza will
be hardscape, sofiscape, or otherwise Jandscaped or developed with other features. The Park
Authority would like to see details and information on how this space will be designed and
programmed to meet the open space and recreational needs of residents and employees in this
portion of the Fair Lakes Area. In addition, the Plan should show how this plaza area relates to
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other nearby open spaces through safe and accessible pedestrian connections. Finally, the Park
Authority recommends that the applicant place a public access easement on the plaza and its
pedestrian connections.

cc: Chron Binder
File Copy
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APPENDIX 20

FAIRFAX CENTER CHECKLIST Transportation Systems

Case Number: PCA 82-P- 06915, FcA B2. P- O o, FLABR: P- 069 (7, PCA A2.R.

E%Ea..m._.oq anz.mmo_omzdbrvm._e.oq nmm.m._nmz._._»fu
_ Not .

Applicable Applicable Essential

0L9-19, LA 82 P-as. 20

Satisfied Comments

A. Roadways
1. Minor street dedication and construction
2. Major street R.O.W. dedication .
B. Transit
1. Bus loading zones with necessary signs and -
pavement; Bus pull-off lanes
2. Non-motorized access to bus or rail transit stations
3. Land dedication for transit and commuter parking
lots
C. Non-motorized Transportation
1. Walkways for pedestrians
2. Bikeways for cyclists
3. Secure bicycle wmnwmﬁmom:mmw

AT BT
o G2
A

A. Roadways .
" 1. Major roadway construction of immediately needed
portions
2. Signs
B. Transit
1. Bus shelters
2. Commuter parking
C. Non-motorized transportation
1. Pedestrian activated | signals
2. Bicycle support facilities (showers, lockers)
D. Transportation Strategies
1. Ridesharing programs ‘ . % TDM
2. Subsidized transit passes for employees - ‘ .




FAIRFAX CENTER CHECKLIST Transportation Systems

Case Number:
Plan Date:
Not
Satisfied
A. Roadways
1. Contribution towards major (future) roadway CONTRIBLT (ON TO
improvements X X X  |wreackanee
2. Construct and/or contribute to major roadway
improvements X X X
3. Traffic signals as required by VDOT _ x »
B. Transit _

1. Bus or rail transit station parking lots

C. Transportation Strategies

1. Local shuttle service : X X EX1%T

2. Parking fees

D. Non-motorized Circulation

1. Grade separated road crossings X




FAIRFAX CENTER CHECKLIST

Case Number:
Plan Date:

A. Environmental Quality Corridors (EQC)

Not

Applicable Applicable Essential  Satisfied Comments

1. Preservation of EQCs as public or private open
space

B. Stormwater g»:umﬁsma (BMP)

1. Stormwater detention/retention

Environmental Systems

2. Grassy swales/vegetative filter areas

] LIDS n.mncm.o._,m..nv (oex

C. Preservation of Natural Features

1. Preservation of quality vegetation

AMERICAN CHESMUT

2. Preservation of natural landforms

3. Minimize site disturbance as a result of ciearing or
grading limits . .

D. Other Environmental Quality Improvements

1. Mitigation of highway-related noise impacts

2. Siting roads and buildings for increased energy
conservation Qnﬂ:aim solar access)

A. Increased Open Space

1. Non-stream valley habitat EQCs-

2. Increased on-site open space.

B. Protection of Ground Water Resources

1. Protection of aquifer recharge areas

C. Stormwater Management (BMP)

1. Control of off-site flows

2. Storage capacity in excess of design storm
requirements _ _

D. Energy Conservation

1. Provision of energ

conscious site plan




FAIRFAX CENTER CHECKLIST

Case Number:
Plan Date:

—

Not
Applicable Applicable Essential

A. Innovative Technigues

1. Innovative technigues in stormwater management

X

Satisfied

LIDS

Environmental Systems

Comments

2. Innovative techniques in air or noise pollution control
and reduction

X

3. Innovative techniques for the restoration of degraded
environments




FAIRFAX CENTER CHECKLIST Provision of Public Facilities

Case Number:
Plan Date:

Not
Applicable Applica

ble Essential Satisfied -

A. Park Dedications

1. Dedication of stream valley parks in accordance

____with Fairfax County Park Authority policy X

B. Public Facility Site Dedications
1. Schools . X X CONTRIBUTIORL
2, Police/fire facilities :

1. Dedication of parkland suitable for a neighborhood
park )
B. Public Facility Site Dedication
1. Libraries .
2. Comrnunity Centers
3. Government offices/facilities

1. Community Parks
2. County Parks
3. Historic and archeological parks

B. Public Indoor or Outdoor Activity Spaces
1. Health clubs

2. Auditoriums/theaters
3. Athetic fields/major active recreation facilities

X

Ixix

Page 5 of 10



FAIRFAX CENTER CHECKLIST _ Land Use - Site wFaumnw

Case Number:
Plan Date:

A. Site Considerations

Not

Applicable Applicable Essential  Satisfied Comments

1. Coordinated pedestrian and vehicular circulation
systems

2. Transportation and sewer infrastrucure construction
phased to development construction

3. Appropriate transitional land uses to minimize
the potential impact on adjacent sites

4. Preservation of significant historic resources

B. Landscaping

1..Landscaping within street rights-of-way

X
X

2. Additional landscaping of the development site
where appropriate

3. Provision of additional screening and buffering

X X

> _..mza dmn\m_ﬁ Em::.:m

1. Parcel consolidation

2. Low/Mod income :ocmmsm

B. Mixed Use Plan

1. Commitment to construction of all phases in
mixed-use plans

2, 24-hour use activity cycle n:oosn_moa through -
proper land use mix

3. Provision of ao&_ouoa recreation area or ?n___:nm

Page 6 of 10



Case Number:
Plan Date:

FAIRFAX CENTER CHECKLIST

1. Site anmmm:

Land Use - Site Planning

Commenis

2. Energy conservation
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FAIRFAX CENTER CHECKLIST Detailed Design

Case Number:
Plan Date:

~ Applicable Applicable

A. m..ﬁ.m..:& ...No:m

Not

1. Signs

Satisfied Comments

Essential

2. Planting

3. Lighting

X (XX

XX X

4. Screened surface parking

B. Street mE.amE:mm

1. Properly designed elements such as lighting, signs,
trash receptacles, etc.

S s.wzsa - e

4

A, w—:_&:m Entry Zone

1. Signs

2. Special planting

X X

X P}

3. Lighting

B. Structures

1. Architectural design that complements the site
and adjacent developments

2. Use of energy conservation technigues

C. E:.Eur

1. Planting - above ordinance requirements

2. Lighting

D. Other Considerations

1. Street furnishing such as seating, drinking fountains

2. Provision of minor plazas

Page 8 of 10



- FAIRFAX CENTER CHECKLIST Detailed Design

Case Number: -
Plan Date: . -

Applicable i Satisfied

A. Detailed Site UmMm:

1. Structured parking with appropriate landscaping

2. Major plazas

3. Street furnishings to include strucures (special _ ‘
planters, trellises, kiosks, covered pedestrian areas X X
(arcades, shelters, etc.), Water features/pools,
omamental fountains, and special surface treatment _

4, rmzamowv:ﬁ of major public spaces X X
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FAIRFAX CENTER CHECKLIST

Case Number: --
Plan Date: -

I.  BASIC DEVELOPMENT ELEMENTS

Summary

1. Applicable Elements 21

2. Elements Satisfied 2.1

3, Ratio 100%
II.  MINOR DEVELOPMENT ELEMENTS

1. Applicable Elements 19

2. Elements Satisfied 15

3. Ratio 7%
1II. MAJOR DEVELOPMENT ELEMENTS

1. Applicable Elements 12

2. Elements Satisfied 9

3. Ratio 7 ra
IV. ESSENTIAL DEVELOPMENT ELEMENTS

1. Applicable Elements 14

2. Elements Satisfied <3

3. Ratio 1007=
V.. MAJOR TRANSPORTATION DEVELOPMENT ELEMENTS

1. Applicable Elements 4

2. Elements Satisfied < 7

3. Ratio 1007
VL. LOW/MODERATE INCOME HOUSING ELEMENT yes no []
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PART 1 -

16-101

16-102
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APPENDIX 21

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 fora
planned development under the provisions of Article 6 if the planned development satisfies the
following general standards:

1.  Theplanned 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 resuit 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 planned development district, the bulk regulations and landscaping and screening

16-3
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FAIRFAX COUNTY ZONING ORDINANCE

provisions shall generally conform to the provisions of that conventional zoning district
which most closely characterizes the particular type of development under consideration.

Other than those regulations specifically set forth in Article 6 for a particular P district,
the open space, off-street parking, loading, sign and all other similar regulations set forth
in this Ordinance shall have general application in all planned developments.

Streets and driveways shall be designed to generally conform to the provisions set forth
in this Ordinance and all other County ordinances and regulations controlling same, and
where applicable, street systems shall be designed to afford convenient access to mass
transportation facilities. In addition, a network of trails and sidewalks shall be
coordinated to provide access to recreational amenities, open space, public facilities,
vehicular access routes, and mass transportation facilities.

16-4



APPENDIX 22

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 Facilties 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 aliowed 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 dweiling units may result in a density bonus (see below) permitling 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 unger Chapter 114 or 115 of the Fairfax County Code
for the purpose of qualifying landowners who wish 1o retain their property for agricultural or forestat 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 adopled 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 smalier lot sizes are permitied in a
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district. See

Secl. 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 approvat of a special exception, special permit or variance application or rezoning application in
a "P" district. Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with
the Zoning Ordinance and/or conformance with the Comprehensive Plan. For example, development conditions may regulate hours of
operation, number of employees, height of buildings, and intensity of development.




DEVELOPMENT PLAN: A graphic representation which depicts the nature and character of the development proposed for a specific land
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are
generally inciuded on a development plan. A development ptan is § 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 Disfrict. A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally
referred {0 as an SE or SP plat. A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site. A
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the 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 ancther for a specific and limited purpose. Examples: access easement, ulility
easement, construction easement, etc. Easements may be for public or private purposes.

ENVIRONMENTAL QUALITY CORRIDORS (EQCs): An open space sysiem 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 Environmenial section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan.

ERQODIBLE SOILS: Soils thal 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 !and areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with
environmental quality corriders. 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 flocr 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 RUNGFF: Petroleum products, such as motor oil, gasoline or transmission fluid deposited by mator 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 poliution. 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. Itis 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 leflers A through F, with LOS-A describing free flow traffic
conditions and LOS-F describing jammed or grid-lock conditions.

MARINE CLAY SOILS: Soils that occur in widespread areas of the County generally east of Interstate 95. Because of the abundance of
shrink-swell clays in these soils, they tend 1o 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. Alsc known as slippage soils.




OPEN SPACE: That portion of a site which generally is not covered by buildings, streets, or parking areas. Open space is intended to
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational purposes.

OPEN SPACE EASEMENT: An easement usually granted 1o 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 easemenis 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 EACILITIES 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 guality value due to the ecological and biological processes they perform or are
sensitive 1o impacts which may result in significant degradation of the quality of stale 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) / SPECIAL PERMIT (SP): Uses, which by their nature, can have an undue impact upon or can be
incompatible with other iand uses and therefore need a site specific review. After review, such uses may be allowed to locate within given
designated zoning districts if appropriate and only under special controls, limitations, and regulations. A special exception is subject to
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit
requires a public hearing and approval by the Board of Zoning Appeals. Unlike proffers which are voluntary, the Board of Supervisors or
BZA may impose reasonable conditions to assure, for example, compatibility and safety. See Article 8, Special Permits and Article 9,
Special Exceptions, of the Zoning Ordinance.

STORMWATER MANAGEMENT: Engineering practices that are incorporated into the design of a development in order to mitigate or
abate adverse water quantity and water quality impacts resulting from development. Stormwater management systems are designed to
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions.

SUBDIVISION PLAT: The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter
101 of the County Code.

TRANSPORTATION DEMAND MANAGEMENT (TDM): Actions taken to reduce single occupant vehicle automobile trips or actions taken
to manage or reduce overall transportation demand in a parlicular 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 allernatives to major
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit
promotion or operational improvements to the existing roadway system. TSM includes Transportation Demand Management (TDM)
measures as well as H.0.V. use and other strategies associated with the operation of the sireet and transit systems.




URBAN DESIGN: An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and
play. A well-designed urban or suburban environment demonstrates the four generally accepted principles of design: clearly identifiable
function for the area; easily understood order; distinctive identity; and visual appeal. ‘

VACATION: Refers to vacation of sireet 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, titie 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 Agricultural & Forestal District PDH Planned Development Housing

ADU Affordable Dwelling Unit PFM Public Facilities Manual

ARB Architectural Review Board PRC Planned Residential Community

BMP Best Management Practices RC Residential-Conservation

BOS Board of Supervisors RE Residential Estale

BZA Board of Zoning Appeals RMA Resource Management Area

COG Council of Governments RPA Resource Prolection Area

CBC Community Business Center RUP Residential Use Permit

cor Conceptual Development Plan RZ Rezoning

CRD Commercial Revitalization District SE Special Exception

DoT Department of Transportation SEA Special Exception Amendment

DP Development Plan SP Special Permit

DPWES Department of Public Works and Environmental Services TDOM Transportation Demand Management
DPZ Department of Planning and Zoning TMA Transporlation Management Association
DUIAC Dwelling Units Per Acre TSA Transit Station Area

EQC Environmental Quality Corridor TSM Transportation System Management
FAR Floor Area Ratio UP & DD Utilities Planning and Design Division, DPWES
FDP Final Development Plan A Variance

GDP Generalized Development Plan vDOT Virginia Dept. of Transportation

GFA Gross Floor Area VPD Vehicles Per Day

HC Highway Corridor Overlay District VPH Vehicles per Hour

HCD Housing and Community Development WMATA Washington Metropolitan Area Transit Authority
LOS Level of Service WS Water Supply Protection Overlay District
Non-RUP  Non-Residential Use Permit ZAD Zoning Administration Division, DPZ
Q3DS Office of Site Development Services, DPWES ZED Zoning Evaluation Division, DPZ

PCA Proffered Condition Amendment ZFRB Zoning Pemit Review Branch

PD Planning Division

PDC Planned Development Commercial
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