APPLICATION ACCEPTED: January 4, 2007
PLANNING COMMISION: October 4, 2007
BOARD OF SUPERVISORS: October 15, 2007

@ 3:30 pm
County of Fairfax, Virginia
September 27, 2007
STAFF REPORT
APPLICATION RZ/FDP 2007-PR-001
PROVIDENCE DISTRICT

APPLICANT: DSF Long/Metro Il, LLC and

DSF Long/Metro lll, LLC
PRESENT ZONING: PRM, I-4 and I-5
REQUESTED ZONING: PRM (Planned Residential Mixed-Use)
PARCEL(S): 49-1 ((16)) 14, 15 and 16; 49-1 ((29)) all parcels;

49-1 ((30)) all parcels; 49-2 {((1)) 18 and 19
ACREAGE: PRM: 5.79 acres

I-4: 3.09 acres

I-5: 5.39 acres

TOTAL: 14.27 acres
FAR: 2.41
DENSITY: 108.63 du/ac
OPEN SPACE: 26%
PLAN MAP: Option for Mixed use and Residential with and

FARofupto 2.25and 1.8
PROPOSAL.: To rezone from the PRM, |-4 and -5 Districts

to the PRM District to permit a mixed-use
development to include multi-family residential
and retail uses with an aption for a hotel.

N:\Long Metro RZ 2007-PR-001\RZ FDP 2007-PR-001 cover.doc

Department of Planning and Zening

Zoening Evaluation Division

12055 Government Center Parkway, Suite 801

Fairfax, Virginia 22035-5509

Phone 703 324-1290

Excellence * Innovation * Stewardship FAX 703 324-3924
Integrity * Teamwork® Public Service www. fairfaxcounty. gov/dpz/



Phase A consists of a previously approved and
constructed residential condominium
development (no substantive changes
proposed); Phase B consists of new
construction

WAIVERS & MODIFICATIONS REQUESTED:

Modification to allow the use of underground stormwater management in a
residential development subject to Waiver #24817-WPFM-001-3

Modification of private street standards to allow private streets to provide access
to adjacent properties and to allow private streets in excess of 600 feet in length

Modification of transitional screening and barrier requirements in favor of that
shown on the CDP/FDP

Modification of the loading requirements to allow 8 loading spaces in Phase B
rather than 10 loading spaces

Modification of the loading requirements for Phase A to allow two loading spaces
per building rather than three per building

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
CDP/FDP and as described in the proffers

STAFF RECOMMENDATIONS:

Staff recommends denial of RZ 2007-PR-001 as proposed. [f it is the Board's intent to
approve RZ 2007-PR-001, staff recommends that such approval be subject to the
execution of proffers consistent with those contained in Appendix 1.

Staff recommends denial of FDP 2007-PR-001 as proposed. If it is the Planning
Commission's intent to approve FDP 2007-PR-001, staff recommends that such
approval be subject to conditions consistent with those contained in Appendix 2.

It should be noted that it is not the intent of the staff to recommend that the
- Board, in adopting any conditions, relieve the applicant/owner from compliance with the
provisions of any applicable ordinances, regulations, or adopted standards; and that,
should this application be approved, such approval does not interfere with, abrogate or
annul any easements, 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 Board of Supervisors.

t:\ Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days advance notice.
. For additional information on ADA call {703) 324-1334 or TTY 711 (Virginia Relay Cenier).




For information, contact the Zoning Evaluation Division, Department of Planning
and Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia
22035-5505, (703) 324-1290 TTY 711 (Virginia Relay Center)

L\ Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days advance notice.
>, For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Cenler).
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Rezoning Application Final Development Plan
RZ 2007-PR-001 FDP 2007-PR-001
Applicant: DSF/LONG METRO II, LLC AND Applicant: DSF/LONG METRO II, LLC AND
DSFA.ONG METRO III, LLC DSFLONG METROIIL LLC
Accepted: 01/04/2007 Accepted: 01/04/2007
Proposed: MIXED USE Proposed: MIXED USE
Area: 1427 AC OF LAND; DISTRICT - PROVIDENCE Area: 1427 AC OF LAND; DISTRICT - PROVIDENCE
Zoning Dist Sect: Zoning Dist Sect:
Located: SOUTHEAST AND SOUTHWEST QUADRANT OF THE Located: SOUTHEAST ANT) SOUTHWEST QUADRANT OF THE
INTERSECTION OF PROSPERITY AVENUE AND MERRILEE INTERSECTION OF PROSPERITY AVENUE AND MERRILEE
DRIVE AND WEST SIDE OF GALLOWS ROAD DRIVE AND WEST SIDE OF GALLOWS ROAD
Zoning;: FROM PRM, I- 5 AND I- 4 TO PRM Zoning: PRM
Overlay Dist: Overlay Dist:
Map Ref Num: 49 1((16)) 14,15, 18 Map Ref Num: 49- 1 ((16)) 14, 15, 16
49- 1 ((29)) ALL PARCELS 49- 1 ((29)) ALL PARCELS
49- 1 {((30)) ALL PARCELS 49- 1 ((30)) ALL PARCELS
49-2({1)) 18,19 49- 2((1) 18,79
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Rezoning Application

Final Development Plan

R7Z 2007-PR-001 FDP 2007-PR-001
Applicant: DSF/LONG METRO II, LLC AND Applicant: DSF/LONG METRO I1, LLC AND
DSF/LONG METRO IIT LLC DSF/LONG METRO Il LLC
Accepted: 01/04/2007 Accepted: 01/04/2007
Proposed: MIXED USE Proposed: MIXED USE
Area: 14.27 AC OF LAND; DISTRICT - PROVIDENCE | Area: 14.27 AC OF LAND, DISTRICT - PROVIDENCE
Zoning Dist Sect: Zoning Dist Sect:
Located: SOUTHEAST AND SOUTHWEST QUADRANT OF THE Located: SOUTHEAST AND SOUTHWEST QUADRANT OF THE
INTERSECTION OF PROSPERITY AVENUE AND MERRILEE INTERSECTION OF PROSPERITY AVENUE AND MERRILEE
DRIVE AND WEST SIDE OF GALLOWS ROAD DRIVE AND WEST SIDE OF GALLOWS ROAD
Zoning: FROM PRM, I- 5 AND I- 41 TO PRM Zoning: PRM
Overlay Dist: Overlay Dist:
Map Ref Num: 49- 1 ((16)) 14, 15,16 Map Ref Num: 49-1((18)) 14, 15, 16
49- 1 {(29)) ALL PARCELS 49- 1 ((29)) ALL PARCELS
49- 1 ((30)) ALL PARCELS 49- 1 ((30)) ALL PARCELS
49-2((1)) 18,19 49- 2((1)) 18, 19
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A GLOSSARY OF TERMS USED
FREQUENTLY IN STAFF REPORTS CAN BE
FOUND AT THE BACK OF THIS REPORT

DESCRIPTION OF THE APPLICATION
Proposal:

The applicant, DSF/Long Metro Il LLC and DSF/Long Metro Ill LLC, requests approval
to rezone 14.27 acres from the PRM, -4 and |-5 Districts to the PRM (Planned
Residential Mixed-Use) District. The application proposes a mixed-use development
including retail and other uses, residential units, and an optional hotel, with parking
provided primarily underground. The application proposes a maximum residential
density of 108.63 du/ac and an FAR (floor area ratio) of 2.41 (with the more intense
option), including bonus density for the provision of Affordable Dwelling Units. The
applicant is requesting approval of a combined Conceptual/Final Development Plan
(CDP/FDP).

The application is divided into two phases. Phase A, located along Prosperity Avenue
and bisected by Merrilee Drive, is developed with two residential buildings with a total
of 436 dwelling units. A small amount (4,910 square feet) of retail space was provided
in the Phase A buildings, and parking is provided in attached garages. No changes
are proposed to Phase A, which was developed under RZ/FDP 2002-PR-025, and
constructed in 2005 and 2006. Phase A has been included in the application to
recapture density encouraged by the Comprehensive Plan adjacent to the Dunn
Loring Metro Station but not constructed with that application. Phase B is located
south of Phase A, and stretches between Gallows Road and Merrilee Drive. All of the
new development is proposed to be in Phase B, which will consist of four buildings,
each with retail and other related uses located on the ground floor and residential
located above. A total of 1,150 residential units are proposed in Phase B (1,000 units
if the option with the hotel is constructed). The following graphic shows the
relationship of Phases A and B.

Phase B

Phase A

The applicant’s draft proffers, Affidavit and Statement of Justification can be found in
Appendices 1-3, respectively.
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This application must also comply with certain Zoning Ordinance Provisions found in
Article 6, Planned Development Districts, and Article 16, Development Plans, excerpts
of which are found in Appendix 16.

Waivers and Modifications Requested:

Modification to allow the use of underground stormwater management in a
residential development subject to Waiver #24817-WPFM-001-3

Modification of private street standards to allow private streets to provide access to
adjacent properties and to allow private streets in excess of 600 feet in length

Modification of transitional screening and barrier requirements in favor of that
shown on the CDP/FDP

Modification of the loading requirements to allow 8 loading spaces in Phase B
rather than 10 loading spaces

Modification of the loading requirements for Phase A to allow two loading spaces
per building rather than three per building

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 CDP/FDP
and as described in the proffers

LOCATION AND CHARACTER

Site Description:

The 14.27 acre application property is located in the Merrifield Area, on the south side

of Prosperity Avenue and the west side of Gallows Road. The application property
does not include the property at the corner of Prosperity Avenue and Gallows Road,
which has been recently developed with a residential building and a hotel.

As noted, the application property is divided intoc two phases. Phase A is developed

with two residential condominium buildings, constructed in 2005 and 2006. Phase B is

developed with one-story industrial buildings with surface parking, including a
landscape mulch facility.

Surrounding Area Description:

Direction [ Use Zoning Plan

Metro Station (approved for

residential mixed-use PDC/PRM Residential/mixed use, up to

2.25 FAR
North deyelop.ment). - Residential/mixed use, up to
Multi-family residential i PRM 5 25 FAR
(Wilton House) '
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Direction Use Zoning Plan
South ~ Lgntlndustrial Warehouse |14 g 1.5 | Mixed use, up to 1.8 FAR
Multi-family residential PRM Residential/mixed use up to
(Wilton House)
Fast Multi-family residential R-20 Rg:szidseigg @ 16-20 du/acre
(Merrifield Village)
West Li?et:;ilp dustrial / Warehouse PDC, I-4 & I-5 | Mixed use, up to 1.8 FAR
BACKGROUND

. RZ 2002-PR-025 was approved by the Board of Supervisors on July 21, 2003, to
rezone Phase A of the application property from the I-4 District to the PRM District,
subject to proffers dated June 10, 2003. FDP 2002-PR-025 had been previously
approved by the Planning Commission on June 25, 2003, subject to development
conditions dated June 18, 2003, and to the Board's approval of the rezoning. (See
Appendix 4 for proffers, conditions and plans)

COMPREHENSIVE PLAN PROVISIONS (See Appendix 5)

Plan Area: I

Planning Sector: Merrifield Suburban Center; Land Unit C, Sub-Units C-1, C-
2 and C-3

Plan Map: Mixed-Use

The application property is located in three Sub-Units (C-1, C-2 and C-3). The following graphic
shows the relationship of the Sub-Units to the application.

Sub-unit C1

Sub-unit C2

Sub-unit C3
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Plan Text:

The following chart summarizes the basic Plan recommendations for each of the three sub-units.
More detailed text follows.

Sub-unit C1
(including
Parcel 18)

e & & @

* & & & o

Mixed-use and/or residential use up to 2.25 FAR

Maximum building height is 135 feet or 165 feet with structured parking under the
building and increased open space

Building heights shouid vary within the Sub-Unit

Consolidation of four contiguous acres encouraged

Provide for/contribute to extension of Merrilee Drive

Provide other secondary vehicular access to improve circulation in this and
adjacent sub-units

Include pedestrian oriented open space amenities

Provide for/contribute to Merrifield shuttle service

TDM programs to facilitate a non-SOV mode split of at least 25%.

Parking structures behind and/or under buildings

Retail and service uses provided, located primarily on the ground level of office
buildings

Alternative uses appropriate: residential, hotel, major entertainment, institutional,
and retail and service uses

Any hotet should provide community-serving amenities

Residentia! development should provide affordable dwelling units

Residential development should provide recreation and other amenities for
residents

Contributions for parks or public open space amenities incorporated into the
development

Major entertainment uses + retail and service uses not to exceed 30% of total
square footage

Sub-unit C2

Mixed-use and/or residential use up to 1.8 FAR

Maximum building height is 115 feet or 135 feet with structured parking under the
building and increased open space :
Consolidation of four contiguous acres encouraged

Provide circulation improvements

Minimize access to Gallows Road through interparcel access

Include open space amenities

Provide for/contribute to Merrifield shuttle service

TDM programs to facilitate a non-SOV mode split of at least 20%.

Parking structures behind and/or under buildings

Retail and service uses integrated to development

Alternative uses appropriate: residential, institutional, and retail and service uses
Residential development should provide affordable dwelling units

Residential development should provide recreation and other amenities for
residents :

Contributions for parks or public open space amenities incorporated into the
development
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Sub-unit C3

Mixed-use and/or residential use up to 1.8 FAR
Maximum building height is 115 feet or 135 feet with structured parking under the
building and increased open space
Consolidation of four contiguous acres encouraged
Provide circulation improvements
Include pedestrian oriented open space amenities
Provide for/contribute to Merrifield shuttle service
TDM programs to facilitate a non-SOV mode split of at least 20%.
Parking structures behind and/or under buildings
Retail and service uses provided, located primarily on the ground level of office
buildings
« Alternative uses appropriate: residential, hotel, institutional, and retail and service
uses
Residential development should provide affordable dwelling units
Residential development should provide recreation and other amenities for
residents
» Contributions for parks or public open space amenities incorporated into the
development

In the Area | volume of the Comprehensive Plan, 2007 edition, Merrifield Suburban Center,
as amended through July 21, 2003, Land Unit Recommendations, page 60-66, the Plan
states:

Sub-Unit C1:

Sub-Unit C1 is located adjacent to Prosperity Avenue immediately across from the Dunn
Loring-Merrifield Transit Station and is planned for office use with retail and service uses up
to 1.4 FAR. Any development proposals must address all applicable Area-Wide
recommendations as well as the following.

Consolidations of at least four contiguous acres are encouraged. When a consolidation is
less than 4 acres, but more than two acres, development should provide for vehicular and
pedestrian access with abutting properties. As an altemative, coordinated development
plans with a combined land area of at least 2 acres may be appropriate if the consolidation
objectives are met. In any instance, it must be demonstrated that any unconsolidated
parcels are able to develop in conformance with the Plan as described under the Land Use
Guidelines in the Area-Wide Land Use section.

Provide for or contribute to the extension of Merrilee Drive to Prosperity Avenue, and/or
provide other secondary vehicular access that improves circulation within this and adjacent
sub-units, as well as inter-parcel access. See the Transportation Section of the Area-Wide
Recommendations for the Merrilee Drive extension alignment.

Development should be designed to include pedestrian open space amenities, which should
include public plazas or greens. Two key locations for the green space amenities are along
the Merrilee Drive extension and at the corner of Prosperity Avenue and Gallows Road. The
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open space amenities along the Merrilee Drive extension should be a focal point for the
northern portion of this land unit. The open space amenity at Prosperity Avenue and Gallows
Road should be designed as a gateway feature for this northern entrance to the Merrifield
Suburban Center.

Development should provide for or contribute to an internal Merrifield transit system (i. e.,
shuttle service, bus service, etc.)

TDM programs should be provided that facilitates a non-SOV mode split of at least 25%.
Development should be designed with parking structures behind and/or under buildings.

Retail and service uses should be provided and located primarily on the ground level of office
buildings to serve both the needs of the tenants as well as the surrounding areas.

Option: As an alternative to the office use option, mixed-use and/or residential use may be
appropriate up to 2.25 FAR, provided that development proposals meet the Area-Wide
Recommendations for alternative uses (see the Area-Wide Recommendations, Land Use
Guidelines). Any development proposals under this option must meet the guidance provided
above, all applicable Area-Wide guidelines, as well as provide for the following.

The alternative uses appropriate in this sub-unit are limited to residential, hotel, major
entertainment, institutional, and retail and service uses. Only the portion of retail and service
uses that exceed 5% of the development’s total square footage are considered alternative
uses

If a hotel is proposed as part of a mixed-use development, the hotel should provide for
community-serving amenities such as meeting spaces and a full-service restaurant.

If residential development is proposed, affordable dwelling units should be provided on-site
or as indicated under the Land Use Guidelines in the Area-Wide Land Use section.

Any proposed residential development should create a viable living environment by providing
recreation and other amenities for the residents as indicated under the Area-Wide
Recommendations, Land Use Section. In addition, contributions should be made for the
purchase of public parkland within L.and Unit C or to provide improvements to nearby parks.
As an alternative, open space amenities could be incorporated into the development, such as
the provision of an urban park that could be privately owned, provided it is accessible for
public use.

If major entertainment uses are provided these uses and retail and service uses should not
exceed 30% of the development's total square footage.

Height Limit: The maximum building height is 135 feet when development is not integrated
with structured parking. In order to encourage structured parking to be located under
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buildings, a height bonus of up to 30 feet (or a maximum height of 165 feet) is appropriate
when at least 3 levels of structured parking are provided under the building, either at or below
grade. Building heights should vary within the Sub-Unit. The building height bonus should
be contingent on increasing the amount of open space amenities. See the Building Heights
Map, Figure 16, and the Building Height Guidelines under the Area-Wide Urban Design
section.

Sub-Unit C2:

Sub-Unit C2 is located adjacent to Gallows Road and north of where Providence Forest
Road is planned to cross Gallows Road. This sub-unit is planned and developed with a mix
of retail, industrial, and warehouse uses at current intensities. Any modification, expansion,
and/or reuse of the existing buildings should be consistent with guidelines for Existing Uses
and Buildings under the Area-Wide Land Use section.

Option 1: As an option, development within this sub-unit to office with retail and service uses
up to 1.1 FAR may be appropriate. In addition, Parcel 49-2((1))18 may develop under the
intensity planned for Sub-Unit C1, provided this parcel is consolidated with property in Sub-
Unit C1, and is an integral part of development in Sub-Unit C1, as well as improving the
area's circulation and access. Any development proposal under this option must address all
applicable Area-Wide recommendations as well as the following guidelines:

e Consolidations of at least four contiguous acres are encouraged. When a consolidation is
less than 4 acres, but more than two acres, development should provide for vehicular and
pedestrian access with abutting properties. As an alternative, coordinated development plans
with a combined land area of at least 2 acres may be appropriate if the consolidation
objectives are met. In any instance, it must be demonstrated that any unconsolidated
parcels are able to develop in conformance with the Plan as described under the Land Use
Guidelines in the Area-Wide Land Use section.

« Consolidation in the southern portion of this sub-unit should provide the Merrifield Avenue
extension to Gallows Road which aligns with Providence Forest Drive (see Area-wide
Transportation section for alignment). Consolidation in the northern portion of this sub-unit
should provide circulation improvements that connect Merrilee Drive and Gallows Road, or
other vehicular improvements that increase circulation within this and adjacent sub-units.

« Minimize access to Gallows Road through the provision of inter-parcel access (both vehicular
and pedestrian). Inter-parcel access may include the provision of a private street with a
public access easement.

« Development should provide for or contribute to an internal Merrifield transit system (i. e.,
shuttle service, etc.)

e TDM programs should be provided that facilitates a non-SOV mode split of at least 20%.
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« Development should be designed with parking structures behind and/or under buildings.

« Development should be designed to include open space amenities as described under the
Pedestrian and Open Space System Guidelines in the Urban Design section.

» Retail and service uses should be provided and should be designed as an integral part of the
development. These retail and service uses should serve the needs of the building tenants,
as well as the surrounding area.

Option 2: As an alternative to the office option, mixed-uses and/or residential with retail and
service uses may be appropriate up to 1.8 FAR, provided that development proposals meet the
Area-Wide Recommendations for alternative uses (see the Area-Wide Recommendations, Land
Use Guidelines). In addition, Parcel 49-2((1))18 may develop under the intensity planned for
Sub-Unit C1, provided this parcel is consolidated with property in Sub-Unit C1, and is an integral
part of development in Sub-Unit C1, as well as improving the area’s circulation and access. Any
development proposal under this option must meet the previous option's guidance, all applicable
Area-Wide guidelines, as well as provide for the following:

« The alternative uses appropriate in this sub-unit are limited to residential, institutional, and
retail and service uses. Only the portion of retail and service uses that exceed 5% of the
development's total square footage are considered alternative uses as described under the
Alternative Use Guidelines. Retail and service uses should be designed to be an integral
part of the development.

+ If residential development is proposed, affordable dwelling units should be provided on-site
or as indicated under the Land Use Guidelines in the Area-Wide Land Use Section.

« Any proposed residential development should create a viable living environment by providing
recreation and other amenities for the residents as indicated under the Area-Wide
Recommendations, Land Use Section. In addition, contributions should be made for the
purchase of public parkland within Land Unit C or to provide improvements to nearby parks.
As an alternative, open space amenities could be incorporated into the development, such as
the provision of an urban park that could be privately owned, provided it is accessible for
public use.

Height Limit: Maximum building height is 115 feet when development is not integrated with
structured parking. In order to encourage structured parking to be located under buildings, a
height bonus of up to 20 feet (for a maximum height of 135 feet) is appropriate when at least
2 levels of structured parking are provided under the building, either at or below grade. The
building height bonus should be contingent on increasing the amount of open space
amenities. See the Building Heights Map, Figure 16, and the Building Height Guidelines
under the Area-Wide Urban Design section.
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Sub-Unit C3:

Sub-Unit C3 is located south of Sub-Unit C1 and west of Sub-Unit C2, and is planned and
developed with a mix of industrial and warehouse uses at current intensities. Any modification,
expansion, and/or reuse of the existing buildings should be consistent with guidelines for Existing
Uses and Buildings under the Area-Wide Land Use section.

Option 1: As an option, redevelopment within this sub-unit to office use with support retail
and service uses up to 1.1 FAR may be appropriate. Any development proposals under this
option should address all applicable Area-Wide recommendations as well as the following
guidelines.

« Consolidations of at least four contiguous acres are encouraged. When a consolidation is
less than 4 acres, but more than two acres, development should provide for vehicular and
pedestrian access with abutting properties. As an alternative, coordinated development
plans with a combined land area of at least 2 acres may be appropriate if the consolidation
objectives are met. In any instance, it must be demonstrated that any unconsoelidated
parcels are able to develop in conformance with the Plan as described under the Land Use
Guidelines in the Area-Wide Land Use section.

« Development within this sub-unit should provide the Merrifield Avenue extension to Gallows
Road which aligns with Providence Forest Drive (see Area-wide Transportation section for
alignment) and should provide for other secondary vehicular access that improves circulation
within this and adjacent sub-units, as well as inter-parcel access.

« Development should be designed to include pedestrian open space amenities, which should
include public plazas or greens.

e Development should provide for or contribute to an internal Merrifield transit system (i. e.,
shuttle service, bus service, etc.)

e TDM programs should be provided that facilitates a non-SOV mode split of at least 20%.
« Development should be designed with parking structures behind and/or under buildings.

e Support retail and service uses should be provided and usually located on the ground level of
office buildings to serve both the needs of the tenants as well as the immediate surrounding
area.

Option 2: As an alternative to the office use option, mixed-uses and/or residential use may be
appropriate up to 1.8 FAR, provided that development proposals meet the Area-Wide
Recommendations for altemative uses (see the Area-Wide Recommendations, Land Use
Guidelines). Any development proposals under this option must meet the guidance provided
above, all applicable Area-Wide guidelines, as well as provide for the following.
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« The alternative uses appropriate in this sub-unit are limited to residential, hotel, institutional,
and support retail and service uses. Only the portions of support retail and service uses that
exceed 3% of the development's total square footage are considered alternative uses as
described under the Alternative Use Guidelines. Support retail and service uses may include
employee amenities such as health clubs, day care, and food services, all of which should be
integrated into office, hotel, and/or residential buildings.

+ If residential development is proposed, affordable dwelling units should be provided on-site
or as indicated under the Land Use Guidelines in the Area-Wide Land Use section.

o Any proposed residential development should create a viable living environment by providing
recreation and other amenities for the residents as indicated under the Area-Wide
Recommendations, Land Use Section. In addition, contributions should be made for the
purchase of public parkland within Land Unit C or to provide improvements to nearby parks.
As an alternative, open space amenities could be incorporated into the development, such as
the provision of an urban park that could be privately owned, provided it is accessible for
public use.

Height Limit: The maximum building height is 115 feet when development is not integrated
with structured parking. In order to encourage structured parking to be located under
buildings, a height bonus of up to 20 feet (or a maximum height of 135 feet) is appropriate
when at least 2 levels of structured parking are provided under the building, either at or below
grade. The building height bonus should be contingent on increasing the amount of open
space amenities.”

See Appendix 5 for additional Plan text.

ANALYSIS
Conceptual/Final Development Plan (Copy at front of staff report)

Title of CDP/FDP: Halstead Mixed-Use Development

Prepared By: Urban Engineering & Assoc., Inc.

Original and Revision Dates: July 19, 2006, as revised through
September 24, 2007

The combined CDP/FDP consists of 43 sheets.

Sheet 1 is a cover sheet including an index, and a vicinity map.

Sheet 2 shows an overview of the entire application area (Phases A and B).
Sheet 3 shows the existing conditions, soils and vegetation maps for Phase B.
Sheets 4 and 5 contain the general notes.
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Sheets 6 through 31 relate exclusively to Phase B of the development

Sheet 6 shows the layout.

Sheet 7 shows the ground floor plan.

Sheet 8 is an illustrative pedestrian plan.

Sheet 9 is a plan showing Transportation Demand Management facilities.
Sheet 10 is the ground level landscape plan.

Sheet 11 is the landscape plan for the “second level” of the development (roof top
plazas)

Sheet 12 shows Merrilee Drive, enlarged streetscape plan and building elevations.
Sheet 13 shows Gallows Road, enlarged streetscape plan and building elevations.

Sheet 14 shows an enlarged plan of the major ground level pedestrian plaza, along
with elevations of the buildings surrounding the plaza.

Sheet 15 shows the private “Main Street,” including an enlarged streetscape plan and
building elevations. :

Sheet 16 shows details of the second level courtyards.
Sheet 17 shows site amenities and street furniture
Sheet 18 provides planting details and specifications
Sheets 19-24 show building elevations.

Sheet 25 shows building cross-sections.

Sheets 26 and 26A show shadow studies, with views from the south and the north,
respectively -

Sheet 27 is a circulation diagram
Sheet 28 is an exhibit of Gallows Road
Sheets 29-31 are the preliminary stormwater management details

Sheets 32 through 42 relate exclusively to Phase A of the development, and
consist of the CDP/FDP that was approved with RZ/FDP 2002-PR-025. Only
minor changes are proposed for Phase A, as discussed below

Qverall Site Description

As noted, the application consists of two phases (A and B); Phase A was approved in
RZ 2002-PR-025 and has already been constructed, Phase B is new proposed
construction. Four new buildings are proposed with Phase B. The following table lays
out the basics of the application, showing Phase A, Phase B, and the overall site.
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Phase A Phase B (proposed) | Overall Site
{constructed)
Land Area 5.79 acres (+ 0.32 8.49 acres 14.27 acres
dedicated ROW)
Zoning PRM -4 & I-5 -
# units 436 Option 1 (no hotel): Option 1: 1,586 units
1,150 units Option 2: 1,436 units

Option 2 (hotel): 1,000
units

# ADUs (5% of total)

12 (2.75% of Phase A)

Option 1: 67 (5.85%)
Option 2: 60 (5.98%)

Option 1: 79 (5%)
Option 2: 72 (5%)

# WDU (7% of non- 0 Option 1: 76 76
ADUs in Phase B) Option 2: 66 66
Residential Density 71.36 du/ac Opt. 1: 135.45 du/ac | Opt. 1: 108.63 du/ac
Opt. 2: 117.79 du/ac Opt. 2: 98.36 du/ac
Residential Condo Condo (Bidgs 3&4) and -
ownership type Rental (Bidgs 1&2)
parking Above ground decks | Primarily underground, --
to side and rear of some on-street
buildings spaces, some surface
: level under buildings
Height (feet) 50 feet (bidgs) Bldg1: 116 +P --
65 feet (garages) Bldg 2: 95+ P
Bldg 3: 165 +P
Bldg4: 95 +P
# stories 4 Bldg 1: 11 -
Bldg 2. 8
Bldg 3: 8
(west side: 9)
Bldg 4: 8

Non-residential uses

4,450-4,910 sq ft
Retail in Western
Bldg.

5,000-8,000 sq ft
Leasing/ Clubhouse
in Eastern Bidg.

Retail and related uses
{inc. possible grocery)

Possible hotel (Opt. 2)
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Phase A Phase B (proposed) | Overall Site
(constructed} _
Total GFA Residential: 448,048 | Opt1: Opt 1:
Residential: 977,081 Residential: 1,452,129
Non-residential: Secondary: 101,723 Secondary: 106,633
4,910 Total: 1,078,804 sq ft Total: 1,531,762 sq ft
Total: 452,958 sqft | Opt2: Opt 2:
Residential: 872,626 Residential: 1,320,674
Secondary-Hotel: Secondary-Hotel:
100,000 100,000
Secondary-Other: Secondary-Other:
91,000 95,910
Total: 1,063,626 sq fi Total: 1,516,584 sq ft
FAR 17 Opt. 1; 2,92 Opt. 1: 2.41
Opt. 2. 2.88 Opt. 2: 2.39
Landscaped Open 33% 20% (plus upper level |26%
Space courtyards)

Phase A

Phase A is developed (see details in the preceding chart) with two residential
buildings, each constructed around courtyards and with attached parking garages to
the side and rear of the building. Phase A is split by Merrilee Drive. Access to the
garage for the western building is provided from Prosperity Avenue (along the west
side of the building). Two loading spaces are provided on the access drive. Access to
the garage for the eastern building is provided to Prosperity Avenue through
interparcel access to the Marriott site to the east, as well as directly to Merrilee Drive
along the rear of the building. The Phase A plans show three loading spaces on the
south side of the access along the rear (south).

The access from Merrilee Drive to the eastern garage is proposed to be modified with
Phase B by moving the access south to create one joint access to both phases.
Additional guest parking for Phase A will be provided adjacent to the Phase A building,
and the loading spaces will be reduced from three to two, which will be slightly
relocated. A new pedestrian crosswalk will be provided from the loading spaces to the
rear door of the building. :

The unit count and open space tabulations shown in Sheets 32 through 42 (Phase A)
are slightly different from those shown in the Phase A tabs on Sheets 4 and 5. The
tabs on Sheets 4 and 5 reflect the actual built environment, and are more accurate.
With this rezoning, these new tabs will become the proffered tabulations.

No other changes are proposed to the layout of Phase A, as shown and as developed.
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Building Uses & Layout

Four buildings are proposed in Phase B, each with retail and other secondary uses on
the ground floor and residential units above. The taller buildings are located on the
north side of the main street, with the tallest (Building 3} located adjacent to Gallows
Road. The heights of the buildings are as follows:

Building 1..................... 115 feet / 11 stories
Building 2..........cocvvee. 95 feet / 8 stories
Building 3 (east side)... 165 feet / 16 stories
Building 4.................... 95 feet / 8 stories

In addition to these maximums, the western portion of the tallest building (Bldg. 3) is
only 9 stories plus a clubhouse. Also, the three northern wings on Building 1 are
shown to step down two to three floors as compared with the maximum height. The
four buildings are shown in the graphic below.

Merrilee Drive
Gallows Road

Option 2 would replace the western wing of Building 3 with a hotel (maximum

150 rooms). In either option, the ground floor of Building 4 could house a smaller,
specialty grocery store. Proffers indicate that a number of secondary uses could be
established, including business service and supply establishments, eating
establishments, financial institutions (no drive-throughs), fast food restaurants (no
drive-throughs) quick service food stores, offices, retail sales, health clubs, a public
library and private schools of special education.

At the ground floor, the retail levels of the buildings are oriented towards the internal
main street. In addition, retail-style frontages wrap onto Merrilee Drive on the west
and Gallows Road on the east. Although no store fronts will be provided on the
internal north-south connector road, proffers and elevations commit to wrapping the



RZ/FDP 2007-PR-001 Page 15

internal ends of Buildings 2 and 4 with architectural elements that will carry the
streetscape feel around this portion of the building and onto the service aisle along the
southern boundary (which will be the primary vehicular access from Gallows Road).

Hotel Use

One option for development would replace the lower, western portion of Building 3
with a hotel with 150 rooms. This option would slightly reduce the retail/secondary
square footage and would reduce the maximum number of dwelling units from 1,150
to 1,000. Proffers commit that, should the hotel option be developed, such hotel shall
include a full service restaurant and meeting space.

Roads & Access

One new street is proposed through the center of the development, from Merrilee
Drive to Gallows Road. Development is proposed to front on this “Main Street.” A
second "Service Aisle” is proposed along the southern boundary of the site, also
stretching between Merrilee Drive and Gallows Road. Both streets will have full
access on Merrilee Drive, but only the Service Aisle will have full access on Gallows
Road, where a traffic signal is proposed. The Main Street will have right in/right out
access on Gallows Road. A north-south street bisects the center of the site. An
interparcel access easement on this connector will allow its future extension when
properties to the south redevelop; however, no such connection was left when the
properties to the north were
developed, so the north-
south connector will end at
the northern property
boundary. A third point of
access, at the rear (north
side) of Building 1 is
consolidated with an
existing entrance to the
Phase A East garage, as
discussed earlier.

Public Stregt; '™==m mmm ==
Private Streetf:

Access to the underground
garage structure will be
provided from the north-
south connector to the rears
(north sides) of Buildings 1
and 3, and the interior sides
of Buildings 2 and 4 (east
and west sides,
respectively). Garage
access is also provided to
the north side of Building 1
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via the consolidated entrance with Phase A. Additional entrances to the garage are
provided on the rear (south side) sides of Buildings 2 and 4, from the Service Aisle.
No direct access is provided to the garages from Merrilee Drive or Gallows Drive.

Parking & Garages

Almost all parking for the site is located in a single, underground deck with several
levels. Parking for the residential uses will be segregated in this deck from the parking
for the retail uses. In addition to the underground deck, Buildings 2 and 4 have
surface level parking under the buildings, and Building 2 also has a small, second
level parking deck above ground level but also under the building.

The CDP/FDP shows a requirement for 2,247 parking spaces under Option 1 or 2,126
parking spaces under Option 2. In both options, the site will be parked at the code
requirement.

Architecture

The building elevations, Sheets 19 through 23, show flat-roofed rectangular buildings,
with differing window pattems and architectural features from building to building and

along the facades of individual buildings. The retail ground floor has a taller floor plate
than the upper, residential floors.

A proffer states that the final architectural design of the buildings will be generally as
shown on the CDP/FDP. The proffer further limits siding to the interior residential
courtyards (all of which are above street level), and prohibits the use of EIFS. Proffers
commit to a retail streetscape (storefront windows, etc.) that extends along Merrilee
Drive, and to architectural treatment of the rears of Buildings 2 and 4, along the
southern service aisle.

Recreation & Open Space

The CDP/FDP provides for a minimum of 20% landscaped open space {26% on the
entire application area). Public open spaces include a large pedestrian plaza between
Buildings 1 and 2. This space is bisected by the main private street, however the
treatment of that street (on level with the plaza, paving treatments that extend from the
pedestrian space through the vehicular space, and bollards to delineate the street) is
designed to make the space feel like a pedestrian space rather than a road. A smaller
plaza area that also crosses the street is located at the western end of Buildings 3

and 4.

In addition to the urban plazas at street level, the development includes private open
spaces for the residential uses in the form of roof top decks for each of the four
buildings. These decks are not included in the landscaped open space totals. In
Buildings 1, 2 and 4, the decks are located on the top of the first floor (the retail base),
The courtyards show a mix of deck, lawn and landscaping, and facilities such as
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pools. Building 3, the tallest, narrowest building, has a pool deck on the top of the
lower, western portlon of the building, which is only 9 stories in height. A clubhouse
structure (a 10" story) is shown in conjunction with the pool deck area.

Other Site Amenities

The CDP/FDP shows typical illustrations for items such as light standards and
garbage cans, though these illustrations are intended only to show the type and
quality of these items, not the exact style or design.

Landscaping

No existing vegetation is proposed to be preserved on the site. The landscape plan
includes a mix of evergreen and deciduous trees, and primarily consists of streetscape
trees along the exterior public and interior private streets. The large pedestrian plaza
is shown to be planted with a grid of trees. The private, upper level courtyards are
also shown to be planted, again with a mixture of trees and other landscaping.

Streetscape

The CDP/FDP shows streetscape consisting of a row of street trees along all street
frontages, with a secondary row of trees along the building face on Gallows Road.
Smaller trees and shrubs more in keeping with foundation plantings are provided along
the building face of the southern service aisle, in keeping with the mtent of that space to
be primarily a vehicular access.

The streetscape section along Merrilee Drive shows a 7 foot wide retail activity space, a
6 foot wide sidewalk, a 6 foot wide planting area, a 2 foot wide “refuge area” (to provide
separation between car doors, persons exiting the cars, and landscaping) and parallel
parking.

The streetscape section along Gallows Road shows a 12 foot wide planting/retail area, an
8 foot wide sidewalk, and an 8 foot wide planting strip. No parallel parking is provided
along Gallows Road, but a bike lane in the roadway is provided.

Signage

No signage details have been provided; however, the elevations do indicate building
mounted signs to be provided for the retail stores. Although no free-standing signs are
shown, the applicant has reserved the right to provide free-standing signs, but only if
permitted as part of a Comprehensive Sign Plan. If provided, the proffers prohibit any
free-standing signs from being pole-mounted (i.e., monument signs would be required).
Whether the applicant chooses to apply for a CSP or not, the proffers commit to a
coordinated signage program for the site, including wayfinding signage, which will be
coordinated with that provided in Phase A.
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Pedestrian Connections

The CDP/FDP shows sidewalks along all street frontages (both the internal, private
streets and the external, public streets). Proffers commit to the installation of a traffic
signal with pedestrian heads at the intersection of the site's southern Service Aisle
and Gallows Road (subject to VDOT approval), allowing improved pedestrian access
for pedestrians on the east side of Gallows Road.

Stormwater Management

Stormwater management is proposed to be accommodated in underground vaults; the
applicant has applied for a waiver to allow their use in a residential setting. Phase A
was constructed with underground vaults. A waiver for the use of underground
stormwater in a residential setting has been requested but not yet approved (see
Appendix 13).

Comprehensive Plan Analysis (Appendix 3)

The subject property is a consolidation of several parcels that encompass parts of Sub-Units
C1, C2 and C3 in the Comprehensive Plan’s Merrifield Suburban Center. The applicant
seeks the maximum intensity permitted under the three sub-unit options.

The option for Sub-Unit C1, which is located nearest the Dunn Loring-Merrifield Metro
Station, recommends mixed use and/or residential use at up to a 2.25 floor area ratio
(FAR). Any proposed hotel use must include community-serving amenities such as
meeting spaces and a full-service restaurant. Entertainment, retail and service uses
should not exceed 30 percent of the development.

Under Option 2 for Sub-Unit C2, this area may be redeveloped as mixed-uses up to a
1.8 FAR. In addition, Parcel 18 (part of the subject application) may develop under
the intensity planned for Sub-Unit C1, provided that this parcel is consolidated with
property in Sub-Unit C1 and is an integral part of development in Sub-Unit C1, as well
as improving the area’s circulation and access. Parcel consolidation of at least four
contiguous acres is encouraged. Redevelopment should connect Merrilee Drive and
Gallows Road or provide other vehicular circulation improvements that increase
circulation within this sub-unit and adjacent sub-units. Access to Gallows Road should
be minimized through the provision of inter-parcel access. In addition, the Plan
recommends contributions to a Merrifield shuttle service and a TDM program with a
minimum non-Single Occupancy Vehicle (non-SOV) mode split of 20%. Retail and
service uses and parking structures should be an integral part of the development.
Retail should serve the both development and the surrounding area.

The recommendations for Option 2 of Sub-Unit C3 are similar to those for Sub-
Unit C2. The Plan calls for mixed-uses and/or residential use at up to a 1.8 FAR.
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All three options recommend the provision of affordable dwelling units (ADUs) and residential
amenities on-site; and contributions made for the purchase of public parkland near Land Unit
C or to provide improvements to a nearby park; or as an alternative, open space amenities
could be incorporated into the development.

In order to facilitate the Comprehensive Plan land use analysis, in some cases a portion of
the Plan text or a paraphrase of several sections is provided below as part of the discussion
below.

Issue: Mix of Uses/Intensity of Development. The proposed mix of residential, retail,
public library and optional hotel uses, to be located on several contiguous parcels totaling
14.59 acres, meets the Comprehensive Plan guidelines for use and intensity. In Phase B,
Option 1 of the project, a ratio of 90.5 to 9.4 percent mix of residential to retail uses is
proposed. Under Option 2, 82% residential, 9.4% hotel, and 8.5% retail uses are proposed.

The Comprehensive Plan envisions a decrease in intensity of planned mixed use
development as development moves farther away from the Dunn Loring-Merrifield Metro
Station, which corresponds with the Policy Plan language regarding transit-oriented
development. This concept is also reflected in the Plan’s Height Map, which shows a steady
decrease in recommended maximum building heights the farther development is from the
metro station. The applicant has met the Plan guidance by proposing higher intensities and
heights closer to the metro station and lower intensities and heights farther away. Option 1 is
proposed to be developed at the maximum intensity recommended by the Comprehensive
Plan; Option 2 is slightly less than the maximum recommended intensity. The proposed
development intensity is distributed throughout Phase B in a manner generally consistent
with the FAR recommendations by sub-unit. Additionally, the applicant proposes to develop
Parcel 18, which inciudes most of the footprint of Building 3, under the higher intensity
planned for Sub-Unit C1 (up to 2.25 FAR). In order to develop this parcel at a higher
intensity, the Plan recommends that it should be consolidated with property in Sub-Unit C1
and be an integral part of Sub-Unit C1's development, in addition to improving the area’s
circulation and access. Because of previous development, consolidation with the parcels
directly to the north of Parcel 18 (which are also in Sub-Unit C1) is not possible. However,
Building 1 of Phase B and all of Phase A are located in Sub-Unit C1, Parcel 18 is fully
incorporated into the proposed development, and access to and circulation through the site
are improved by the development through the cross street connecting Merrilee Drive and
Gallows Road. In addition, the application redesigns the driveway on the south side of the
eastern building of Phase A to consolidate the entrance to that garage and the garage
access to the structured parking under Building 1 of Phase B, reducing the number of curb
cuts necessary on Merrilee Drive.

Staff feels that this issue has been adequately addressed.
Issue: Density The applicant has included the newly built Halstead residential development
located on Prosperity Avenue (otherwise known as Phase A) in this application in order to

incorporate 145,883 square feet of density allowed by the Comprehensive Plan, but not
utilized in Phase A, into the proposed Phase B development. Staff recognizes the public
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interest in providing density adjacent to the metro stations, and it should be noted that the
majority of the “recaptured” density is proposed in Building 3, which is within the quarter mile
radius of the metro platform. Staff does feel, however, that in order to recapture Phase A
density in Phase B, the applicant needs to demonstrate that the two phases are linked. The
applicant has done so by proposing a shared access aisle from Merrilee Drive to the parking
for both phases and by designing the Phase B streetscape on Merrilee Drive with similar
dimensions and features as Phase A, to provide a cohesive treatment along the length of the
street. Additionally, the proffers for the Phase B Transportation Demand Management
program require the program coordinator to work with and provide information to Phase A
residents. Finally, the applicant has committed to provide a total of 5% of the total number of
dwelling units on the entire application (Phase A and Phase B) as Affordable Dwelling Units.
As Phase A provided only 2.75% of the constructed units as ADUs, the inclusion of the
previous phase in the application allows the “recapture” of 2.25% of the Phase A units as
ADUs (10 additional units).

Staff feels that this issue has been adequately addressed.

Issue: Building Height For Sub-Unit C1, the Plan states that “the maximum building height
is 135 feet when development is not integrated with structured parking. In order to
encourage structured parking to be located under buildings, a height bonus of up to 30 feet
(or a maximum height of 165 feet) is appropriate when at least 3 levels of structured parking
are provided under the building, either at or below-grade. Building heights should vary within
the Sub-Unit. The building height bonus should be contingent on increasing the amount of
open space amenities.” The applicant is only seeking a height bonus for Building 3, which is
proposed to be a maximum of 165 feet on the eastern section of the building adjacent to
Gallows Road. Building 3 is located within Sub-Unit C2, but as noted is subject to specific
Plan text allowing development as in Sub-Unit C1, including the height bonus. The applicant
has proffered to limit the maximum height for the western section of Building 3 to 115 feet in
order to minimize the building's impact on the 15 story multi-family residential building
located immediately to the north of this section of the building. The site as a whole has 26%
open space, in excess of the 20% required by the PRM District. While Phase B taken alone
has only 20% open space, it should be noted that the private, upper level courtyards (which
are landscaped and actively programmed) are not counted. With the inclusion of these
courtyards, the open space percentage would likely be closer to 30% on Phase B. The
development provides for a variety of heights ranging from 70 to 165 feet, with lower
maximum building heights propased for the two southernmost buildings. This height
variation corresponds to the Plan recommendation for a variation in building heights, and a
reduction in height and intensity the farther development is from the metro station.

Staff feels this issue is adequately addressed.

Issue: Architectural and Site Design The Plan recommends that Merrilee Drive serve as
the Main Street for the Merrifield Suburban Center, which will link the Dunn Loring-Merrifield
Metro Station with the planned Merrifield Town Center to the south of Lee Highway. The
majority of the proposed ground level retail space is oriented toward the interior “Main Street”
and not Merrilee Drive, in part due to the location and dimensions of the parcels proposed to
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be consolidated with this development. Phase B does not include parcels located to the west
of Merrilee Drive developed with industrial uses, and is of a dimension that lends itself to a
design with a more inward focus. However, this application will serve to further the
redevelopment of an under-utilized industrial area, and will establish the beginnings of an
urban street grid in Land Unit C, as envisioned by the Comprehensive Plan. The applicant
has proposed to maximize the amount of ground floor activity areas on Merrilee Drive by
including a lobby and main entrance fronting on Merrilee Drive in both Buildings 1 and 2, and
proffering to encourage retail and other tenants/uses to occupy this street frontage with the
intent of creating a lively building fagade and pedestrian-oriented streetscape. Parking
garage entrances, previously proposed to be located along the Merrilee Drive streetscape
have been relocated to the rear facades of the buildings. Design elements along Merrilee
Drive, “Main Street” and Gallows Road may include transparent exterior storefront facades
and entries, landscaping, benches, canopies and awnings, brick pavers and other
techniques. The lobby and main entrance locations identified on the CDP/FDP, particularly
those facing Merrilee Drive and Gallows Road, should remain in order to encourage an active
street presence on both of these streets. Moreover, the applicant has proffered to
incorporate materials such as glazed windows and doors in all Merrilee Drive and "Main
Street” ground floor retail areas to permit pedestrians to visibly see into tenant space; these
architectural commitments will also serve to break up the mass of the building facades and
create visual interest at the street level. The major plaza proposed on “Main Street” will be
located near the intersection with Merrilee Drive, with the intent to draw people into the
project.

To address traffic concerns and pedestrian circulation, the applicant has proposed to install a
traffic signal at the intersection of the Southern Service Aisle with Gallows Road and a
pedestrian crosswalk across Gallows Road, subject to approval by the Virginia Department of
Transportation (VDOT). As a result, along with providing access to loading, trash and
parking areas for Buildings 2 and 4, the Southern Service Aisle will provide a primary route
for vehicles to enter and exit the property from Gallows Road. A pedestrian crosswalk at this
intersection will also increase pedestrian traffic on the Southern Service Aisle. To minimize
this traffic, it is important that the Gallows Road streetscape be designed to encourage
pedestrian activity away from the Southern Service Aisle. Recognizing that some pedestrian,
will use the Southern Service Aisle anyway, the applicant has proffered to incorporate
architectural design features into the rear facades of Buildings 2 and 4 that face the Southern
Service Aisle to improve the pedestrian experience for those who choose to walk along this
street segment, which will also benefit the vehicular experience. The design features will
include glazed storefront windows wrapping the corners of the buildings at Gallows Road and
Merrilee Drive, metal grilles over mechanical areas and garage exhausts, metal grilles on
portions of the open garage, doors to screen loading and trash areas, decorative lighting,
wall art and similar features. The applicant has redesigned Buildings 2 and 4's rear facades
and the side facades facing the north-south aisle from previous submissions to minimize
parking garage entrances and loading areas along the street frontage. For now, this will help
draw patrons up into the center of the site by serving as a visual cue pointing towards the
main focus of the site. In the future, this redesign of the side facades will be even more
important as the properties to the south of this site redevelop and the north-south aisle
provides access to these properties.
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Staff feels that this issue has been adequately addressed.

Issue: Plazas and Public/Private Amenities “Development should be designed to include
pedestrian open space amenities, which should include public plazas or greens. Two key
locations for the green space amenities are along the Merrilee Drive extension and at the
corner of Prosperity Avenue and Gallows Road. The open space amenities along the
Merrilee Drive extension should be a focal point for the northern portion of this land unit.”

Two public plazas are proposed. The larger plaza, to be located between Buildings 1 and 2
and intersected by “Main Street”, will include landscaping, hardscaping, benches, seating
areas and similar passive recreational amenities with bicycle racks located near the plaza.
This plaza will also include a focal point, such as a fountain or public art. The applicant has
angled “Main Street”, so that the street will bisect the plaza area off-center and create
different sized spaces that will serve different uses, with the southern portion serving more as
simple streetscape, but tied visually to the northern portion. This plaza will also be located
near the intersection of “Main Street"with Merrilee Drive, which will allow it to serve as a focal
point along Merrilee Drive. The smaller plaza with be located between Buildings 3 and 4 and
will also be intersected by “Main Street”. The CDP/FDP depicts boliards along the edges of
“Main Street’within the two plaza areas. The applicant has proffered that these street edges
will be without curbs in order to facilitate a more pedestrian-friendly plaza design.

Interior residential amenities will be provided in one or more of the four proposed buildings.
Exterior courtyard areas to be located on the top deck of the parking structures or rooftops of
the four buildings will include informal seating areas, landscaping, hardscape areas, and
passive recreation areas with two or three swimming pools. Other (interior) amenities include
storage facilities, clubroom, a media/entertainment center, a fithess center at a minimum
1,200 square feet, one or more sports courts, and a business center, at a minimum of

400 square feet.

A satellite library branch at up to 16,000 square feet is proposed. The Plan encourages the
provision of community-serving institutional uses such as a library to serve the Merrifield
Suburban Center. The library will be located on the ground floor and cellar space within one
of the four proposed buildings to be determined by the applicant in coordination with the
Fairfax County Public Library and will be leased to Fairfax County, of which 2,000 square feet
will be leased to the County rent free.

Staff feels that this issue has been adequately addressed.

Issue: Landscaping and Streetscaping. “Attractive streetscape includes a well-designed
road edge with street furniture and other features and provides improved identity, visual
continuity and user safety. The streetscape concept [for the Merrifield Town Center]
provides a streetscape hierarchy with four types of streetscape designs: Boulevard, Ring
Road, Main Street and Cross Street. These streetscapes should create a unifying theme
along each of the roads to visually and physically link Merrifield. This unifying theme consists
of guidance for street tree location, spacing, and size.”
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The application property includes three of the four streetscape concepts pianned for the
Merrifield Suburban Center to assist in its transformation from an industrial area to a mixed
use area with pedestrian-friendly features. The CDP/FDP includes landscape and
streetscape plans and detailed plans for the main plaza and other features along with proffer
considerations for landscaping and streetscaping. In general, all the streets within the project
meet the Plan’s intent for an urban streetscape to serve the functions of the different types of
streets. The streetscapes have been designed to provide visual continuity and user safety.
The streetscape on “Main Street” incorporates the two plaza areas and will be mostly lined
with retail uses and lobbies for upper floor uses (residential / hotel). The streetscapes for
Merrilee Drive and Gallows Road will function in a similar fashion. The Southern Service
Aisle will be designed with a minimum five foot wide sidewalk and a landscaped area along
the rear facades of Buildings 2 and 4, which will provide safe pedestrian access along the
Southern Service Aisle, even though pedestrian access is to be encouraged along the public
streets and the “Main Street” rather than this service aisle intended to primarily serve as
vehicular access. Landscaping is incorporated into the streetscapes throughout the project
as well as in the proposed plaza areas.

Staff feels that this issue has been adequately addressed.

Issue: Lighting and Signage. “Good signage also contributes to good pedestrian-oriented
design. For example, signage within a development should be coordinated in terms of scale,
design, color, materials, and placement in order to create a unified identity for the area.
Signage should also be designed appropriately for its location and purpose, without
sacrificing legibility...Street lighting that maintains the overall character and quality of the
area should be provided, while providing adequate lighting levels that ensure public safety
without creating glare or light spillage into neighboring low-density residential areas.”

To minimize nighttime light poliution and glare, the most current proffers indicates that
outdoor lighting will comply with the Zoning Ordinance. Building mounted security lighting will
utilize full cut-off fixtures with shielding such that the lamp surface is not directly visible.

In addition, the applicant wiil provide a coordinated signage system, including wayfinding
signs and potential retail awning signage for ali residential and non-residential uses to
establish a uniform theme throughout the Phase B property. The applicant has committed to
coordinate the Phase B signage with that already existing in Phase A, in order to create a
more cohesive development.

Issue: Affordable and Workforce Housing The Comprehensive Plan guidance for the
Merrifield Suburban Center states that “for those areas planned for mixed-use with
residential units, such as the town center and the transit station area, ADU and bonus units
should be provided for the residential component as a condition for attaining the high end of
the area's mixed-use potential. The amount of ADU and bonus units should utilize the ADU
Ordinance formula.” The applicant is seeking the maximum development potential for the
site. The proffers indicate that the applicant will provide five percent of the total number of
units in the entire development (both Phases A and B) as affordable dwelling units (ADUs)
and a number equal to seven percent of the non-ADU units proposed in Phase B as
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workforce housing units. The recently adopted amendment to the Policy Plan relating to
WDUs recommends that the percentage of WDUs provided be on the total number of units
constructed (not just the market rate units).

In addition, the proffers commit to provide 1/3 of the workforce units at each of the following
income tiers: 80, 100 and 120 percent of the area median income. The units will have a
minimum size of 450 square feet, if provided as efficiency units; 550 square feet, if provided
as one-bedroom units; or 750 square feet, if provided as two bedroom units. The recently
adopted Policy Plan recommends “income tiers” for for-sale units, but recommends the
provision of two income tiers (half the units at 80% of the AMI, the other half at 100%).

In advance of the proposed Zoning Ordinance Amendment, which is intended to provide a
standardized program for the administration of any WDUs that are provided via the proffer
system, Staff has proposed that the applicant proffer to administer the program in
accordance with most of the provisions of the ADU ordinance (leaving out any that are not
appropriate). The applicant has partially complied; however, the proffer provides a separate
pricing structure for both the rental and for-sale units. Staff is concerned that the applicant’s
pricing structure is not affordable to a person in one of the tiers, but priced at the top of that
particular tier (i.e., a unit priced at 100% AMI would not actually serve the “up to 100%” AMI
range, because a person at 80% of the median income could not afford the unit priced at
100%). Additionally, the applicant’s proffer could allow additional condominium or user fees,
not technically part of the “price,” that effectively would put the cost of housing well above the
intended price point.

This is a major issue that must be resolved prior to the application moving forward.

Issue: Parking “Development should be designed with parking structures behind and/or
under buildings.” Most of the parking spaces in the proposed development will be provided
as structured or surface parking spaces located either under, within or wrapped by the four
proposed buildings. Garage screening will be provided for the lower levels of the rear
facades on Buildings 2 and 4, which include parking garage areas. On-street parking is
proposed along both sides of “Main Street” and the east side of Merrilee Drive. Additional
drop off areas are needed; only one area is shown in front of Building 3. The applicant has
provided additional drop-off parking by proffering that a certain number of parallel surface
spaces along the “Main Street” will be reserved for short term parking (which could also serve
as pick-up for restaurants and shopping). Additionally, the proffers anticipate the future
evaluation and pursuance of a shared parking agreement and/or parking reduction given the
subject property’s proximity to the Dunn Loring-Merrifield Metro Station, future provision of
shuttle service, character of the proposed development as a mixed use development near
transit, and the intended effects of the Transportation Demand Management (TDM) Plan.

With the revision to the drop-off spaces provided in the recent proffers, this issue is
satisfactorily addressed.

Issue: Transportation and Pedestrian Circulation “Provide...secondary vehicular access
that improves circulation within this and adjacent sub-units, as well as inter-parcel access.”
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“Development should provide for or contribute to an internal Merrifield transit system (i. e.,
shuttle service, bus service, etc.)... TDM programs should be provided that facilitates a non-
SOV mode split of at least 20 [to 25%).”

“Mitigating Transportation Impacts of Development — All development proposals should
provide adequate access, turn lanes, interparcel access and other measures needed that
mitigate the traffic impacts of the proposed level of development. If the application cannot
demonstrate that the impacts of the proposed development can be mitigated on the
surrounding road system, development potential should be reduced to a level at which
impacts can be mitigated within the current capacities of the surrounding road system or
development should be phased to occur with capacity increases resulting from planned road
improvements. If phased, development should be phased with appropriate transportation
improvements, so that a balanced roadway network will occur in the long-term, with new
development not exacerbating overall existing conditions in the short term. A phasing
program may include on-site and off-site improvements, intersection, signalization and
parking improvements as identified in the specific land unit guidance.”

The applicant has proposed a number of vehicular and pedestrian improvements to address
Plan recommendations.

» A traffic signal is proposed at the intersection of Gallows Road and Southern Service
Aisle, subject the approval by the Virginia Department of Transportation (VDOT),
which will also facilitate the establishment of a pedestrian crosswalk to the east side of
Gallows Road. This crosswalk would provide a much needed pedestrian connection
to the existing multi-family residential uses to the east of Gallows Road. The signal at
this location would also facilitate better vehicular circulation to the surrounding area. If
VDOT does not approve this signal, pedestrian access to the proposed development
will be greatly hampered and vehicles entering and exiting the site from Gallows Road
would be restricted to right turns only.

» To assist in the future expansion of the street grid that will be created with this
proposed development, the applicant has proffered to provide a public interparcel
access easement to permit the future connection of the north-south drive aisle located
between Buildings 1 and 3 and Buildings 2 and 4. In addition, the applicant has
proffered to provide access to the Southern Service Aisle for parcels located to the
south of the proposed development, so that they may redevelop in accordance with
the current Comprehensive Plan, although it is unclear who would determine what that
means. :

» If a Merrifield Shuttle is established by others in the future, the applicant has
maintained an option to participate, with a number of caveats. The applicant has
labeled a possible location for a shuttle stop on the CDP/FDP at the intersection of
Merrilee Drive and Private Street. Staff believes that the applicant should specifically
proffer to participate in the Shuttle, if it is established; as the proffer as written is
meaningless (even without such a proffer, they could always choose to participate).

* The TDM goals will be phased in accordance with the issuance of residential use
permits. At build-out, the applicant has proffered to reduce the number of weekday
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peak hour vehicular trips generated by residential uses located on the Phase B
property by 40 percent through the use of mass transit, ridesharing and other
strategies included in the proposed development’'s TDM Strategic Plan. This goal
exceeds the Plan recommendation.

* A Pedestrian Pathway Plan is provided as part of the CDP/FDP, which depicts
circulation on site as well as to the Dunn Loring-Merrifield Metro Station to the north of
the site and to the residential uses across Gallows Road. Crosswalks are proposed at
the intersections of “Main Street” and Southern Service Aisle with both Gallows Road
and Merrilee Drive and at the intersections of the north-south drive aisle with “Main
Street” and the Southern Service Aisle, which will facilitate safe pedestrian circulation
throughout the site.

*» Afive foot wide bike lane will be provided along the Phase B property frontage on
Gallows Road.

» The applicant has proffered to provide bicycle racks, located throughout the Phase B
property, for a minimum of 100 bicycles. The locations of the racks are generally
shown on the CDP/FDP. At least 50 percent of the racks will be located under
protective cover.

* A bus shelter will be installed and maintained by the applicant to be located on the
west side of Gallows Road to the south of the Phase B property.

The application’s conformance to the Plan recommendations related to transportation will be
discussed in the transportation section.

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 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 text, see Appendix 17.

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 applicant has exceeded the
minimum acreage required by the Plan (4 acres), and is proposing development at an
intensity that is consistent with the recommendations of the Plan. Because the
development lies in sub-units with different maximum intensities, a chart is included in
the CDP/FDP that illustrates the maximum density that could be achieved on the site
as a whole, with the provision of 17% bonus density on the residential portion of the
development for the provision of ADUs. The proposed development begins to set up
a patter of grid streets that could be continued through the portion of Merrifield roughly
“bounded by Prosperity Avenue, Gallows Road, and Route 29. Access is provided for
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properties to the south, including the accommodation of loading and driveway access
for those properties directly onto the southern service aisle of the application property.

The development should provide for a logical design with appropriate relationships
within the development. Access should be provided to transit facilities where
available, and utilities should be identified to the extent possible. The design is based
on a simple grid, with a building in each of four quadrants of Phase B. Each of the
four buildings has access to private outdoor recreational facilities in the elevated
courtyards shown on the CDP/FDP. Additionally, the applicant has indicated that
indoor facilities such as sports courts and exercise rooms will be provided in one or
more buildings. The proffers indicate that either comparable facilities will be provided
in each building, or that each building will have their own. While the proposed
buildings are taller than the adjacent residential buildings to the north and to the east
across Gallows Road, the proposal is in line with the height and intensity
recommendations of the Comprehensive Plan, which envision a high-density, urban
fabric surrounding the metro station. Additionally, the tallest building (Building 3) is
stepped down on its western end to a height that is compatible with the directly
adjacent Wilton House condominium building to the north.

A portion of the site is within a quarter mile of the Dunn Loring metro station, and the
entire site is within a half mile of the station. Residents and patrons are thus within
easy walking distance of metro, and the grid streets will direct pedestrians towards the
crosswalks offering direct access to the station. The proffers commit to provide a
transportation demand management (TDM) program, which includes the
dissemination of transit information, the provision of fare media to all new residents,
and coordination with van and carpool programs, among other things.

Open space shouid be useable, accessible, and integrated with the development.
Appropriate landscaping should be provided. There is a requirement for 20%
fandscaped open space in the PRM District; the applicant has provided 20% on
Phase B and 26% on the site overall. The majority of the public open space is located
in a large, urban style plaza between Buildings 1 and 2 (the end of the site towards
Merrilee Drive. As noted, in addition to the public open plaza at ground level, the
application provides private landscaped recreation spaces including pools, lawns, and
decks on upper levels of each building (the top of the first floor for all buildings but
Building 3, where the deck is on top of the gt floor). These upper level courtyards are
in addition to the open space calculations, and, if counted, would bring the total open
space in Phase B to approximately 30%.

Neighborhood Context (Development Criterion #2)

While developments are not expected to be identical to their neighbors, this Criterion
states that they should fit into the fabric of the area, especially at the interface
between the two. This application directly abuts low-rise multi-family development to
the east across Gallows Road, and high-rise multi-family development directly to the
north. The application property is located in an area that is planned for new, higher
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intensity metro-oriented development. While the proposal is strikingly different from
the existing, low-rise industrial development to the south, it is in keeping with the
Comprehensive Plan recommendations in use, height, and intensity. In addition, as
was noted earlier, proposal includes a stepped building adjacent to the high-rise
Wilton House condominium to the north. Additionally, Building 1 of Phase B is also
stepped at least one floor down towards the mid-rise residential of Phase A, although
Phase A is included in the application itself. Finally, as noted, the application sets up
a street pattern that begins the envisioned street grid for this portion of the Merrifield
area. The properties directly to the south will be able to access the proposed southern
service aisle of this property, as well as the north-south connector road, allowing
access to the proposed traffic signal if it is installed. As discussed below, the
applicant is proposing (subject to receiving all necessary right-of-way and easements
at no cost to the applicant) a traffic signal at the southern service aisle that will re-align
the access of the residential development on the east side of Gallows Road. If this
access was constructed as desired, the development would fully integrate into the
existing and proposed road network.

Environment (Development Criterion #3)

This Criterion requires that developments conserve natural environmental features to
the extent possible, account for soil conditions, and protect current and future
residents from noise and lighting impacts. Developments should minimize off-site
impacts from stormwater runoff and adverse water quality impacts. See Appendix 7
for a full environmental analysis. No significant environmental features exist on the
property, which is developed with one-story industrial buildings and surface parking.
The applicant intends to provide underground SWM, and has provided an analysis of
the projected interior noise for residential units and the proposed hotel.

The noise study indicates that there will be noise impacts; the applicant should
therefore proffer to do a refined noise analysis and should proffer specific mitigation
technigues such as building materials. A noise proffer has been provided; however,
the details are insufficient to fully address the issue.

Tree Preservation & Tree Cover Requirements (Development Criterion #4)

This Criterion states that all developments should take advantage of existing quality
tree cover—as preserving existing trees is highly desirable to meet the Public Facilities
Manual (PFM) requirements—and that, where feasible, utility crossings should be
located so as not to interfere with proposed tree save areas. As noted, very few trees
exist on the site, except for a few scattered trees in parking lot islands. No tree save is
proposed on this site because of the lack of existing tree cover and the intense nature
of the development planned and proposed. Tree cover requirements will be met with
new landscaping; the applicant has asked for a modification of the PFM standards to
allow trees in landscaping beds narrower than eight feet in width to count towards tree
cover requirements, with the use of structural soils. Staff does not object to this
request. :
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Issue: Conflicts with lines of sight

Although the landscape plan as shown would be acceptable, staff is concerned that,
as noted in the Transportation memo, the trees that are shown on the CDP/FDP will
not be able to be planted because they would conflict with the sight lines for vehicles
at entrances or intersections. Additionally, it was noted that all trees need be at least
three feet from the face of curb for clearance. The applicant needs to provide a
landscape plan that has resolved these issues before staff can definitively say if the
proposed landscape plan is sufficient.

Transportation (Development Criterion #5)

This Criterion requires that developments provide safe and adequate access to the
surrounding road network, that transit and pedestrian travel be encouraged, and that
interconnection of streets be encouraged. Applicants must offset the impacts to the
surrounding transportation network expected from their developments. The applicant
has provided a development plan which accesses public streets on the west and east
sides, and provides pedestrian connections along all external and interior streets. The
proffers and CDP/FDP available for this staff report committed to the following
transportation improvements:

+ Dedication of right-of-way and frontage improvements along Phase B Property’s
Gallows Road frontage

» Frontage improvements along the Gallows Road frontage of the property to the
north, if sufficient right-of-way, easements, and escrowed funds exist

¢ Improvements to the existing left turn lane from northbound Gallows Road onto
Prosperity Avenue

*  Warrant study for and, if approved by VDOT, installation of a traffic signal at
Gallows Road and the Southern Service Aisle, with pedestrian crossing activation
and crosswalks

» [f said traffic signal is not approved by VDOT, applicant proposes a right-in / right-
out entrance only, with a median in Gallows Road

* Relocation of opposite entrance at said light, if sufficient right-of-way, easements,
and escrowed funds are provided at no cost to the applicant

» If opposite entrance cannot be moved within these parameters, the applicant
proposes to create a non-aligned, split-phased intersection

» Creation of functional drawing/preliminary engineering plan for the future widening,
by others, of northbound Gallows Road (opposite the application property) from
Prosperity Drive to the north end of the current VDOT project (approximately the
southern boundary of the application property)

* Frontage improvements on Merrilee Drive
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Warrant study for a signal at the intersection of Merrilee Drive and the Southern
Service Aisle prior to the issuance of the 825" RUP, and installation of such a
signal if warranted

Provision of an interparcel access easement to allow connection to the north-south
connector

Provision of private access agreements for the properties to the south, as they
redevelop in accordance with the Comprehensive Plan

(NOTE — it is unclear what this means and how (or by whom) it would be
determined)

Future analysis of and adjustments to signal timings on Gallows Road and Merrilee
Drive

Construction of a right-turn lane on southbound Merrilee Drive at its intersection
with Lee Highway within the existing right-of-way, and escrow of funds to cover the
cost of a future extension of this right turn lane by others to meet VDOT standards

Construction of two additional westbound lanes on Lee Highway within existing
VDOT right-of-way, from Merrilee Drive to Hilltop Road, and associated necessary
restriping ‘ :

Contribution of a pro-rata share of the costs associated with the modification of the
existing traffic signal at the intersection of Merrilee Drive and Lee Highway
Construction of or contribution to a bus shelter on the west side of Gallows Road

Commitment to a transportation demand management (TDM) program to reduce
the projected number of trips by 20% (up to 300 residential use permits (RUPs)),
28% (up to 825 RUPs) and 40% at build-out.

The following major transportation issues raised by the Department of Transportation
were outstanding as of August 28, 2007. The applicant has been working with staff,
and has provided revised plats and proffers (now dated September 24 and
September 26, respectively), which may resolve some of these issues; however, staff
has not had sufficient time to fully review the revisions at the time of publication.

The preferred option for the intersection of Gallows Road and the Southern
Service Aisle (both east and west accesses aligned and signalized) has not been
secured by the applicant. This application should not go forward until this option is
fully resolved.

If the access at Gallows Road and the Southern Service Aisle is to be constructed
as an unsignalized access, the applicant should escrow funds for 'z the
construction of a future signal
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¢ The applicant should construct the Route 29 duai eastbound left turn lanes onto
Merrilee Drive.

+ An additional westbound lane should be added on Route 29 between Merrilee
Drive and just west of Hilltop Road.

s A full length right-turn lane should be provided on Merrilee Drive southbound at
Route 29.

¢ The applicant should include the proposed improvements for the Route 29 /
Merrilee Drive intersection on the plan sheets.

¢ The split signal configuration on Sheet # 28 is incorrect. (Gallows Road and the
Southern Service Aisle)

» The six shade trees proposed along the site on Merrilee Drive are with in VDOT
sight distance lines and therefore could not be planted as shown on Sheets 12
and 15. (Note that this would impact the development’s compliance with
recommendations for landscaping and streetscaping.)

¢ The Southern Service Aisle access onto Gallows Road should be 40’ wide from
curb to curb.

e Delivery truck turning templates should be provided at all access points to the
public streets.

* The entrance of the adjacent owner to the south at the Gallows Road/Service Aisle
intersection should be relocated. A normal intersection radius should also be
shown.

* The proposed northern entrance on Merrilee Drive does not appear to be
acceptable. The applicant should demonstrate that delivery trucks can back from
the public street into the loading area. This may also create an unsafe condition
for passenger vehicles entering and exiting this access point.

e All trees proposed within clear zones or sight lines on public streets need to be
relocated.

* All trees along the on-street parking areas are required to be a minimum of 3' from
the face of the curb.

Until such time as these transportation issues are adequately resolved, staff cannot
support this application. As noted, the applicant continues to work with staff to
address these issues; however, the current submission has not been fully reviewed at
this time. :
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Public Facilities (Development Criterion #6)

Criterion 6 states that the impacts on public facility systems (i.e., schools, parks,
libraries, police, fire and rescue, stormwater management) should be offset by
residential development. Impacts may be offset through the dedication of land, 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. (Specific Public Facilities issues are discussed
in detail in Appendices 10-15)

Sanitary Sewer Analysis (Appendix 10)

An 8 inch sewer line serves the site; however, it is not clear that this line is sufficient
for the new demand. As part of site development, the applicant will be required to
evaluate the capacity of the line, and to upgrade any deficiencies. It would be
desirable to commit to this in the proffers.

Fairfax County Water Authority (Appendix 11)

The subject property is currently served by Falls Church City Water; however, the site
is located in an area that could be served by Fairfax Water. Adequate domestic water
service is available from an existing 24 inch main located adjacent to the site in
Gallows Road. To better serve the future residents of the site, staff has requested that
the applicant proffer to connect Phase B to Fairfax Water, rather than Falls Church
City Water; the applicant has provided such a proffer.

Fire and Rescue (Appendix 12)

The subject property is serviced by the Fairfax County Fire and Rescue Department
Station #430, Merrifield. The requested rezoning currently meets fire protection
guidelines, as determined by the Fire and Rescue Department.

Fairfax County Public Schools (Appendix 13)

The proposed development wouid be served by the Shrevewood Elementary, Kilmer
Middle and Marshall High Schools. The elementary and high schools are currently
under capacity, while the middle school is currently over capacity. By the 2011-12
school year, the elementary and high schools are expected to be near capacity, while
the middle school is expected to be well over capacity, although project boundary
adjustments could favorably impact the middle school. The total number of students
generated by Phase B was projected to be 40 elementary students, 10 middle schoo!
students and 23 high school students (73 students total), all of which are new students
as the existing industrial zoning would not generate any students. It should be noted
that the number of proposed residential units has risen since the initial analysis,
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resulting in a project total of 87 students. The applicant has proffered to provide the
requested school contribution of $11,630 per student, based on a ratio of 0.076
students per residential unit constructed {an expected contribution of $1,011,810 for
Phase B).

Environmental and Site Review Division, Stormwater Management, DPWES (Appendix 14)

The applicant has requested a modification to allow the use of underground
stormwater management, pursuant to waiver request #24817-WPFM-001-3. In
addition, staff has requested that the applicant provide funding to off-set future
replacement of (or work on) the underground facilities in Phase A, as Phase A was
approved prior to the creation of the currently accepted practices intended to protect
future owners from replacement liability.

At this time, DPWES staff has not recommended favorably on the requested waiver.
In particular, the proffers available to DPWES staff at the time of review raised the
following issues:

* Inappropriate commitment maintenance responsibility for Phase A
Contribution towards the maintenance fund for Phase A was not specified

¢ Proffers related to the contributions to the maintenance fund, disclosure of
maintenance responsibility, and inspection procedures for Phase B not
appropriately addressed

o Liability insurance amount not specified for Phase B

In addition, the CDP/FDP includes a note that BMP devices may be modified at site
plan; however, with the waiver request, all SWM facilities proposed at site plan must
be in conformance with the waiver request (as shown on the CDP/FDP).

Without a recommendation of approval on the underground stormwater management
waiver request, staff cannot support the application. It shouid be noted that the
recently submitted plans and proffers may address these issues; however, final review
is not available at this time.

Fairfax County Park Authority (Appendix 15)

The development would be projected to add approximately 2,015 persons to the
current population of the Providence District. The CDP/FDP shows active recreational
amenities including ocutdoor pools and upper level courtyards, and proffers commit to
internal amenities such as game rooms, sports courts and exercise facilities. The
Zoning Ordinance recreational funds ($955 per unit) are generally anticipated to be
expended on the site. In addition to these funds, the applicant has proffered to provide
$450,000 to the County for athletic fields, and $35,000 for parks in the Merrifield Area.
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Affordable Housing (Development Criterion #7)

Criterion 7 states that 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. In addition, in the Merrifield Area, specific plan
text recommends the provision of affordable housing to justify development at the
maximum allowed by the Plan, as proposed.

As discussed in the Comprehensive Plan Analysis section, the applicant has proffered
to provide 5% of the total number of units on the site (both phases) as Affordable
Dwelling Units, (ADUs) and 7% of the non-ADUs in Phase B as Workforce Dwelling
Units (WDUs). As noted previously, staff has significant concerns with the applicant’s
proposed pricing scheme, and this issue must be addressed prior to the application
moving forward.

Heritage Resources (Development Criterion #8)

Criterion 8 requires a development to address potential impacts on historical and/or
archaeological resources through research, protection, preservation, or recordation.
The application property is fully developed, and has not been identified as having any
potential historical and or archaeological resources. No issues are raised.

ZONING ORDINANCE PROVISIONS (Appendix 15)

The PRM District is established to provide (1) for high density, multiple family
residential developments (with a minimum density of 40 dwelling units per acre); and
(2) for mixed-use developments consisting primarily of multiple family residential
development (with a minimum density of twenty (20) dwelling units per acre) with
secondary office and/or other commercial uses. PRM Districts should be located in
those limited areas where such high density residential or residential mixed use
development is in accordance with the adopted comprehensive plan, such as within
areas delineated as Transit Station Areas, and Urban and Suburban Centers. The
PRM District regulations are designed to promote high standards in design and layout,
to encourage compatibility among uses within the development and integration with
adjacent developments, and to otherwise implement the stated purpose and intent of
this Ordinance.

The Comprehensive Plan language for the site specifically recommends high density
mixed use as an option for this property.
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Section 6-406- Use Limitations

The use limitations require that all developments in the PRM District;

+ Meet the standards of 16-101 (General Standards) and 16-102 (Design
Standards);

- Provide a CDP and FDP in accordance with specific urban design requirements
and streetscape plans;

« Have multi-family as the principal residential type;

« Be designed to be harmonious with neighboring properties;

+ Use the standards of Article 9 to evaluate uses categorized as Special Exception
uses;

« Have 50% of the total gross floor area devoted to multi-family residential use;

» Prohibit drive-through facilities;

» Provide parking in accordance with Article 11, including possible parking
reductions based on hourly parking accumulation characteristics of the various
uses and/or proximity to a mass transit station, with the intention that a substantial
portion of the required parking be provided in parking structures;

. Provide signage in accordance with Article 12; and

. Comply with the performance standards of Article 14.

The proposed development is primarily multi-family residential with 90.5% of the fioor
area (of the total application area) proposed for residential uses in Option 1 and 82%
in Option 2. No drive-through facilities are proposed, and parking is provided in
accordance with Article 11. As noted, the proposal meets the design guidelines found
in the Comprehensive Plan text for this site, including streetscape, pedestrian access,
and building heights. Streetscape, a large public urban plaza and private upper-level
courtyards are provided as open space amenities. Therefore, the proposed
development meets the use restrictions.

Section 6-407- Lot Size Reguirements

Section 6-407 requires that all developments in the PRM District:

« Have a minimum district size of 2 acres; and

« Have a privacy yard a minimum of 200 square feet for each single family attached
unit;

The application property consists of 14.27 acres; there are no single family attached
units proposed.

Section 6-408 — Bulk Regulations

The bulk regulations require that, in the PRM District:

« The building heights and yard requirements be controlled by the provisions of
Article 16; and

« A maximum floor area ratio (FAR) of 3.0 be provided.
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The building heights and yard requirements proposed are, in staff's evaluation, in
conformance with the Comprehensive Plan, as discussed in the Comprehensive Plan
analysis. The proposed maximum FAR is 2.41 in the more dense option (Option 1),
including bonus density for the provision of Affordable Dweliing Units.

Section 6-409 —- Open Space

The open space regulations require that in the PRM District:

» Twenty percent of the gross area be landscaped open space; and

« Recreational amenities be provided in accordance with the Planned District
regulations (minimum expenditure of $955 per unit).

The CDP/FDP provides 26% landscaped open space overall (Phase A and B
together), and 20% on Phase B. Proffers and the plan commit to various recreational
amenities including upper level courtyards with decks, lawns and pools, and internal
facilities such as gyms and sports courts. Proffers commit that, should the total
amount of $955 per resident not be spent on the property, any excess shall be
contributed to the Park Authority.

Article 16. Sections 16-101 and 16-102

Sect, 16-101 General Standards

Par. 1 requires conformance with the Comprehensive Plan recommendations. The
Comprehensive Plan includes an option for mixed use development at an intensity of
up to 2.25 FAR on a portion of the site and up to 1.8 FAR on the remainder, subject to
certain conditions. The applicant proposes to develop the property with a maximum of
1,150 multi-family units and other non-residential (including retail) uses, with an option
for a hotel, at a maximum intensity of 2.41 FAR, which is consistent with the Plan’s
intensity recommendation, and meets the bulleted conditions.

Par. 2 requires that the proposed design achieve the stated purposes of the PRM
district more than would development under a conventional zoning district.

The proposed intensity, which is recommended in the Comprehensive Plan, could not
be developed under a conventional district. The proposed design allows for urban
style open space areas including private recreational courtyards and public plazas that
would not be required with development under a conventional zoning district (although
they might be provided). Parking is provided almost entirely in underground decks.

Par. 3 requires protection and preservation of scenic assets. The application site as
existing is fully developed and primarily paved. There are no scenic assets to
preserve.

Par. 4 requires a design that prevents injury to the use of existing development and
does not deter development of undeveloped properties. The proposal is in
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conformance with the use and intensity recommendations of the Comprehensive Plan,
and sets up a pattern of grid streets that will be able to be continued as development
moves further away from the metro station. Attention has been paid to existing
adjacent residential development, to reduce the expected impacts by reducing height
adjacent to those buildings to create a smoother transition. Staff remains concerned,
however, that the application does not include sufficient commitment to the provision
of the fully aligned signalized intersection at Gallows Road and the southern service
aisle, and that the off-site transportation impacts have not been fully mitigated.
Without resolution on these issues, staff does not feel that this standard has been
met. As noted, recent submissions may address these issues.

Par. 5 requires that adequate transportation and other public facilities are, or will be,
available to serve the proposed use. As noted in the transportation analysis, several
significant issues relating to transportation remain un-resolved, including the main
signalized access; improvements to Lee Highway and Merrilee Drive; and conflicts
between proposed landscaping and sight lines. This standard is therefore not met at
this time. As noted, recent submissions may address some or all of these issues.

Par. 6 requires that coordinated linkages among internal facilities and services, as well
as connections to major external facilities and services, be provided. The development
plan depicts pedestrian sidewalks along all streets, including the service alley along
the southern boundary that will access the proposed traffic signal with pedestrian
activation. The proposed street network will channel pedestrians to safe crossing
points to access the metro station. Proffers have been provided relating to interparcel
access to facilitate the development of the land to the south in conformance with the
Comprehensive Plan. With the provisions in the proffers, this standard is addressed.

Sect. 16-102 Design Standards

Par. 1 states that at the peripheral lot lines, the bulk regulations and landscaping and
screening for the proposed development should generally conform with the provisions
of the most comparable conventional district. However, in this instance, the
Comprehensive Plan inciudes specific recommendations about building setbacks and
heights, which, as noted, are met by the application.

Par. 2 states that the open space, parking, loading, sign and all other similar
regulations shall have application in all planned developments. This application
satisfies all of these applicable Zoning Ordinance provisions. The parking requirement
is met; and the landscaped open space requirement of 20% is met for Phase B and
exceeded for the application property as a whole.

Par. 3 states that streets and driveways shall be designed to generally conform to the
provisions of the Ordinance. The internal streets associated with this development
appear to meet the PFM standards.
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Par. 4 states that emphasis should be placed on the provision of recreational
amenities and pedestrian access. The development plan includes upper level private
recreational spaces and internal amenities for residents. The proffers indicate that
recreational funds required by the P-standards which are not used on-site will be
contributed to the Park Authority, and additional recreational funds have been
proffered to the Park Authority as well. Public pedestrian plazas are also provided
along the internal private street.

Waivers/Modifications

Modification of transitional screening/barrier requirements, in favor of that shown on
the CDP/FDP

The transitional screening and barrier requirements would require a 25 foot wide
transitional screening strip and a barrier to the multi-family attached units to the north
and east. The Zoning Ordinance allows a modification when the land to be screened
is planned for the same uses as the application property, as is the case in this
instance (to the north). To the east, screening beyond the proposed streetscape
would not be particularly effective, given Gallows Road. In both cases, it should be
noted that the primary use on the site is multi-family residential, which would not
require any screening towards the adjacent multi-family residential by itself. Staff
does not object to the requested modifications.

Modification to allow the use of underground stormwater management in a residential
development subject to Waiver #24817-WPFM-001-3

As noted in the Public Facilities section, while staff does not conceptually object to the
provision of underground stormwater management in this urban area, the current
waiver request does not, at this time, have a recommendation of approval from
DPWES staff. Without a recommendation of approval on the waiver, staff cannot
support the application.

Modification of private street standards to allow private streets to provide accesé to
adjacent properties and to allow private streets in excess of 600 feet in length

The use of private streets allows the provision of underground garages to be efficiently
utilized across the entire site (under the streets). With the provided proffers relating to
standards and access easements, staff does not object to the requested
modifications. '

Modification of the loading requirements to allow 8 loading spaces in Phase B rather
than 10 loading spaces

Because the majority of the site is high-rise residential development that will require
management coordination to scheduie freight elevators for major moves, the applicant
believes that a modification of the loading spaces could be adequately addressed.
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However, staff remains concerned that the CDP/FDP does not appear to provide
separate loading spaces for the residential uses and the commercial uses. This issue
should be clarified before a waiver is granted.

Madification of the loading requirements for Phase A to allow two loading spaces per
building rather than three per building

The request deletes one previously approved loading space from Phase A, but moves
the two remaining spaces closer to the existing door and provides for new pedestrian
crosswalks from the loading area. The applicant further notes that Phase A has been
constructed and occupied, and initial move-in has already occurred, and that the
revised layout provides additional visitor parking for Phase A. Staff does not object to
this request.

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 CDP/FDP and
as described in the proffers

‘The application provides streetscape in conformance with the Comprehensive Plan
recommendations, which differ from the PFM requirements. Because the proposal is
in conformance with the Comprehensive Plan, staff does not object to the request.

CONCLUSIONS AND RECOMMENDATIONS
Staff Conclusions

The applicant’'s proposal exceeds the minimum level of consolidation required for
development at the proposed density, and provides a development generally in-line
with the use and intensity recommendations of the Comprehensive Plan. The
inclusion of Phase A as part of the application allows the “recapture” of density within
the quarter-mile radius of a metro station that is the goal of transit oriented
development. The inclusion also allows for additional ADUs that were not provided
with the initial development of Phase A. The proposed streets begin to set up an
appropriate street grid pattern that may be continued through this quadrant of the
Gallows/Prosperity area. Streetscape and public plazas meet the intent of the
Comprehensive Plan, and private recreational opportunities are provided for the
residents, both interior and exterior. The applicant has provided an extensive package
of street improvements, and a TDM program appropriate to development in close
proximity of a metro station.

A number of outstanding issues, however, remain to be addressed. These include:

» A recommendation on the underground stormwater management wavier,
without which the application cannot move forward;
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¢ Resolution of the administration of the Workforce Dwelling Units (specifically
pricing)

s Final commitments and review of the commitments on transportation issues;

e Appropriate commitments to ensure the proposed traffic signal at Gallows
Road and the southern service aisle will be installed in the preferred manner,
without which staff cannot support the appiication;

* Appropriate commitments to mitigate traffic impacts on the surrounding
network, without which staff cannot support the application; and

o Clarification of landscaping to resolve issues with transportation sight lines and
clear zones.

Staff Recommendations

Staff recommends denial of RZ 2007-PR-001 as proposed. If it is the Board's intent to
approve RZ 2007-PR-001, staff recommends that such approval be subject to the
execution of proffers consistent with those contained in Appendix 1.

Staff recommends denial of FDP 2007-PR-001 as proposed.

It should be noted that it is not the intent of the staff to recommend that the Board, in
adopting any conditions, relieve the applicant/owner from compliance with the provisions of
any applicable ordinances, regulations, or adopted standards; and that, should this
application be approved, such approval does not interfere with, abrogate or annul any
easements, covenants, or other agreements between parties, as they may apply to the
propenrty 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 Board of Supervisors.
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APPENDIX 1

PROFFERS
HALSTEAD MIXED-USE DEVELOPMENT
RZ 2007-PR-001

September 26, 2007

Pursuant to Section 15.2-2303(A) of the Code of Virginia (1950, as amended) and Section 18-
204 of the Zoning Ordinance of Fairfax County (1978, as amended), the property owners and
applicants, for themselves and their successors and/or assigns (hereinafter collectively referred to
as the “Applicants”), hereby proffer that the development of the parcels under consideration and
shown on the Fairfax County tax maps as Tax Map 49-1 ((29)) All; 49-1 ((30)) All; 49-1 ((16))
14, 15, 16; and 49-2 ((1)) 18, 19 (collectively, the “Property”) shall be in accordance with the
following conditions if, and only if, Rezoning application 2007-PR-001 is granted. The Property
includes two distinct phases. One which is complete, includes Tax Map 49-1 ((29)) All and 49-1
((30)) All (collectively, “Phase A Property”) and a second future phase includes Tax Map 49-1
((16)) 14, 15, 16 and 49-2 ((1)) 18, 19 {collectively, “Phase B Property”). In the event RZ 2007-
PR-001 is approved, then any previous proffers for the Property are hereby deemed null and void
and hereafter shall have no effect on the Property.

A. PHASE A PROPERTY

Note: The following proffers A-1 through A-41 affect the development of the Phase A
Property and have been fulfilled and completed with the development of the Phase A
Property in accordance with final Site Plan 1981-SP-001.

PHASE A CONCEPTUAL DEVELOPMENT PLAN/FINAL DEVELOPMENT PLAN

A-1.  Substantial Conformance. Subject to the Proffers and the provisions of Article 16
of the Zoning Ordinance, under which minor modifications to an approved
development plan are permitted, the development of the Phase A Property shall be
in substantial conformance with the Phase A Conceptual Development Plan/Final
Development Plan (“Phase A CDP/FDP”) containing eleven (11) sheets prepared
by Burgess & Niple, Inc. dated November 26, 2002, and revised through June 18,
2003, and subsequently included as Sheets 32 through 42 in the Halstead Mixed-
Use Conceptual Development Plan/Final Development Plan prepared by Urban
Engineering and Associates, Inc. dated October 2006, and revised through August
10, 2007, and as further modified as shown on Sheets 2, 4 and 6 of the Halstead
Mixed-Use Development Conceptual Development Plan/Final Development Plan
prepared by Urban Engineering and Associates, Inc. dated October 2006, and
revised through September 24, 2007.

A-2.  Minor Modifications. Minor modifications from what is shown on the Phase A
CDP/FDP and these Profters may be permitted which may become occasioned as
a part of final site engineering, as determined by the Zoning Administrator.
Building footprints may be decreased and the number of units in each building
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A-3.

may be reduced, so long as the minimum open space identified on the Phase A
CDP/FDP tabulation and the minimum dimensions to the peripheral lot lines are
not diminished other than as permitted pursuant to Proffer A-1. It shall further be
understood that the Phase A Property may be developed in phases subject to
market conditions.

Maximum Density and Permitted Uses. A maximum of 445 multi-family
dwelling units may be provided in multiple buildings, which will also include a
minimum of 4,450 square feet and a maximum of 4,910 square feet dedicated to
retail uses to be located on the first floor of the building west of Merrilee Drive
and a minimum of 5,000 square feet and a maximum of 8,000 square feet to be
used as a clubhouse and leasing center on the first floor of the building east of
Merrilee Drive. The first floor frontage of the western building along Merrilee
Drive shall be constructed in a manner that is conducive to altering the use from
multi-family to a commercial use in the future. Such a change will require a
Proffered Condition Amendment, The primary use shall be multi-family
residential, however, the following secondary uses located on the first floor of the
buildings may also be included within the designated areas of structures shown on
the Phase A CDP/FDP:

A Accessory uses and accessory services uses.

B. Business service and supply service establishments.
C. Eating establishments.

D. Fast food restaurants (not drive through).

E. Financial institutions.

F. Health Clubs.

G. Community Uses.

H. Personal service establishments.

L Private clubs and public benefit associations.

J. Public uses.

Quick service food stores.
Bank teller machines.

Office.

z 2 © 7

Retail.
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A-5.

A-6.

A-T.

A-8.

GENERAL

Escalation. All monetary contributions required by these Phase A Proffers shall be
adjusted upward or downward, based on changes to the Construction Cost Index
published in the Engineering News Record occurring subsequent to the date of
rezoning approval and up to the date of payment.

Signs. No temporary signs (including "popsicle” paper or cardboard signs) which
are prohibited by Article 12 of the Zoning Ordinance, and no signs which are
prohibited by Chapter 7 of Title 33.1 or Chapter 8 of Title 46.2 of the Code of
Virginia shall be placed on or off-site by the Applicant or by any builder or at the
Applicant's or any builder's direction to assist in the initial and future marketing
and/or rental of dwelling units on the Phase A Property. The Applicant shall direct
its agents and employees involved in marketing the Property to adhere to this
proffer.

School Contributions. Prior to the issuance of the first building permit for the
gastern building and similarly, for the first building permit for the western
building, the Applicant shall provide documentation to DPWES that the Applicant
has donated the sum of $172,500 as a school contribution to the Fairfax County
Board of Supervisors for each building (for a total of $345,000 for both
buildings). In addition, prior to the issuance of the first building permit, the
Applicant shall provide documentation to DPWES that the Applicant has donated
the following: the donation to Shrevewood Elementary School shall include ten
(10) laptop computers and twenty-three (23) computer-to-monitor connection
cables, subject to the specifications of the schoo! and approved by the principal.
The donation to Joyce Kilmer Middle School shall be ten (10) laptop computers,
subject to the specifications of the school and approved by the principal. At the
discretion of each school Principal, the laptop computers and monitor connection
cables may be substituted for other equipment of a similar value. At the time the
funds are received, other equivalent or more advanced technologies may be
substituted, at the discretion of each principal, for the actual purchases that will be
made and installed through the Fairfax County Public School System.

Density Credit. Advanced density credit is reserved consistent with Section 2-308
of the Fairfax County Zoning Ordinance for all eligible dedications described
herein or as may be required by Fairfax County or VDOT pursuant to the Public
Facilities Manual (PFM), at the time of subdivision and/or site plan approval for
the Property.

Affordable Dwelling Units ("ADUs"). The Applicant shall provide ADUs equal

to that number which is 2.7% of the total number of multi-family units to be
constructed. In addition, at the time of site plan approval, the Applicant shall
donate the total sum of $100,000.00 to the West County Homeless Shelter for
playground equipment at the time of site plan approval. At the discretion of the
Executive Director of the Shelter, the Applicant may purchase and install the
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A-10.

A-11.

playground equipment in lieu of the cash contribution or provide the contribution
for other uses for the shelter,

Architectural Compliance. The architectural-design of the buildings shall in
substantial conformance with the elevations shown on Sheet 41 of the Phase A
CDP/FDP. Modifications may be made to the final architectural designs if in
substantial conformance with the elevations shown on the Phase A CDP/FDP.
All sides of the building shall be architecturally consistent. The facade of the
buildings fronting Merrilee Drive and Prosperity Avenue shall be 70% brick and
glass. The building materials along Merrilee Drive and Prosperity Avenue will be
a combination of materials to include masonry, hardi-board, or stucco, but will
not include EIFS. The buildings will consist of four (4) stories, which will read as
a five (5) story facade, with a building height of sixty (60) feet.

Parking Garage Design and Lighting Standards. The facade of the parking garage
facing the adjacent property to the east shall be designed in substantial
conformance with the elevation shown on Sheet 40 of the Phase A CDP/FDP,
consisting of pre-cast concrete and brick inserts. The southern facades of both
parking garages shall, in addition to the landscape screen, contain an element of
pre-cast concrete with brick in the-top three parking levels consistent with the
design depicted on Sheet 9 of the Phase A CDP/FDP. The southern facades of
both parking structures shall be landscaped with Leyland cypress or a comparable
tree species acceptable to the Urban Forester. The eastern and southern garage
facades shall have a similar color scheme as the multi-family structures. Lighting
internal to the parking garages shall be located between the beams to prevent
glare. Lighting on the upper level of the parking garage shall be full cut off and
be equipped with house side shields to prevent glare resulting from direct
visibility of light sources onto adjacent residential property and the light fixtures
shall be black. Where fixtures are mounted on the topmost deck of structured
parking garages, an opaque house-side shield shall be affixed to eliminate glare
onto the adjacent residential building located to the east.

Pedestrian Facilities. The streetscape design for Merrilee Drive and Prosperity
Avenue, including the entry plazas at the intersection of Merrilee Drive and
Prosperity Avenue, shall be in substantial conformance with the Phase A
CDP/FDP. Prior to site plan approval, the Applicant shall demonstrate to the
satisfaction of DPWES that the Applicant has acquired the WMATA strip of land
along the southemn side of Prosperity Avenue adjacent to the site or has gained
permission to landscape the area.

. Administrative Review. Concurrent with the submission of plans to DPWES, the

Applicant shall submit copies of the plans to the Providence District Supervisor
and Planning Commissioner for the purpose of administrative review and
comment.
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A-13.

A-14.

A-15.

A-16.

A-17.

RECREATION

Recreation Contribution. Pursuant to Section 6-409 of the Zoning Ordinance
regarding developed recreational facilities, the Applicant shall provide the
recreational facilities to serve the Application Property. Per Section 6-409,
recreational facilities such as swimming pools, exercise rooms, or health clubs
which are located on rooftops, deck areas and/or areas within a building may be
used to fulfill this requirement. At the time of site plan review, the Applicant shall
demonstrate that the value of any proposed recreational amenities is equivalent to
a minimum of $955.00 per unit as required by Article 6 of the Zoning Ordinance.
In the event it is demonstrated that the proposed facilities do not have sufficient
value, the Applicant shall have the option to (1) provide additional on-site
recreational amenities within the approved structures, within the open space areas
shown on the Plan, if it is determined that the location at such would be in
substantial conformance with the Phase A CDP/FDP; and/or (2) contribute funds
to the Fairfax County Park Authority for off-site recreational purposes in
location(s) that reasonably expected to serve the future residents of the approved
development.

Park Authority Contributions. In addition to Proffer A-13 above, the Applicant
shall contribute $257,050 to the Fairfax County Park Authority prior to the
issuance of the first RUP for park purposes and/or facilities in the Merrifield area,
In addition, the Applicant shall contribute $27,950 to the Fairfax County Park
Authority to be designated for the Nottaway Nights Concert Series, prior to the.
issuance of the first Residential Use Permit (RUP).

Public Access to Internal Park. Public access to the northwestern courtyard
(pocket park) located within the building on the west side of Merrilee Drive shall
be provided during the hours between dawn and dusk. Once annually, such
access may be denied for a day to prevent the creation of unintended property
interests. Signage to encourage public use of the park shall be posted along
Merrilee Drive. Renters shall be notified in writing of the public access easement
for the northern courtyard prior to entering into a lease agreement.

Bicycle Racks. A minimum of four (4) bicycle racks shall be provided
throughout the project.

Benches. A minimum of seventeen (17) park benches shall be disbursed
throughout the site as generally shown on Sheet 37 of the Phase A CDP/FDP.
Illustrations of benches have been provided with the Phase A CDP/FDP to
demonstrate the character and quality of the benches to be used on the site. In
addition, the plazas at Merrilee Drive and Prosperity Avenue shall be designed to
provide opportunities for movable tables and chairs.
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A-18.

A-19,

ENVIRONMENTAL

Stormwater Management.  Stormwater management and Best Management
Practices (BMP) facilities and measures shall be employed in accordance with the
PFM, as determined by DPWES. Prior to site plan approval, the Applicant shall
demonstrate to the satisfaction of DPWES that adequate outfall is provided. To
the extent practicable, as determined by DPWES, the site design will incorporate
low impact design features, which will include increasing the peak discharge time

of concentration to the point of connection to the closed conduit system and

reducing the allowable peak discharge by 25% more than the requirements of the
PFM for the ten (10) year storm event. The Applicant proposes to utilize
underground detention and BMP facilities as the primary means of detaining and
treating the stormwater runoff. The location of the underground stormwater
management facilities may be modified as depicted on the Phase A CDP/FDP but
shall be subject to approval of DPWES. The use of such facilities is subject to the
granting of a waiver of current County policies to permit these facilities in a
residential project. In lieu of a standard sand filter device, it is the intent to utilize
a cartridge filter system such as StormFilter® to meet BMP requirements, subject
to the approval of DPWES and engineering design requirements. The primary
storage and filter facilities will be located where the proximity to an adequate
outfall allows the most approvable design, so as not to interfere with other aspects
of the Phase A CDP/FDP, but smaller facilities, integrated into storm catch basin
structures, may be utilized elsewhere on the site, subject to the approval of
DPWES. If the proposed facilities, or viable alternatives that do not significantly
affect the site layout, are not approved by DPWES, the Applicant recognizes that
it may be necessary to request an amendment to the approved CDP and/or FDP to
alter the site design. The Applicant, and its successors, will assume responsibility
for the perpetual maintenance of all underground. stormwater management
facilities and will execute an agreement with the County in a form satisfactory to
the County to this effect at the time of site plan approval. Said agreement shall
address the following issues:

A, Future replacement when warranted;
B. Liability and insurance in an amount acceptable to Fairfax County;
C. Restriction that the Applicant or successors or assigns shall not in the

future petition DPWES for maintenance;

D. County inspection to ensure that the facilities are maintained by the
Applicant in good working order.

Landscaping. The landscaping shall be provided in substantial conformance with
the location, quality, and quantity of plantings depicted on the Phase A CDP/FDP.
The Applicant shall submit a landscape plan as a part of each site plan
submission. This plan shall be coordinated with, and approved by, the Urban
Forestry Division, DPWES, and shall contain the landscaping shown on the Phase
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A-20.

A-21.

A-22,

A-23.

A CDP/FDP, including parking lot landscaping for the top surface level of the
parking garages. The Applicant shall maintain all landscaping. All new
dectduous trees provided as a part of the streetscape shall be a minimum of 3.0
inches in caliper at the time of planting; new evergreen trees shall be a minimum
of six (6) to eight (8) feet in height at the time of planting. The landscape strips
along the streetscape for Merrilee Drive and Prosperity Avenue shall contain
ground cover, understory plantings, ornamental shrubs and grass and flowering
plants within the landscaped strip, subject to the review and approval of the Urban
Forester. The secondary landscape strip shall include shade and flowering trees,
ornamental shrubs, ground cover, flowering plants and grasses, subject to the
review and approval of the Urban Forester.

Energy Conservation. All buildings shall meet the thermal standards of the
CABO Model Energy Program for energy efficient homes, or its equivalent, as
determined by DPWES for either electric or gas energy homes as applicable.

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

In order to reduce the maximum interior noise to a level of approximately 45 dBA
Ldn, the Applicant proffers that all Phase A residential units shall have the
following acoustical attributes:

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

B. Doors and glazings shall have a laboratory STC rating of at least 28. If
glazing constitutes more than 20% of any facade, they shall have the same
laboratory STC rating as walls; and

C. Measures to seal and caulk between surfaces shall follow methods
approved by the American. Society for Testing ands Materials to minimize
sound transmission,

Lighting. All street lights (being that lighting that is intended to illuminate the
streets) and exterior building lighting located on the Phase A Property will be
installed conformance with County requirements using County-approved light
fixtures. Examples of proposed light fixtures have been provided with the Phase
A CDP/FDP to show the character and general quality of the lighting to be used
on the site. Any replacement lighting shall meet requirements of Part 9 of Article
14 of the Zoning Ordinance.

Geotechnical Investigation. If required by DPWES, the Applicant shall submit a
geotechnical investigation of the site and implement such measures determined by
the investigation, subject to the satisfaction of DPWES.
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A-24,

A-25.

A-26.

TRANSPORTATION

Extension of Merrilee Drive. As shown on the Phase A CDP/FDP, the Applicant
shall dedicate land in fee simple to the Board of Supervisors for the extension of
Merrilee Drive at the time of final site plan approval. The Applicant reserves the
right to enter into a license agreement, if permitted by VDOT and DOT, to use the
dedicated Merrilee Drive as a staging area until the construction of Merrilee Drive
is complete. The Applicant shall construct the extension of Merrilee Drive
through the application property to connect to Prosperity Avenue, prior to the
issuance of the first RUP or Non-RUP issued for the subject property. The design
and configuration of this improvement shall be subject to review and approval by
VDOT and DPWES. The cost of this improvement is valued at $1.6 million. The
Applicant will seek and diligently pursue vacation of portion of existing Merrilee
Drive not required for a through street. For informational purposes only, the
Applicant states that they may seek a reservation of three (3) on street parking
spaces along Merrilee Drive from VDOT. These spaces are intended to service
the leasing center and shall be appropriately marked. The Applicant will maintain
the crosswalks across Merrilee Drive as identified on the Phase A CDP/FDP,
subject to the approval

Right-of-Way Vacation. Notwithstanding the submission for processing of any
applications, plans or plats in furtherance of the development of Phase A
Property, the Applicant acknowledges that no such application, plan or plat shall
approved by Fairfax County until or unless the vacation of right-of-way proposed
as part of the Phase A Property is approved by the Board of Supervisors and 1s
final. In the event that such vacation is not approved by the Board of Supervisors,
or in the event that Board's approval is overturned by a court of competent
jurisdiction, any development of the Phase A property under the PRM District
shall require a proffered condition amendment and the Applicant acknowledges
that such amendment may result in a loss of density. The Applicant hereby waives
any right to claim or assert a taking or any other cause of action that otherwise
may have arisen out of a Board decision to deny in whole or in part the right-of-
way vacation.

Improvements for Prosperity Avenue. As shown on the Phase A CDP/FDP, the
Applicant shall dedicate land in fee simple to the Board of Supervisors for the
right-of-way of Prosperity Avenue at the time of final site plan approval or upon
written demand, whichever occurs first. Prior to issuance of a RUP or Non-RUP,
roadway improvements shall be made on Prosperity Avenue as shown on Sheets
35 and 36 of the Phase A CDP/FDP. Prior to site plan approval, the Applicant
shall demonstrate to the satisfaction of DPWES that the WMATA land has been
acquired or the Applicant has the right to construct and/or dedicate the land in
order to provide the Prosperity Avenue improvements. In the event the land is not
acquired from WMATA, a proffered condition/final development plan
amendment shall be submitted and the Applicant acknowledges that such
amendment may result in a loss of density.
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A-27.

A-28.

A-29.

A-30.

Left Turn Lane at Westerly Access along Prosperity Avenue. The Applicant shall
either construct a westbound left turn lane (“Left Turn Lane”) as shown on the
Phase A CDP/FDP, or an "Interim" Left Turn Lane ("Interim Lane™), both subject
to VDOT review and approval, prior to issuance of RUPs or Non-RUPs for the
western building, or, if sufficient right-of-way does not exist, as determined by
VDOT and DOT so that the Left Turn Lane or Interim Lane cannot be constructed
by the Applicant, the Applicant shall provide an escrow for the future
construction of the Left Turn Lane prior to the issuance of said RUPs or Non-
RUPs, but said escrow shall be exclusive of the cost of any land acquisition that
may be needed in order to construct the Left Turn Lane. If sufficient right-of-way
is not obtained for either the Left Turn Lane or the Interim Lane, the construction
at this location shall be as shown on the exhibit titled "Alternative Access Plan”
on Sheet 35 of the Phase A CDP/FDP package. The Applicant shall have no
obligation to acquire, by purchase and/or condemnation (if such is available), any
property that may be needed for such Left Turn Lane or Interim Lane. The
Applicant shall pursue diligently the dedication and/or granting of any necessary
off site rights-of-way and/or temporary or permanent easements along the
appropriate portions of Prosperity Avenue, to construct any improvements,
transitional taper and/or turmn lanes required as a part of the transportation
improvements reflected on the Phase A CDP/FDP and/or as set out in these
proffers. The Applicant shall write to the adjacent landowner of Lot 19B Tax Map
49-1((13)) and of Lots 18A, 27A, and 27B, Tax Map 49-1 ((1)) to request the
dedications necessary from those sites for the Left Turn Lane or the Interim Lane
and the granting of necessary construction easements, and shall to these
landowners affirm the Applicant's sole obligation to construct the left turn lane
and to urge cooperation. In the event that the rights-of-way are not obtained, the
Applicant shall demonstrate to the satisfaction of DPWES that it diligently
pursued obtaining the rights-of-way and easements and then provide the escrow
for the construction as described above. By providing DPWES with copies of
certified letters to the adjacent landowners, as set out above, the Applicant shall
have satisfied the "diligently pursued" standard herein.

Crosswalk_Across Prosperity Avenue. The Applicant shall escrow funds for the
construction of a crosswalk across Prosperity Avenue at Merrilee Drive at the
time of site plan approval in an amount to be determined by DPWES and the
Department of Transportation.

Merrilee Drive and Prosperity Traffic Signal. The Applicant shall contribute pro-
rata funds for a traffic signal at Merrilee Drive and Prosperity Avenue. The
Applicant shall provide traffic signal easements at the southeast and southwest.
corners of Merrilee Drive and Prosperity Avenue prior to site plan approval.

Transportation Management Strategies. The use of mass transit, ride-sharing. and
other transportation strategies will be utilized to reduce single occupancy
vehicular (SOV) traffic during peak hours by a minimum of 25%. Tenants shall
be advised of this transportation strategy development condition. Transportation
coordination duties shall be carried out by a designated property manager(s) or
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A-31.

transportation management coordinator(s). The transportation strategy
management position may be a part of other duties assigned to the individual(s).
The transportation management strategies will be implemented after 70% of the
RUP's have been issued for both multi-family buildings. The following is a list of
potential strategies that may be implemented:

A. The Applicant shall designate an individual to act as the transportation
coordinator (property management staff person) for the Application
Property whose responsibility will be to implement the transportation
management strategies;

B. By participation in the Fairfax County Ride Share Program;

C. By dissemination of information regarding Metrorail, Metrobus,
ridesharing and other relevant transit options in residential lease packages;

D. By making Metro ‘maps, schedules and forms available to tenants in a
common area of each building for Metrobus, ridesharing other relevant
transit options;

E. By providing amenities for bicycle storage;
F. By a sidewalk system designed to encourage/facilitate pedestrian
circulation.

At the time of site plan approval, the Applicant shall provide a one time
contribution of $10,000 to be held in escrow until the Merrifield Shuttle Service is
established.

An annual sum of $0.10 per square foot of occupied gross floor area will be
contributed by the Applicant to a transportation demand management fund to be
used by the transportation coordinator each year. Such funds will be available
after 70% of the Residential Use Permits are issued for all buildings. The terms
of this proffer shall expire fifteen (15) years after the last RUP is issued.

One year after the transportation management strategies are implemented, the
Applicant shall conduct a survey of residents, visitors, and employees to
determine the transportation characteristics of building tenants and employees.
This survey will form the basis of the transportation management program for
the development. The survey shall be submitted to the Fairfax County
Department of Transportation for review.

Anmually thereafter, and at the beginning of each calendar year, the Applicant
shall conduct a multi-modal transportation split survey of residents and
employees to prove that 25% of driving age residents and employees use non-
SOV transportation. The yearly report shall be submitted to the Fairfax County
Department of Transportation for review. If the annual multi-modal
transportation split survey indicates that the reduction has not occurred, an
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A-32.

A-33.

A-34.

A-35.

A-36.

A-37.

A-38.

A-39.

A-40.

additional $0.05 per, square foot shall be contributed to the TMS Fund until such
time as the reduction has occurred.

Assuming a fifteen year life of the program, and assuming traffic generation
does not exceed the trip generation forecast, the value of the Applicant's
contribution to the transportation management strategy is calculated at $743,956.

Traffic Calming. To the extent permitted by VDOT and DPWES, the Applicant
shall install stamped walkways and stamped parking spaces on the portions of
Merrilee Drive as shown on the Phase A CDP/FDP. The Applicant shall enter into
a maintenance agreement for these walkways and parking spaces.

Bus Shelter. If requested by VDOT or DOT prior to site plan approval, the
Applicant shall construct and maintain a bus shelter at the northwestern corner of
the subject property. If the bus shelter is not requested, the Applicant shall escrow
$17,000 for a bus shelter in the Merrifield area prior to site plan.

Eastern Access. The Prosperity Avenue entrance to the garage for the eastern
building shall prohibit incoming traffic from Prosperity Avenue, until such time
that the eastern entrance for the Dunn Loring Metro is removed.

Choke Points. The "choke points" depicted on Merrilee Drive at the pedestrian
crosswalks shall be subject to VDOT, DOT and DPWES approval and shall be
designed to be temporary; as determined by DPWES and DOT.

Curb. The southbound curb for Merrilee Drive near Prosperity Avenue shall be
designed as a mountable curb, as determined by VDOT.

MISCELLANEOUS

Fire and Rescue Department. At the time of site plan approval, the Applicant will
donate to the Dunn Loring Volunteer Fire and Rescue Department a thermal
imaging camera valued at approximately $12,000. At the discretion of the Dunn
Loring Volunteer Fire and Rescue Department, an item of similar value may be
substituted for the thermal imaging camera.

Signage. Signage shall be provided in accordance with Article 12 of the Zoning
Ordinance. All signage shall be consistent in color, style and sign placement, as
determined by Zoning Administration. If lighted, signage shall be internally lit
only.

Residential Entrances. A minimum of eighteen (18) direct residential entrances
shall be provided onto the streets from the individual residential dwelling units,
some of which will have stoops or stairs into the individual units.

Successors and Assigns. These proffers will bind and inure to the benefit of the
Applicant and his successors and assigns. Each reference to "Applicant” in this
proffer statement shall include within its meaning and shall be binding upon
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Applicant’s successor(s) in interest and/or developer(s) of the site or any portion
of the site.

A-41. Counterparts. These proffers may be executed in one or more counterparts, each
of which when so executed and delivered shall be deemed an original, and all of
which taken together shall constitute but one and the same instrument.
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B.

PHASE B PROPERTY

PHASE B CONCEPTUAL DEVELOPMENT PLAN/FINAL DEVELOPMENT PLAN

B-1.

B-2.

B-4.

B-5.

Conceptual/Final Development Plan. The Phase B Property shall be developed in
substantial conformance with the Halstead Mixed-Use Development Conceptual
Development Plan (“CDP”) and Final Development Plan (“FDP”) dated October
2006 and revised through September 24, 2007, prepared by Urban Engineering
and Associates, Inc. (the “Phase B CDP/FDP” ), consisting of Sheets 1 through
31.

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

Minor Modifications. Minor modifications to the Phase B CDP/FDP may be
permitted when necessitated by sound engineering or that may become necessary
as part of final site design or engineering, pursuant to Section 16-403(4) of the
Zoning Ordinance. Building footprints may be altered and the number of
residential units and square footage of Principal and Secondary Uses (as defined
herein) within each building (and cotresponding adjustments in required parking
and ADUs (as defined herein) may be adjusted, so long as (a) the minimum
number of residential units and minimum square footage of Secondary Uses are
provided; (b) the minimum open space tabulation provided on Sheet 4 of the
Phase B CDP/FDP is not reduced; (c) the building heights for each building are
not increased beyond the heights identified in Proffer B-10; and (d) the
development otherwise is in substantial conformance with these Proffers and the
Phase B CDP/FDP.

Alterations. The Applicants reserve the right to aiter the layout shown for the
parking garages, loading areas, and trash facilities provided within and under the
building footprints, provided the external access points to the garages remain in
general conformance with that shown on the Phase B CDP/FDP. The location of
fire doors and mechanical equipment are subject to change and will be determined
at final site plan.

GENERAL

Declarations/OQwners Associations. The Applicants shall cause the recordation of
one or more declarations creating an umbrella owners’ association and /or
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condominium owners’ associations or other governance documents which will

legally bind the Phase B Property (collectively referred to as the “UOA/COA™).

Such UOA/COA shall be formed/recorded prior to the issuance of the first

Residential Use Permit (“RUP”) or Non-Residential Use Permit (“Non-RUP”) for

the Phase B Property. The respective UOA/COA documents (including budgets

provided in any offering or sale materials) shall specify the various proffer and
maintenance obligations set forth in these Proffers. Purchasers shall be advised in

writing of these obligations, and other restrictions, prior to entering into a

lease/contract of sale for units.

B-6. Proposed Development

A. Two (2) development options are provided for the Phase B Property.
Option 1 includes a} four (4) residential buildings containing a minimum
of 840 units and a maximum of 1,150 units; and b) community-serving
secondary/retail uses containing a maximum of 101,723 square feet.
Option 2 includes a) four (4) residential buildings containing a minimum
of 840 units and a maximum of 1,000 units; b) community serving
secondary/retail uses containing a maximum of 91,000 square feet; and c)
a hotel of approximately 100,000 squarc feet. The development of the
Property is summarized as follows:

Option 1 Option 2
Multifamily Residential Units | Minimum 840 units up to Minimum 840 units up to
1150 units maximum 1,000 maximum
Secondary Uses/Retail (other | Minimum 50,000 sq. ft. Minimum 50,000 sq. ft.
than ADUs) & Public Library | Maximum 101,723 sq. fi. Maximum 91,000 sq. ft.
Hotel Approximately 100,000 sq. ft.
TOTAL Up to 1,078,804 sq. ft. Up to 1,063,626 sq. ft.

B. Cellar Space. The Applicants reserve the right to utilize up to 25,000
square feet of cellar space constructed for resident amenities (including,
but not limited to, fitness centers and sport courts), public library, theatres
and health club uses; provided, however, that the Applicants shall be
required to provide parking for the Cellar Space in accordance with the
requirements of Article 11 of the Zoning Ordinance, as qualified by these
Proffers. The Cellar Space in the Residential Buildings shall not contain
habitable residential units.

B-7. Mix of Uses. The Phase B Property may include the following uses:

A,

Principal Uses:

* Multifamily dwellings; and
. Public Uses such as a public library and related facilities.
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B-8.

B-9.

B. Secondary Uses:

Accessory uses and home occupations, including business centers
inside residential buildings;

Affordable dwelling units;

Business service and supply establishments;

Eating Establishments;

Financial Institutions (without drive-through);

Bank teller machines;

Fast food restaurants (without drive-through;

Garment cleaning establishments (drop-off and pick-up only; no
onsite processing);

Quick-service food stores;

Offices (not to exceed 25,000 square feet),

Vehicle rental establishments, provided all rental vehicles are
parked/stored at an offsite location other than the Property;

Retail sales establishments;

Repair service establishments (not including vehicle light or
industrial repair);

Bus or shuttle services owned by private or quasi-public entities
and primarily serving residents or employers/employees and the
surrounding community, such as a private shuttle service to/from
the future Merrifield Town Center;

Telecommunications facilities;

Health clubs;

Community clubs, centers, meeting halls;

Child care centers and nursery with approval of a special exception
or FDPA;

Personal service establishments;

Private clubs and public benefit associations,

Private schools of special education without approval of a special
exception; and

Theatres

Residential Units. A minimum of 840 residential units shall be constructed on the

Phase B Property, with a maximum total number of residential units not to exceed

1,150 units.

Such total shall include all required Affordable Dwelling Units

(“ADUs™) and all Workforce Dwelling Units (“WDUs”) as defined in these

Proffers.

Secondary Uses. Secondary uses {other than ADUs and home occupations as

defined herein) shall be designed and constructed on the ground-floor levels of
Buildings 1, 2, 3 and 4. However, health club and theatre uses may also be
provided within cellar space.
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A. Exclusions from Secondary Use Square Footage. Notwithstanding their
listing as a Secondary Use under Proffer B-6 above, the square footage
allocable to the following uses shall be in addition to, not subtracted from,
the square footage of Secondary Uses permitted under these Proffers and
shown on the Phase B CDP/FDP: '

(i) Cellar space (as defined in the Fairfax County Zoning Ordinance);
(i1) ADUs/Workforce Units;

(ii1)  Home Occupations, and

(iv)  Telecommunications Facilities.

B. Hotel. Should a hotel use be included in the development, the hotel shall
include a full service restaurant and meeting space.

B-10. Building Heights. Building heights for each Phase B building are set forth below.
Building height shall be measured in accordance with the provisions of the
Fairfax County Zoning Ordinance and shall be exclusive of those structures that
are excluded from the maximum height regulations as set forth in Section 2-506
of the Zoning Ordinance, including for example, penthouses and other rooftop
structures. Such penthouses and other rooftop structures permitted under Section
2-506 of the Zoning Ordinance may be constructed to a height twenty (20) feet
from the roof level of the top residential floor of the building below the top of the
penthouse/rooftop structure roof. All building penthouses/roofiop structures shall
be integrated into the architecture of the residential building below, as generally
illustrated on Sheets 19-22 of the Phase B CDP/FDP.

A. Building 1. The maximum height of Building 1 shall be no less than 80
feet and no greater than 115 feet. The northern portion of the building
wing adjacent to Merrilee Drive shall be a minimum of one floor lower
than the southern portion of this wing. In addition, the maximum height of
the retail wing in the southwestern corner of Building 1 shali be 20 feet.

B. Building 2. The maximum height of Building 2 shall be no less than 70
feet and no greater than 95 feet.

C. Building 3. The maximum height of Building 3 shall be 165 feet. The
building shall be designed to step down from east to west as shown on the
CDP/FDP, with a maximum height of the lower western section of 115
feet.

D. Building 4. The maximum height of Building 4 shall be no less than 70
feet and no greater than 95 feet.

B-11. Parking

A, Zoning Ordinance Requirements. Parking shall be provided in accordance
with the parking requirements of Article 11 of the Fairfax County Zoning
Ordinance, as determined by the Department of Public Works and
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Environmental Services (“DPWES”), for the uses within the Phase B
Property. The Applicants reserve the right, however, to provide parking
spaces in addition to the total number of parking spaces shown on Sheet 4
of the Phase B CDP/FDP if (i) such additional spaces result from the final
design of the parking structures for the principal and Secondary Uses so as
to avoid partial garage floors; or (ii) to the extent necessary to
accommodate Principal and Secondary Uses established on the Phase B
Property that result in a higher parking requirement than is shown on the
Phase B CDP/FDP (e.g., eating establishments); and (iii) said spaces are
located within the garage.

Parking Spaces along Private Street. The Applicants shall provide surface
parking spaces to be located aleng the north and south side of Private
Street as generally as shown on the Phase B CDP/FDP. The spaces may
be part of or in addition to the total number of required parking spaces to
be provided. The Applicants shall set aside four (4) parking spaces along
Private Street to provide waiting, short term parking and/or temporary
loading for the residential and Secondary Uses. The Applicants reserve the
right to restrict the use of other spaces along Private Street, through
appropriate signage or such other means as the Applicants determine, that
otherwise are not required to satisfy the minimum parking requirements
for use as a “Future Tenant Parking” or shuttle bus loading and/or zip car
parking.

Future Parking Reductions. Given (i) the proximity to the Dunn
Loring/Merrifield Metro Station, (ii) the character of the development as a
transit-adjacent development, and (iii) the TDM Plan detailed in these
Proffers, the Applicants shall in good faith evaluate, and may pursue a
shared parking agreement and/or parking reduction for the development,
as may be permitted by the Fairfax County Zoning Ordinance and
approved by the Board of Supervisors.

Bicycle Racks. The Applicants shall install bicycle racks throughout the
Phase B Property in the locations generally shown on Sheet 9 of the Phase
B CDP/FDP and reviewed and approved by Fairfax County at the time of
final site plan. The bike racks shall be inverted U-style racks (or other
design approved by Fairfax County Department of Transportation) and
shall collectively accommodate parking for at least one hundred (100)
bicycles. At least fifty percent (50%) of the bike racks shall be located
under building cover or placed under some form of outdoor protective
cover so that bicycles are protected from the elements while parked at the
bike racks.

Construction Parking. The Applicants shall develop, in consultation with
its general contractor, a parking management policy for construction
workers hired to complete the development (the “Construction Parking
Plan”). As part of the Construction Parking Plan, the Applicants shall
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erect signage on the Phase B Property in both English and Spanish that
prohibits parking by construction workers in abutting residential
developments.

TRANSPORTATION IMPROVEMENTS

B-12. Road Improvements

A.

Dedication. As part of the first site plan approval for the Phase B
Property, or upon demand by VDOT or Fairfax County, the Applicants
shall dedicate in fee simple to the Board of Supervisors right-of-way along
Phase B Property’s Gallows Road frontage as shown on the Phase B
CDP/FDP.

Gallows Road. Prior to the issuance of any RUP or Non-RUP for the
Property, the Applicants shall substantially complete the following
improvements as shown on the Phase B CDP/FDP and as may be
approved by VDOT. For purposes of this Proffer, substantially complete
is defined as complete and available for use by the public but not

necessarily accepted by VDOT for state maintenance. ‘

(i) A third southbound through lane along the Phase B Property’s
frontage on Gallows Road;

(i) A five foot (5°) on-road bike lane along the Phase B Property’s
frontage on Gallows Road;

(ili) A dedicated continuous right-turn lane along southbound Gallows
Road between the northernmost Phase B Property line extending to
the Southern Service Aisle;

(iv)  Extension of the third southbound through lane and five (5) foot
on-road bike lane from Phase B Property’s northern property line
to Prosperity Avenue, and construction of a right turn lane from
Prosperity Avenue to the Private Street serving the Wilton House
Condominiums and Marriott Hotel utilizing funds proffered and
escrowed with the development of Wilton House/Marriott (RZ 99-
PR-034), provided adequate right-of-way has been dedicated and
all easements necessary for the construction are provided at no cost
to the Applicants. In the event there is insufficient escrowed funds
to cover the costs of said improvements, the Applicants shall
construct the through lane and on-road bike lane and shall
construct a right turn taper to the extent feasible without requiring
relocation of utility poles, but shall not be required to construct the
full right turn lane. To accommodate the on-road bike lane, the
southbound through lanes shall be restriped to be eleven (11) feet
in width;
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)

(v1)

Extension of the existing left turn lane from northbound Gallows
Road onto Prosperity Avenue to provide a minimum 392 feet of
storage and a 50 foot taper, or more as may be approved by
VDOT. '

Subject to VDOT approval of a warrant study to be provided by
the Applicants, design, equip and install a traffic signal at the
intersection of Gallows Road and the Southern Service Aisle. If a
signal is  installed, the Applicants shall provide
services/improvements as follows:

Responding to Fairfax County’s interest in completing the
widening of Gallows Road to six (6) lanes, the Applicants,
working with  FCDOT, shall provide a functional
drawing/preliminary engineering plan for the future widening, by
others, of northbound Gallows Road from Prosperity Drive on the
north to the end of VDOT Project #0029-029-0119 on the south.
The design will accommodate three (3) northbound lanes and a 5
foot on-road bicycle lane (the “Widening”). The purpose of this
drawing is to determine the consequences of the Widening on
mndividual properties, and to determine the best alignment of
Prescott Drive (a private parking drive aisle) on the east of
Gallows Road. As such, the Applicants shall also prepare a plan
for Tax Map 49-2 ((1)) 39 (“Parcel 39”) showing proposed
revisions to parking areas, drive aisles, and open space arcas that
would be needed to accommodate the Widening, and also a
separate plan showing required right-of-way, easements and
revisions needed to accommodate the realignment of Prescott
Drive with the Southern Service Alley in order to achieve a
stmultaneous traffic signal and convenient and safe pedestrian
crossing at this intersection with Gallows Road (the “Prescott
Drive Realignment™).

The Prescott Drive Realignment plan shall be submitted to
FCDOT, VDOT and the owners of Parcel 39 for their review prior
to the first site plan approval on the Phase B Property. Should the
Prescott Drive Realignment plan be satisfactory to all parties, the
Applicants shall prepare the final engineering plans and shall
request the owners of Parcel 39 to provide necessary right-of-way
and easements for the Prescott Drive realignment at no cost. If the
owner of Parcel 39 fails to provide the necessary right-of-way and
easements at no cost to the Applicants, the Applicants shall have
an appraisal of the value of the easements (not right-of-way)
prepared and shall offer to pay the owners of Parcel 39 for the
easements at a cost not to exceed the appraised value. Should the
Applicants: (1) be successful in obtaining the right-of-way either at
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no cost from the owner of Parcel 39 or through condemnation by
Fairfax County; and (2) be successful in acquiring the easements as
outlined above, the Applicants shall construct the improvements
necessary to accomplish the agreed upon Prescott Drive
Realignment. The Applicants shall not be responsible for
providing the Widening of northbound Gallows Road. The
intersection construction shall also include:

(a) Construction of an exclusive left-turn lane from northbound
Gallows Road on to the Southern Service Aisle within the
existing right-of-way and utilizing 11 foot lane widths;

(b) Construction of an exclusive left-turn lane from
southbound Gallows Road into Prescott Drive, with 200
feet of storage and a 50 foot taper, or less as may be
approved by VDOT;

(<) Provision of raised and/or painted medians as approved by
VDOT;

(d) Provision of pedestrian crosswalk striping, a minimum four
(4) foot wide pedestrian refuge area, and audible pedestrian
countdown signals as may be permitted and approved by
VDOT; and

(e) Closure of the existing Gallows Road entrance serving Tax
Map 49-2 ((1)) 20A and relocation of Parcel 20A’s access
to the Southern Service Alley, as acceptable to VDOT and
the owners of Parcel 20A.

In the event the Applicants are not able to obtain the right-of-way
and easements necessary to construct the Prescott Drive
Realignment, the Applicants shall submit documentation of its
efforts to FCDOT and DPWES. The Applicants may consider
additional realignment options and propose such altematives for
VDOT/FCDOT review and approval. Should Fairfax County
decide to acquire the right-of-way and easements for the Prescott
Drive Realignment by means of its condemnation powers, the
Applicants shall forward to the appropriate County agency: (1)
plat, plans and profiles showing the necessary right-of-way and
easements to be acquired; (2) an appraisal, prepared by an
independent appraiser approved by the County, of the value of the
right-of-way and easements to be acquired and of all damages, if
any, to the residue of Parcel 39; and (3) a sixty (60) year title
search certificate of Parcel 39. Prior to and during the
contemplated condemnation proceedings described above, the
Applicants, their successors and assigns, shall be permitted to
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submit, process and receive approval of site plan(s)/subdivision
plat(s) and development permits for other portions of the Phase B
Property as described herein.

In the event the County elects not to use its condemnation powers
to acquire the necessary right-of-way and easements from Parcel
39, the Applicants shall be relieved of its obligation to construct
the Prescott Drive Realignment.

If Prescott Drive is not realigned and an alternative alignment
scenario is not offered by the Applicants and approved by VDOT,
the Applicants shall utilize a split phase signal at the Southern
Service Aisle/Gallows Road intersection. Subject to VDOT
approval, with this option, the Applicants shall provide
improvements identified as “Gallows Road Split Signal
Configuration” on Sheet 28 of the Phase B CDP/FDP including:

(a) An exclusive left-turn lane from northbound Gallows Road
on to the Southern Service Aisle within existing right-of-
way and utilizing 11 foot lane widths;

(b) An exclusive left-turn lane from southbound Gallows Road
into Prescott Drive, with 200 feet of storage and a 50 foot
taper, or less as may be approved by VDOT;

(c) Raised and/or painted medians as shown on the Phase B
CDP/FDP and as may be approved by VDOT;

(d) Pedestrian crosswalk striping, a minimum four (4) foot
wide pedestrian refuge area, and audible pedestirian
countdown signals as may be permitted and approved by
VDOT;

(e) Closure of the existing Gallows Road entrance serving Tax
Map 49-2 ((1)) 20A and relocation of Parcel 20A access to
the Southern Service Alley; and

H Escrow with DPWES funds sufficient to cover the cost of
relocating the signal pole on the cast side of Gallows Road
to its ultimate location with a non-split phase signal.

In the event VDOT does not approve installation of a traffic signal
at the intersection of Gallows Road and the Southern Service
Aisle, the Applicants shall construct intersection improvements,
raised medians, and striping shown as the “Gallows Road No
Signal Configuration” on Sheet 28 of the Phase B CDP/FDP, and
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(vii)

as may be approved by VDOT. At the time a site plan approval for
these intersection improvements, the Applicants shall escrow funds
with DPWES to cover one half the cost of a future signal as well as
the cost of reconstructing the medians and turn lanes associated
with the unsignalized design to accommodate a signal, should one
be approved in the future.

Said intersection improvements, whether associated with Prescott
Drive Realignment, the split phased signal or the unsignalized
intersection shall be substantially complete and contributions paid
prior to issuance of the first RUP for Buildings 3 or 4. Upon
demonstration by the Applicants that despite diligent efforts taken
by the Applicants to implement this proffer, the construction of
intersection improvements has been delayed, the Zoning
Administrator may agree to a later date for completion of these
improvements.

The Applicants shall coordinate the construction of the proffered
Gallows Road improvements with VDOT’s planned improvements
to Gallows Road (VDOT Project # 0029-029-119) in order to
avoid duplication of work and conflicts in construction. This may
result in a need to adjust the timing of these proffered
improvements as may be permitted through Proffer B-16.

Merrilee Drive.

(®)

(i)

(iii)

Prior to the issuance of any RUP or Non-RUP for Building 1, the
Applicants shall construct a one-half section of street along
Building 1’s Merrilee Drive frontage with the face of curb set a
minimum of 14 feet from the existing centerline of Merrilee Drive
as shown on Sheet 6 of the Phase B CDP/FDP. Said section to
include parallel parking as shown on the Phase B CDP/FDP.

Prior to the issuance of any RUP or Non-RUP for Building 2, the
Applicants shall construct a one-half section of street along
Building 2’s Merrilee Drive frontage with the face of curb set a
minimum of 14 feet from the existing centerline of Merrilee Drive
as shown on Sheet 6 of the Phase B CDP/FDP. Said section to
include parallel parking as shown on the Phase B CDP/FDP.

The Applicants shall complete and submit to VDOT a warrant
study at the intersection of Merrilee Drive and the Southern
Service Aisle prior to the issuance of the 825" RUP for the Phase
B Property. If approved by VDOT, the Applicants shall design,
equip and install a traffic signal at the subject intersection along
with installation of a pedestrian crosswalk and audible pedestrian
countdown signals across Southern Service Alley as may be
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permitted and approved by VDOT. In the event, a signal is not
warranted, the Applicants shall provide an easement to
accommodate a signal pole for a future signal.

Private Street. The Applicants shall construct and place into operation the
proposed Private Street through the Phase B Property connecting Merrilee
Drive to Gallows Road in the general location shown on the Phase B
CDP/FDP. Private Street shall be designed and maintained as a private
street and constructed in accordance with that shown on Sheet 6 of the
Phase B CDP/FDP. Construction of Private Street may occur in phases
commensurate with the phasing of development of the Phase B Property.
Public access easements shall be granted as part of site plan approval for
the vehicle travelway of the private street and for the stdewalks on both
sides of the private street. FEasements for County inspection and
emergency vehicles shall be granted. The Applicants reserve the right to
provide a different name for the private street and to temporarily close
Private Street to accommodate construction activity on the Phase B
Property. The Applicants reserve the right to temporarily close a portion
of Private Street on a temporary basis up to 40 times a year to
accommodate special events such as, but not limited to, art fairs, farmers
markets, outdoor concerts and festivals.

Southern Service Aisle. The Applicants shall construct a service aisle
along the Phase B Property’s southemn boundary (referred to as the
“Southern Service Aisle”) as shown on the Phase B CDP/FDP. The
Southern Service Aisle shall be constructed from Gallows Road to
Merrilee Drive with the first site plan approved for the Phase B Property,
and shall be open for use prior to the issuance of the first RUP for either
Buildings 2, 3 or 4. Public access easements shall be granted as part of
site plan approval for the vehicle travelway and adjacent sidewalk. The
Applicants reserve the right to provide a different name for the southern
service aisle and reserve the right to temporarily close the Southern
Service Aisle to accommodate construction activity on the Phase B
Property.

It is intended that the Southern Service Aisle provide access to loading,
trash and parking areas for Buildings 2 and 4 as well as access for
emergency vehicles, and provide a similar function for future buildings to
be constructed on adjacent parcels identified as Tax Map 49-1 ((16)) 13
and 49-2 ((1)) 20A (“Parcels 13 and 20A”). As such, the Applicants agree
to provide access to the Southern Service Aisle for Parcels 13 and 20A as
they redevelop in a manner consistent with the Fairfax County
Comprehensive Plan. A public access easement and a construction
casement for the benefit of the owners of Parcel 13 and 20A shall be
recorded along the southern boundary of the Phasc B Property at the time
of site plan approval for the Southemn Service Alley. In anticipation that
Parcel 20A will require access to the Southern Service Aisle prior to the
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redevelopment of this parcel consistent with the Comprehensive Plan, the
Applicants shall provide access to Parcel 20A from the Southern Service
Alley with the initial construction of the Southern Service Alley.

Future connections to the Southern Service Aisle and the potential loss of
some or all of the landscaped area shall be deemed in compliance with
these Proffers without the requirement to secure a Proffered Condition
Amendment (“PCA”) or Final Development Plan Amendment (“FDPA™).

Adjust Traffic Signal Timing. Prior to the issuance of the 500th RUP, if
required by VDOT, the Applicants shall submit to VDOT an analysis to
determine whether adjustments to the signal timings on Gallows Road and
Merrilee Drive, between Prosperity Avenue and Lee Highway would
improve or enhance circulation. The signal timing study shall include
updated traffic counts based on the occupancy of the Phase B Property as
of the date of the study. In the event VDOT determines that adjustments
to the signal timing are warranted, then the Applicants shall make such
adjustments prior to final bond release. In the event no timing adjustments
are deemed necessary, then the Applicants obligation towards this proffer
is null and void.

B-13. Future Interparcel Connection. Prior to site plan approval for the Southern

Service Alley, the Applicants shall record a public interparcel access easement to
permit future connection of the north-south drive aisle to adjacent properties
identified as Tax Map 49-1 ((16)) 13 and 49-2 ((1)) 20A as shown on Sheet 6 of
the Phase B CDP/FDP. Said connection is to be provided by others. The
easement shall be in a form approved by the County Attorney.

B-14. Intersection of Merrilee Drive and Lee Highway.

A.

Prior to the issuance of the 500" RUP for the Phase B Property, the
Applicants shall construct a 100 to 120 foot length right-turn lane on
southbound Merrilee Drive at its intersection with Lee Highway within the
existing right-of-way, reconstruct the existing sidewalk as necessary, and
re-stripe the lane configuration as determined by VDOT. The Applicants
shall also escrow with DPWES funds sufficient to cover the cost of the
future extension of the right turn lane, by others, to meet VDOT standards.

The Applicants shall construct two additional westbound lanes on Lee
Highway within existing VDOT right-of-way, from Merrilee Drive to
Hilltop Road, as may be approved by VDOT, for the general purpose of
providing additional pavement to accommodate the ultimate design for
dual left turn lanes from eastbound Lee Highway onto northbound
Merrilee Drive. The Applicants shall also provide dual 15 foot wide
receiving lanes on northbound Merrilee Drive within existing right-of-way
to meet VDOT standards. The Applicants shall restripe the lanes on Lee
Highway for a single left tumn lane or dual left tumn lanes as may be
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B-15.

approved by VDOT. In addition, the Applicants shall adjust the signal at
Lee Highway and Hilltop Road, as required by VDOT to accommodate
these improvements. The Applicants shall, in the existing right-of-way,
reconstruct the existing eight (8) foot wide asphalt trail as needed and
construct an extension of this trail to Hilltop Road. Such construction
shall be provided prior to the issuance of the 500" RUP for the Phase B
Property.

C. Should VDOT not approve the plans for the improvements identified in B-
14.A or B-14.B, or if at the time of first site plan approval for the Phase B
Property, VDOT determines that any or all of the B-14.A and/or B-14.B
improvements should be delayed, the Applicants shall work with the
Director of FCDOT to develop an alternate plan of a similar or lesser
scope than that described in B-14. A and B-14.B, and/or escrow with
DPWES sufficient funds to cover the cost of future construction of a
portion of, or all of, the improvements by others,

D. The Applicants shall also contribute a pro-rata share of the costs
associated with the modification of the existing traffic signal at the subject
intersection at the time of submission for the first site plan associated with
the Phase B Property. Said pro-rata to be determined based on the
Applicants share of traffic generated by the Phase B Property as estimated
in the Halstead IIl Traffic Impact Study prepared by Gorove/Slade
Associates, Inc. and dated May 2007,

Bus Shelter(s). If requested by VDOT and FCDOT prior to site plan approval, the
Applicants shall install and maintain a bus shelter to be located on the west side of
Gallows Road, in a location to be determined by VDOT, FCDOT and the
Department of Planning and Zoning (“DPZ”); or alternatively shall replace the
existing bus shelter located just south of the Phase B Property, as determined
appropriate by FCDOT and DPZ. No bus turn outs or special lanes shall be
provided by the Applicants. If the shelter is located off the Phase B Property, said
shelter shall be installed within the right-of-way or in an easement area provided
by others at no cost to the Applicants. If a location for the bus shelter has not
been determined prior to site plan approval, the Applicants shall escrow $25,000
for a bus shelter in the area.

With site plan approval for Buildings 1 or 2, the Applicants shall provide an
easement for a bus shelter along its Merrilee Drive frontage.

Zoning Administrator _Consideration.  Notwithstanding the foregoing, upon
demonstration by the Applicants that, despite diligent efforts or due to factors
beyond the Applicants’ control, the required transportation improvements
proffered in B-12 through B-15 have been delayed (due to, but not limited to an
inability to secure necessary permission for utility relocations and/or VDOT
approval for traffic signals, etc.} beyond the timeframes provided in each proffer,
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B-17.

the Zoning Administrator may agree to a later date for completion of these
transportation improvement(s).

TRANSPORTATION DEMAND MANAGEMENT

Transportation Demand Management. This Proffer and the Applicant's “Halstead
II} Mixed-Use Development Transportation Demand Management Strategic Plan”
dated April 2007 and prepared by Urban Trans Consultants, Inc. (the "TDM
Strategic Plan”), set forth the programmatic elements of a transportation demand
management program that shall be implemented by the Applicants, and
subsequently, as appropriate, the property owner, UOA/COA, to encourage the
use of transit (Metrorail and bus), other high-occupant vehicle commuting modes,
walking, biking and teleworking, all in order to reduce automobile trips generated
by the residential uses constructed on the Phase B Property. The TDM Plan shall
complement and be generally consistent with those TDM commitments associated
with the Phase A Property and the synergies already expected from the Proposed
Phase B Development and the numerous transportation systems management
programs and improvements referenced elsewhere in these Proffers.

A. Definitions:

(i) Applicant Control Period. The "Applicant Control Period” is the
period starting immediately following approval of this Rezoning
Application and ending on the date when two (2) consecutive
annual Trip Counts conducted starting at least one (1) full calendar
year after the Proposed Phase B Development reaches Build Out
show that vehicle trips generated by the residential units are less
than or equal to the Phase III TDM Goal (as defined herein);
provided, however, that implementation of the TDM Plan may not
be assigned by the Applicants to a successor UOA /COA until the
Applicant Control Period has expired. Upon expiration of the
Applicant Control Period, the Applicants shall have no further
obligations under this Proffer, the Letter of Credit/Cash (as defined
in this Proffer) provided by the Applicants shall be returned to the
Applicants, and on-going implementation of the TDM Plan and
funding of the TDM Budget (and 10% contingency) shall be the
responsibility of the UOA/COA as outlined in Paragraph K.

(i1}  Build Out. For purposes of this Proffer, "Build Out" of the
proposed Phase B development shall be deemed to occur upon the
issuance of (a) 100% of all RUPs for all residential uses site plan
approved and constructed on the Phase B Property and (b)
construction of 80% or more of the floor area site plan approved
within the Phase B Property for Secondary Retail Uses.

(i)  Peak Hours. For purposes of this Proffer, the relevant weekday
"Peak Hours" shall be that 60-minute period during which the
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(iv)

)

(vi)

(vii)

highest weekday volume of mainline trips occurs between 6:00 to
9:00 AM and 4:00 to 7:00 PM, as determined by mechanical
and/or manual traffic counts conducted at two select locations
along Gallows Road between I-66 and Lee Highway and at two
select locations along Prosperity Avenue between Lee Highway
and Gallows Road and as approved in consultation with FCDOT.
To determine the Peak Hour, such counts shall be collected
beginning on a Monday at 2400 hours and continuing to the
following Thursday at 2400 hours at a time of year that reflects
typical travel demand conditions (e.g. September to May, not
during a holiday week or when area public schools are not in
session). The relevant Peak Hours shall be defined in conjunction
with each of the Trip Counts (as defined herein) required pursuant
to this Proffer. The methodology for determining the Peak Hours
may be modified subject to approval of FCDOT, but without
requiring a PCA, in order to respond to technological and/or other
improvements in trip counting.

TDM Program Manager. The TDM "Program Manager" ("PM")
shall be a qualified or trained individual appointed by the
Applicants to oversee all elements of the TDM Plan and act as the
liaison between the Applicant/UOA/COA and FCDOT. The PM
may be employed either directly by the Applicants or UOA/COA,
or be employed through a property management company
contracted by the Applicants or UOA/COA. The PM position may
be part of other duties assigned to the individual.

TDM Account. The TDM Account shall be an interest bearing
account established by the Applicants with a banking or other
financial institution qualified to do business in Virginia and used
by the PM each year to implement the TDM Plan in accordance
with the TDM Budget.

TDM Budget. The "TDM Budget" is the estimated costs sufficient
to implement the TDM Plan in a given year and shall include a
contingency (the "TDM Budget Contingency") equivalent to a
minimum of 10% of the amount of the TDM Budget. The TDM
Budget as required by FCDOT may be less than, but shall be no
more than $166,925 (including the 10% TDM Budget
Contingency) per full calendar year as adjusted for any increases in
the CPI per Paragraph B-39. However, the Applicants may, at
their sole discretion, increase the TDM Budget (including the
TDM Budget Contingency) for any calendar year.

TDM Penalty Fund. The "TDM Penalty Fund" is an account into
which the Applicants will deposit penalty payments as may be
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required to be paid pursuant to this Proffer (the "TDM Penalty
Fund").

(viii) TDM Remedy Fund. The TDM Remedy Fund shall be an interest
bearing account established by the Applicants with a banking or
other financial institution qualified to do business in Virginia and
used to supplement the TDM Account in support of additional
TDM strategies that may be determined to be necessary following
any of the Trip Counts for which sufficient funding is not
immediately available via the then-existing TDM Account.

Trip Reduction Goals. The objective of the TDM Plan shall be to reduce

the number of weekday peak hour vehicle trips generated by the
residential uses located within the Phase B Property through the use of
mass transit, ridesharing and other strategies including but not limited to
those outlined in the TDM Strategic Plan. The proposed Phase B
development shall be designed to maximize interactions among the
various uses on the Phase B Property such that fewer automobile trips will
occur within the site and on the external road network though the creation
of synergistic relationships among the uses within the Phase B Property
and with the Phase A Property wherever feasible. In addition, the
implementation of enhanced pedestrian and bicycle connections/facilities
will provide safe and convenient access to nearby Metrorail and bus
facilities thereby encouraging commuting options other than the
automobile to residents, employees and visitors to the Phase B Property.

(i} Baseline. The baseline number of weekday peak hour residential
vehicle trips for the proposed units within the Phase B
Development against which the TDM Goals (as defined in
subparagraph B.ii) will be measured shall be derived upon the
number of residential units site plan approved, constructed and
occupied on the Phase B Property as part of the proposed Phase B
development at the time traffic counts are conduced in accordance
with subparagraph J.i or as qualified below and using the trip
generation rates/equations applicable to such residential uses as set
forth in the Institute of Transportation Engineers, Trip Generation,
7th Edition for Land Use Code = 220. In the event at Build Out,
the Applicants have constructed fewer than 1,150 multifamily
residential units as part of the proposed Phased B development,
then the Baseline Trip generation numbers applicable upon Build
Out shall be calculated as if 1,150 residential units had actually
been constructed as reflected in the Traffic Impact Study for the
Halstead III Mixed Use Development prepared by Gorove/Slade
Associates, Inc. dated May 2007,
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(i)

TDM Goals. The reduction of Peak Hour trips depends, in part, on
the synergy of uses created through implementation of the
Proposed Phase B Development, the "TDM Goals" shall be phased
in accordance with the issuance of the RUPs for the residential
dwelling units and the floor area constructed for the Secondary
Retail Uses as follows:

Non-
Residential | Residential | TDM Trip
Use Permits | Floor Area | Reduction
TDM (RUP) GSF Goal
Phase
| 1 to 300 <23,314 20%
GSF
11 301 to 825 | 23,315 GSF 28%
to 65,818
GSF
111 826 to 1,150 > 65,818 40%
GSF

Components of the TDM Plan. In order to meet the TDM Goals set forth

in this Proffer, the Applicants shall implement the TDM Plan subject to
FCDOT approval. Because the TDM Plan represents the strategy to be
employed by the PM to meet the TDM Goal(s), the TDM Plan may be
amended from time to time, subject to approval of FCDOT, without the
requirement to secure a PCA; provided, however, any amendment to the
TDM Plan shall include, at a minimum, provisions for the following with
respect to the proposed Phase B development:

(i)
(i)

(iii)

(iv)

Designation of PM, as more particularly described below;

Regular and on-going coordination with the transportation
coordinator designated for the Phase A Property.

A targeted marketing program for residential sales/leases that
encourages and attracts transit-oriented residents, such as
bicyclists, one or no-car individuals/families and employees of
nearby employers to live in the proposed Phase B development;
provided, however, that such marketing shall be completed on a
non-discriminatory basis in conformance with the Fair Housing
Act and all other applicable laws and regulations;

Integration of transportation information and education materials
into residential sales/rental kits;
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v)

(vi)

(vii)

(viii)

(ix)

x)

(xi)

(xii)

(xiii)

Coordination/Assistance with vanpool and carpool formation
programs, including but not limited to the County’s ride matching
services, with adjacent office buildings and homeowners
associations and established local and/or regional guaranteed ride
home programs;

Establishment of a site-specific project website (including targeted
information on a building-by-building basis) that includes
multimodal transportation information, real-time travel and transit
data, the possibility of online transit pass sales or value loading and
connections to supporting links;

Establishment of a location to be staffed/managed by the PM (as
defined below) within the Phase B Property at which transit and
ridesharing information is made available to both residents and
non-residents; the location may be determined by the Applicants
and may be part of the leasing/sales or concierge office for/inside
the Residential Buildings or within the business center outlined in
subparagraph xiv below;

A parking management plan, which shall include (i) a unit
sales/rental program/policy under which each residential unit is
allocated one (1) parking space as part of the base purchase/rental
price, and that additional parking spaces may be purchased/leased
for an additional cost; and (ii) dedicated space for residential
vanpools and car-sharing vendors not otherwise addressed herein;

Distribution of fare media or other incentives, at least one time, to
all initial residents of driving age, as well as on select occasions as
an incentive;

Subject to agreement with third-party vendor(s) use of car sharing
program(s) (such as ZipCar/FlexCar);

Establishment of a phasing strategy, coordinated with FCDOT as
provided herein, to address which TDM strategies are implemented
at what time;

"Personalized transportation advising” integrated into new unit
walk-throughs, including appropriate training of sales/leasing
agents.

All residential units shall be pre-wired to provide internet access
(or other technology that may be available) to permit residents to
access the internet from home.
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(xiv) Space for and fit out of a business center for use by Phase B
residents in one of the four buildings. Such business center(s) shall
consist of an aggregate of a minimum of 400 square feet of floor
area and shall include areas for internet access, facsimile machine
and copier.

TDM Program Manager (PM). Within 30 days after the issuance of the
first building permit for the Phase B Property, the Applicants shall appoint
a PM for the Phase B Property, whose duties shall be to further develop,
implement and monitor the various components of the TDM Plan, as well
as coordinate with the transportation coordinator for the Phase A Property
on a regular and ongoing basis. The PM position may be part of other
duties assigned to the individual. The Applicants shall provide written
notice to FCDOT of the appointment of the PM within ten (10} days of
such appointment, along with evidence of such PM's qualifications, and,
thereafter, within ten (10) days of any change in such appointment.
Following the initial appointment of the PM, the Applicants or
UOA/COA, as applicable, thereafter shall continuously employ, or cause
to be employed, a PM for the Phase B Property.

TDM Plan and Budget. Within ninety (90) days following the issuance of
the first building permit for the Phase B Property, the PM shall prepare
and submit an initial TDM Plan to FCDOT and request in writing, the
County’s review and comment. The TDM Plan shall include (i) the start-
up components of the TDM Plan that will be put in place and (ii} an initial
budget sufficient to implement the TDM Plan for the remainder of the year
and for the next calendar year (the “TDM Budget”) which amount may be
less but in no event shall not be more than $166,925 (including the TDM
Budget Contingency) for each full calendar year, adjusted annually for
inflation based on the CPI as defined in Proffer B-39 unless increased at
the sole discretion of the Applicants. With the submission of the initial
TDM Plan, the Applicants shall provide the County with a copy of the
approved proffers and the TDM Strategic Plan. The TDM Budget shall
include a contingency equal to ten percent (10%) of the amount of the
annual TDM Budget (the “TDM Budget Contingency”). If FCDOT has
not responded with any comments to the PM within sixty (60) days of
receipt of the initial TDM Plan and TDM Budget, the TDM Plan and
TDM Budget shall be deemed approved. The Applicants shall provide
written documentation demonstrating the establishment of the TDM
Budget to FCDOT no later than thirty (30) days after FCDOT’s response
to the proposed TDM Budget and Plan or following the sixty (60) day
period described above.

Thereafter, the PM shall re-establish the TDM Budget for each successive
calendar year, which shall cover the costs of implementation of the TDM
Plan for such year (including the TDM Budget Contingency) up to
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$166,925 as may be adjusted annually for inflation based on the CPI or as
increased at the Applicants’ sole discretion. The PM shall furnish a copy
of the TDM Budget and TDM Plan for each year to the FCDOT and
request in writing the County’s review and comment in conjunction with
the submission of the Annual Report as outlined in subparagraph Lii. A
line item for the TDM Account shall be included in the UOA/COA budget
upon the establishment of the UOA/COA. The association documents that
establish and control the UOA/COA shall provide that the TDM Account
shall not be eliminated as a line item in the UOA/COA budget and that
funds in the TDM Account shall not be utilized for purposes other than to
fund TDM strategies. The TDM Account shall be funded solely by the
Applicants until such time as assessments of residents and commercial
owners are implemented as provided in the UOA/COA documents.

TDM Account.

(1) Initial Funding. Within thirty (30) days after FCDOT’s response
to the initial TDM Budget and TDM Plan or following the sixty
(60} day process described above, the Applicants, through the PM,
shall establish and fund the TDM Account in an amount equal to
the initial TDM Budget for the TDM Plan and including the TDM
Budget Contingency but in any event no more than $166,925 per
full calendar year and as may be adjusted annually for inflation per
any changes in the CPI or as increased at the Applicants’ sole
discretion. The PM shall provide written documentation
demonstrating the establishment of the TDM Account to FCDOT
within ten (10) days of its establishment.

(ii) Annual Funding. The TDM Account shall be replenished annually
thereafter based on the forthcoming year's estimated TDM Budget.

(iii)  Management of TDM Account. The TDM Account shall be
managed by the Applicants (or successor developer) through the
PM until such time as the Applicant Control Period terminates.
Thereafter, management of the TDM Account shall become the
responsibility of the UOA/COA. As applicable, a line item for the
TDM Account shall be included in the UOA/COA budget upon the
establishment of the UOA/COA. The association documents that
establish and control the UOA /COA shall provide that the TDM
Account shall not be eliminated as a line item in the UOA/COA
budget, and that funds in the TDM Account shall not be utilized
for purposes other than to fund the TDM Plan. The TDM Account
shall be funded solely by the Applicants (or successor developer)
until such time as the Applicant Control Period expires or the pro-
rata assessments of residents are implemented as provided in the
UOA /COA documents, whichever is first.
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G. TDM Remedy Fund. Concurrent with the establishment and funding of
the TDM Account, the Applicants shall establish a separate, interest-
bearing account referred to herein as the "TDM Remedy Fund." All
interest earned on moneys deposited in the TDM Remedy Fund shall be
added to the principal of the TDM Remedy Fund and used for TDM
Remedy Fund purposes. Within thirty (30) days after the issuance of the
first RUP for the Phase B Property, the Applicants shall contribute
$170,000 to the TDM Remedy Fund (as may be escalated pursuant to
Paragraph B-39). Moneys from the TDM Remedy Fund shall be drawn on
by the Applicants or UOA/ COA only for purposes of immediate need of
TDM funding and may be drawn upon prior to any TDM Budget
adjustments that may be required under Paragraph F above. Coincident
with the submission of the annual report for the first year following build
out of the Phase B Property, the Applicants shall contribute an additional
$170,000 (as escalated pursuant to Proffer B-39) to the TDM Remedy
Fund.

(i) Excess Funds in TDM Account. Until such time as the Phase III
TDM Goal is met, any funds remaining in the TDM Account at the
end of any given year shall be carried over to the following year’s
TDM Budget or transferred in the Applicants’ sole discretion, in
whole or in part to the TDM Remedy Fund and/or Incentive Fund,
as defined respectively in Paragraphs G or H.

(iiy  Transfer of Remedy Fund. Upon expiration of the Applicant
Control Period, the Applicants shall transfer any funds remaining
in the Remedy Fund to the UOA/COA or successor
developer/management company for TDM purposes.

H. TDM Purchase Incentives.  Within thirty (30) days after the issuance of
the first RUP for each Residential Building to be constructed as part of the
proposed Phase B development, the Applicants shall make a one time
contribution of $135/unit based on the total number of units per building
reflected on the applicable approved building plans to a segregated sub-
account in the TDM Account to fund a transit incentive program for initial
purchasers and/or lessees of residential units in such building. Such
program shall be prepared by the Applicants, in coordination with
FCDOT, and shall include consideration for fare media distribution and
value loading, financing incentives, and alternative incentives (such as
grocery delivery) tailored to residents that are not likely to make use of
alternative commute option benefits.

I. Monitoring and Reporting.

W Annual Surveys. Between September and November beginning
with the year following issuance of the first RUP for the Phase B
Property, the PM shall conduct a survey of residents within the
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(i)

(iii)

Phase B Development (the “Annual Survey”) designed to evaluate
the effectiveness of the TDM Plan in meeting the TDM Goals
applicable at that time and to evaluate the need for changes to the
TDM Plan. The PM shall coordinate the draft Annual Survey
materials and the methodology for validating Survey results with
FCDOT at least thirty (30) days prior to each year's Annual
Survey. If an Annual Survey reveals that changes to the TDM Plan
are needed or advisable, then the PM shall coordinate such changes
with FCDOT and, as necessary, adjust the TDM Budget and
implement the revisions for the following year’s program. The PM
shall submit as part of each Annual Report (defined below) an
analysis of the Annual Surveys to FCDOT. Such analysis shall
include at a minimum:

(1) A description of the TDM measures in effect for the survey
period and a description of how such measures have been
implemented;

(2) The number of people surveyed and the number of people
who responded;

(3) The results of the surveys taken during the survey period,;

(4) The number of residents, employees and/or others
participating in the TDM programs, displayed by category
and mode of use;

(5)  An evaluation of the effectiveness of the TDM program
elements in place, including their effectiveness at achieving
the TDM Goals, and, if necessary, proposed modifications;

(6) A description of the uses constructed and occupied on the
Property at the time the Survey was conducted.

Annual Report. The PM shall report annually to FCDOT on the
TDM Plan (the "Annual Report") no later than January 31% of each
calendar year and after completion of the Annual Survey and, as
required, the annual Trip Count. The Annual Report shall include
(a) a description of the prior year's TDM strategic efforts,
including, as applicable, sample marketing materials; (b) a
financial statement that includes the TDM Budget and TDM
Account revenues and expenditures for the preceding year; (¢) an
analysis of the Annual Survey for the preceding year, (d) a
compilation and analysis of any Trip Counts that were conducted
during the preceding year; (e) discussion of any changes to the
TDM Plan for the upcoming year; and (f) the TDM Budget for the
upcoming year.

Adjustments to Calendar and Due Dates. Upon mutual agreement
between FCDOT and the PM, the due dates for the delivery of the
Annual Report may be extended by up to sixty (60) days if changes
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(iv)

have occurred, or appear to have occurred, in trip characteristics
resulting from events such as the opening of an additional phase of
development or changes to the TDM Plan that are not yet fully
implemented as of the due date for the Annual Report.

Meetings with FCDOT. The PM shall meet with FCDOT annually,
or as mutually agreed, to discuss the results of the Trip Counts, the
Annual Survey, the Annual Report and the TDM Plan.

J. Trip Counts.

Q)

(i)

Annual Trip Counts. The PM shall conduct a Trip Count between
September 1* and November 30" (excluding county/state/federal
holiday weeks or when area public schools are not in session)
beginning with the year following the issuance of the first RUP for
the first residential building constructed within the Phase B
Property. The purpose of such Trip Count is to measure the actual
vehicle trips generated by the residential uses constructed on the
Phase B Property as of the date the Trip Count is completed and to
evaluate whether such vehicle trips are less than, equal to or
greater than the applicable phased TDM Goal (which is determined
by the number of RUP’s issued and the gross floor area
constructed for the Secondary Retail Uses) as set forth in
subparagraph B.ii above. Trip Counts provided to FCDOT shall
include information on the number and percentage of RUPs and
the amount of floor area approved and constructed for the
Secondary Retail Uses on the Phase B Property as of the date of
the Trip Count.

Methods. For purposes of this Proffer, Trip Counts shall be
measured on three (3) days over a maximum two-week period (but
not including a week containing a county/state/federal holiday or
when area public schools are not in session) between September 1
and November 30 of each calendar year, or such other time as the
PM and FCDOT shall mutually determine. At least thirty (30) days
prior to conducting the Trip Counts, the PM shall meet with
FCDOT to review and reach agreement on the dates and
methodology for the Trip Counts and the analyses to be done after
the Trip Counts are complete. The Trip Counts shall include Peak
Hour counts of vehicles entering and exiting driveways to
buildings within the Phase B Property. Supplemental intersection
turning movement counts at those street connections to/from the
Phase B Property, may also be conducted if deemed necessary by
FCDOT. The Trip Counts shall be conducted so that only trips
generated by the residential uses on the Phase B Property shall be
counted (i.e. cut-through trips, Metro trips, retail/hotel trips, etc.,
shall be excluded). Values will be provided for each residential
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(iti)

(iv)

building included in the Phase B Property, and a sum of vehicle
trips generated by the residential uses in the Phase B Property will
be calculated. Residents will not be advised of the date Trip
Counts will be conducted.

Frequency of Trip Counts. Once initiated, the PM shall conduct
Trip Counts annually until such time as two (2) consecutive annual
Trip Counts conducted starting at least one (1) full calendar year
after the Phase B Property reaches Build Out as defined in
subparagraph B.i show that vehicle trips generated by the
multifamily residential units are less than or equal to the Phase IiI
TDM Goal. If the results of two (2) consecutive Trip Counts reveal
that the Phase III TDM Goal has been met, then the Applicant
Control Period shall expire as provided in this Proffer, the Letter of
Credit (as defined in Paragraph L) (or cash, as applicable) shall be
returned to the Applicants, and the Applicants shall have no further
responsibility under this Proffer. Thereafter, the UOA/COA (or
successor developer/management company) shall be responsible
for the on-going implementation of the TDM Plan pursuant to
Paragraph K and shall conduct additional Trip Counts as set forth
in this Proffer. Notwithstanding the provisions of this paragraph,
FCDOT may request Trip Counts be undertaken at any time to
validate traffic data, but not more frequently than once per
calendar year. If such requests are made by FCDOT, the PM shall
conduct the requested Trip Counts.

Evaluation. The results of each Trip Count shall be compared to
the trip reduction goals established in this Proffer for the then-
applicable phase of the Phase B Property to determine whether
actual traffic counts are equal to, less than or greater than the
maximum allowed trips for the then-applicable TDM Goal as
calculated in accordance with subparagraph B.1.

(1) Pre-Build Out

a. In the event the trips generated by the residential
units prior to Build Out, as defined in Paragraph
A.ii, and evidenced by conducted Trip Counts are
equal to or less than the maximum allowed trips
established in accordance with Paragraph B. i above
as determined by the then-applicable phase of the
proposed Phase B development, then (i) no penalty
is owed, and (ii) the PM shall continue to administer
the TDM Plan in the ordinary course, in accordance
with the provisions of these Proffers until Build Out
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is reached, after which subparagraph iv.b below
shall apply.

In the event the trips generated by the residential
units prior to Build Out, and as evidenced by
conducted trip counts are greater than the maximum
allowed trips set forth in Paragraph B.i above as
determined by the then-applicable phase of the
proposed Phase B development, then the PM shall
(a) develop modifications to the TDM Plan and the
TDM Budget; (b) implement certain of the
supplemental strategies outlined in the TDM
Strategic Plan to address the surplus of trips; and (c)
submit such revisions to the TDM Plan and TDM
Budget to FCDOT as part of the Annual Report as
outlined in Paragraph Lii; and (d) request in writing
the County’s review and concurrence with the TDM
Plan and Budget. If no written response is provided
by FCDOT within forty-five (45) days, the PM's
revisions to the TDM Plan and updated TDM
Budget shall be deemed approved. Following
approval of the revised TDM Plan and updated
TDM Budget or after the forty-five (45) day period
outlined above, the PM shall (a) increase the TDM
Account with TDM Remedy Funds, at the
Applicants’ sole discretion, if necessary in order to
cover any proportional additional costs to
implement the updated TDM Budget; and (b)
implement the provisions of the revised TDM Plan.

Build Qut.

In the event the trips generated by the residential
units at the time of the build-out count reveal that
the applicable trip reduction goals outlined Proffer
B-15.B.ii have not been met, then the Applicants
shall (a) pay into the TDM Penalty Fund in
accordance with Proffer B-15-L-i  below; (b)
develop modifications to the TDM Plan and TDM
Budget; and/or (¢) implement one or more of the
supplemental strategies outlined in the TDM
Strategic Plan to address the surplus of trips. The
PM shall submit any such revision to the TDM Plan
and TDM Budget to FCDOT as part of the Annual
Report as outlined in Proffer B-15-I-ii and request
in writing the County’s review and concurrence. If
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no written response is provided by FCDOT within
forty-five (45) days of receipt of the Annual Report,
the PM's revisions to the TDM Plan and updated
TDM Budget shall be deemed approved. Following
approval of the revised TDM Plan and updated
TDM Budget or after the forty-five (45) day period
outlined above, the PM shall (a) increase the TDM
Account with TDM Remedy Funds at the
Applicant’s sole discretion, if necessary, in order to
cover any proportional additional costs to
implement the updated TDM Budget; and (b)
implement the provisions of the revised TDM Plan.

If two (2) consecutive annual Trip Counts
conducted in accordance with this Proffer reveal
that the trip reduction goals are met after Build Out
of the Property, as defined in Proffer B-15-B-ii,
then (i) no penalty is owed, (ii) the PM shall
continue to administer the TDM Plan in the
ordinary course, in accordance with the provisions
of these Proffers, and (iii} the Applicant Control
Period Expires, after which Proffer B-15-K below
shall apply.

Ongoing_Implementation of TDM Plan. Once the Applicant Control
Period has expired, the Letter of Credit/Cash (as defined in this Proffer)
(as then-valued) shall be returned to the Applicants, and thereafter the
UOA/COA shall be responsible for ongoing implementation of the TDM
Plan. The PM shall conduct additional Trip Counts at five (5} year
intervals to determine whether the Phase 111 TDM Goal, as established by
this Proffer, continues to be met. In the event that an Annual Report
submitted by the PM demonstrates through trend analysis that a change in
commuting patterns has occurred that is significant enough to reasonably
call in to question whether the Phase 111 TDM Goal continues to be met, as
determined by FCDOT, then FCDOT may request the PM conduct
additional Trip Counts on a more frequent basis (but not more frequently
than once per year) to determine whether, in fact, the Phase III TDM Goal

" is being met.

(1) Continuation of TDM Plan. In the event subsequent Trip Counts
conducted after the Applicant Control Period expires reveal that
the actual trips generated remain equal to or less than the
maximum number of trips permitted under Phase III TDM Goal,
then the PM shall continue to implement the TDM Plan and to
make Annual Reports to FCDOT.
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(i)

Further Revisions to TDM Plan. In the event subsequent Trip
Counts conducted after the Applicant Control Period expires reveal
that the actual number of trips generated by the Phase B residential
units are greater than the maximum number of trips permitted
under the Phase III TDM Goal, as established by this Proffer, then
the PM shall convene a meeting with FCDOT within thirty (30)
days of the completion of the Trip Count to review the results of
the Trip Count and the TDM Plan then in place and to develop
modifications to the TDM Plan and the TDM Budget to address
the surplus of trips. The PM shall submit any revisions to the TDM
Plan and TDM Budget to FCDOT within thirty (30) days following
this meeting and request in writing the County’s review and
concurrence. If no written response is provided by FCDOT within
forty-five (45) days, the PM's revisions to the TDM Plan and
updated TDM Budget shall be deemed approved. Following
approval of the revised TDM Plan and updated TDM Budget, the
PM shall (a) increase the TDM Account with TDM Remedy
Funds, if necessary, in order to cover any proportional additional
costs to implement the updated TDM Budget; and (b) implement
the provisions of the revised TDM Plan as developed in
consultation with FCDOT. The PM shall repeat the process above
(including additional adjustments to the TDM Plan, additional
funding and additional monitoring) until the Phase III TDM Goal
again has been met for two (2) consecutive years, whereupon the
PM shall then be required to conduct Trip Counts only at five (5)
year intervals, as described above.

TDM Penalty Fund. Prior to the issuance of the first RUP for the first

residential building, the Applicants (or its successor owner or developer,
but not the UOA/COA) shall (a) establish the TDM Penalty Fund and (b)
deliver to the County (i) $500,000.00 cash or (ii) a clean, irrevocable letter
of credit in the stated amount of $500,000.00 issued by a banking
institution approved by the County to secure the Applicants’ obligations to
make payments into the TDM Penalty Fund as described below
(collectively, the "Letter of Credit/Cash). If a letter of credit is used to
secure the TDM Penalty Fund, then it shall name the County as the
beneficiary and shall permit partial draws or a full draw.

(1)

Establishment of TDM Penalty Fund: Letter of Credit. During the
Applicant Control Period, if the results of any consecutive annual
Trip Counts conducted starting at least one (1) full calendar year
after the Phase B Property reaches Build Out reveal that the actual
vehicle trips generated by the residential units exceed the
maximum number of trips permitted under the Phase III TDM
Goal, then the Applicants shall pay into the TDM Penalty Fund the
amounts specified below. FCDOT may thereafter withdraw funds
from the TDM Penalty Fund. If the Applicants fail to pay what is




RZ 2007-PR-001
Page 40

due to the TDM Penalty Fund, then, upon thirty (30} days written
demand, FCDOT may draw against the Letter of Credit/Cash in the
amount then due and owing. FCDOT shall apply funds withdrawn
from the TDM Penalty Fund, or drawn under the Letter of
Credit/Cash, for transportation enhancements and/or improvements
in the vicinity of, and serving the Phase B Property, including
contributing to the provision of an area wide circulator serving the
Merrifield Station and Town Center Areas, establishment of a
Merrifield Transportation Management Association and/or
additional transit incentives for residents of the Phase B Property.
The maximum aggregate amount of all penalties to be paid under
this paragraph L is $500.000.00. No penalties shall be imposed
while the Phase I and Phase 11 TDM Goals are applicable.

(a) Failure up to 2%. A failure in the reduction of trips in
either or both of the Peak Hours by two percent (2%) or
less requires the Applicants to make a payment to the TDM
Penalty Fund of $1,000 per vehicle trip for each trip that
exceeds the Phase III TDM Goal for the greater of the
applicable Peak Hour.

(b) Failure Greater than 2% but less than or equal to 5%. A
failure in the reduction of trips in either or both of the Peak
Hours by more than two percent (2%) but less than or equal
to five percent (5%) requires the Applicants to make a
payment into the TDM Penalty Fund of $1,500 per vehicle
trip for each trip that exceeds the Phase 11l TDM Goal for
the applicable Peak Hour

(c) Failure Greater than 5%. A failure in the reduction of trips
in either or both of the peak hours by an amount greater
than 5% requires the Applicants to make a payment into the
TDM Penalty Fund of $2,000 per vehicle trip for each trip
that exceeds the Phase III TDM Goal for the applicable
Peak Hour.

Enforcement. If the PM fails to timely submit the Annual Report for the
Phase B Property to FCDOT as required by this Proffer, the County may
thereafter issue the PM a notice stating that the PM has violated the terms
of this Proffer and providing the PM sixty (60) days within which to cure
such violation. If after such sixty (60) day period the PM has not
submitted the delinquent Annual Report, then the Applicants and/or
UOA/COA, as applicable, shall be subject to a penalty of $200 per day
payable to Fairfax County to be used for transit or transportation related
improvements in the vicinity of the Property until such time as the report
is submitted to FCDOT.
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N.

TDM Obligations. ~ All residents, tenants, owners, employers and
employees living, working, operating a business or owning property
within the Phase B Property shall be advised of the TDM Plan described
in these Proffers. All UOA/COA members shall be informed of any
funding obligations resulting from the application of these Proffers prior to
entering into a lease/contract of sale, and all such obligations shall be
included in UOA/COA documents.

SITE DESIGN AND AMENITIES

B-18. Landscape Plan. The Applicant's Phase B CDP/FDP includes a conceptual

landscape plan for the Phase B Property (Sheet 10) and detail sheets (Sheets 11-
18) illustrating the plantings and other features to be provided..

A,

As part of each site plan submission, the Applicants shall submit to Urban
Forest Management Division of DPWES for review and approval a
detailed landscape and tree cover plan (the "Landscape Plan"), which shall
include, among other things:

(1) Irrigation information (all landscaping areas shall be irrigated);

(i)  Design details for tree wells and other similar planting areas above
structures and along streets;

(iti)  Composition of the planting materials and/or structural soils used
where plantings are to be located within or on top of structures and
other methods to be used to insure the viability of the proposed
plantings;

~ (iv)  Other information that may be requested by the Urban Forest

Management Division.

Such Landscape Plan shall be consistent with the quality and quantity of
plantings and materials shown on the Phase B CDP/FDP. Adjustments to
the type and location of vegetation and the design of the Plaza, courtyard
areas and streetscape improvements and plantings shall be permitted in
consultation with DPZ and the Urban Forest Management Division of
DPWES if determined to be in substantial conformance with the Phase B
CDP/FDP.

The Applicants shall install street trees consistent with the plans included
on the Phase B CDP/FDP. For trees not planted within an 8-foot wide
minimum planting area, or that do not meet the minimum planting area
required by the PFM, the Applicants shall provide a minimum of 130
square feet of surface area of structural soil for Category 4 shade trees and
90 square feet of surface area of structural soil for Category 3 shade trees,
as such trees are identified in the PFM. The structural soil shall have a
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minimum width of 8-feet and a minimum depth of 36-inches and such
planting areas shall be interconnected to the extent feasible, as determined
by Urban Forest Management.

At the time of site plan submission, the Applicants shall provide written
documentation, including written confirmation from a certified arborist
and/or landscape architect verifying installation of the structural soil
consistent with the requirements of this Proffer.

B-19. Streetscaping. Streetscape improvements and plantings shall be provided as

B-20.

B-21.

indicated on Sheets 12 through 15 of the Phase B CDP/FDP. Notwithstanding the
foregoing, the Applicants reserve the right, in consultation with the Zoning
Administrator, to shift the location of street trees along the proposed streetscapes
to accommodate final architectural design, utilities and layout considerations, so
long as such modifications are in general conformance with the CDP/FDP.

Public Plazas. The Applicants shall construct a public plaza (the ‘“Plaza”) to be
located between Buildings 1 and 2, as more particularly shown on Sheet 14 of the
Phase B CDP/FDP. The Plaza shall include landscaping, hardscape areas (such as
concrete walkways with brick pavers, stonework, etc.), benches, seating areas and
similar passive recreation amenities. Private Street traversing the plaza shall be
delineated with bollards and shall not incorporate curbs and gutters. The Plaza
also shall include a focal point feature to be selected by the Applicants, such as a
fountain, public art or similar amenity that will serve as a defining feature for the
development. The Applicants shall also provide bicycle racks near the Plaza, in
locations as generally shown on Sheet 9 of the Phase B CDP/FDP and
coordinated with FCDOT prior to approval of the site plan for the Plaza. The
Plaza shall be functionally complete (benches, landscaping and lighting installed)
and open for use (subject to minor adjustments and punch-list items) prior to the
issuance of the first Non-RUP for the Secondary Uses to be established in
Building 1.

A second smaller plaza shall be constructed between Buildings 3 and 4 as shown
on Sheet 15 of the Phase B CDP/FDP. Construction shall occur with the
construction of Private Street.

Pedestrian/Bicycle  Circulation. In combination with the Streetscape
improvements identified in these Proffers, the Applicants shall provide sidewalks
of varying widths and crosswalks at key intersections, as indicated on the Phase B
CDP/FDP. The sidewalks shall be constructed concurrent with the development
of the Phase B Property. All on-site sidewalks not located in the right-of-way
shall be maintained by the Applicants and/or UOA/CQOA. Sidewalk improvements
located within existing or proposed right-of-way shall be as approved by VDOT.
The Applicants also shall provide a five foot (5') bike lane along Gallows Road as
shown on Sheet 6 of the Phase B CDP/FDP. Except for those features shown on
the Phase B CDP/FDP, the Applicants shall not erect barriers or other physical
impediments on the Phase B Property (such as gates or fences) that are designed
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B-22.

to restrict or preclude pedestrian access across the Phase B Property by patrons,

invitees or guests of the Secondary Uses during the normal hours of operation for
such services.

Amenities and Facilities for Residents. The Applicants shall provide as part of
Building 1, 2, 3, and 4 facilities designed to meet the on-site recreational needs of
the future residents of the Phase B Property. Pursuant to Paragraph 2 of Section
6-110 and Paragraph 2 of Section 16-404 of the Zoning Ordinance regarding
developed recreational facilities, the Applicants shall expend a minimum of $955
per market-rate residential unit on such recreation facilitics. Prior to final bond
release for the Phase B Property, the balance of any funds not expended on-site
shall be contributed to the Fairfax County Park Authority for the provision of
recreation facilities located in proximity to the Phase B Property.

The Applicants shall provide the following facilities or amenities in one or more
of Buildings 1, 2, 3 and 4, provided that a substantially-comparable level of
amenities are provided in each building or are shared between the buildings:

A, Exterior courtyard areas to be located on the top deck of the parking
structure(s) or rooftops of Buildings 1, 2, 3 and 4, as illustrated on Sheets
10 and 15 of the Phase B CDP/FDP, with informal seating areas,
landscaping, hardscape areas, passive recreation areas with at least two
swimming pools. The Applicants reserve the right to provide an
additional courtyard swimming pool without the necessity for a PCA or
CDPA/FDPA provided the additional swimming pool courtyard is
designed with similar level of details and amenities as shown on the
Building 3 swimming pool area;

B. Storage facilities, including bike racks, for use by residents of the
building, which may be provided in the Cellar Space as defined in these
Proffers;

C. Clubroom(s) for community gatherings with a minimum aggregate square

footage of 1,000 square feet:

D. A media/entertainment center outfitted with large screen/projection TV(s),
seating areas and stereo/sound equipment;

E. Fitness center(s) with a minimum aggregate square footage of 1,500
square feet, with equipment such as stationary bikes, treadmills, weight
machines, free weights, etc.:

F. One or more sport courts; and

G. Business center(s), with 2 minimum aggregate square footage of 400
square feet, with broadband or high-speed data connections (including
"secure” voice and/or data connections), computers, facsimile machine
and similar items.
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B-23.

B-24,

B-25.

B-26.

Lighting. Outdoor lighting shall comply with the Outdoor Lighting Standards of
Section 14-900 of the Zoning Ordinance. Building mounted security lighting
shall utilize full cut-off fixtures with shielding such that the lamp surface is not
directly visible.

Signage. Signage for the Phase B Property shall be provided in accordance with
the requirements of Article 12 of the Zoning Ordinance or pursuant to a
Comprehensive Sign Plan approved by the Planning Commission. In either event,
however, a coordinated signage system, including wayfinding signs and potential
retail “trade dress” awning signage, shall be provided for all residential and non-
residential uses to establish a theme throughout the Phase B Property. Signage
shall be coordinated with signage provided in Phase A. If lighted, signage may be
internally lighted, neon or lighted via downward-directed lights. Pole-mounted
signage shall be prohibited. No signs or other amenities shall be located in or
near public right-of-way such that they obstruct sight distances at intersections of
the Phase B Property with public streets. The Applicants reserve the right to
provide monument signage not specifically shown on the CDP/FDP with approval
of a Comprehensive Sign Plan.

ARCHITECTURAL DESIGN AND BUILDING MATERIALS

Retail Storefronts.

A. External Streetscape Presence. The Applicants shall encourage retail and
other tenants/uses with ground floor street frontage along Gallows Road,
Merrilee Drive and Private Street to create a lively building facade and
pedestrian-oriented streetscape that provides interest to pedestrians and
vehicles, as more particularly shown on Sheets 12-15 of the Phase B
CDP/FDP. Elements of this program may include, but need not be limited
to, transparent exterior storefront facades (as outlined below) and entries,
landscaping, restaurant seating areas, benches, canopies and awnings,
decorative light fixtures, brick pavers, shade elements and other
techniques with similar effect.

B. Glazing Requirements and Transparency Levels. All Merrilee Drive and
Private Street ground floor retail/secondary use areas shall incorporate
materials such as glazed windows and doors to permit pedestrians or
passersby to visibly see into the tenant space; provided, however, that
nothing shall preclude the use of tenant displays or signature materials in
the tenant windows that reduce the overall transparency of the facades,
such as window lettering, signage, trim materials, display set-ups or other
similar features.

Building Design and Materials. The general architectural design of the proposed
buildings is shown on Sheets 19-21 of the Phase B CDP/FDP (the “Conceptual
Elevations”). The Conceptual Elevations are conceptual in nature and may be
modified by the Applicants as part of final engineering and building design,
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B-28.

provided that such modifications provide a similar quality of design as that
shown. Building materials, as generally reflected on the Conceptual Elevations,
shall be selected from among the following: siding (to be used only on the
interior of the Residential Buildings such as in the courtyards), brick,
cementitious or other composite architectural panels, masonry/stone, aluminum
trim, glass, steel, split-face block and pre-cast panels, provided that final
architectural details and accents may include other materials. No EIFS shall be
used. Bay windows, balconies, awnings, storefronts and other architectural
details may be provided so long as such features do not extend more than eight (8)
feet beyond the building footprints shown on the Phase B CDP/FDP, and
provided that the streetscape features and dimensions at the ground plane are
maintained.

All buildings on the Phase B Property shall be designed from a loading capacity
to support future green roof technologies.

Rear Facade of Buildings 2 and 4. The Applicants shall incorporate architectural
design features into the rear fagades of Buildings 2 and 4 that face the Southern
Service Aisle, in keeping with the general character of that shown on Sheet 21.
Such design features shall include glazed storefront windows wrapping the
corners of the buildings at Gallows Road and Merrilee Drive, metal grilles over
mechanical areas and garage exhausts; metal grilles or compatible elements on
portions of the open garage; doors to screen loading and trash areas; decorative
lighting; banners, wall art or similar features, all designed to screen “back of the
house” elements, but without a requirement to match the design standards for
buildings along Gallows Road, Merrilee Drive or Private Street.

Specialized first floor treatment shall be used on the corners of Buildings 2 and 4
at the intersection of the Southern Service Aisle and the North-South Aisle
between Building 2 and 4. These corners shall be treated to emphasize this
intersection and may include such elements as glazed windows, glass display
cases, decorative glass panels, brick, cementitious or other composite architectural
panels, masonry/stone, aluminum, steel, split-face block, pre-cast panels, wall
murals, awnings or other distinctive architectural treatments. These corner
treatments may incorporate project signage and wayfinding information.

The area between the service aisle and the building facades shall incorporate a
minimum five (5) foot wide sidewalk and the landscape area as generally depicted
on Sheet 9.

ENVIRONMENT

Stormwater Management Facilities.

A. Stormwater Quantity. As of the date of these Proffers, there is no on-site
detention of stormwater runoff on the Phase B Property. Using (i) an
underground detention vault as shown on the Phase B CDP/FDP, and (ii)
structural and/or non-structural BMPs, the Applicants’ site plan shall
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demonstrate that, after the full build-out, there is a net reduction in the
combined peak rate of stormwater discharge from the Phase B Property of
twenty-five percent (25%), which net reduction shall be based on a
comparison of the conditions of the Phase B Property as currently
developed and the conditions of the Phase B Property upon completion.
The twenty-five percent (25%) net reduction shall apply to the sum of all
stormwater discharge coming from the Phase B Property as a whole, but
not as a standard reduction at each individual discharge location (meaning
that the discharge at individual locations may vary, so long as the overall
reduction goal is achieved).

Best Management Practices. The Applicants shall, incorporate Best
Management Practices ("BMP") in order to improve water quality
associated with stormwater runoff. Using structural and/or non-structural
BMPs such as sand filters, storm filters, Filterra devices or a combination
thereof, the site plan shall demonstrate that, after the full build-out, there is
a seventeen percent (17%) reduction of the phosphorous loading from the
Phase B Property, based on a comparison of the conditions of the Phase B
Property as currently developed and the conditions of the Phase B
Property upon completion.

Low Impact Development. To further mitigate the environmental impacts
beyond the 17% reduction in phosphorous loading required above, the
Applicants shall, subject to approval by DPWES, incorporate Low Impact
Development (“LID”) strategies, in the courtyard plazas in Buildings 1, 2,
3 and 4. In order to (1) incorporate into otherwise impervious areas of the
site a soil matrix and plantings intended to provide stormwater pollutant
removal; (2) reduce the heat island effect; and (3) naturalize and add
aesthetically-pleasing elements for residents, the Applicants shall install
and maintain plantings and other materials within the courtyards to be
located on the top decks of the parking structures for Buildings 1, 2, 3 and
4, as shown on the Phase B CDP/FDP. Each courtyard area shall include
landscape plantings in a natural soil matrix over an under-drain system.
Specific details concerning the plantings and design elements of the
courtyard areas shall be included on the Landscape Plan be submitted
pursuant to these Proffers.

Maintenance Responsibility.,

1) Regular Maintenance. Prior to initial site plan approval, the
Applicants shall execute an agreement with the County in a form
satisfactory to the County Attorney (the "SWM Agreement")
providing for the perpetual maintenance of all of the elements of
the stormwater management facilities, including the BMP and LID
devices and underground detention facilities (collectively, the
"SWM Facilities"). The SWM Agreement shall require the
Applicants (or a successor UCA /COA) to contract with one or
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(i)

(1i1)

more maintenance/management companies to perform regular
routine maintenance of the SWM Facilities and to provide a
maintenance report annually to the Fairfax County Maintenance
and Stormwater Management Division of DPWES. The
maintenance responsibilities of the owners under the SWM
Agreement shall be (a) disclosed to future purchasers prior to
entering into a contract for sale; (b) specified in the UOCA/COA
documents; and (c) included on the record plats.

SWM Maintenance Fund; Residential Buildings. Prior to site plan
approval for the first building to be constructed, the Applicants
shall establish an account (the "SWM Maintenance Account") to
be used for the ongoing maintenance of the SWM Facilities located
on or serving the Phase B Property. The SWM Maintenance
Account shall be an interest bearing account held by a financial
institution authorized to do business in Virginia. As applicable, a
line item for ongoing maintenance of the SWM Facilities shall be
included in the budget(s) for any UOA/COA(s) established, and
the fees collected for such purposes by the UOA /COA shall be
deposited in the SWM Maintenance Account annually. The
association documents that establish and control the UOA/COA
shall provide that the SWM Maintenance Account shall not be
eliminated as a line item in the UOA/COA budget, and that funds
in the SWM Maintenance Account shall not be utilized for
purposes other than to fund the maintenance of the SWM
Facilities. Prior to site plan approval for the first building to be
constructed on the Phase B Property, the Applicants shall make an
initial contribution to the SWM Maintenance Account in an
amount equal to the estimated cost for the residential units’
maintenance responsibility for the first 20 years of the facilities,
based on the cost data of the underground vault, as approved by
DPWES. Thereafter, the SWM Maintenance Account shall be
funded through pro-rata assessments of the subsequent owners as
set forth in the UOA/COA documents, as applicable.

SWM Replacement Fund; Residential Buildings. Prior to site plan
approval for the first building to be constructed, the Applicants
shall establish an account (the "SWM Replacement Account”) to
be used as an escrow account for the eventual replacement of the
SWM Facilities located on or serving the Phase B Property. The
SWM Replacement Account shall be an interest bearing account
held by a financial institution authorized to do business in Virginia.
As applicable, a line item for future replacement of the SWM
Facilities shall be included in the budget(s) for any UQA/COA(s)
established, and the fees collected for such purposes by the
UOA/COA shall be deposited in the SWM Replacement Account
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B-30.
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annually. The association documents that establish and control the
UOA/COA shall provide that the SWM Replacement Account
shall not be eliminated as a line item in the UOA/COA budget, and
that funds in the SWM Replacement Account shall not be utilized
for purposes other than to fund the replacement of the SWM
Facilities. Prior to site plan approval for the first residential
building, the Applicants shall make an initial contribution to the
SWM Replacement Account in an amount equal to the estimated
cost for the residential units’ responsibility for the first 20 years of
the facilities, based on cost data of the underground vault, as
approved by DPWES. Thereafter, the SWM Replacement Account
shall be funded through pro-rata assessments of subsequent owners
of the Phase B Development as set forth in the UOA/COA
documents, as applicable.

(iv)  County Agreement. The SWM Agreement shall address the
following issues to the satisfaction of DPWES: (a) future
replacement of the SWM Facilities, when and as warranted; (b)
requirement for liability insurance in an amount reasonably
acceptable to DPWES; (c) agreement by owners and successors
not to petition the County to take future maintenance responsibility
or replace the underground facilities; (d) Easements for County
inspection and emergency maintenance to ensure that the facilities
are maintained by the Applicants in good working order; and (e)
establishment of procedures to facilitate County inspection.

E. Phase A Contribution. Prior to the issuance of the site plan approval for
the first residential building on the Phase B Property, the Applicants shall
make a contribution to the existing Phase A Condominium Associations in
the amount of $82,000 to help cover the cost of future replacement of the
existing underground vault on Phase A.

Geotechnical Investigation. If required by DPWES, the Applicants shall submit a
geotechnical investigation of the site and implement such measures determined by
the investigation, subject to the satisfaction of DPWES.

Noise Attenuation. At the time of site plan approval for the first residential
building, the Applicants shall submit to the County a preliminary Environmental
Noise Measurement and Noise Impact Assessment detailing the projected traffic
noise impacts on the Phase B Property and proposed mitigation techniques.

AFFORDABLE HOUSING

Affordable Dwelling Units (“ADUs”). The Applicants shall provide ADUs on the
Phase B Property. The number of ADUs to be provided on the Phase B Property
shall be equal to 5% of all dwelling units existing on the Phase A Property and all
dwelling units to be constructed on the Phase B Property, less the 12 ADUs
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already provided on the Phase A Property. At least ten (10) of the ADU units
provided shall be designed and constructed as fully handicapped accessible units.

Workforce Dwelling Units (“WDUs”). In addition to the number of ADUs
provided, the Applicants shall provide housing units on the Phase B Property that
will be leased and/or sold to future residents who have a median household
income of up to 120% of the Area Median Income (“MHI”) for the currently
defined Washington, D.C. Metropolitan Statistical Area as determined by the U.S.
Census Bureau, which currently is $94,500 and is subject to change annually
(such units hereafter referred to as “WDUs”). The number of WDUs to be
provided on the Phase B Property shall be equal to 7% of all non-ADU dwelling
units to be constructed on the Phase B Property.

A, WDUs shall be provided as follows:

(i) One third of the WDUs provided shall be limited to households
with an income of up to 80% of the AMI,

(i1) One third of the WDUs provided shall be limited to households
with an income of up to 100% of the AML.

(1ii)  One third of the WDUSs provided shall be limited to households
with an income of up to 120% of the AMI.

{iv) WDUs shall be marketed to employees of nearby employers (such
as, but not limited to, INOVA Fairfax Hospital and Exxon Mobil);
provided, however, that such marketing shall be completed on a
non-discriminatory basis in conformance with the Fair Housing
Act and all other applicable laws and regulations.

(v) WDUs shall have a minimum size of 450 square feet for

efficiencies, 550 square feet for one-bedroom units and 750 square
feet for two-bedroom units. WDUs may be provided as efficiency,
one (1) or two (2) bedroom units, as determined by the Applicants
in their sole discretion. The Applicants shall determine the interior
amenities for each WDU provided.

B. Designation on_gSite Plan. Each approved site plan, record plat and
building plan for the residential buildings shall designate the number of
WDUs/ADUs by bedroom count and square footage and the number of
non-WDU/ADU residential units to be provided. If the development of the
Phase B Property is phased or developed in sections, then the approved
site plan(s) for the respective phase shall also contain tabulations of the
total number of WDUs/ADUs and the total number of non-WDU/ADU
restdential units on the Phase B Property. Whenever the calculation of the
required WDUSs 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
greater than 0.5 shall be rounded up to the next whole number, provided
that the seven percent (7%) of the total number of Non-ADU dwelling
units located on the Phase B Property are WDUs.
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If there is to be any change in the location of WDUs after the original
approval of a Site Plan(s), the Applicant shall be responsible for amending
the approved plans and plats to reflect the designation of the alternate
WDU prior to the issuance of a Residential Use Permit for the new WDU.
However, in the case of a multiple family rental development that is under
single ownership, the WDU units need not be specifically identified. In
such rental developments, the approved site plans, record plats and
building plans shall identify the development as a rental project and shall
note the total number of WDU units and the number of Non-WDU units
provided.

WDUs — Rental Rates. WDU rental rates shall be calculated utilizing the
AMI income limits set forth in Proffer B-32.A and adjusting these base
figures by the following factors for different WDU sizes based on the
number of bedrooms:

Number of Bedrooms Adjustment Factor
Efficiency (0 Bedrooms) 70%
1 Bedroom 85%
2 Bedrooms 100%

The result of this calculation for each WDU shall then be divided by
twelve (12), and multiplied by twenty-five percent (25%) and rounded to
the nearest whole number to establish the maximum rent, excluding
utilities.

WDU — Sale Prices. WDU sales prices, for both initial sales and re-sales
to individual owner occupants, shall be calculated utilizing the AMI
income limits set forth in Proffer B-32.A and adjusting these base figures
by the following factors for different WDU sizes based on number of
bedrooms:

Number of Bedrooms Adjustment Factor
Efficiency (0 Bedrooms) 70%
1 Bedroom 85%
2 Bedrooms 100%

The result of this calculation for each WDU shall then be multiplied by
thirty percent (30%) and divided by 7.5% to establish the maximum sales
prices that can be charged per WHU, said sales prices to include one
parking space per unit.

Timing and Phasing for the Provision of WDUs. WDUs provided with

any given single residential building on the Phase B Property may be
greater or less than 7% of the total Non-ADU units in such building;
provided, however, that the total number of WDUs provided at the
completion shall satisfy the 7% requirement.
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F. Condominiums.

(1)

(i1)

If a residential building originally operated as a rental project, is
subsequently converted to a condominium project, any existing
WDUs shall be maintained as WDUs and sold as WDUs. The

- restrictions on WDUs shall be disclosed in the condominium

declaration creating the condominium. Should the Applicants
choose to relocate any WDUs to another rental building on the
Phase B Property, the Applicants shall amend the respective
approved site plans to reflect the designation of alternate WDU .

If a residential building is sold as a condominium, either initially or
as a conversion from rental use, WDUs in blocks of ten (10) or
more may be purchased by a single entity and rented as WDUs
with the following stipulations:

(a) The WDUs shall be rented in accordance with the rental
provisions of this Proffer, including but not limited to, pricing
and monthly reporting. No additional condominium
association fees shall be assessed to the tenants of the WDU
units.

(b) Parking for the WDUSs shall be provided in accordance with the
applicable provisions of the Zoning Ordinance with at least the
minimum number of required spaces retained and made
available for use by the WDU tenants.

(c) The tenants of the WDUs shall have access to all the site
amenities available to Non-WDU residents in the development.

G. Administration,

M

(iD)

WDUs shall be administered in a fashion similar to ADUs 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 the administration of the WDUs: Section 2-805; 2-807
Par. 1, 2.B,C,D,F; 2-810, Par. 1-5; 2-808, 2-811, Par. 1-4; 2-812
Par. 2,A,B,C,G, 3, 8, 11; 2-812(6) (only as to the recording of a
covenant committing to a thirty year contract period); 2-813; 2-
817; and 2-818 including the recordation of appropriate restrictive
covenants in the land records of Fairfax County, except where such
provisions directly conflict with these Proffers. When the
provisions of Proffer B-32 conflict with any provision of the
Zoning Ordinance, these Proffers shall control.
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(i)  The Applicants reserve the right to enter into a separate binding
written agreement with the appropriate Fairfax County agency as
to the terms and conditions of the administration of the WDUs.
Such an agreement shall be on terms mutually acceptable to both
the Applicants and Fairfax County and may occur after the
approval of this Application. Neither the Board of Supervisors nor
Fairfax County shall be obligated to execute such an agreement. If
such an agreement is executed by all applicable parties, then the
WDUs shall be administered in accordance with such an
agreement, and the administrative requirements of this Proffer
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 any
of the residential buildings on the Phase B Property, the Fairfax
County Zoning Ordinance is amended to provide specific
requirements regarding WDUSs, the Applicants reserve the right, in
their sole discretion, to opt into the new Zoning Ordinance
provisions regarding WDUs, and the administrative requirements
of this Proffer shall be null and void. In any event, if this Proffer
conflicts with the administrative sections of the WDU provisions
of the Zoning Ordinance, this Proffer shall control.

PUBLIC/COMMUNITY FACILITIES

B-33. Satellite Library Branch. The Applicants shall provide to Fairfax County Public

Library (“FCPL”) an option to lease (with an initial term of 20 years) (the
“Lease”) permitting a Fairfax County library to occupy 2,000 square feet on the
ground floor and cellar space within Buildings 1, 2, 3 or 4 for use as a library at a
location to be determined by the Applicants. This two thousand (2,000) square
feet of space shall be leased to the County rent free. If the FCPL requests to lease
up to an additional 14,000 square feet, the Applicant may lease this additional
space to the FCPL at prevailing market rates and lease terms. The exact location
of the library shall be determined solely by the Applicants in coordination with
the FCPL and shall be constructed as a vanilla shell with stubbed utilities. The
FCPL shall have the responsibility for completing its own betterments and
improvements within the shell. The shell shall be completed and made available
to the FCPL prior to the issuance of the first RUP in the building in which the
library is to be located or as otherwise agreed to as part of the Lease. The form of
the Lease shall be reviewed by the County Attorney and shall include
commercially reasonable terms. The Applicants shall notify the FCPL in writing
within 60 days of final site plan approval for the building on the Phase B Property
to house the branch library and request confirmation of the FCPL’s intent to lease
and occupy the branch library space. The FCPL shall respond to the Applicants
in writing within 60 days confirming their intent to lease and occupy the space or
not to lease the space. In the event that the FCPL decides not to lease or occupy
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B-34.

B-35.

B-36.

B-37.

B-38.

the space, then this Proffer automatically shall expire, and the Applicants
thereafier shall be permitted to market and lease the library space as part of the
Applicant’s Secondary Uses.

County Athletic Field Contributions. In addition to the recreation facilities
provided in the Residential Buildings, the Applicants also shall provide a
contribution of $450,000.00 to the Board of Supervisors to be used for parks
and/or athletic facilities and fields in the vicinity of the Property, as determined by
the Providence District Supervisor in consultation with the Providence District
Athletic Fields Task Force. The Applicants shall make the contribution prior to
the issuance of the first RUP for the first residential building on the Property.

Other Park Contributions. Prior to the issuance of the first RUP, the Applicants
shall provide a monetary contribution of $35,000 to the Board of Supervisors for
development of parks in the Merrifield area.

Merrifield Shuttle. In the event that a Shuttle Study, a privately-operated
Merrifield Shuttle is established by others in the future, then the Applicants (or
successor UOA/COA) may participate in ongoing funding for such service
provided that (i) the Merrifield. Shuttle provides reasonable and consistent peak-
hour service to the Property, the Dunn Loring/Merrifield Metro Station and, if
constructed, the future Merrifield Town Center, and (ii) such financial
participation in the Merrifield Shuttle is proportional to the actual usage of the
Shuttle by future residents/tenants/visitors and employees and to the participation
of other users of the Merrifield Shuttle.

Public Schools. Per the Residential Development Criteria Implementation Motion
adopted by the Board of Supervisors on September 9, 2002, and revised July,
2006, the Applicants shall contribute $11,630 per expected student (with a
projected total of 73 students based on a ratio of 0.076 students per residential
unit) to the Fairfax County School Board to be utilized for capital improvements
to schools that any students generated by the Residential Buildings will attend.
Such contribution shall be made prior to the issuance of the first RUP for each
residential building and shall be based on the actual number of dwelling units
built in each building,

Underground Utilities. Commensurate with construction of improvements to
Gallows Road outlined in Proffer B-12, the Applicants shall place existing
overhead utility lines along the Phase B Property’s Gallows Road frontage
underground. The Applicants shall coordinate this work with VDOT Project #
0029-029-119, which also calls for utility work along the Phase B Property
frontage. However, the Applicants shall not be required to place the utilities
underground prior to the time they would normally do so based on standard

. construction scheduling. Furthermore, upon demonstration by the Applicants that

despite diligent efforts taken by the Applicants to implement this proffer, the
undergrounding of utilities has been delayed, the Zoning Administrator may agree
to a later date for completion of these improvements.
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B-39.

B-40.

B-41.

B-42.

B-43.

B-44.

B-45.

MISCELLANEOQOUS

Escalation in Contribution Amounts. Except for the amount to be contributed to
the TDM Penalty Fund and School contributions, the amounts of each cash
contribution set forth in these Proffers shall escalate on a yearly basis from the
base year of 2007 and change effective each January 1 thereafter based on the
Consumer Price Index as published by the Bureau of Labor Statistics, U.S.
Department of Labor, for the Washington-Baltimore, MD-VA-DC-WV
Consolidated Metropolitan Statistical Area (the "CPI").

Advance Density Credit. Advanced density credit is reserved consistent with the
provisions of the Fairfax County Zoning Ordinance for all eligible dedications
described herein or as may be required by Fairfax County or VDOT pursuant to
the PFM, at the time of site plan approval for the Property.

Hours of Construction. The hours of outdoor construction activity on the Phase B
Property shall be limited to between 7:00 a.m. and 9:00 p.m. Monday-Saturday,
and 9:00 a.m. to 7:00 p.m. on Sundays and federal holidays; provided, however,
that there shall be no outdoor construction on January 1st, July 4th, Thanksgiving
Day and Christmas Day each year. The Applicants shall inform all contractors
and subcontractors of the permitted hours of construction, and signs designating
such construction hours shall be published in both English and Spanish and posted
at all construction entrances.

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

Public Water. Water service to the Phase B Property shall be provided by the
Fairfax County Water Authority (FCWA), unless the FCWA determines service
from another provider is necessary or preferable.

Compliance with Federal, State, and Other Local Laws/Severability. Ifit is found

by a court of competent jurisdiction, that any portion of these Proffers violates
any Federal, State or other local law, then the offending portion of these Proffers
shall be deemed null and void and no longer in effect. All remaining conditions
of these proffers shall remain in full force and effect.

Severability. Pursuant to Section 18-204 of the Zoning Ordinance, any portion
of the Property may be the subject of a proffered condition amendment (“PCA”™),
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B-46.

B-47,

Special Exception (“SE”), Special Permit (“SP™), or Final Development Plan
Amendment (“FDPA”) without joinder and/or consent of the owners of the other
portions of the Property, provided that such PCA, SE, SP or FDPA does not
materially adversely affect the other phases. Previously approved zoning
applications applicable to the balance of the Property that is not the subject of
such a PCA, SE, SP or FDPA shall otherwise remain in full force and effect.

Successors and Assigns. These Proffers will bind and inure to the benefit of the
Applicants and their successors and assigns., Each reference to “Applicants” in
this proffer statement shall include within its meaning and shall be binding upon
Applicants’ successor(s) in interest and/or developer(s) of the site or any portion
of the site.

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

[SIGNATURES BEGIN ON THE NEXT PAGE]




CO-APPLICANT/CONTRACT GROUND LESSEE OF
TAX MAP 49-1 ((1)) 14, 15, 16

DSF/LONG METRO II, LLC

By: DSF/Dunn Loring I, LLC, its Managing Member

By: Thomas W. Mazza
Its: Authorized Officer

[SIGNATURES CONTINUE ON NEXT PAGE]




CO-APPLICANT/CONTRACT PURCHASER OF TAX
MAP 49-2 ((1)) 18 AND 19

DSF/LONG METRO III LLC
By: DSF/DUNN LORING III LLC, its Managing Member
By: DSF Capital Partners III, L.P., its Managing Member

By: DSF Capital Partners III, GP LLC, its General Partner

By: Thomas W. Mazza
Its: Authorized Officer

[SIGNATURES CONTINUE ON NEXT PAGE]



TITLE OWNER/GROUND LESSOR OF TAX MAP 49-1
((16)) 14, 15, 16

MERRILEE BUSINESS CENTER I, L.P.

By: Sherlin Corporation, its General Partner

By: Martha E. McCue Sherlin
Its: President

By: Martha E. McCue Sherlin
Its: General Partner

[SIGNATURES CONTINUE ON NEXT PAGE]



TITLE OWNER OF TAX MAP 49.2 ((1)) 18

ARMSTRONG, GREEN & EMBREY, INC.

By: John F. Armstrong, 111
Its: President and CEO

[SIGNATURES CONTINUE ON NEXT PAGE]




TITLE OWNER OF TAX MAP 49-2 ((10)) 19

ROSTI ENTERPRISES, L.P., L.L.P.

By: Richard A. Rosti, agent & attorney-in-fact for Rosti
Enterprises, L.P., L.L.P.

[SIGNATURES CONTINUE ON NEXT PAGE]



UNIT OWNERS ASSOCIATION FOR ALL UNIT
OWNERS FOR PROPERTY IDENTIFIED AS TAX MAP
49-1 ((29)) 1-452

HALSTEAD AT THE METRO ASSOCIATION
By: HALSTEAD AT THE METRO I LLC, Attorney-in-

fact for all unit owners of the Halstead at the Metro
Association

By: Thomas W. Mazza
Its: Manager

[SIGNATURES CONTINUE ON NEXT PAGE]




UNIT OWNERS ASSOCIATION FOR ALL UNIT
OWNERS FOR PROPERTY IDENTIFIED AS TAX MAP
49-1 ((29)) 1-452

HALSTEAD AT THE METRO II ASSOCIATION
By: HALSTEAD AT THE METRO IT LLC, Attorney-in-

fact for all unit owners of the Halstead at the Metro II
Association

By: Thomas W. Mazza
Its: Manager

[SIGNATURES END]



APPENDIX 2

REZONING AFFIDAVIT

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

1, Elizabeth D. Baker, agent , do hereby state that [ am an
(enter name of applicant or authorized agent)

(check one) [ 1 applicant AUs»SH 4

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

in Application No.(s): RZ 2007-PR-001
(enter County-assigned application number(s), e¢.g. RZ 88-V-001)

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

I{a). The following constitutes a listing of the names and addresses of all APPLICANTS, TITLE
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the
application,* and, if any of the foregoing is a TRUSTEE,** 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, middle initial, and {enter number, street, city, state, and zip code) {(enter applicable relationships
last name) listed in BOLD above)
DSF/Long Metro 11, LLC c/fo DSF Advisors, LLC Co-Applicant/
Apgents: Bay Colony Corporate Center Contract Ground Lessee of Tax Map 49-
Brian J. Selfe 950 Winter Street, #4300 1((16)) 14, 15, 16/
Joshua D. Solomon Waltham, MA 02451 Agent for Halstead at the Metro
Thomas W, Mazza Association and Halstead at the Metro 11
Stephen C. Muir, Jr. Association
Justin A. Sparrow
DSF/Long Metro 111, LLC ¢/o DSF Advisors, LLC Co-Applicant/
Agents: Bay Colony Corporate Center Contract Purchaser of Tax Map 49-2
Brian J. Selfe 950 Winter Street, #4300 (1)) 18 and 19/
Joshua D. Solomon Waltham, MA 02451 Agent for Halstead at the Metro
Thomas W. Mazza Association and Halstead at the Metro 11
Stephen C. Muir, Jr. Association

Justin A, Sparrow

(check il 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
condoeminium.
** List as follows: Name of trustee, Trustee for (name of trust, if applicable), for the benefit of: (state name of
each beneficiary).

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



Rezoning Attachment to Par. 1(a)

DATE: September 18, 2007

(enter date affidavit is notarized)

for Application No. (s): RZ 2007-PR-001

Page 1 or 4

AN 3504

(enter County-assigned application number (s))

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

Relationship column.

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

Merritee Bustness Center I, L.P.

Agent:
Martha E. M. Sherlin

Armstrong, Green & Embrey, Inc.

Agent:
John F. Armstrong, 11

The Marketing Resource Group

Agent:
Michael D, Marketti

Rosti Enterprises, L.P., L.L.P. f/k/a Rosti
Enterprises

Richard A. Rosti, agent & attorney-in-
fact for Rosti Enterprises, L.P., L.L.P.
f/k/a Rosti Enterprises

Urban Engineering & Associates, Inc. t/a
Urban Ltd.

Agents:

Eric 8. Siegel

Sara E. Sinclair

Matthew K. Koirtychann

SK&I Architectural Design Group LLC
Agents:
Sami M. Kirkdil

Frederico Olivera Sala (nmi)
Abed B. Benzina

{check if applicable) v]

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

8645 Mathis Avenue, Suite 102
Manassas, Virginia 20110

P.O.Box 2382
Merrifield, Virginia 22116

P.C. Box 1031
Fiarfax, Virginia 22030

304 Somento Dnve
Greenville, Scouth Carolina 29609

7712 Little River Turnpike
Annandale, Virginia 22003

7735 Old Georgetown Road, #1000
Bethesda, Maryland 20814

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

Title Owner/Ground Lessor of Tax Map
49-1 ((16)) 14,15, 16

Title Owner of Tax Map 49-2 ((1)) 18

Broker/Agent for Armstrong, Green &
Embrey, Inc.

Title Owner of Tax Map 49-2 ({10} 19

Engineers/Agent

Former Land Planner/Agent

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



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

DATE: September 18, 2007
(enter date affidavit is notarized) q Lf 3 S04
for Application No. (s): RZ 2007-PR-001
(enter County-assigned application number (s})

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

NAME 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)

Gorove/Slade Associates, Inc. 1140 Connecticut Avenue, NW Transportation Consultant/Agent
Suite 700

Agents: Washington, DC 20036

Christopher M. Tacinelli

Cheryl L. Sharp

M.J. Wells & Associates, LLC 1420 Spring Hill Road, Suite 600 Transportation Consuitant/
McLean, Virginia 22102 Agent

Agents:

Robin L. Antenuect

Kevin R. Fellin

Shalom Baranes Associates, P.C. 3299 K Street, NW Architect/Agent
Washington, DC 20007

Agent:

Shalom Baranes {nmi)

Mark E. Gilliand

John N. Nammack
Grace W. Kang

Walsh, Colucci, Lubeley, Emrich & 2200 Clarendon Boulevard Attorneys/Planners/Agent
Walsh, P.C. 13th Floor
Arlington, Virginia 22201
Agents:
Martin D. Walsh

Lynne J. Strobel
Timothy S, Sampson
M. Catharine Puskar
Jason B, Heinberg
Abby C. Denham

Tara E. Wiedeman
Blair A. Lonergan (former)
Elizabeth D. Baker
Susan K. Yantis

Inda E. Stagg

Kara M. Whisler
Megan C. Shilling
Elizabeth A. McKeeby

Ncheck 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.



Rezoning Attachment to Par. 1(a)

DATE: September 18, 2007

(enter date affidavit is notarized)

for Application No. (s): RZ 2007-PR-001

Page 3 or4d

AU4D5DA

(enter County-assigned application number (s))

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

Relationship column.

NAME

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

Halstead at the Metro Association

Agents;

Thomas W. Mazza (former)
Joshua D. Solomon (former)
Brian J. Selfe (former)
Justin K. Good

Stephanie W. Burns

Halstead at the Metro I LLC

Agents:

Thomas W._ Mazza
Joshua D. Solomon
Brian J. Selfe
Stephen C. Muir, Jr.
Justin A. Sparrow

Halstcad at the Metro 11 Association

Agent:

Brian J. Selfe (former)
Patricia Nagy (nmi}
Anita L. Jupp

Halstead at the Metro Ii LLC

Agents:

Thotnas W. Mazza
Joshua D. Solomen
Brian J. Selfe
Stephen C. Muir, Ir.
Justin A. Sparmow

(check if applicable) [v]

ADDRESS

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

2655 Prosperity Avenue
Fairfax, VA 22031

c/o DSF Advisors

Bay Colony Corporate Center
950 Winter Street, #4300
Waltham, MA 02451

2655 Prosperity Avenue
Fairfax, VA 22031

¢/o DSF Advisors

Bay Colony Corporate Center
950 Winter Street, #4300
Waltham, MA 02451

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

Unit Owners Association for all unit
owners for property identified as Tax Map
49-1 ((29Y) 1-452

Attorney-in-Fact for all the unit owners of
the Halstead at the Metro Association

Unit Owners Association for all unit
owners for property identified as Tax Map
49-1 ((30)) 1-458

Attorney-in-Fact for all the unit owners of
the Halstead at the Metro I Association

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



Page 4 of 4_
Rezoning Attachment to Par. 1(a)

DATE: September 18, 2007

(enter date affidavit is notarized) 0\. P, 6—00{

for Application No. (s): RZ 2007-PR-001

(enter County-assigned application number (s))

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

Relationship column.

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

EDAW Ing,

Agents:

D. Gregory Ault

Joanna S. Bush (former)
Roger G. Courtenay
Mark E. Pelusi, Jr.

Urban Trans Consuliants, Inc.
Agents:

Justin B. Schor
Lisa J. DuMetz

V(check if applicable) i1

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

601 Prince Street Landscape Architect/Agent
Alexandria, Virgimia 22314

318 Aspen Street, NW TDM Consultant/Agent
Washington, DC 20012

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



Page Two
REZONING AFFIDAVIT

DATE: September 18, 2007 AN ASDY

(enter date affidavit is notarized)

for Application No. (s): RZ 2007-PR-001
(enter County-assigned application number(s))

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

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

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
DSF/Long Metro 11, LLC c/o DSF Advisors, LLC
Bay Colony Corporate Center
950 Winter Street, #4300
Waltham, MA 02451

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 SHAREHOLDERS: (enter first name, middle initial, and last name)
DSF/Dunn Loring [f, LLC, Managing Member
Long Merrifield II, LLC - Member

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

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

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

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



Page 17 of i
Rezoning Attachment to Par. 1(b)

DATE: September 18, 2007
(enter date affidavit is notarized) A¥3504
for Application No. (s): RZ 2007-PR-001
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (cnter complete name, number, street, city, state, and zip code)
DSF/Long Metro 111, LLC ¢/o DSF Advisors, LLC

Bay Colony Corporate Center

950 Winter Street, #4300

Waltham, MA 02451

DESCRIPTION OF CORPORATION: (check one statement)
[¥] There are 10 or iess 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 sharcholders, but ng 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)
DSF/Dunn Loring III, LLC, Managing Member
Long Merrifield 111, LLC, Member

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)
DSF/Dunn Loring 11, LLC c¢/o DSF Advisors, LLC, Bay Colony Corporate Center

950 Winter Street, #4300

Waltham, MA 02451

DESCRIPTION OF CORPORATION: (check one statement)
[r]  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)
Arthur P. Solomon, Managing Member

Thomas W, Mazza, Member and Authorized Officer

Joshua D. Solomon, 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) fr] There is more corperation information and Par. 1(b) is continued further on a
“Rezoning Attachment to Par. 1(b)” form,



Page 2 or 13
Rezoning Attachment to Par. 1(b)

DATE: September 18, 2007

(enter date affidavit is notarized)
for Application No. (s): RZ 2007-PR-001
{enter County-assigned application number (s))

AYz 5o d

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Long Merrifield III, LLC ¢/o DSF Advisors

Bay Colony Corporate Center

950 Winter Street, #4300

Waltham, MA 02451

DESCRIPTION OF CORPORATION: (check gne 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: Henry A, Long

Authorized Members: Brian J, Selfe and Elissa L. White

Members: Andrea L. Selfe, Betty H. Long, Henry A. Long, 11, Kristen E. Long

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
SK&I Architectural Design Group LLC

7735 Old Georgetown Road, #1000

Bethesda, Maryland 20814

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 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 SHAREHOLDERS: (enter first name, middle initial, and last name)
Meral Iskir (nmi), member
Sami M, Kirkdil, 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 Aftachment to Par. 1(b)” form.




Page 3 or 13
Rezoning Attachment to Par. 1(b)

DATE: September 18, 2007
(enter date affidavit is notarized) aq L{ﬁ—\gbd
for Application No. (s): RZ 2007-PR-001
{enter County-assigned application number (s))

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

Gorove/Slade Associates, Inc.
1140 Connecticut Avenue, NW, Suite 700
Washington, DC 20036

DESCRIPTION OF CORPORATION: (check one statement)
i¥]  There are 10 or less shareholders, and all of the shareholders are listed below.
[ ] There are more than 10 sharcholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ ] 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)
Louis J. Slade (former), Frederick E. Gorove (former)

Christopher M. Tacinelli

Chad A. Baird

Daniel B, VanPelt

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)
M.J. Wells & Associates, LLC

1420 Spring Hilt Road, Suite 600

McLean, Virginia 22102

DESCRIPTION OF CORPORATYON: (check one statement)
[#]  There are 10 or less sharcholders, and all of the sharcholders are listed below.
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ 1 There are more than 10 sharecholders, 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 & Assoctates, Inc., Sole 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.



Page 4 of 13
Rezoning Attachment to Par. 1(b)

DATE: September 18, 2007 Olkrb SO c{

(enter date affidavit is notarized)
for Application No. (s): RZ 2007-PR-00]
(enter County-assigned application number (s))

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

M.]. Wells & Associates, Inc.
1420 Spring Hill Road, Suite 600
McLean, Virginia 22102

DESCRIPTION OF CORPORATION: (check one statement)
[#] There are 10 or less shareholders, and all of the shareholders are listed below.
[ ] There are morg 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 [All employees are eligible plan participants; however, no one employee
owns more than 1% 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)
Urban Trans Consultants, Inc.

318 Aspen Street, NW

Washington, DC 20012

DESCRIPTION OF CORPORATION: (check gne statement)
[#]  There are 19 or less shareholders, and all of the shareholders are listed below.
[ 1 There are more than 10 shareholders, and alt 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)
Kevin M. Luten

Stuart M. Anderson

Joddie A. Gray

Justin B. Schor

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 9 of 13
Rezoning Attachment to Par. 1(b)

DATE: September 18, 2007 AUd»50 AL
(enter date affidavit is notarized)

for Application No. (s): RZ 2007-PR-001
(enter County-assigned application number (s))

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

2200 Clarendon Boulevard, 13th Floor

Arlington, Virginia 22201

DESCRIPTION OF CORPORATION: (check ong statement)
[ ] Thereare 10 or less shareholders, and all of the shareholders are listed below.
[#*] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ 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 arg listed below.

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

David J. Bomgardner, E. Andrew Burcher, Thomas J. Colucei, Peter M. Dolan, Jr., James P. Downey (former), Jay du Ven, Jerry K.
Emrich, William A. Fogarty, John H. Foote, H. Mark Goetzman, Bryan H. Guidash, Michael D. Lubeley, J. Randall Minchew, M.
Catharine Puskar, John E. Rinaldi, Lynne J. Strobel, Garth M. Wainman, Nan E. Walsh, Martin D. Walsh

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

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

8645 Mathis Avenue, Suite 102

Manassas, Virginia 20110

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)
Martha E. McCue Sherlin

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

President, Vice-President, Secretary, Treasurer, etc.)
Martha E. McCue Sherlin, President, Treasurer; Wayne G. Tatusko, VP, Secretary.

(check if applicable) {r] 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

(enter date affidavit is notarized) q\k 32504
for Application No. (s): RZ 2007-PR-001
(enter County-assigned application number (s))

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

Armstrong, Green & Embrey, Inc.
P.0O. Box 2382
Merrifield, Virginia 22116

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 19 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% gr 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)
John F. Armstrong, II1, F. Ross Jones, Mary R. Green

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)
John F. Armstrong, III, President & CEOQ; F. Ross Jones, Jr. Secretary/Treasurer

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Urban Engineering & Associates, Inc. t/a Urban Ltd,

7712 Little River Turnpike

Annandale, Virgima 22003

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.
[ 1 There are more than 10 shareholders, but no shareholder owns 10% ot 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)
Barry B. Smith

J. Edgar Sears, Jr.

Brian A. Sears

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 mote 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 ﬂ
(enter date affidavit is notarized) q 4300 A
for Application No. (s): RZ 2007-PR-001
(enter County-assigned application number (5))

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

P.O. Box 1031

Fairfax, Virginia 22030

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 ng shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Michael D. Marketti

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)
Shalom Baranes Associates, P.C.

3299 K Street, NW, Suite 400

Washington, DC 20007

DESCRIPTION OF CORPORATION: (check gne 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)
Shalom Baranes (nmi)
Cheryl L. Mohr

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
(enter date affidavit is notarized) q Y25p4
for Application No. (s); RZ 2007-PR-001
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
DSF/Dunn Loring 111, LLC ¢/o DSF Advisors, LLC

Bay Colony Comporate Center

950 Winter Street, #4300

Waltham, MA (2451

DESCRIPTION OF CORPORATION: (check one statement)
[#] There are 10 or fess 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.
[ 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)
DSF Capital Partners 11, L.P., Managing Member

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)
Long Merrifield 11, LLC c/o BSF Advisors, Bay Colony Corporate Center

950 Winter Street, #4300

Waltham, MA 02451

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 sharcholder 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)
Managing Member; Henry A. Long

Authorized Members: Brian J. Selfe and Elissa L. White

Members: Andrea L. Selfe, Betty H. Long, Henry A. Long, II, Kristen E. Long

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.
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Rezoning Attachment to Par. 1(b)

DATE: September 18, 2007
(enter date affidavit is notarized) QL{ 350 4
for Application No. (s): RZ 2007-PR-001
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Halstead at the Metro Association

2655 Prosperity Avenue

Fairfax, VA 22031

DESCRIPTION OF CORPORATION: (check one statement)
[ 1 Thereare 10 or less_shareholders, and all of the shareholders are listed below.
] There are more than 10 sharcholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ 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)

A non-profit, non-shareholder owners association.

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

Justin K. Good, President; Stephanie W, Burns, Vice President; Randall Fulk (nmi), Treasurer; Amir R. Eftekhari, Secretary;
Anne Bonen-Clark, Member-at-Large

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Halstead at the Metro 11 Association

2655 Prosperity Avenue

Fairfax, VA 22031

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)
A non-profit, non-shareholder owners association.

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

Former Board of Directors; Thomas W, Mazza, Joshua D. Solomon, Brian J. Selfe

Brian J. Selfe, Former President

Patricia Nagy (nmi), President; Anita L. Jupps, VP; Erin 8. Mulholland, Secretary/Treasurer

(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

(enter date affidavit is notarized)
for Application No. (s): RZ 2007-PR-001
(enter County-assigned application number (s))

A435p04

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Halstead at the Metro I LLC ¢/o DSF Advisors, LLC

Bay Colony Corporate Center

950 Winter Street, #4300

Waltham, MA 02451

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.
[ ] 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)
DSF/Long Metre, LLC, Member
Managers: DSF/Long Metro, LLC, Joshua D. Sclomon, Thomas W, Mazza

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)
DSF Capital Partners III GP, LLC ¢/o DSF Advisors, LLC, Bay Colony Corporate Center

950 Winter Street, #4300

Waltham, MA 02451

DESCRIPTION OF CORPORATION: (check one statement)
[#] There are 10 or less shareholders, and all of the sharcholders are listed below.
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ ] 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 SHAREHOLDERS: (enter first name, middle initial, and last name)

Arthur P. Solomon, Managing Member
Thomas W. Mazza, Member & Authonized Officer
Joshua D. Solomon, 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
(enter date affidavit is notarized) 6{%5 5 O 0\
for Application No. (s): RZ 2007-PR-001
(enter County-assigned application number (s))

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

DSF/Long Metro, LLC c¢/o DSF Group LLC
Bay Colony Corporate Center

950 Winter Street, #4300

Waltham, MA 02451

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)
DSF/Dunn Loring, LLC, Managing Member
Long Merrifield, LLC - Member

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)
DSF/Dunn Loring, LLC c/o DSF Advisors, LLC, Bay Colony Corporate Center

950 Winter Street, #4300

Waltham, MA 02451

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 sharehplder 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)
Arthur P, Solomon, Managing Member

Thomas W. Mazza, Member

Joshua D. Solomen, Member

Marilyn Newman (nmi), 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) [~1 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%SD&

(enter date affidavit is notarized)
for Application No. (s): RZ 2007-PR-001
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Long Merrifield, LLC ¢/o DSF Advisors

Bay Colony Corporate Center

950 Winter Street, #4300

Waltham, MA 02451

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)
Managing Member: Henry A. Long

Authorized Members: Brian J. Selfe and Elissa L. White

Members: Andrea L. Selfe, Betty H. Long, Henry A. Long, 11, Kristen E. Long

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)
Halstead at the Metro I1 LLC c¢/o DSF Advisors, LLC, Bay Colony Corporate Center

950 Winter Street, #4300

Waltham, MA 02451

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.
[ 1 Thereare more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no sharehglders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
DSF/Long Metro, LLC, Member
Managers: DSF/Long Metro, LLC, Joshua D. Solomon, Thomas W. Mazza

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‘%?) 50&

(enter date affidavit is notarized)
for Application No. (s): RZ 2007-PR-001
(enter County-assigned application number (s))

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

601 Prince Street

Alexandria, Virginia 22314

DESCRIPTION OF CORPORATION: (check one statement)
[#] There are 10 or less sharcholders, and all of the shareholders are listed below.
[ 1 Thereare 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)

Dennis B, Carmichael

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)

DESCRIPTION OF CORPORATION: (check one statement)
[ 1] Thereare 10 or less shareholders, and all of the shareholders are listed below.
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ 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)

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

{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 AFFIDAVIT

DATE: September 18, 2007
(enter date affidavit is notarized) q ¥3 5 Dc:k

for Application No. (s): RZ 2007-PR-001
(enter County-assigned application number(s))

I{c). The following 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)

Merrilee Business Center I, L.P.
8645 Mathis Avenue, Suite 102
Manassas, Virginia 20110

(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 Partners:
Martha E. McCue Sherlin
Sherlin Corporation

Limited Partners:

Martha E. McCue Sherlin

Martha McCue Sherlin Chiidren's Trust for the benefit of Shannon Kathleen Shetlin
Martha McCue Shertin Children's Trust for the benefit of Devon Michael Andrew Sherlin

(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 corperation having more than 10 sharcholders
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
frust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER or LESSEE™ of the land.
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on
the attachment page.

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

DATE:; September 18, 2007 O\ ¢ Y

{enter date affidavit is notarized)
for Application No. (s): RZ 2007-PR-001
(enter County-assigned application number (s))

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

Rosti Enterprises, L.P., L.L.P. f/k/a Rosti Enterprises
304 Sorrento Drive
Greenville, South Carolina 25609

{(check if applicable) [v] 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:

Gerald E. Rosti

Kenneth L. Rosti

Richard A. Rosti

Susan D). Blackwood

Debra }. Wilcox

Zelda M. Rosti

Earl K. Rosti Q-TIP Trust f/b/o Earl K.,
Rosti

(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 AL 3504

(enter date affidavit is notarized)
for Application No. (s): RZ 2007-PR-001
(enter County-assigned application number (s))

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

DSF Capital Partners 111, L.P. ¢/o DSF Advisors, LLC
Bay Colony Corporate Center

950 Winter Street, #4300

Waltham, MA 02451

(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)

DSF Capital Partners 111 GP, LLC, General
Partner
Thomas W. Mazza, Limited Partner

(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 AFFIDAVIT

DATE: September 18, 2007 ~
AY350d

(enter date affidavit is notarized)

for Application No. (s): RZ 2007-PR-001
(enter County-assigned application number(s))

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

[ ] Inaddition to the names listed in Paragraphs 1(a), 1(b), and 1(¢) 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:

l#1 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-1 Updated (7/1/06)



Page Five
REZONING AFFIDAVIT

DATE: September 18, 2007
(enter date affidavit is notarized) C{ ¢ 3 gCDcQ

for Application No. (s): RZ 2007-PR-001
(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.)

None

(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 application.

WITNESS the following signature: LQ 2 f g W

(check ong) Appllcatﬁ {v] Applicant’s Authorized Agent

Elizabeth D. Baker, agent
(type or print first name, middle initial, last name, and title of signee)

Subscribed and sworn to before me this 18 day of September 2007 | in the State/Comm.
of Virginia , County/City of Arlington .
7
_ff?/?’%ifzv/cq b F
Notary Pdblic
My commission expires: 11/30/2007
K Y N

COMMONWEALTH OF VIRGINIA

Registration # 253945
/%)RM RZA-| Updated (7/1/06) Notary Pubiic
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December 1, 2006 ab"Diws,O”

Barbara A. Byron

Director, Zoning Evaluation Division

Fairfax County Department of Planning & Zoning
12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035

Re: Application for Rezoning
DSF/Long Metro 11, LLC and DSF/Long Metro III, LLC (the “Applicants”)
Tax Map 49-1 ((16)) 14, 15, 16; 49-2 ((1)) 18 and 19; 49-1 ((29)) All; and
49-1 ((30)) All (the “Application Property™)

Dear Ms. Byron;

This letter serves as a statement of justification for a rezoning application affecting a
consolidation of 14.27 acres of property in the Merrifield area of Fairfax County. The
Applicants have worked diligently for four years on consolidating the Application Property in
accord with the guidance of the Comprehensive Plan for the Merrifield Suburban Center. The
proposed rezoning creates an efficient, pedestrian-friendly and transit oriented community in
keeping with the Merrifield vision set forth in the Comprehensive Plan.

The Applicants, DSF/Long Metro II and DSF/Long Metro I LLC, seek a rezoning from
the I-4, I-5 and PRM Districts to the PRM District in order to permit the expansion and
construction of a mixed-use development. The Application Property has frontages on Gallows
Road, Prosperity Avenue and Merrilee Drive. The portion of the Application Property
immediately south of Prosperity Avenue on both sides of Merrilee Drive was previously zoned to
the PRM District via RZ 2002-PR-025. This portion of the Application Property is referred to as
Phase A, and is developed with the Halstead I and Halstead II Condominiums, with a total of
452,958 square feet of development including 436 residential condominium units. The Halstead
I and IT were developed by DSF/Long. The Applicants propose no new construction within
Phase A. The remainder of the Application Property, approximately 8.49 acres, is referred to as
Phase B. The Phase B Property is currently developed with one story industrial uses. Due to the
fact that no new construction is proposed for the Phase A properties, this statement focuses on
the design of Phase B and the integration of Phases A and B into a coordinated transit-oriented
community.

The Application Property is bordered on the northeast by the Wilton House
Condominium and the Marriott Courtyard Hotel. Across Prosperity Avenue to the north lies the

PHONE 703 528 4700 1 FAX 703 525 3197 § WWW.THELANDLAWYERS.COM
COURTHOUSE PLAZA ¥ 2200 CLARENDON BLVD., THIRTEENTH FLOOR | ARLINGTON, VA 22201-3359

{A0102395.DOC/ | Justification 2 QRAIGHPNRAL £ 703 737 3633 F PRINCE WILLIAM OFFICE 703 680 4664

ATTORNEYS AT LAW



Justification
Page 2

Dunn Loring Metro Station. Industrially-zoned properties are located to the south and west of
the Application Property. Across Gallows Road to the east, property is developed with multi-
family residential uses.

Within Phase B, the Applicants are proposing a variety of multi-family dwellings along
with ground floor retail uses. The proposal is comprised of four buildings organized around a
central street running between Gallows Road and Merrilee Drive. Community serving retail will
be provided on the ground level of each building, with a grocery store contemplated to anchor
the project on the ground floor of Building 4. Buildings 1, 2 and 4 are proposed not to exceed
seven stories. Building 3, located closest to Gallows Road, is proposed as a high-rise structure
not to exceed sixteen stories.

The proposed Phase B development gains access to the local street network via Gallows
Road and Merrilee Drive. The central street running east-west through the property is proposed
as a private street but will permit and encourage public access. The Applicants propose to install
a new traffic signal at this private road’s intersection with Gallows Road. A portion of the
parking serving the grocery store will be located at the ground level of Building 2. Similarly,
parking for retail users will be available on the ground floor level of Building 1. Below grade
structured parking will be available for residents and visitors under Buildings 1, 2 and 3. Access
to the structured parking is proposed at numerous locations from Merrilee Drive, the internal
private street and the private alley at the southern perimeter of the property, thus providing
residents and commercial patrons with considerable parking flexibility. Loading spaces are
provided throughout the site, with loading for the proposed grocery store accommodated from
the southern alley.

Extensive landscaping is proposed for the development with streetscape sections and
details as specified in the Comprehensive Plan along the Merrilee Drive and Gallows Road
frontages as well as along the internal private street. A large open plaza is proposed at the center
of the site and will act as the focal point for retail and residential users. With a combination of
hardscape and softscape, this key amenity will offer space for outdoor dining and impromptu
gatherings. While urban in nature, Phase B offers 35 percent open space whereas only 20
percent open space is required under the PRM District. Amenities specific to the residential
buildings include extensively landscaped rooftop courtyards, an exterior swimming pool, indoor
fitness center, meeting rooms and a sports-theme pub.

The Haistead mixed-use development is located within the Merrifield Suburban Center
portion of the Area I Comprehensive Plan. The Phase A property is located entirely within Sub-
unit C-1. The Phase B property is split between Sub-units C-1, C-2 and C-3. The
Comprehensive Plan text for Sub-unit C-1 which includes Parcel 16 as well as the Phase A sites
recommends, as an option, residential mixed-use up to an FAR of 2.25 with a maximum building
height of 165 feet. Parcels 14 and 15 are located within planning Sub-Unit C-3 which
recommends, as an option, residential mixed-use up to a 1.8 FAR and a maximum building
height of 135 feet. Parcels 18 and 19 are located within Sub-Unit C-2 which also recommends,
as an option, residential mixed-use up to an FAR of 1.8. However, the Comprehensive Plan
states that Parcel 18 may develop under the intensity recommended for Sub-Unit C-1, at a 2.25
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FAR, if it is consolidated and developed with parcels in Sub-unit C-1. The GFA recommended
by the Comprehensive Plan, excluding GFA associated with affordable dwelling units (ADUs)
and bonus units, is set forth in the following table.

Land Merrifield
Area Suburban Comprehensive Maximum
Square Center Plan GFA (w/o
Tax Map Footage Sub-Unit | Recommendation ADUs and
bonus)
Phase A (existing)
49-2 ((29)) all | *266,152 C-1 up to 2.25 FAR 598,841
and
49-2 ((30)) all
Phase B (proposed)
49-2 ((1)) 18 40,365 C-2 up to 2.25 FAR 90,821
49-2 (1)) 19 148,618 C-2 up to 1.8 FAR 267,517
49-1 ((16)) 16 94,006 C-1 up to 2.25 FAR 211,513
49-1 ((16)) 15 43,353 C-3 upto 1.8 FAR 78,035
49-1 ((16)) 14 43,281 C-3 up to [.§ FAR 77,905
TOTAL 1,324,629

* Includes reservation of density credit for land previously dedicated for public roads.

The combined Phase A and Phase B properties are recommended for a maximum of 1,324,629
square feet. However, new development totaling 452,958 square feet in Phase A will remain.
This leaves a total of 871,671 square feet available to be built. This total does not include gross
floor area associated with ADUs or bonus units. The Merrifield Suburban Center
Comprehensive Plan specifically recommends the inclusion of ADUs in all new residential
developments. With the 17 percent bonus for ADUs, a total of 1,549,814 square feet is
permissible on the Application Property. Again, deleting the existing square footage within
Phase A leaves the potential for 1,096,856 square feet of additional GFA on Phase B.

The Applicants propose to construct a total of 1,010,992 square feet on the Phase B
property. Of the total, 108,308 square feet, or 11 percent, are commercial uses and 902,684
square feet, or 89 percent, are residential uses. The four residential buildings wili have
approximately 955 units, including ADUs and bonus units. The overall FAR for the Application
Property will be 2.3, including ADUs and bonus units and 2.16, excluding ADUs and bonus
units.

The Comprehensive Plan’s future vision identifies Merrifield as a Suburban Center with
the Dunn Loring/Merrifield Transit Station Area developed as a core area. The proposed
development is located within one-quarter of a mile of the Transit Station. The proposed mixed-
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use development including multi-family residential is in conformance with the objectives and
guidelines of the Comprehensive Plan. This proposal will provide an additional first class,
mixed-use development in the Merrifield Suburban Center which will complement the existing
redevelopment which has already occurred around the Dunn Loring/Merrifield Metro station.
Additionally, the development will provide convenient and safe pedestrian access to Metro. It
will create more opportunities for people to live, work and play in the Merrifield Commercial
Revitalization Area of Fairfax County. Furthermore, needed affordable dwelling units will be
created with the approval of this proposal. The Applicants are committed to developing a high
quality project as demonstrated through its detailed site layout, landscaping and architectural
plans. A strong pedestrian network will help ensure that residents of this development can
access surrounding properties and the many services and amenities in the area. The proposed
development is compatible with surrounding redevelopment and will be an enhancement to the
Transit Station Area. An analysis of the residential development criteria is enclosed.

To the best of our knowledge, there are no known hazardous or toxic materials on the
Application Property nor are there any planned with the proposed use. Furthermore, to the best
of our knowledge and belief, the proposed use will be in conformance with all applicable
ordinances, regulations and adopted standards with the following exceptions requested below:

1. The Applicants hereby request a modification of the private street limitations of Section
11-302 of the Fairfax County Zoning Ordinance in favor of the private street shown on
the CDP/FDP.

2. The Applicants hereby request a modification of the on-site stormwater management
requirements allowing underground stormwater management to be utilized in a
residential development.

3. The Applicants hereby request a modification of transitional screening and barrier
requirements in favor of the landscaping shown on the CDP/FDP.

4. The Applicants hereby request a modification of the requirements for loading spaces in
favor of those shown on the CDP/FDP pursuant to Section 11-201 and 11-203 of the
Zoning Ordinance.

5. The Applicants hereby request a modification of Public Facilities Manual 12 0702.1B(2)
to permit the reduction of the minimum planting area for trees planted to satisfy the tree
cover requirement to reduce the width from eight (8) feet to a minimum of six (6) feet as
shown on the CDP/FDP. Structural soils or other innovative techniques will be
implemented to enhance survivability of the trees subject to this modification.

6. The Applicants hereby request a modification of the trail requirement to permit an eight
(8) foot sidewalk in lieu of the eight (8) foot asphalt trail on the Gallows Road frontage.

The proposed rezoning implements the vision of the Comprehensive Plan to create more
attractive and functionally efficient commercial and residential areas with pedestrian-friendly
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and transit oriented environments. The proposed development creates an exciting community
where people can live, work and play in easy walking distance to transit and employment
opportunities. This helps to reduce commuting times and reduces the impact on roadways. A
high level of detail to site design, architectural style and landscaping will create a pedestrian
friendly, transit-oriented development in the Merrifield Suburban Center and Transit Station
Area.

Thank you very much for your attention to this matter. Should you require any additional
information, please call me,

Very truly yours,

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

I Bateer

Elizabeth D. Baker
Land Use Coordinator

Enclosure
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Residential Development Criteria Analysis
DS¥F/Long — Halstead Mixed Use Development
December 1, 2006

Residential Development Criteria have been adopted in order to evaluate zoning requests
for new residential development. This document is a summary of the DSF/Long development
proposal as it relates to these criteria.

L. Site_Design—All rezoning applications are to be characterized by high-quality site
design. The Applicants believe that their proposal provides high-quality site design as
follows:

A. Consolidation—This application includes consolidation, as recommended in the
Comprehensive Plan, of two newly developed residential parcels and five parcels
to be developed together totaling 14.27 acres. The Applicants have worked
diligently for more than four years to assemble the property. It results in a
substantial area to provide a well integrated, highly amenitized mixed-use project.

B. L.ayout—The proposed layout provides logical, functional, and appropriate
relationships between residential and retail components within the development.
The on-site circulation allows easy access to structured parking and pedestrian
activity zones. The proposed layout provides for street connectivity through the
project site via Merrilee Drive and a new proposed roadway connecting Merrillee
Drive and Gallows Road as recommended in the Comprehensive Plan.

C. Open Space—Usable, accessible, and well-designed open space is provided in a
central location on the site in the form of a landscaped plaza area. The plaza is
connected to all areas of the site through a comprehensive sidewalk system,
designed to draw the pedestrian toward this space. This central open space is
designed to be a focal point of the project and to provide a gathering and meeting
location for residents and retail patrons. Additionally, rooftop courtyards for the
residents will be developed with new Buildings 1, 2, 4 and 5. Features within
these courtyards include a swimming pool, specialty landscaping and seating
areas. Thirty-five percent open space is provided on the Application Property
while, 20% open space is required by the Planned Residential Mixed-Use (PRM)
Zoning Ordinance.

D. Landscaping—Ample landscaping is provided in open space areas and along the
perimeter and internal streets. Specialty paving and focal plantings are included
in the plaza area. Streetscape plantings are provided in conformance with the
recommendations in the Comprehensive Plan. Screening and buffering is
provided along ali property boundaries. A detailed landscaped plan has been
provided.
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III.

E. Amenities—The on site amenities for the residents include swimming pools, an
outdoor landscaped plaza, several courtyard and rooftop amenity areas, interior
fitness centers/spas, meeting rooms, and a sports themed pub. The development
includes a variety of landscaped open space areas which serve as places for
meeting, gathering and passive recreation. The proposed grocery store and retail
space will provide a major amenity for residents of the project as well as the
residents of neighboring communities. Another key amenity is a large amount of
structured parking hidden from the public views which permits a pedestrian
friendly and aesthetically pleasing environment.

Neighborhood Context—New developments are to fit into the fabric of their adjacent
neighborhoods. Appropriate setbacks are included in order to provide buffering around
the periphery. Sidewalks connect to all nearby properties as well at to the Dunn-
Loring/Merrifield Metro station. The Applicants believe that the proposed rezoning
accomplishes attractive transitions to the adjacent uses and safe access to the shopping
amenities as well as to the Metrorail station. The proposal extends the redevelopment of
this older industrial area and helps create the transit-oriented neighborhood envisioned by
the Merrifield Suburban Center Plan.

Environment—Rezoning proposals should be consistent with the policies and objectives
of the environmental element of the Plan.

A. Preservation—There are no EQCs, RPAs or other environmentally sensitive
areas on the property. Due to the existing condition of the site, there are few
tree preservation opportunities. However, extensive new landscaping will be
installed per the CDP/FDP and with the concurrence of Urban Forest
Management.

B. Slopes and Soils~Soil studies have been performed, and have been shown to
be adequate for residential development.

C. Water Quality—State-of-the-art Best Management Practices for stormwater
management will be provided in the proffers. These will be provided in
underground facilities.

D. Stormwater Management—Phase A provides up to date stormwater
management techniques. The site is currently developed as an industrial park,
including six existing buildings and parking for those buildings. The
undeveloped portion of the existing site is approximately 82 percent
impervious. The development with this plan only slightly increases the
impervious area, to approximately 88 percent. Underground stormwater
management is proposed to accommodate the increased stormwater runoff,
The stormwater management facilities are proposed in the parking garage
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V.

VI

VIL

VIII.

below the proposed building and will be placed in accordance with the
associated structure designs at the time of final site plan.

E. Noise—Measures for noise mitigation will be proffered as determined
necessary thorough the application review process.

F. Lighting-—All lighting on the site will be shielded and directed downward in
order to minimize neighborhood glare and impacts to the night sky. Proffers
will commit the Applicants to meet the County's adopted lighting and glare
regulations.

G. Energy—The dwelling units will be constructed in keeping with current
energy efficiency standards. Proffers commit to meeting current guidelines
for energy efficiency.

Tree Preservation and Tree Cover Requirements—It will not be possible to save trees
on this property due to the existing conditions and the urban nature of the proposed
redevelopment. However, tree cover meeting or exceeding Ordinance requirements will
be provided.

Transportation—Al! rezoning applications are to implement measures to address
planned transportation improvements. The inclusion of residential into this location will
develop a true live, work and play environment, reducing commuting trips as residents
work in nearby offices in the Merrifield Suburban Center or utilize the nearby Dunn
Loring Metro station to commute to work. A Transportation Impact Analysis has been
prepared and will be submitted to the County. The Applicants will proffer
implementation of Transportation Demand Management strategies as a means of
reducing peak hour trips generated from this proposal.

Public Facilities—It is anticipated that residential development impacts to the Public
Facility System will occur. These impacts include impacts on the public schools. The
Applicants will be proffering a contribution to the Board of Supervisors for school
purposes or will be making contributions directly to the impacted schools. It is expected
that the Public Facilities’ recommendation will be satisfied with the acceptance of these
proffers.

Affordable Housing— The Applicants will provide affordable dwelling units (ADUs) on

site calculated in accordance with the County ADU Ordinance.

Heritage Resources—There are no significant cuitural, architectural, economic, social,
political, or historic heritage sites or structures located on the property.
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IV. Density— The Comprehensive Plan does not recommend a residential density in terms of
dwelling units per acre, but instead sets forth a range of floor area ratios. The
Application Property is situated in three various Sub-units in the Merrifield Suburban
Center: Sub-units C-1, C-2 and C-3. The maximum FAR in Sub-unit C-1 is 2.25 and 1.8
in C-2 and C-3, exclusive of ADUs and bonus units. Utilizing bonuses applicable to
ADUs aliows for a 17 percent increase. The Applicants propose a density of 95 dwelling
units per acre, wherein 103 dwelling units per acre is the high end of the Comprehensive
Plan range.
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- APPENDIX 4

FAIRAX R o'Fl';'IéE'OFTHE'"CLERK'

BOARD OF SUPERVISORS

i TY o © 12000 Government Center Parkway, Suite 533 -
‘ CO[ ]N : - o o Falrfax Vi:glma22035-00‘72 -

A

Te} 703 324-3151 - Fax: 703 324- 3926 ’I'I'Y 703-324—3903' by

© - August13,2003 7 R - Emall clrklothebos @fairux counygov

:‘""RE Rezomng Apphcatlon

B Dear Mr Flfer'

R G . 1 N I A ) www.fairfaxcounty.gov/gov/bos/clerkhomepagehtm .

"..

SR ACarsonLeeFlfér Jr Esqmre
FRRE Mchre,WoGds LL.P

1750 Ty!gns Bonlevard, Suite 1800

Number RZ 2002-PR—025

o ) Eheleeed s'ou w111 ﬁnd é copy of an Ordinance edepfed 'by '.the Board Of Super\nsors ata reguler.; L

" meeting held on July 21, 2003, granting Rezoning Apphcatlon Number RZ 2002-PR-025 in the =

: name of DSF/Long Metro LICto rezone certain property in the Providence District from the I-4 57 P
" District to the PRM District, located on the south side of Prosperity Avenue, approximately 500 S
~ feet west of Gallows Road, Tap Map 49-1 ((16)) A pt., Al, 8A, 9, 9A, 10, 10A, and a portion of -

. Merrilee Drive public right-of-way to be vacated and/or abandoned, subject to the proffers dated o
.~ July 10, 2003, consisting of approximately 6.11 acres. (Approval of this application may enable... .. -
- the vacation and/or abandonment of portions of the public nght—of—way for Mernlee Dnve to"'.;, S

’ 2 proceed under Sectlon 15.2- 2272 (2) of the Code of Vlrglma.)

" The Conceptual Development Plan was approved the Planmng Comnnssmn havmg prewously

approved Final Development Plan FDP 2002-PR-025 on June 25, 2003, subject tothe . "
Development Conchtlons dated June 18 2003 and sub_]ect to the Board’s approval of RZ 2002- :

E PR-025.

The Board aiso modlf ed the landing space reqmrements to permlt tWO spaces in the western
bmldmg and three spaces in the eastern bmldmg : -

Smcerely,

Nency Vehre

" Clerk to the Board of Superwsors | '.

__ NV/ns



PROFFERE D‘CONI')TI"IO'I@IS'
© (‘PROFFERS")

- Patnot Vlllage at Durn Lormg Metro Rezomng _
R RZ/FDP 2002-PR-025 : .

| July 10, 2003

S ‘the FaJIfa.‘x County Board of Super\nsors (heremafter refen'ed to as the "Board ’)_approvea"‘]'.f‘ e

B - "'a rezonmg of the Apphcatlon Property from the Medmm Intensrty Industnal (I-4) Dlstnct S

to the Planned Resrdentlal M1xed Use (PRM) Dlstnct. The proﬂ'ered cond1t10nsi““.'_;_

b ._ | (‘Proﬁ'ers”) are

ff1.1 i CONCEPTUAL DEVELOPMENT PLAN/F]NAL DEVELOPMENT PIAN .

CDP/FDP)

l | Substantral Confonnance Sub_]ect to the Proﬂ‘ers and the provrsmns of .

Artlcle 16 of the Zomng Ordmance under whach minor modlﬁcataons to an approved-_'._:'.‘ _: i

‘ development plan are perrmtted, the development shall be in substa.nha.l conformanee :.s' SR |

w1th the Coneeptual Development Plan/Fmal Development Plan (CDPIFDP), conta.mmg_ﬂ_l | T

eleven (1 l) sheets prepared by Burgess & Nlple, Inc dated November 26 2002 andi-':".'. -

' revrsed through June 18 2003

| 72. MLIAO_T..MQJMM_____ILQLE Min0r rnodiﬁcations"ﬂom what 1s .sho*wn AOn the,‘]" T

- CDP/FDP and these Proffers may be penmtted thch may become occasmned as a part o ‘



L of ﬁnal s1te engmeenng, as deterrmned by the Zomng Adnumstrator Butld.mg fo

Cohe may be decreased and the number of units in each bmldlng may be reduced, 80 Jong ag

tlle mlmmum open Space 1dent1ﬁed on the CDP/FDP tabulatlon a.nd'ﬂ:re minimu

':dlmenslons to the penpheral lot hnes are not dummshed other than as pemn ted p

te to Proﬁ'er 1 It shall ﬁ.trther be understood that the Property may be developed in phas

sub_] ect to market condrtlons

Maxunum Densm[ and Pernntted Uses .AA maxu:uum of 445 “multi-fami
| .'-'dwelhng umts may be provrded in multrple buﬂchngs, whxch wrll also mclude 4 minimum

'“:f'.:,ﬁl"of 4 450 square feet and a max1mum of 4 910 square feet dedrcated

center on the ﬁrst ﬂoor of the bmldmg east of Mernlee Dnve The ﬁrst ﬂoor frontage of E o

the western buﬂdmg along Mernlee Dnve shall be constructed 1n' a manner that ls

"conducrve to altenng the use from muln—fanuly to a commercml use m the future :Such a _“;:_ o

s __ change W111 requrre a Proffered Condmon Amendment The pnma.ry uses shall be multl*-_l

L 'farmly and reta11 uses, however the fol]owmg secondary uses Jocated on the ﬁrst ﬂoor of e ca

'the bmldmgs may also be mcluded wrthm the des1 gnated areas of structures shown on the

o .CDP/FDP

' Accessory uses and accessory services usee

w ?»f_-

'- BUSHICSS service and supply servrce estabhshments | L
“ C E AEatmg estabhshments | e
Do -FaSt food restaurants (not dnve through)
‘ Els = Fmanc1a1 mstrtutrons B



. - -:_‘Health Clubs

3, Commumty U”‘ :

k: Personal serwce estaalbhshmems |
.‘ ; anate clubs 'and pl}bhc‘ b@gﬁt assoclauons

o ;] 'Pubhc uses.

chk serv1ce food stores o
. Bank tellermachmes.f
O offies

 Retail,

o "pubhshed in the Englneenng News Record occumng subsequent to the date of rezonmg L
o :"approval and up to the date of payment. : B TR

" .‘2. _S_gtl_§ No temporary slgns (mcludmg ‘popsrel paper or eardboard._

| "31gns) whlch are prohlblted by Artlcle 12 of the Zonmg Ordmance, and no srgns thch e ;

= s are proh1b1ted by Chapter 7 of T1t1e 33, 1 or Chapter 8 of T1t1e 46 2 of the Code of_i. .
;“‘.Vvugm‘la shall be placed on or off-srte by the Apphcant or by any bmlder or at the
g Apphcant’s or any bu11der s dlrectmn to a551st in the Jmt:lal and future marketmg andlor L
- “rental of dwelhng umts on the subJect property The Apphcant sh all dxrect 1ts agents and : J._i-..

- employees mvolved in marketlng the Property to adhere fo thls Proﬂ'er RESETE .

- 3 _ School Contnbutlons Pnor to the 1ssuance of the first buﬂdmg perrmt for- B i

o the eastem bulldmg and snmlarly, for the ﬁrst bmldmg penmt for the westem bmldmg, R -



o | the Apphcant shall prowde documentation to DPWES that the Apphca.nt has donated the_ e

| | _' sum of $172 500 as a schcol contnbutlon to the Falrfax County Board of Supervxsors for :

~ each bmldms (for a total of $345, 000 for both bmldmgs) In addmon, pnor 0 th, e

issuance of the ﬁrst bmldmg penmt, the Apphcant shall provn'le documentauon to :-f-_;

-DPWES that the Apphcant has donated the followmg the donatlon to Shrevewm .

Elementary School shall mclude ten (l 0) laptop computers and twty—three (23)' |

computer-to-momtor connection cables sub_]ect to the specxﬁcanons of the school a.nd o

. approved by thc pnnc1pal The donatlon to Joyce Kllmer Mlddle School shall be ten (10) : '_ . o

.‘ Iaptop computers, sub_]ect fo the spec1ﬁcat10ns of the school and approved by the

prmc1pa1 At the mscretlon of each school Pnnc:pal the laptop eomputers and momtor o "

connectlon cables may be substxtuted for other equlpment of a slmxlar value At the tune-

| 'the funds are recelved, other - eqmvalent or more. advanced technologles may be )

substltuted, at the dlscretlon of each pnnc1pal for the actual purchases that w.tll be made. o ..

‘and mstalled through the Fairfax County Pubhc School System.

-4, Densrgg Credlt. Advanced densuy credrt is reserved conmstent wnth

| .Sectlon 2- 308 of the Fairfax County Zomng Ordmance for all ehglble dedlcatlens"_-;“ o

descn‘bed herem OT as may be reqmred by Fau-fax County or VDOT pursuant to the

Public Facilities Manual (PFM) at the time of subchwsmn and/or site plan approval for -

the Property. :

s Affordab]e chlhng Units (“ADUs ). The Apphcant shall prov1de ADUs .

equal to that number which is 2 7% of the total number of multl-farmly umts to be s

constructed In add1t10n at the time of site plan approval the Apphcant shall dcnate the

: total sum of SlOO 000.00 to the West County Homeless Shelter for playground equlpmentl |



' garage facmg the ad_]acent property to the east shall be des:gned‘ln substan‘hal

< ': ' conformance wnh the elevanon shown on Sheet 9 of the CDPfFDP consxstlng ofpre—castf;}.'?

"f"at the tlme of 51te plan approval At the dlscretlon of the Executwe Dlrector of the

:‘ stones, wluch wﬂl read as a ﬁve (5) story facade W1th a bmldmg helght of sixty .(60)‘feet.
| arklng Garage De51g;g and ngl_ltmg Standards 'I’he facade of the parlong -

L " concrete and bnck mserts 'I'he southern facade of both park:mg garages shall, m addmon - i

o the landscape screen, contam an element of pre-cast concrete w1th bnck m the top R

- _' three parkmg levels cons1stent w1th the desxgn deplcted on Sheet 9 of the CDP/FDP The

. southern facade of both parkmg structures shall be landscaped w1th Leyland cypress or ai

'comparable tree spec1es acccptable to the Urban Forester The eastern and southem:;:j::_-?‘-‘;.i'-‘.‘

- g g garage facade shall have a snmlar color scheme as the multl-farmly structures nghtmg:_ o

mternal to the parklng garage shall be located between the beams to prevent Blare =

. - nghtmg on the upper leve] of the parkmg garage shall be full cut oﬁ' and be equlpped' o



w1th house stde shrelds to prevent glare resultmg from dlrect ws1bﬂ1ty f:lig

i _:_ :onto adJ acent resrdentlal property and the hght ﬁxtures shall be hlack. Where “fixtures are

mount ed on the topmost deck of structured parkmg garages an opaque house-sxde shield

shall be afﬁxed to elnmnate glare onto the adJacent resrdentlal bmldmg oeated

Pedestnan Facrhtles The streetscape =.desrgn‘ for “ Mern an
3 Prospenty Avenue mcludmg the entry plazas at the mterSectlon of hdernlee'Dnve and
Prospenty Avenue shall be in substannal conformance wnh the CDP/FD Prior
’fPl;m aPProval, the Apphcant shall demonstrate to the satlsfactlon of DPWES that: the-"
-"":‘Apphcant has acqmred the WMATA smp of land along the southem srde of Prospenty-"

o Avenue ad] acent to the srte or has gamed penmssxon to landscape the area.: |

L 9 ' Admunstragvg Revrew Concurrent wrth the submlsmon‘of o lans to R

_'\DPWES the Apphcant shall submlt coples of the plans 0 the Provrdence' D1stnctij-,. L :

;Supervrsor and Planmng Comrmssroner for the purpose of admmm Ve B T

: "m. RECREATION

_'1 Recreatlon Contn'butlog Pursuant to Sectlon 6-409 of the Zomn,g B

' Ord.mancc regardmg developed recreatronal facrhtres, the Apphcant shall provrde the
o : Iecreatlonal facrlmes to serve the Apphcatlon Property Per Sectron 6—409, Tecreatro nal
facrhtres such as swrrmmng pools exercise rooms or health clubs whrch are located on L

_.rooﬁops, deck areas andJor areas w1thm a bulldmg may be used to fulﬁll thJs

| requrrement. At the tnne of sne plan rewew the Apphcant shall demonstrate that the :_-.Q._

N 7;value of any proposed recreatlonal amemtles is equwalent to a mlmmum of 5955 00 per W



e umt as requued by Aruele 6 of the Zomng OIdmance In the event 1t 1s demonstrated that

;_the proposed fac111t1es do not have sufﬁc1ent value the Apphcant sha]l hav the option to

o 3 ; Pmah__ga__messtg_m_em__al_lzar_k. Pubhc acoess 1o the’ mﬂhmsm': B
L .' courtyard (pocket park) located w1thm the bulldmg on the west 51de of Mernlee Dnve-i

e shall be prowded dunng the hours between dawn and dusk. Once annually, such aeeessr =

AT o | _may be demed for a da},*r to prevent the creatlon of umntended property mtereets Slgnage Lﬁ. sl

R to eneouragc Pubhc use of the pa:rk shall be posted 310118 Memlee Dnve Renters shall be,

‘f notlﬁed in wntmg of the’ pubhc access easement for the northern courtyard PnOl‘ t° 'f.—,
o entenng mto a lease agreement. | i o |
4 B]C}gcle Rack A mmnnum Of four (4) blCYCIG racks shall be prov1ded_': -- : —.;.

. throughout the proJect.



N "throughout ﬂle s1te ‘as generally shown on sheet 6 of the- CDP/FDP.‘ Hlustrattons

of the benches to be used on the 51te In addtt:on, the plazas at Mernlee Drive and

W IV ; ENVIRONMENTAL

E _5,.7 ' Benches A nnmmum of seventeen (17) park benches shall be disbursed
,‘?7 - benches have been prowded W1th the CDPIFDP to demonstrate the character and quahty

Prospenty Avenue shall be de51gned to provrde opportumtres for movabl"’

= l : Stormwater Management. Stormwater managemen -and :'Best

Management Pracnces ('.BNLP) faclhtres and measures shall be emplo'

T _thh the PFM, as detenmned by DPWES. Pnor to site plan aPProvaI, the Applicant shall . "~

- demonstrate to the sansfactlon of DPVVES that adequate outfall 1s prov1 d

o extent practlcable, as detenmned by DPWES the s1te desxg;n wﬂl mcorporate lgw imp act__ . L

_ desrgn features, whrch wﬂl mclude mcreasmg the peak dlscharge tnne of concen t1 to;, Sl

:the pomt of connectlon to the closed condurt system and reducmg the allowable peak"'y R

B dlscharge by 25% more than the requrrements of the PFM for the ten (10) year storm

7 : event. The Apphcant propeses to uuhze underground detent:on and BMP fac111t1es as the; S -. ;

o pnmary ‘means of detammg and treatmg the stormwater runoff The locatlon of the L
'underground stormwater management fac1ht1es may be modrﬁed as deplcted on the‘ff
_CDP/FDP but shall be subject to approval of DPWES The use of such facrhnes ls

e sub_]ect to the grantmg of a watver of current County pOllCleS to perxmt these fac111t1es m a_"lf' “: 2
re51dent1al PrOJect. In heu of a standard sand ﬁlter devrce, 1t 1s the mtent to unhze a'
| cartndge ﬁlter system such as StonnF11ter® to meet BMP requnements sub_lect to the -.5_: X _' o

: approval of DPWES and englneermg de31gn requlrements The pnmary storage and ﬁlter S



N S1te sub_]ect to the approval of DPWES Ifthe 131"~'31:’°*°’°‘5l faclhttes or vmble', alternatives

L :lil ;_‘thax do not 51gmﬁcant1y aﬁ'eot the srte layout, are not approved by DPWES

) :' .reoogmzes that 1t may be necessary to request an amendment to t.he approved CDP. and/ot
_'FDP to alter the site demgn. The Apphcant, and lts successors, ‘wﬂl assume -the

responsxblhty for the perpetual mamtenance of all underground stormwater management

followmg 1ssues

fac1ht1es and w111 execute an agreement w1th the County m a form ‘satlsfacto -‘the

ounty to tlns effect at the time of sne plan approval Sard agreement shall address: the

L ;‘e. | 'Future replacement when Warrantod, |
- ) b R | ) anbthty and msura.nce m an amount aeceptable to Falrfax County;
) ) c._' .- Restnctlon that the Apphcant or successors or ass1gns shall not in-
B _the ﬁltu.re petmon DPWES for mamtenance, _' e Ea
. .' d. B County msPectlon to ensure that the factlmes are ma:tnta.med by the L

| ‘Apphcant in good workmg orda | ‘ - e

'2.1 Lé_ll(i&__?_M.g "The landscapmg shall be prov1d°d m SUbStanttal.‘:;;f;" :

conformance thh the locatlon, quahty, and quantlty of plantmgs deploted on the .
. CDP/FDP The Apphcant shall subtmt a landscape plan as a part of each 51te plan

Vsubrmssmn ThlS plan shall be coordlnated wrth, and approved hy, the Urban Forestryff:f e

Dmsmn, DPWES and shall contam the landscapmg shown on the CDP/FDP mcludmg.f‘ff S

" '_ | parklng lot landscapmg for the top surface level of the parklng garages The Apphcant?-‘, o



‘.'._fshall mamtam all landscapmg JAl new demduous trees provlded as "a part .of the"
f‘streetsoape shall be a minimum of 3, 0 mches m cahper at the tlme of plantmg

':':"evergeen trees shall be a mmunum of six (6) to e1ght (8) feet in helght at the tim

_V_'plantmg. The landscape stnps along the streetscape for Memlee Dnve and 'Prosperi
Avenue shall contam ground cover understory plantmgs, omamental s“;:

and ﬂowenng plants w1thm the landscaped stnp, subject.to the rev1ew and approval -of:

'the Urban Forester The secondary landscape stnp shall mclude shade
trees, omamental shrubs, ground cover ﬂowenng plants and grasses ﬁsubject to_the
-rewew and approval oftheUrbanForester " B .‘ | k | -
R 3 Energx Conservatlgn. A]l bl.uldmgs shall meet the then:nal standards’ of "
';ir'the CABO Model Energy Program for energy efﬁc:ent homes, or 1tsl_‘_ ‘
| " .determmed by DPWES for elther electno or gas energy homes as apphcabl
o 4 No:se Attenuatlog. 'I'he Apphcant shall prov:de the followmg no
b . attennatlon measures :

- f A. In order to reduoe the rnaxnnum mtenor no1se to a level Of,-..,

K '.aPProx1mately 45 dBA Ldn, the Apphcant proﬁ'ers that all re51dent1al umts shall have RN

- . the followmg acoustlcal attnbutes

(a) _'Extenor Walls shall have a laboratory sound transmlssmn class"?_,_"ﬁ-,"‘-f._-‘_ e

i (STC) rating ofatleast 39

R .'-Doors sod glazmgs Sha“ have a 1ab°ratory STC raung of at least e
. " 28. lf glazmg constltutes more than 20% of any faoade, they Sha.ll‘.., __ _‘ -

i have the same laboratory STC ratmg as walls, and

10



;'submn a geotechmcal mvestlgatzon of the sne and 1mplement such

PE . Dnve at the t1me of ﬁnal 51te plan approval The Apphcant reserves the nght to enter'mto 3

x (c) E Measures to seal and caulk between surfaces shall follow methods-

approved by the Amencan Soc1ety for Testmg an' Materials

rmnumze sound transrmssxon.

gt_1 g All street hghts (bemg that hghtmg that 1s mtended to illuminate

;lthe streets) and extenor bulldmg 11ghtmg located on the Property wxll
couformance w1th County requuements usmg County—approved hght ﬁxtures ‘Exampl
.‘of proposed hght ﬁxtures have been prov1ded thh the CDP/FDP to show the' character
e ‘.land general quahty of the hghtmg to be used on the stte 3 R

T ‘6 Geotechmcal Invesn atlon. IfIGered b)’ DPWES the;Apphcan shall

- "'-'determmed by the mvestlgatlon, sub_]ect to the sattsfactlon of DPWES
v TRANSPORTATION PR |
k. 71;* Extensmn of Mernlee Dnve As shown on the CDP/FDP the Applicant

. 'shall dedmate la:nd m fee sxmple to the Board of Supemsors for the extensxon of Mernlee

o a hcense agreement, 1f pernutted by VDOT and DOT to use the dedJcated Memlee:Dnve: ‘-

as a. stagmg area unt11 the construction of Mernlee Drive is complete. : Ihe Apphcant_ e

L shall construct the extension of Memlee Dnve through the apphcatlon property ;to'f‘:";r,? R

' _con.uect 1o Prospenty Avenue pnor to the 1ssuance of the ﬁrst RUP or Non-RUP 1ssugd-‘_:ffb-".;: [

-for the subJect property The desxgn and conﬁguratxon of th1s 1mprovement shallhbe:.".f_jl_-;"

o o sub_]ect to review and approval by VDOT and DPWES The cost of th18 1mprovement is i"-...r:: o

' :valued at $1 6 nulhon The Apphcant w111 seek and dlhgently pursue vacatlon of any L

: port:on of ex1stmg Mernlee Dnve not requxred for a through street For mfonnatlonal-:.;'

SN Y B



urposes only, the Apphcant states that they may seek a reservatnon of three (3) on street _‘ '

; parlcmg spaces along Mernlee Drive from VDOT These spaces are mtended to serwce "
L the leasmg center and shall be appropnately marked The Apphcant wxll mamtam ﬂ:w v
| crosswallcs across Mernlee Drive as 1dent1ﬁed on the CDP/FDP sub_]ect to the approval S ‘_ Es
_' ofVDOT | | B

E—— 2 R1ght—of Way Vacanon. Notmthstandmg the submxssaon for processmg
of any appllcatlons plans or plats in furthcrance of the development of the Apphcahon s

o Property the Apphcant aclcoowledges that no such apphcanon, plan or plat shall be l

approved by Fa1rfax County until or unless the vacatlon of nght-of-way proposed as. part
i of the Apphcatlon Property is approved by the Board of Super\nsors and 1s ﬁnal In thg | | ' 7- o
_ event that such vacatlon is not approved by the Board of Supervxsors or in the event that o Sy
‘.'.Board’s approval is overtumed by 2 court of competent Junsdlcnon, any development of . :
| the Apphcanon property under the PRM Dlsmct shall requu-e a proﬁ'ered conchnon _ |
_ amendment and the Appllcant aclmowledges that such amendment may result 1n a loss of 3 E |
dens:ty The Apphcant hereby wa.wes any nght to clann or- assert a takmg or any othe:":'. s o -
| cause of acnon that otherv\nse may have arisen out of a Board dec151on to deny in whole‘. :

_ or in part the nght-of-way vacatlon.

3 . Improvcmcnts for PTOSQBI'IW Avenue As shown on thc CDP/FDP the
Apphcant shall dedlcate land in fee smple to the Board of Supervlsors for the nght—of-.-.i_. : 'i'.;.",f '
way of Prospenty Avenue at the time of ﬁnal S1te plan approval or upon wntten demand,'l.l B .. |
whlchever occurs ﬁrst Pnor to issuance of a RUP or Non—RUP roadway nnprovements y ‘, .

shall be: made on Prospenty Avenue as shown on Sheets 4 and 5 of the CDP/FDP Pnor' e

to site plan approval the Apphcant shall demonstrate to the sat1sfactlon of DPWES that'. o

12 -



'=_"_:'the WMATA land has been acqmred or the Apphcant has the nght to construct and/or
"'dedJcate the land m order to prowde the Prospenty Avenue nnprovemen
-‘-7:.’; the land is not acqmred from WMATA, a proﬁ'ered condmon/ﬁnal developmen plan

a amendment shall be subnnt'ted and the Apphcant acknowledges that.:;:

f"_Left Tum Lane at Westerlv Access along Prosoentv Avenue.
. Apphcant shall en‘.her construct a westbound leﬁ tum lane (“Left Turn Lan

'-on the CDP/FDP or aﬁ' “Intenm” Left Turn Lane (‘Intenm Lane ')‘ both: subject

g A“'_to the 1ssuance of sa.td RUPs or Non—RUPs, but sald escrow shall be exclustve of the cost 1‘;

L :f"'_"i_'lof any land acqulsmon that may be needed in order to construct the Lcﬁ "I‘urn -Lane. ,
i sufﬁc1ent nght-of-way is not obtamed for e1ther the Left Turn Lane or the Intcnm Lane,_ij
-the construcnon at thls Iocatlon shall be as shown on the thlblt tlﬂed “Altematwg i:j‘::':f'

| Access Plan on Sheet 4 °f ﬂ“’ CDP/FDP package The Appllcant shall have no i

obhganon to acqmre, by purchase and/or condemnatton (1f such 1s avmlable), auy,.:-_f,i

- property that may be needed for such Left Turn Lane or Intenm Lane The Apphcant
shall pursue dlhgently the dedlcatlon and/or grantmg of any necessary oﬂ'~s1te nghts-of- "1‘37; DR

. way and/or temporary or permanent easements along the appropnate porhons of N

' Prospenty Avenue to construct any unprovements transmonal taper and/or turn lanes ot

o requlred as a part of the transportatlon 1mprovements reﬂected on the CDP/FDP and!or as' ;-_'; e -

13



‘l sct out m these proffers The Apphcant shall wnte to the adJacent landowner f
C ‘,Tax Map 49- 1((13)) and of Lots 18A, 27A, and 27B Tax Map 49-1 ((1)) to request

dedlcatwns necessary from those s1tes for the Leﬂ: Tum Lane or the Intenm Lane and the

grantmg of necessary construcuon easernents and shall to thcse landown afﬁrm

} above the Apphcant shall have sausﬁed the “dlllgently pursued" standard he;

5 _ _- " Crosswalk Across Progpcng: Avenue The Apphcant .shall ESCrOW funds :

R | _for the constructlon of a crosswalk across Prospenty Avenue at Mernlee DnVe at the tlme R

& E : Transportauom

| "of s1te plan approval in an amount to be determmed by DPWES and the

'5._','6;5.;__ mnﬁ_D_m__MmspsnL____m__W | The" Apphcant- shall |
lj:. '_..contnbute pro-rata funds for a trafﬁc 51gnal at Memlee Dnvc and Prosperlty Avenue, +
'I'he Apphcant shall provlde traffic sxg;nal eaSements at the southeast and southwest L 5
corners of Mcmlee Dnve and Prospenty Avenue pnor to 31te plan approval P

" _17- ) mhsao_rtanoal\_daasan_ae_n_t_&am The use of mass translt, nde- A-A o
" | -_ shanng and other transportauon strateg1es w:ll be uuhzed to reduce smgle occupancy
velncnlar (SOV) trafﬁc dunng peak hours by a nnmmum of 25% Tenants shall be'_:;:.“:::.,

: adv1sed of thls transportahon strategy deve]opment condltlon. | Transponauon .:_:}_;:

_ __coordmatlon dutles shall be camed out by a de51gnated PTOPerty manag er(s) or

14



o "'-',T;u-ansportatlon coordmator (pr0pcrty management staﬂ'

- the Apphcatlon Property whose responmblhty wﬂl be to implem

] the tmnsportatlon management strategxes‘

. .. By partlmpatlon m the Ea:rfax County Rlde Share

o f‘.fl_-By dlssemmatxon of mformatlon regardmg Metroral], Metrobua, :

-‘,ndeshanng and other relevant transn optlons .m

y D :_:;'By makmg Metro maps, schedules and forms avmlable to tenants

SN '_-m a common a.rea of each bu:ldmg for Meu-obus, ndeshanng-and

_~ other relevant tran51t optlons P »-.-'- |

| E By prov:dmg amemt:es for blcycle storage, :

_' F ,‘.i 'By a sxdewalk system de51gned to encourage/fac111tate pedestnan

| '- c1rculat10n. | 7 |

L 8 B At the tnne of s1te plan approval the Apphcant shall provxde a one tlme-' o
contnbutlon of $10 ooo to be held in escrow untll the Memﬁeld Shuttle Serv1ce 1sj"'

estabhshed.

15



An annual sum- of $0 10 per square foot of occupted gross ﬂoor area w111 'be‘ 'ntnbuted

?:"'l..b'y the Apphcant to a transportatlon demand management fund to .be used: by the
Itransportatmn coordmator each year Such funds w111 be ava.tlable after 70 % of
Restdenual Use Penmts are 1ssued for all butldrngs The terms of tlus proﬁ' shall éxpi
fifteen (1:5) years aﬁer the last RUP 1s 1ssued. . .
Ohe year aﬂer the tranSportatron management strategles are. .unp

""'Apphcant shall conduct a survey of resxdents vrsrtors and employees 't deternune the

transpoxtatron characterlstxcs of burldmg tenants and employees 'Thls surv

fithe basrs of the tran3portatton management prog;am for the deve10pm-
- . shall be subrmtted to the Falrfax County Department of Transportauon for Teview,

. Annually thereafter and at the begmnmg of each calendar yeat thc"APPhOant{tf._:”_:7.'-".1'_' ,. 8

| shall conduct a rnulu-modal transportanon spht survey of resrdents and_ employees to‘_ e L “
- prove that 25% of dnvmg age re51dents and employees use non—SOV transportauon. The S |

. yearly report shall be subrmtted to the Fa.u‘fax County Department of Transportatlon for_‘”'-'__'b B

Lo ‘_" revrew If the annual rnultl-modal Uansportauon spht survey 1nd1cates that the reductlon g

- has not occurred ‘an addmonal $0.05 PBr square foot shall be contnbuted to the TMS SO

Vi n Fund unnl such trme as the reductxon has occurred
Assummg a ﬁfteen year hfe of the program, and assummg traﬂic generatlon does_ %
E _not exceed the tnp generatton forecast the value of the Apphcant s contnbutton to the L

) transportatlon management strategy is calculated at $743 956

-9 Trafﬁc Calrmng To the extent penmtted by VDOT and DPWES the .

Apphcant shall 1nstall stamped walkways and stamped parkmg spaces on the pomons of _ B SR
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j"'-'.--l\derrrlee Dnve as shown on the CDP/FDP The Apphcant shall enter mto a mamtenance'
agreement for these walkways and parlcmg spaces

"i'_: 10 Bus Shelter lf requested by VDOT or DOT pnor to 51tc plan approval,

t 'the Apphcant shall construct and mamtam a bus shelter at the northwestern e

; Subject property If the bus shelter is not requested the Applrcant shall escrow, $17,000 -

: for a bus shelter m the Mernﬁeld area pnor to srte plan approval

A -'l 1 Eastern Access The Prospenty Avenue entrance to the garagc for the’

that the eastern entrancc for the Dunn Lonng Meu'o is removed

12 L Choke Pornts The “choke pomts” deprctcd on Mernlee Dnve at-the

" 'pedestnan crosswalks shall be subJect to VDOT DOT and DPWES approval d shall be - o

g - desrgned to be temporary as determmed by DPWES and DOT

'1_3".-‘_ , Curb The southbound curb for Mernlee Dnve near Prospen Avenue-f; e

B shall be desrgned asa mountable curb as determmed by VDOT. ”

" vr | MISCELLANEOUS |

.

1 Frre and Rescue Department. At the trme of srte plan approval, the _,_j._-__-'_'_‘_f,_-.‘

'Apphcant wrll donate to the Dunn Lonng Volunteer Frre and Rescue Department a
5 ' thermal i 1mag1ng camera valued at approxrmately $12 000 At the drscretron of the Dmm
'.'_j_Lonng Volunteer Frre and Rescue Department an 1tem of srrmlar va.lue may be
-_.substrtuted for the thermal 1rnag1ng camera. 7 7 ._ _- ‘
e i'..2.. &g@g_ Slgnage shall be provlded in accordance W1th Artrcle 12 of thcr_;f ‘l;-_?_f-;fl‘-
- ZOnmg Ordmance All 51gnage shall be consrstent in color, style and srgn placement, as N

o "deterrnmed by Zonmg Admlmstratron If Irghted srgnage shall be tnternally lrt only

7



3 Remdentlal Entrances._ A m1mmum of elghteen (18) dnect res1dent1al

5 Counte_l:garts. These proffers may be executed in

- counterparts each of wh1ch when sO executed and dehvered shall be.deemed an original,

and a]l of Whlch taken to gether shall constltute but one and the same mstrument.‘

. [Remamder of .P.-age Infentionel}y Left Blank] -

¥ -
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. DSF/Long Metro, LLC -




: The MecCue and McCue Lumted Parmershlp Vs -
Property Owner, Tax Map 49-1 -((16)) 8A,9 AR
9A, 10, IOA,Al ' _ T

MemleeBusmess CenterIL.P - AT
-Property Owner, Tax Map 49- -((16))-Pt. A .*:. : :.'-:;. : -
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a body corporate and politic | 1
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. PROPOSED FINAL DEV,ELOE_MENT:PLAN CONDITIONS'

FDP 2002—PR-025

June18 2003 e

ol T If |t is the mtent of the Plannlng Commrssron to approve FDP 2002-PR~025 for
215 a multi-family mixed use development at Tax Maps 49-1 ((16)) A1, 8A, 9, A, 10;
.. = 10A, pt. A and a portion of Merrilee Drive to be vacatedlabandoned staff
. recommends that the Planning Commission condition the approval by requiring
el conformance wrth the followmg development condltlons ,

ST, Development of the property shalt be in substantral confonnance withthe @i
"+ . CDP/FDP entitled “Patriot Village at Dunn Loring Metro”, prepared by Burgess &.f_i-{-- :
~..= - Niple consisting of eleven (11) sheets dated November 11 2002 ‘asrevised
R through June18 2003 ' s ST RS

2 'The western parking garage shall provrde desrgnated parkrng spaces .for the :
_retall service and any other secondary uses in the western burldmg at rates
L -requrred by the Zonmg Ordlnance ‘ R LI SRS TR

S 3. The eastern parkrng garage shall provrde desrgnated parklng Spaoes for the :
~ leasing office employees and-any secondary uses in the eastern burldrng at o
rates requ:red by the Zonlng Ordmance .j.' R SRR S

e v The proposed condltlons are staff recommendatlons and do not reﬂect the posrtlon o o
R _of the Planmng Commlsslon unless and until adopted by that Commlssmn IR



APPENDIX 5

County of Fairfax, Virginia —
MEMORANDUM

DATE: September 13, 2007

TO: Regina Coyle, Director
Zoning Evaluation Division, DPZ

FROM: Pamela G. Nee, Chief # 3T
Environment and Development Review Branch, DPZ

SUBJECT: Comprehensive Plan Land Use Analysis: RZ/CDP/FDP 2007-PR-001
PCA 2002-PR-025
DSF/Long Metro 11, LLC and
DSF/Long Metro IT1, LI.C

The memorandum, prepared by Jennifer Bonnette, includes citations from the Comprehensive
Plan that provide guidance for the evaluation of the subject Rezoning (RZ), Conceptual
Development Plan (CDP), Final Development Plan (FDP) 2007-PR-001, and Proffer Condition
Amendment (PCA) 2002-PR-025 dated October, 2006 as revised through August 10, 2007 and
the most recent proffers dated August 10, 2007. The extent to which the application conforms
to the applicable guidance contained in the Comprehensive Plan is noted.

DESCRIPTION OF THE APPLICATION

The applicant, DSF/Long Metro, has consolidated several parcels totaling 14.59 acres and has
requested a rezoning from the PRM, I-4 and I-5 districts to the PRM district in order to develop
a transit-oriented mixed use project, the Halstead Mixed Use Development, consisting of
residential, retail, a public library and an option for a hotel in an area currently comprised of
newly constructed mixed use development and industrial uses. The project is divided into two
phases: Phase A was rezoned to the PRM disirict in 2002 and is fully developed and Phase B is
the proposed development. Phase A is located on 6.11 acres and consists of 448,458 square
feet of four story + multifamily residential use with 436 dwelling units and 4,500 square feet of
ground level non-residential use. A PCA is requested to incorporate the remaining 145,883
square feet of unused planned density in Phase A into the proposed Phase B development.

Phase B is located on 8.49 acres and consists of four buildings organized around a central
street running between Gallows Road and Merrilee Drive. Two options are proposed in Phase
B: Option 1 includes multi-family residential, ground level community-serving retail, and
public spaces and Option 2 includes a hotel along with the uses in Option 1.

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, Director
RZ/CDP/FDP 2007-PR-001/PCA 2002-PR-025
Page 2

Option 1

Option 1, totaling 1,078,804 square feet (including Affordable Dwelling Units (ADUs) and
bonus units), including a maximum of 977,081 square feet of residential use and between 50,000
and 101,723 square feet of community-serving secondary/retail uses, and comprising 840 to
1,150 dwelling units is proposed to consist of the following:

s Building 1 —an 80 to 115 foot tall multi-family residential structure including a
maximum of 11 stories above grade development, and a minimum of two levels of below
grade structured parking with ground level community-serving retail uses. The northern
portion of the building wing adjacent to Merrilece Drive will be one floor lower than the
southern portion of this wing. In addition, the maximum height of the retail wing in the
southwestern comner of Building 1 will be 20 feet.

e Buildings 2 and 4- 70 to 95 foot tall multi-family residential structures including a
maximum of 8 stories above grade development and a minimum of two levels of below
grade structured parking with ground level community-serving retail uses.

¢ Building 3 — a maximum 165 foot tall multi-family residential structure including a
maximum of 16 stories above grade development and a minimum of three levels of below
grade structured parking with ground level community-serving retail uses. The building
will be designed to step down from east to west, with a maximum height of the lower
western section of 115 feet.

The combined maximum gross floor area of Phases A and B under Option 1 1s 1,531,762 square
feet with a 2.41 floor area ratio (FAR). Option 1 is proposed at the maximum intensity
recommended by the Comprehensive Plan.

Option 2

Option 2, totaling 1,063,626 square feet, including a maximum of 872,626 square feet of
residential use and between 50,000 to 91,000 square feet of community-serving secondary/retail
uses, and comprising 840 to 1,000 dwelling units will have the same uses as Option 1 with the
exception of Building 3 which consists of multi-family residential, a maximum 150 room hotel
with a maximum of 100,000 square feet and a full service restaurant and meeting space. The
combined maximum gross floor area of Phases A and B under Option 2 is 1,516,584 square feet
with a 2.39 FAR.

Under both options, up to 50,000 square feet of cellar space may be constructed for residential
amenities, a public library and other uses not to include residential dwelling units. The minimum
and maximum number of dwelling units stated above include all ADUs and workforce housing
units.

A large and small plaza are proposed. Access to the site is provided from Gallows Road and
Merrilee Drive. Private Street will intersect the development and the two plaza areas. Both
Private Street and Southern Service Aisle, located adjacent to the site’s southern boundary, will
connect Gallows Road and Merrilee Drive.
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LOCATION AND CHARACTER OF THE AREA

The subject property is located approximately one-quarter mile from the Dunn Loring Metro
Station. The site is in one of the two core areas of the Merrifield Suburban Center. The core
areas are envisioned to be more pedestrian-oriented and urban in character as they redevelop,
with the transit station area serving as a focal point. This site is located generally south of
Prosperity Avenue in between Gallows Road and Merrilee Drive. To the north is a high-rise
multi-family housing development, Wilton House, a hotel, the approved but undeveloped Dunn
Loring Metro mixed use transit-oriented development and the Dunn Loring-Merrifield Metro
Station, all zoned PRM and PDC and planned for mixed use and as a public facility. To the east
across Gallows Road are garden apartments, Merrifield Village Apartments, zoned R-20 and
planned at 16-20 dwelling units per acre. To the south and west are industrial uses, zoned I-5
and planned for mixed use.

COMPREHENSIVE PLAN CITATIONS:

In the Fairfax County Comprehensive Plan, 2007 Edition, Area I, The Merrifield Suburban
Center, Land Unit Recommendations, Land Unit C, Sub-Units C-1, C-2 and C-3, as amended
through July 21, 2003, pages 60 - 66, the Plan states:

“LAND UNIT C

Land Unit C is comprised of approximately 106 acres and is bounded by Gallows Road on the
cast, Route 29 and Hilltop Road on the south, Prosperity Avenue on the north, and Land Unit D
on the west. Existing development is generally retail and industrial uses along Route 29 and
Gallows Road and industrial and office uses in the remainder.

The northern portion of Land Unit C is located within close proximity to the Dunn Loring-
Merrifield Transit Station and is envisioned to change to a mix of uses including office, hotel,
and residential uses. The highest intensity is envisioned to develop on the northern portion,
closest to the Metro station, with intensity decreasing toward the southern portion of the land
unit,

The major circulation improvements for this land unit include the extension of Merrilee Drive to
Prosperity Avenue, and the realignment of Merrilee Drive with Eskridge Road. Both of these
improvements are needed to facilitate Merrilee Drive as the “Main Street” for the Merrifield
Suburban Center, which will link the Metro station to the planned Merrifield “Town Center.”
The other major circulation improvement within this land unit is the East-West Connector Road
that extends Merrifield Avenue to the east, generally aligning with Providence Forest Drive, and
to the west intersecting with Prosperity Avenue. See the Transportation Map, Figure 18, located
in the Transportation Section of the Area-Wide Recommendations. The major arterial
improvements are the widening of Route 29 and Gallows Road, and the planned improvements
at the intersection of the two roads.
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Guidance for evaluating development proposals is provided in the Area-Wide Recommendations
under L{:md Use, Urban Design, Transportation, and Public Facilities/Infrastructure sections, as
well as in the following specific sub-unit recommendations.

Sub-Unit C1:

Sub-Unit C1 is located adjacent to Prosperity Avenue immediately across from the Dunn Loring-
Merrifield Transit Station and is planned for office use with retail and service uses up to 1.4
FAR. Any development proposals must address all applicable Area-Wide recommendations as
well as the following.

» Consolidations of at least four contiguous acres are encouraged. When a consolidation is less
than 4 acres, but more than two acres, development should provide for vehicular and
pedestrian access with abutting properties. As an alternative, coordinated development plans
with a combined land area of at least 2 acres may be appropriate if the consolidation
objectives are met. In any instance, it must be demonstrated that any unconsolidated parcels
are able to develop in conformance with the Plan as described under the Land Use Guidelines
in the Area-Wide Land Use section.

» Provide for or contribute to the extension of Merrilee Drive to Prosperity Avenue, and/or
provide other secondary vehicular access that improves circulation within this and adjacent
sub-units, as well as inter-parcel access. See the Transportation Section of the Area-Wide
Recommendations for the Merrilee Drive extension alignment.

¢ Development should be designed to include pedestrian open space amenities, which should
include public plazas or greens. Two key locations for the green space amenities are along
the Merrilee Drive extension and at the comer of Prosperity Avenue and Gallows Road. The
open space amenities along the Merrilee Drive extension should be a focal point for the
northern portion of this land unit. The open space amenity at Prosperity Avenue and Gallows
Road should be designed as a gateway feature for this northern entrance to the Merrifield
Suburban Center.

* Development should provide for or contribute to an internal Merrifield transit system (i. .,
shuttle service, bus service, etc.)

¢ TDM programs should be provided that facilitates a non-SOV mode split of at least 25%.
* Development should be designed with parking structures behind and/or under buildings.

* Retail and service uses should be provided and located primarily on the ground level of
office buildings to serve both the needs of the tenants as well as the surrounding areas.

Option: As an alternative to the office use option, mixed-use and/or residential use may be
appropriate up to 2.25 FAR, provided that development proposals meet the Arca-Wide
Recommendations for alternative uses (sec the Area-Wide Recommendations, Land Use
Guidelines). Any development proposals under this option must meet the guidance provided
above, all applicable Area-Wide guidelines, as well as provide for the following.

¢ The alternative uses appropriate in this sub-unit are limited to residential, hotel, major

entertainment, institutional, and retail and service uses. Only the portion of retail and service
uses that exceed 5% of the development’s total square footage are considered alternative uses
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* If a hotel is proposed as part of a mixed-use development, the hotel should provide for
community-serving amenities such as meeting spaces and a full-service restaurant.

o If residential development is proposed, affordable dwelling units should be provided on-
site or as indicated under the Land Use Guidelines in the Area-Wide Land Use section.

* Any proposed residential development should create a viable living environment by
providing recreation and other amenities for the residents as indicated under the Area-Wide
Recommendations, Land Use Section. In addition, contributions should be made for the
purchase of public parkland within Land Unit C or to provide improvements to nearby
parks. As an alternative, open space amenities could be incorporated into the development,
such as the provision of an urban park that could be privately owned, provided it is
accesstble for public use.

» If major entertainment uses are provided these uses and retail and service uses should not
exceed 30% of the development’s total square footage.

Height Limit: The maximum building height is 135 feet when development is not integrated
with structured parking. In order to encourage structured parking to be located under
buildings, a height bonus of up to 30 feet (or a maximum height of 165 feet) is appropriate
when at least 3 levels of structured parking are provided under the building, either at or below
grade. Building heights should vary within the Sub-Unit. The building height bonus should be
contingent on increasing the amount of open space amenities. Sce the Building Heights Map,
Figure 16, and the Building Height Guidelines under the Area-Wide Urban Design section.

Sub-Unit C2:

Sub-Unit C2 is located adjacent to Gallows Road and north of where Providence Forest Road
is planned to cross Gallows Road. This sub-unit is planned and developed with a mix of retail,
industrial, and warehouse uses at current intensities. Any modification, expansion, and/or
reuse of the existing buildings should be consistent with guidelines for Existing Uses and
Buildings under the Area-Wide Land Use section.

Option 1: As an option, development within this sub-unit to office with retail and service uses
up to 1.1 FAR may be appropriate. In addition, Parcel 49-2((1))18 may develop under the
intensity planned for Sub-Unit C1, provided this parcel is consolidated with property in Sub-
Unit C1, and is an integral part of development in Sub-Unit C1, as well as improving the area’s
circulation and access. Any development proposal under this option must address all
applicable Area-Wide recommendations as well as the following guidelines:

» Consolidations of at least four contiguous acres are encouraged. When a consolidation is
less than 4 acres, but more than two acres, development should provide for vehicular and
pedestrian access with abutting properties. As an alternative, coordinated development
plans with a combined land area of at lcast 2 acres may be appropriate if the consolidation
objectives are met. In any instance, it must be demonstrated that any unconsolidated
parcels are able to develop in conformance with the Plan as described under the Land Use
Guidelines in the Area-Wide Land Use section.

» Consolidation in the southern portion of this sub-unit should provide the Merrifield Avenue
extension to Gallows Road which aligns with Providence Forest Drive (see Arca-wide
Transportation section for alignment). Consolidation in the northern portion of this sub-
unit should provide circulation improvements that connect Merrilee Drive and Gallows
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Road, or other vehicular improvements that increase circulation within this and adjacent
sub-units.

Minimize access to Gallows Road through the provision of inter-parcel access (both
vehicular and pedestrian). Inter-parcel access may include the provision of a private street
with a public access easement.

Development should provide for or contribute to an internal Merrifield transit system (i. e.,
shuttle service, etc.)

TDM programs should be provided that factlitates a non-SOV mode split of at least 20%.

Development should be designed with parking structures behind and/or under buildings.

Development should be designed to include open space amenities as described under the
Pedestrian and Open Space System Guidelines in the Urban Design section.

Retail and service uses should be provided and should be designed as an integral part of the
development. These retail and service uses should serve the needs of the building tenants,
as well as the surrounding area.

Option 2: As an alternative to the office option, mixed-uses and/or residential with retail and
service uses may be appropriate up to 1.8 FAR, provided that development proposals meet the
Area-Wide Recommendations for alternative uses (see the Area-Wide Recommendations,
Land Use Guidelines). In addition, Parcel 49-2((1))18 may develop under the intensity
planned for Sub-Unit C1, provided this parcel is consolidated with property in Sub-Unit C1,
and 1s an integral part of development in Sub-Unit C1, as well as improving the area’s
circulation and access. Any development proposal under this option must meet the previous
option’s guidance, all applicable Area-Wide guidelines, as well as provide for the following:

The alternative uses appropriate in this sub-unit are limited to residential, institutional, and
retail and service uses. Only the portion of retail and service uses that exceed 5% of the
development’s total square footage are considered alternative uses as described under the
Alternative Use Guidelines. Retail and service uses should be designed to be an integral
part of the development.

If residential development is proposed, affordable dwelling units should be provided on-
site or as indicated under the Land Use Guidelines in the Area-Wide Land Use Section.

Any proposed residential development should create a viable living environment by
providing recreation and other amenities for the residents as indicated under the Area-Wide
Recommendations, Land Use Section. In addition, contributions should be made for the
purchase of public parkland within Land Unit C or to provide improvements to nearby
parks. As an alternative, open space amenities could be incorporated into the development,
such as the provision of an urban park that could be privately owned, provided 1t is
accessible for public use.

Height Limit: Maximum building height is 115 feet when development is not integrated with
structured parking. In order to encourage structured parking to be located under buildings, a
height bonus of up to 20 feet (for a maximum height of 135 feet) is appropriate when at least 2
levels of structured parking are provided under the building, either at or below grade. The
building height bonus should be contingent on increasing the amount of open space amenities.
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See the Building Heights Map, Figure 16, and the Building Height Guidelines under the Area-
Wide Urban Design section.

Sub-Unit C3:

Sub-Unit C3 is located south of Sub-Unit C1 and west of Sub-Unit C2, and is planned and
developed with a mix of industrial and warchouse uses at current intensities. Any
modification, expansion, and/or reuse of the existing buildings should be consistent with
guidelines for Existing Uses and Buildings under the Area-Wide Land Use section.

Option 1: As an option, redevelopment within this sub-unit to office use with support retail and
service uses up to 1.1 FAR may be appropriate. Any development proposals under this option
should address all applicable Area-Wide recommendations as well as the following guidelines.

¢ Consolidations of at least four contiguous acres are encouraged. When a consolidation is
less than 4 acres, but more than two acres, development should provide for vehicular and
pedestrian access with abutting properties. As an alternative, coordinated development
plans with a combined land area of at least 2 acres may be appropriate if the consolidation
objectives are met. In any instance, it must be demonstrated that any unconsolidated
parcels are able to develop in conformance with the Plan as described under the Land Use
Guidelines in the Area-Wide Land Use section.

¢ Development within this sub-unit should provide the Merrifield Avenue extension to
Gallows Road which aligns with Providence Forest Drive (see Area-wide Transportation
section for alignment) and should provide for other secondary vehicular access that
improves circulation within this and adjacent sub-units, as well as inter-parcel access.

® Development should be designed to include pedestrian open space amenities, which should
include public plazas or greens.

* Development should provide for or contribute to an internal Merrifield transit system (i. e.,
shuttle service, bus service, etc.)

¢ TDM programs should be provided that facilitates a non-SOV mode split of at least 20%.

¢ Development should be designed with parking structures behind and/or under buildings.

* Support retail and service uses should be provided and usually located on the ground level
of office buildings to serve both the needs of the tenants as well as the immediate
surrounding ared.

Option 2: As an alternative to the office use option, mixed-uses and/or residential use may be
appropriate up to 1.8 FAR, provided that development proposals meet the Area-Wide
Recommendations for alternative uses (see the Area-Wide Recommendations, Land Use
Guidelines). Any development proposals under this option must meet the guidance provided
above, all applicable Area-Wide guidelines, as well as provide for the following.

¢ The alternative uses appropriate in this sub-unit are limited to residential, hotel,

institutional, and support retail and service uses. Only the portions of support retail and
service uses that exceed 3% of the development’s total square footage are considered
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alternative uses as described under the Altemnative Use Guidelines. Support retail and
service uses may include employee amenities such as health clubs, day care, and food
services, all of which should be integrated into office, hotel, and/or residential buildings.

* If residential development is proposed, affordable dwelling units should be provided on-
site or as indicated under the Land Use Guidelines in the Area-Wide Land Use section.

¢ Any proposed residential development should create a viable Itiving environment by
providing recreation and other amenitics for the residents as indicated under the Area-Wide
Recommendations, Land Use Section. In addition, contributions should be made for the
purchase of public parkland within Land Unit C or to provide improvements to nearby
parks. As an alternative, open space amenities could be incorporated into the development,
such as the provision of an urban park that could be privately owned, provided it is
accessible for public use.

Height Limit: The maximum building height is 115 feet when development is not integrated
with structured parking, In order to encourage structured parking to be located under
buildings, a height bonus of up to 20 feet (or a maximum height of 135 feet) is appropriate
when at least 2 levels of structured parking are provided under the building, either at or below
grade. The building height bonus should be contingent on increasing the amount of open space
amenities. Sce the Building Heights Map, Figure 16, and the Building Height Guidelines
under the Area-Wide Urban Design section.”

COMPREHENSIVE PLAN MAP: Mixed Use

ANALYSIS

The subject property is a consolidation of several parcels that encompass parts of Sub-Units
- C1, C2 and C3 in the Comprehensive Plan’s Merrifield Suburban Center. The applicant seeks
the maximum intensity permitted under the three sub-unit options,

* The option for Sub-Unit C1, which is located nearest the Dunn Loring-Merrifield
Metro Station, recommends mixed use and/or residential use at up to a 2.25 floor area
ratio (FAR). Proposed hotel use must include community-serving amenities such as
meeting spaces and a full-service restaurant. Entertainment, retail and service uses
should not exceed 30 percent of the development.

* Under Option 2 for Sub-Unit C2, this area may be redeveloped as mixed-uses uptoa
1.8 FAR. In addition, Parcel 18, included as part of the subject application, may
develop under the intensity planned for Sub-Unit C1, provided that this parcel is
consolidated with property in Sub-Unit C1 and is an integral part of development in
Sub-Unit C1, as well as improving the area’s circulation and access, Parcel
consolidation of at least four contiguous acres is encouraged. Redevelopment should
connect Merrilee Drive and Gallows Road or provide other vehicular circulation
improvements that increase circulation within this sub-unit and adjacent sub-units.
Access to Gallows Road should be minimized through the provision of inter-parcel
access. In addition, the Plan recommends contributions to a Merrifield shuttle service
and a TDM program with a minimum non-SOV mode split of 20 percent. Retail and
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service uses and parking structures should be an integral part of the development.
Retail should serve the development and the surrounding area.

¢ The recommendations for Option 2 of Sub-Unit C3 are similar to those for Sub-Unit
C2. The Plan calls for mixed-uses and/or residential use at up to a 1.8 FAR.

All three options recommend the provision of affordable dwelling units (ADUs) and residential
amenities on-site; and contributions made for the purchase of public parkland near Land Unit C
or to provide improvements to a nearby park; or as an alternative, open space amenities could
be incorporated into the development.

In order to facilitate the Comprehensive Plan land use analysis, in some cases an extract or
paraphrase of the multiple planning elements is provided below for brief discussion.

Issue: Mix of Uses/Intensity of Development. The proposed mix of residential, retail, public
library and optional hotel uses, to be located on several contiguous parcels totaling 14.59 acres,
meets the Comprehensive Plan guidelines. In Phase B, Option 1 of the project, a 90.5/9.4
percent mix of residential/retail uses is proposed. Under Option 2, 82 percent residential, 9.4
percent hotel, and 8.5 retail uses are proposed.

The Plan envisions a decrease in intensity of planned mixed use development as development
moves farther away from the Dunn Loring-Merrifield Metro Station which corresponds with
the Policy Plan language regarding transit-oriented development. This concept is also reflected
in the Plan’s Height Map, which shows a steady decrease in recommended maximum building
heights the farther development is from the metro station. The applicant has met the Plan
guidance by proposing higher intensities and heights closer to the metro station and lower
intensities and heights farther away. Option 1 is proposed to be developed at the maximum
intensity recommended by the Comprehensive Plan; Option 2 is slightly less than the
maximum recommended intensity. The proposed development intensity is distributed
throughout Phase B in a manner generally consistent with the FAR recommendations by sub-
unit. Additionally, the applicant proposes to develop Parcel 18, which includes most of
Building 3’s footprint, under the higher intensity planned for Sub-Unit C1. In order to develop
this parcel at a higher intensity, the Plan recommends that it should be consolidated with
property in Sub-Unit C1 and be an integral part of Sub-Unit C1°s development, in addition to
improving the area’s circulation and access. Building 1 of Phase B and all of Phase A are
located in Sub-Unit C1, however the parcels directly to the north of Parcel 18, which are also
in Sub-Unit C1, are not part of this application. Given previous redevelopment to the north, it
is impossible for Parcel 18 to fully consolidate with Sub-Unit C1. However, Parcel 18 is fully
incorporated into the proposed development, and serves to improve access to and circulation
throughout the site by permitting a cross street connecting Merrilee Drive and Gallows Road
with mixed use structures lining both sides of this street with a common streetscape. In
addition, Parcel 18 will be linked to Sub-Unit C1 through a drive aisle located in between
Buildings 1 and 3 which will provide access to the structured parking for both buildings.

Staff feels that this issue has been adequately addressed.
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Issue: Density The applicant has included the newly built Halstead residential development
located across Prosperity Avenue from the Dunn Loring-Merrifield Metro Station, otherwise
known as Phase A, within this application in order to incorporate 145,883 square feet of
unused planned density into the proposed Phase B development. Staff feels that in order to
transfer planned density from Phase A to Phase B, the applicant needs to demonstrate that the
two phases are linked. The applicant has done so by proposing a shared access aisle from
Merrilee Drive to the parking for both phases and by designing the Phase B streetscape on
Merrilee Drive with similar dimensions and features as Phase A.

Staft feels that this issue has been adequately addressed.

Issue: Building Height For Sub-Unit C1, the Plan states that “the maximum building height
is 135 feet when development is not integrated with structured parking. In order to encourage
structured parking to be located under buildings, a height bonus of up to 30 feet (ora
maximum height of 165 feet) is appropriate when at least 3 levels of structured parking are
provided under the building, either at or below grade. Building heights should vary within the
Sub-Unit. The building height bonus should be contingent on increasing the amount of open
space amenities.” The applicant is only seeking a height bonus for Building 3, which is
proposed to be a maximum of 165 feet on the eastern section of the building adjacent to
Gallows Road. Building 3 is located within Sub-Unit C2, but subject to specific Plan text,
may be developed at the higher intensity planned for Sub-Unit C1 and seck the 30 foot height
bonus. The applicant has proffered to limit the maximum height for the western section of
Building 3 to 115 feet in order to minimize the building’s impact on the 15 story multi-family
residential building located immediately to the north of this section of the building. The
development provides for a variety of heights ranging from 70 to 165 feet, with lower
maximum building heights proposed for the two southernmost buildings. This height variation
corresponds to the Plan recommendation for a reduction in height and intensity the farther
development 1s from the metro station. In addition, the applicant has proposed two public plaza
areas centrally located within the Phase B development which will consist of landscaping,
hardscape areas and passive recreational amenities surrounded by ground level retail,

and private courtyards located on top of the four buildings with passive and active recreational
amenities. These courtyards will also include landscaped areas using green roof techologies."

Staff feels that this issue has been adequately addressed.

Issue: Architectural and Site Design The Plan recommends that Merrilee Drive serve as the
Main Street for the Merrifield Suburban Center, which will link the Dunn Loring-Merrifield
Metro Station with the planned Merrifield Town Center to the south of Lee Highway. The
majority of the proposed ground level retail space is oriented toward Private Street and not
Merrilee Drive, in part due to the location and dimensions of the parcels proposed to be
consolidated with this development. Phase B does not include parcels located to the west of
Merrilee Drive developed with industrial uses and is of a dimension that lends itself to a design
with a more inward focus. However, this application will serve to further the redevelopment of
an industrial area and will establish the beginnings of an urban street grid in Land Unit C, as
envisioned by the Comprehensive Plan. The applicant has proposed to maximize the amount

0:\2007_Development Review Reports\Rezonings\RZ-FDP_2007-PR-001_DSF Long Metro lu.doc




Regina Coyle, Director
RZ/CDP/FDP 2007-PR-001/PCA 2002-PR-025
Page 12

of ground floor activity areas on Merrilee Drive by including a lobby and main entrance
fronting on Merrilee Drive in both Buildings 1 and 2, and proffering to encourage retail and
other tenants/uses to occupy this street frontage with the intent of creating a lively building
fagade and pedestrian-oriented streetscape. Parking garage entrances, previously proposed to
be located along the Merrilee Drive streetscape have been relocated to the rear facades of the
buildings. Design elements along Merrilee Drive, Private Street and Gallows Road may
include transparent exterior storefront facades and entries, landscaping, benches, canopies and
awnings, brick pavers and other techniques. The lobby and main entrance locations identified
on the CDP/FDP, particularly those facing Merrilee Drive and Gallows Road, should remain in
order to encourage an active street presence on both of these streets. Moreover, the applicant
has proffered to incorporate materials such as glazed windows and doors in all Merrilee Drive
and Private Street ground floor retail areas to permit pedestrians to visibly see into tenant
space. The major plaza proposed on Private Street will be located near the intersection with
Merrilee Drive, with the intent to draw people into the project.

To address traffic concerns and pedestrian circulation, the applicant has proposed to install a
traffic signal at the intersection of Southern Service Aisle with Gallows Road and a pedestrian
crosswalk across Gallows Road, subject to approval by the Virginia Department of
Transportation (VDOT).  As a result, along with providing access to loading, trash and
parking areas for Buildings 2 and 4, the Southern Service Aisle will provide a primary route
for vehicles to enter and exit the property from Gallows Road. A pedestrian crosswalk at this
intersection will also increase pedestrian traffic on the Southern Service Aisle. To minimize
this traffic, it is important that the Gallows Road streetscape be designed to encourage
pedestrian activity. Additionally, the applicant has proffered to incorporate architectural
design features into the rear facades of Buildings 2 and 4 that face the Southern Service Aisle
to improve the pedestrian and vehicular experience. The design features will include glazed
storefront windows wrapping the corners of the buildings at Gallows Road and Merrilee Drive,
metal grilles over mechanical areas and garage exhausts, metal grilles on portions of the open
garage, doors to screen loading and trash areas, decorative lighting, and wall art and similar
features. The applicant has redesigned Building 2 and 4°s rear facades and the side facades
facing the north-south aisle from previous submissions to minimize parking garage entrances
and loading areas along the street frontage. This redesign of the side facades will become
more important as the properties to the south of this site redevelop and it is anticipated that the
north-south aisle will provide access to these properties.

Staff feels that this issue has been adequately addressed.

Issue: Plazas and Public/Private Amenities “Development should be designed to include
pedestrian open space amenities, which should include public plazas or greens. Two key
locations for the green space amenities are along the Merrilee Drive extension and at the corner
of Prosperity Avenue and Gallows Road. The open space amenities along the Merrilee Drive
extension should be a focal point for the northern portion of this land unit.”

Two public plazas are proposed. The larger plaza, to be located between Buildings 1 and 2 and
intersected by Private Street, will include landscaping, hardscaping, benches, seating areas and
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similar passive recreational amenities with bicycle racks located near the plaza. This plaza will
also include a focal point, such as a fountain or public art. The applicant has angled Private
Street, so that the street will bisect the plaza area off-center and create different sized spaces
which can serve different uses. This plaza will also be located near the intersection of Private
Street with Merrilee Drive, which will allow it to serve as a focal point along Merrilee Drive.
The smaller plaza with be located between Buildings 3 and 4 and will also be intersected by
Private Street. The CDP/FDP depicts bollards along the edges of Private Street within the two
plaza areas. The applicant has previously indicated to staff that these street edges will be
without curbs in order to facilitate a more pedestrian-friendly plaza design, however, neither
the development plan nor proffers indicate that the plazas will be designed this way. The
applicant should provide a description of this design element.

Residential amenities will be provided in one or more of the four proposed buildings. Exterior
courtyard areas to be located on the top deck of the parking structures or rooftops of the four
buildings will include informal seating areas, landscaping, hardscape areas, and passive
recreation areas with two or three swimming pools. Other amenities include storage facilitics,
clubroom, a media/entertainment center, a fitness center at a minimum 1,200 square feet, one
or more sports courts, and a business center, at a minimum of 100 square feet.

A satellite library branch at up to 16,000 square feet is proposed. The Plan encourages the
provision of community-serving institutional uses such as a library to serve the Merrifield
Suburban Center. The library will be located on the ground floor and cellar space within one
of the four proposed buildings to be determined by the applicant in coordination with the
Fairfax County Public Library and will be leased to Fairfax County, of which 2,000 square feet
will be leased to the County rent free. The applicant has proffered to contribute to additional
public amenities in the form of a $450,000 contribution for parks and/or athletic facilities and
fields in the vicinity of the proposed development and a contribution of $35,000 for the
development of parks in the Merrifield area.

This issue remains outstanding.

Issue: Landscaping and Streetscaping. “Attractive strectscape includes a well-designed road
edge with street furniture and other features and provides improved identity, visual continuity
and user safety. The streetscape concept [for the Merrifield Town Center] provides a
streetscape hierarchy with four types of streetscape designs: Boulevard, Ring Road, Main
Street and Cross Street. These streetscapes should create a unifying theme along each of the
roads to visually and physically link Merrifield. This unifying theme consists of guidance for
street tree location, spacing, and size.”

The application property includes three of the four streetscape concepts planned for the
Mernifield Suburban Center to assist in its transformation from an industrial area to a mixed
use area with pedestrian-friendly features. The CDP/FDP includes landscape and streetscape
plans and detailed plans for the main plaza and other features along with proffer considerations
for landscaping and streetscaping. In general, all the streets within the project meet the Plan’s
_intent for an urban streetscape to serve the functions of the different types of streets. The
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streetscapes have been designed to provide visual continuity and user safety. The streetscape
on Private Street incorporates the two plaza areas and will be mostly lined with retail and have
lobbies for upper floor uses (residential and hotel). The streetscapes for Merrilee Drive and
Gallows Road will function in a similar fashion. The Southern Service Aisle will be designed
with a minimum five foot wide sidewalk and a landscaped area along the rear facades of
Buildings 2 and 4, which will provide safe pedestrian access to the project, but at the same
time, does not encourage pedestrian usage. Landscaping is incorporated into the streetscapes
throughout the project as well as in the proposed plaza areas. Additionally, the applicant has
proffered to place the existing overhead utilities along the Gallows Road frontage
underground.

Staff feels that this issue has been adequately addressed.

Issue: Lighting and Signage. “Good signage also contributes to good pedestrian-oriented
design. For example, signage within a development should be coordinated in terms of scale,
design, color, materials, and placement in order to create a unified identity for the area.
Signage should also be designed appropriately for its location and purpose, without sacrificing
legibility...Street lighting that maintains the overall character and quality of the area should be
provided, while providing adequate lighting levels that ensure public safety without creating
glare or light spillage into neighboring low-density residential areas.”

To minimize nighttime light pollution and glare, the current proffers indicates that outdoor
lighting will comply with the Zoning Ordinance, Building mounted security lighting will
utilize full cut-off fixtures with shielding such that the lamp surface is not directly visible.

In addition, the applicant will provide a coordinated signage system, including wayfinding
signs and potential retail awning signage for all residential and non-residential uses to establish
a uniform theme throughout the Phase B property. The applicant is encouraged to coordinate
the Phase B signage with that already existing in Phase A, in order to create a more cohesive
development. Proffers state that this is optional.

Issue: Affordable and Workforce Housing The Comprehensive Plan guidance for the
Merrifield Suburban Center states that “for those areas planned for mixed-use with residential
units, such as the town center and the transit station area, ADU and bonus units should be
provided for the residential component as a condition for attaining the high end of the area’s
mixed-use potential. The amount of ADU and bonus units should utilize the ADU Ordinance
formula.” The applicant is secking the maximum planned development potential for the site.
The proffers indicate that the applicant will provide five percent of the total number of
dwelling units in the entire development (both Phases A and B) as affordable dwelling units
(ADUs) and seven percent of the units proposed in Phase B as workforce housing units. One-
third of the workforce units will be provided each to residents at 80, 90 and 100 percent of the
area median income. The units will have a minimum size of 450 square feet provided as
efficiency and one bedroom units.

Staff feels that this issue has been adequately addressed.
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Issue: Parking “Development should be designed with parking structures behind and/or
under buildings.” Most of the parking spaces in the proposed development will be provided as
structured or surface parking spaces located either under, within or wrapped by the four
buildings to serve the proposed uses. Garage screening will be provided for the lower levels of
the rear facades on Buildings 2 and 4 which include parking garage areas. On-street parking is
proposed along both sides of Private Street and the east side of Merrilee Drive. Additional
drop off areas arc needed. Only one area is shown in front of Building 3. These additional
areas can be easily accommodated in front of the other three residential buildings on Merrilee
Drive and Private Street by utilizing areas proposed as parallel parking spaces. Additionally,
the proffers anticipate the future evaluation and pursuance of a shared parking agreement
and/or parking reduction given the subject property’s proximity to the Dunn Loring-Merrifield
Metro Station, future provision of shuttle service, character of the proposed development as a
mixed use development near transit, and the intended effects of the Transportation Demand
Management (TDM) Plan.

Staff feels that this issuc has been adequately addressed.

Issue: Transportation and Pedestrian Circulation “Provide...secondary vehicular access
that improves circulation within this and adjacent sub-units, as well as inter-parcel access.”

“Development should provide for or contribute to an internal Merrifield transit system (1. e.,
shuttle service, bus service, etc.)... TDM programs should be provided that facilitates a non-
SOV mode split of at least 20 [to 25%].”

“Mitigating Transportation Impacts of Development — All development proposals should
provide adequate access, turn lanes, interparcel access and other measures needed that mitigate
the traffic impacts of the proposed level of development. If the application cannot demonstrate
that the impacts of the proposed development can be mitigated on the surrounding road system,
development potential should be reduced to a level at which impacts can be mitigated within
the current capacities of the surrounding road system or development should be phased to
occur with capacity increases resulting from planned road improvements. If phased,
development should be phased with appropriate transportation improvements, so that a
balanced roadway network will occur in the long-term, with new development not
exacerbating overall existing conditions in the short term. A phasing program may include on-
site and off-site improvements, intersection, signalization and parking improvements as
identified in the specific land unit guidance.”

The applicant has proposed a number of vehicular and pedestrian improvements to address
Plan recommendations.

o A traffic signal is proposed at the intersection of Gallows Road and Southern Service
Aisle, subject the approval by the Virginia Department of Transportation (VDOT),
which will also facilitate the establishment of a pedestrian crosswalk to the east side of
Gallows Road. This crosswalk would provide a much needed pedestrian connection to
the existing multi-family residential uses to the east of Gallows Road. The signal at
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this location would also facilitate better vehicular circulation to the surrounding area. If
VDOT does not approve this signal, pedestrian access to the proposed development

will be greatly hampered and vehicles entering and exiting the site from Gallows Road
would be restricted to right turns only.

e To assist in the future expansion of the street grid that will be created with this
proposed development, the applicant has proffered to provide a public interparcel
access easement to permit the future connection of the north-south drive aisle located
between Buildings 1 and 3 and Buildings 2 and 4. In addition, the applicant has
proffered to provide access to the Southern Service Aisle for parcels located to the
south of the proposed development, so that they may redevelop in accordance with the
current Comprehensive Plan.

o If a Merrifield Shuttle is established by others in the future, the applicant has proffered
to participate in its ongoing funding if appropriate service to the subject property, the
Dunn Loring-Merrifield Metro Station, and if constructed, the Merrifield Town Center
is provided and the applicant’s financial contributions are proportional to the usage by
the project’s future residents/tenants/visitors and to the contributions of other shuttle
users. The applicant has labeled a possible location for a shuttle stop on the CDP/FDP
at the intersection of Merrilee Drive and Private Street.

o The TDM goals will be phased in accordance with the issuance of residential use
permits. At build out, the applicant has proffered to reduce the number of weekday
peak hour vehicular trips generated by residential uses located on the Phase B property
by 40 percent through the use of mass transit, ridesharing and other strategies included
in the proposed development’s TDM Strategic Plan. This goal exceeds the Plan
recommendation.

¢ A Pedestrian Pathway Plan is provided as part of the CDP/FDP, which depicts
circulation on site as well as to the Dunn Loring-Merrifield Metro Station to the north
of the site and to the residential uses across Gallows Road. Crosswalks are proposed at
the intersections of Private Street and Southern Service Aisle with both Gallows Road
and Merrilee Drive and at the intersections of the north-south drive aisle with Private
Street and Southern Service Aisle, which will facilitate safe pedestrian circulation
throughout the site.

e A five foot wide bike lane will be provided along the Phase B property frontage on
Gallows Road.

e The applicant has proffered to provide bicycle racks located throughout the Phase B
property for a minimum of 50 bicycles. The locations of the racks are generally shown
on the CDP/FDP. At least 50 percent of the racks will be located under protective
cover. Given the potential for up to 1,150 dwelling units, significant amount of retail
uses and location near transit, additional bicycle rack are needed.

¢ A bus shelter will be installed and maintained by the applicant to be located on the west
side of Gallows Road to the south of the Phase B property.

The application’s conformance to the Plan recommendations related to transportation will be
determined by staff in the Fairfax County’s Department of Transportation.

PGN:JRB
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ADDITIONAL PLAN CITATIONS

In the Fairfax County Comprehensive Plan, 2007 Edition, Area I, Merrifield Suburban Center,
as amended through July 21, 2003, Area Wide Recommendations, beginning on page 4, the
Plan states:

“Planning Objectives

The following objectives for the Merrifield Suburban Center provide a general framework to
achieve this future vision.

Encourage revitalization and redevelopment of portions of the Merrifield Suburban Center
to create more attractive and functionally efficient commercial and residential areas with
pedestrian-friendly and transit-oriented environments.

Ensure a pattern of land uses that promotes stability in the adjacent residential arcas by
establishing transitional areas to prevent commercial encroachment on these adjacent areas.

Create focal point(s) within the “town center” and the “transit station area” where
development should be more intense and have a more urban form through the use of
appropriate building heights, setbacks, building bulk, and site design.

Encourage mixed-use development that includes pedestrian and auto circulation systems
that integrate the development both internally and externally, resulting 1n transit-oriented
and pedestrian-friendly environments.

Encourage the development of additional housing (including affordable dwelling units) in
the Merrifield Suburban Center so that employees may live near their workplace and transit
services, in order to reduce the number and length of commuter auto trips.

Develop a cohesive roadway system that provides a more extensive grid of streets to serve
the town center, transit station area, and the area between,

Establish a streetscape hierarchy along the roadways that will visually unify the Merrifield
Suburban Center and create a pedestrian-oriented environment.

Develop a cohesive pedestrian circulation system linked to open spaces such as plazas,
courtyards, greenways, and parkland in order to facilitate walking and reduce reliance on
private automobiles.

Develop mass transit options, transportation strategies and planned highway improvements
to mitigate traffic impacts in the Merrifield Suburban Center and in adjacent residential
neighborhoods.

Ensure that many of the community-serving commercial uses are retained and that new
uses are encouraged to develop, such as a grocery store, pharmacy, book store, and a
variety of small retail shops, as well as automotive and home service repair shops.

Encourage the provision of additional community-serving institutional uses, as well as
public uses that will serve the Merrifield Suburban Center and the surrounding
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neighborhoods. These uses may include a library, museum(s), theater, childcare, housing
for the elderly, as well as religious and educational institutions.

¢ Encourage high-quality development in terms of site design, building design and materials,
and open space amenities throughout the Merrificld Suburban Center. A more urban -and
pedestrian-oriented environment should be provided in the transit station area and the town
center, and, a suburban character should be provided throughout the remainder of the
Merrifield Suburban Center. '

¢ The environmentally sensitive areas of the Holmes Run and Long Branch stream valleys
and their tributaries should be retained as permanent open space. In addition, measures
should be taken to ensure that runoff from new development will not deteriorate the
environmental quality of these streams.

The attainment of the above objectives for the Merrifield Suburban Center, as well as the area-
wide and specific land unit recommendations presented in this Plan will encourage a more
urban character in a portion of the Merrifield Suburban Center. As mentioned previously, the
areas encouraged to be more urban in character are the two core areas and the arca connecting
the core areas. Encouraging some areas to become more urban should result in a reduced
dependence on the private automobile for local travel by linking future more urban
development to significantly improved pedestrian and transit facilitics. The area primarily
outside of the core areas, which includes most of the Merrifield Suburban Center, will remain
suburban in character, with its edges providing compatible transitions in intensity and scale to
the nearby residential neighborhoods. However, even in the suburban areas, additional
pedestrian and transit facilities are planned to help improve circulation and access throughout
the entire Merrifield Suburban Center.”

In the Fairfax County Comprehensive Plan, 2007 Edition, Area I, Merrifield Suburban Center,
as amended through July 21, 2003, Area Wide Recommendations, beginning on page 8, the
Plan states:

‘LAND USE PATTERN

The Land Use Concept's pattern of development significantly modifies the planning policy that
has shaped Merrifield over the last three decades. The fundamental new policy direction is to
establish two core areas (i.e., the Transit Station Area and the Town Center) with urban
charactenistics. The areas adjacent to these cores are also envisioned to become more urban in
character. However, the majority of the Merrifield Suburban Center (i.e., the non-core areas)
i1s to remain suburban in character, with the edges of the suburban center providing
well-defined transitional areas to the surrounding single-family neighborhoods. The Plan
further describes the core areas, areas adjacent cores, non-core areas and edge areas, and
llustrates the location of these areas on the Land Use Concept Map (See Figure 2).

Core Areas and Areas Adjacent Cores
The highest development intensities and the most “urban” areas of the Merrifield Suburban

Center will be located within the designated core areas: the “Town Center Area” and the
“Transit Station Area.” Within these areas, mixed-use development is encouraged and may
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include office, residential, retail, hotel, major entertainment uses, as well as institutional,
cultural, recreational, and governmental uses. To encourage a more urban environment, new
buildings should be located close to roadways while allowing for streetscape amenities such as
street trees, sidewalks, plazas, street furniture, and landscaping. ILocating buildings closer to
the roadway means that most off-street parking will be located in structures behind or beneath
buildings. Parking structures should generally be integrated with an associated building in a
manner that maximizes usable open space and the provision of pedestrian linkages. The areas
adjacent core areas will also have the potential to become more urban and pedestrian-oriented
in character, but will have less intense development than the core areas.”

In the Fairfax County Comprehensive Plan, 2007 Edition, Area I, Merrifield Suburban Center,
as amended through July 21, 2003, Area Wide Recommendations, beginning on page 12, the
Plan states:

“Affordable Housing — County policies include promoting the development of multifamily
housing in mixed-use centers in an effort to diversify the County’s housing stock and to
encourage lower cost housing options near employment opportunities. In order to implement
these policies within the Merrifield Suburban Center, development proposals having a
residential component should provide for Affordable Dwelling Units (ADUs). This can occur
preferably through the provision of ADUs within the residential development, or the provision
of units elsewhere within the Merrifield Suburban Center. Only if the provision of ADUs is not
feasible, a contribution to the Fairfax County Housing Trust Fund could be made, as indicated
below...

e For those areas planned for mixed-use with residential units, such as the town center and
the transit statton area, ADU and bonus units should be provided for the residential
component as a condition for attaining the high end of the area’s mixed-use potential. The
amount of ADU and bonus units should utilize the ADU Ordinance formula. Since the
ADU Ordinance formula uses a density range, the applicable density range should be
determined as follows: For an area planned for office use at .8 FAR under Option 1 and up
to 1.2 FAR under Option 2, the intensity range would be considered .8 FAR to 1.2 FAR,
which is equivalent to 35 to 50 dwelling units per acre (assuming approximately 1000
square feet per unit). In this example, the high end would be considered the top 60% of the
range, or intensities above .96 FAR.

The calculation of ADU and bonus units to be provided should be based on the formula in the
ADU ordinance. In cases where ADUs are not provided, development proposals within the
Plan’s density/intensity range are to contribute to the Housing Trust Fund at an amount of 1%
of the development’s residential value. If the proposed development is below the low end of
the Plan’s development potential, then %% of the value for proposals below the high end,
which is consistent with County policy.

Parcel Consolidation — Parcel consolidation should be provided when necessary to achieve
planning objectives for the Merrifield Suburban Center. Parcel consolidation should be logical
and of sufficient size to allow projects to function in a well-designed, efficient manner, and
should not preclude the development of any unconsolidated parcels from developing in
conformance with the Plan. Additional consolidation guidelines may be provided in the
specific Land Unit Recommendation.”
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In the Fairfax County Comprehensive Plan, 2007 Edition, Area I, Merrifield Suburban Center,
as amended through July 21, 2003, Area Wide Recommendations, beginning on page 14, the
Plan states:

“Alternative Land Uses within Mixed-Use Option Areas — In order to provide significant
opportunities to promote “Merrifield as a place to work, shop, live and play”, and to reduce
peak-hour traffic, alternative land uses are recommended in the proposed town center, the
transit station area, and in areas between the two cores, as indicated under the specific sub-unit
recommendations. In these areas, the sub-unit recommendations provide for two development
options, in addition to the base Plan. The first development option usually is for office
development with support retail and service uses. The second development option encourages
a mix of uses that could include residential, retail, hotel, entertainment, and/or institutional
uses, as well as office use. Development potential under the second option provides a greater
opportunity to create a more pedestrian-oriented environment, as well as an improved sense of
place. The mix of uses that results will provide a synergy in the area and high-quality
development. To encourage mixed-use areas, the planned office intensity under Option 1 can
be converted to any of the sub-unit’s recommended alternative uses at a ratio of 1:3 (one office
square foot to convert to three alternative use square feet). To ensure a compatible scale, the
maximum intensity increase under the above ratio should be limited and could result in an
intensity that is 50% to 85% greater than Option 1°s office use intensity, as specified in the
sub-unit recommendation. In addition, a development’s proposed mix of uses should have
similar or less traffic impact (i.c., less peak-hour trips or a substantially different peak
directional flow) than Option 1...

The following alternative uses may be considered in addition to the area’s planned office use
only when the alternative uses are identified in the sub-unit recommendation and when
consistent with the above guidance for alternative uses.

* Residential Use: In the town center, the transit station area and the areas adjacent to core
areas, where the sub-unit recommendations identify housing as a desirable component of
an area’s mix of land uses, planned office use can be converted to housing. As a condition
of the conversion, the application should demonstrate that a viable, quality living
environment can be created that is of a scale similar to the planned office use and provides
recreational facilities and other amenities. Recreational uses should be appropriately
designed and located to serve the residents within these developments and may include, but
not be limited to, facilities such as tot lots, playgrounds, multi-use courts, tennis courts,
pools, fitness centers, picnic areas, and park benches. In addition, the application should
demonstrate that there is adequate pedestrian and vehicular access and circulation from
residential development to public transportation, schools, parks and recreation facilities,
commercial uses such as office and retail, as well as other community service uses.

Since the planned office intensities are relatively high in the town center, transit station
area, and other areas where mixed-use is encouraged, the housing type (when the above
conversion is used) should be limited to primarily mid-rise or high-rise multifamily
development, which could include assisted living facilities. Multifamily development five
stories and greater has the design flexibility necessary for integrating within nonresidential
areas, and provides a comparable and compatible scale of development.
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e Hotel Use: In the town center area and the transit station arca, and where the sub-unit
recommendations identify hotel as a desirable alternative use, planned office use could be
converted to hotel use.

e Retail and Service Uses: In some sub-units, the alternative use flexibility should be applied
to encourage retail and service uses that serve the needs of the greater Merrifield
community. Retail uses that serve the surrounding area may include a large bookstore,
full-service restaurants, boutiques, and other retail uses that are not ancillary in nature.
Service uses that serve the greater Merrifield area could include health clubs and childcare
centers for example. These uses should be designed and located on property consistent
with the sub-unit guidance. In some instances these uses are specified as only being
located within an office building, hotel, and/or residential development; in other instances
the sub-unit guidance may provide flexibility for these uses by allowing for separate multi-
tenant retail buildings if these structures are designed as an integral part of the development
in terms of design, architecture, materials, access and parking. Retail and service uses
typically range from 5% to 30% of the development’s total square footage. The alternative
use conversion factor should be applied only to the portion of retail and service uses that
exceed 5% of the development’s total square footage, or as otherwise specified in the
specific sub-unit recommendation.

¢ Support Retail and Service Uses: In some sub-units, the alternative use flexibility should be
applied to encourage support retail and service uses that are accessory and ancillary uses
and that primarily serve the building’s occupants and may serve some of the needs of the
immediate area. Support retail uses are typically located on a building’s first floor and may
include a small restaurant or deli, dry cleaners, and other small retail shops. Service uses
may include employee amenities such as an employee’s fitness center, childcare for the
children of employees and employee cafeterias. These uses usually comprise 3% to 10% of
a development’s total square feet. The alternative use conversion factor should be applied
only to the portion of support retail and service uses that exceed 3% of the development’s
total square footage, or as otherwise specified in the specific sub-unit recommendation.
These should be located within office, hotel and residential buildings and are typically
integrated into a building’s first floor, however, other examples can include rooftop
restaurants, childcare centers and fitness centers located on the roof top of parking
structures or elsewhere in the building.

s Major Entertainment Uses: In the town center and transit station area, major entertainment
uses should be encouraged by allowing the conversion of planned office use to major
entertainment use as an alternative use, as specified in the specific sub-unit
recommendation. Major entertainment uses include theater complexes, performing arts
theaters, and retail entertainment centers. A retail entertainment center is a complex that
includes theme retail and restaurants with high-tech entertainment and interactive games.
These complexes should be 20,000 to 100,000 square feet.

e Institutional, cultural, recreational, and governmental uses which are compatible within
mixed-use areas in terms of character and scale should be encouraged by allowing the
conversion of planned office use to these uses as an alternative use, as specified in specific
sub-unit recommendations. These uses should be an integral component of an office, hotel,
and residential or mixed-use development. These facilities generally enrich community
life, improve the provision of public services, and/or enhance the area's competitive edge.
For example, these facilities may include the provision of museums, a theater/performing
arts center, educational and/or religious institutions, a library, governmental office, or park
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facilities, which could be incorporated into a development within the Town Center or
Transit Station Area.”

In the Fairfax County Comprehensive Plan, 2007 Edition, Area I, Merrifield Suburban Center,
as amended through July 21, 2003, Area Wide Recommendations, beginning on page 17, the
Plan states:

The urban design concept for the Merrifield Suburban Center is designed to achieve a balance
between the more urban character of the proposed Town Center and the Transit Station Area
and the more suburban character of the rest of the Merrifield Suburban Center and the
surrounding residential neighborhoods. The principles for establishing the Urban Design
Concept are as follows:

e Create a sense of place by encouraging the development of mixed-use focus areas (i.c., the
Transit Station Area and the Town Center);

e Provide transportation connections throughout the Merrifield Suburban Center by creating
an extensive grid of well-lit and landscaped streets, pedestrian paths, and other
transportation linkages;

e Integrate land uses through architectural and landscape transitions;

s Create buildings with a distinctive architectural character and a street presence;

e Encourage high-quality development in terms of site design, building design and materials,
and open space amenities,

e Avoid a community dominated by surface parking;

s Accommodate alternative transportation modes (i.e., walking, bicycling, busses, shuttles,
and metro); and

e Provide attractive and usable community-serving civic and recreation space.”
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Temim 70 B

MERRIFIELD SUBURBAN CENTER
ILLUSTRATIVE OF THE TWO CORE AREAS

Note: This figure flustrates how gach of the cofe areas is inter-linked with the surrounding Areas.

FIGURE 5
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EXAMPLE OF POTENTIAL METRO STATION DEVELOPMENT

Note: Thia figure is intended to be Hlustrative only, The Metro Station site could have buildings up to 150 feet,
with the tallest buiidings located at the southern portion of the Land Unit. Sge Land Unit recommendafians for

further guidansia on biding heighta.

FIGURE 6
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EXAMPLE OF POTENTIAL TOWN CENTER DEVELOPMENT

Note: This figure is intended fo be flustrative anly. Building heights within the Town Center should vary with
maximum building heights being up to 115 feet (9 stories), as indicated n the sub-unit regommendation.

FIGURE 7
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In the Fairfax County Comprehensive Plan, 2007 Edition, Area 1, Merrifield Suburban Center,
as amended through July 21, 2003, Area Wide Recommendations, beginning on page 22, the
Plan states:

“Open Space and Pedestrian System Guidelines

A part of the vision for the Merrifield Suburban Center 1s to create pedestrian-oriented areas
with usable open space amenities. The following open space and pedestrian system design
guidelines should be considered during the review process:

In development proposals which entail new development or redevelopment, increased
intensity/density, increased building heights, and/or which substantially change the design
of a previously approved development commitment, pedestrian linkages should be
provided to adjacent development and to the countywide trail system where feasible. The
goal is to connect local sites with the larger community and to enhance the continuity of the
pedestrian system. Pedestrian linkages could include sidewalks, trails, plazas, courtyards
and parks with path systems.

Additional sidewalks and trails beyond those indicated on Figure 8 (the Open Space and
Pedestrian System Map) are encouraged, and are in some cases described in the Land Unit
Recommendations Section. Providing fewer connections than those on the map is
discouraged, unless it can be demonstrated that those connections are not needed because
another circulation pattern would serve the same users as well or better.

Opportunities should be provided for pedestrians to sit, especially in plazas, courtyards,
urban greens and parks. Seating opportunities include the provision of low walls, wide
steps, benches and other outdoor furniture.

Auto and pedestrian traffic should be separated, i.e., pedestrians should not be required to
walk in a travel lane or through a parking structure to reach their destination.

Pedestrian safety should be an important factor in designing sidewalks, crosswalks and
trails. Adequate lighting is essential. Pedestrian linkages between buildings and parking
areas should be well-lit and landscaped. Site development should ensure that the
landscaping does not impede visibility or create unsafe conditions.

Pedestrians should be provided with safe and convenient access to transit stops/stations.

Design of pedestrian linkages should minimize impacts on mature trees and other
established vegetation. Where pedestrian linkages (existing or new) have few shade trees,
additional trees should be planted.

Signage along roadways should be provided to contribute to good pedestrian and vehicular
orientation. Within the Merrifield Suburban Center, a signage theme should be established
that provides consistency in terms of scale, design, color, materials and placement.

Usable open space in the form of plazas, urban greens, courtyards or parks should be
provided throughout the Merrifield Suburban Center, especially in the Transit Station Area
and the Town Center, in order to create a strong pedestrian focus. Developments should
provide these pedestrian amenities, which include landscaped areas with shade trees,
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seating areas, public art and other amenities that make attractive gathering places for the
local workforce, shoppers, and residents. In some instances, these open space amenities
should be large enough and designed in a manner to accommodate informal activities as
well as programmed events during lunch-hours and after-work hours.

s The siting of buildings and the quality of design also influences the pedestrian experience.
Care should be taken to ensure that buildings are not designed to create barriers to
pedestrian circulation.”

In the Fairfax County Comprehensive Plan, 2007 Edition, Area I, Merrifield Suburban Center,
as amended through July 21, 2003, Area Wide Recommendations, beginning on page 23, the
Plan states:

“General Streetscape Guidelines

Underground utilities: Undergrounding of utilities should be encouraged and should be
coordinated with future roadway improvements and the rebuilding of sidewalks to foster a
pedestrian environment and other Plan objectives. New development should provide
underground utility conduits or provide commitments to construct these improvements in the
future. If undergrounding utilities is not feasible, consideration should be given to relocating
the utilities to the rear or side of the development.

Street Lighting: Street lighting should be provided that maintains the overall character and
quality of the area, while providing adequate lighting levels that ensure public safety without
creating glare or light spillage into neighboring low-density residential areas.

Gateways: Gateways define the major approaches to the area and are shown on Figure 9. At
these points of entry to the Merrifield Suburban Center, gateways should have additional
plantings and tree groupings in addition to the basic streetscape, and could also include signage
and other design treatments that distinguish the location as an entrance to the Merrifield
Suburban Center.

Streetscape Design Flexibility: When infill or expansion of buildings or other existing features
constrain a site’s design, variation from the streetscape guidance should be permitted when that
variation results in acceptable sidewalk widths and amounts of street trees and landscaping.
For example, if the guidance is to provide a double row of street trees, but due to site
constraints not enough space exists for the staggered rows, an equal number of street trees
planted in a single row may be an appropriate alternative.

When street trees and other plantings are to be located in proximity to roadways or within
medians, safety and sight distance should be taken into consideration upon reviewing a
development proposal’s streetscape design. Modifications to the streetscape guidance is
appropriate to account for these issues, but only if viable alternatives in streetscape design can
be provided to ensure continuity in the streetscape pattern.

Streetscape Maintenance: The provision of the streetscape may be provided on a combination
of publicly owned right-of-way and private property. In order for a future development to
utilize the public right-of-way to provide streetscape improvements, commitments will need to
be made by the property owner to maintain the streetscape area within the public right-of-way.
In addition, in order to provide streetscape, the sidewalk may not be entirely within the right-
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of- way; therefore, additional right-of-way may be needed or a public access easement will
need to be provided for that portion of the sidewalk located on private property.

Boulevard Streetscape Guidelines (Gallows Road, Route 29, and Route 50)

The boulevard streetscape, shown on Figure 10, should be used for Gallows Road, Route 29
and Route 50. This streetscape concept features a wide, tree-lined road with well-defined
pedestrian and bicycle features that include wide sidewalks along both sides of the street, street
trees evenly spaced, medians with plantings of flowering trees, shrubs, and flowers. Street
lighting should be distinctive, and designed for both pedestrian and vehicular use. The
following guidelines are provided for achieving the boulevard streetscape character:

e Landscape area next to curb: Along a boulevard, the landscape strip should be, at a
minimum, 8§ feet in width; however, a 10-foot wide landscape strip is encouraged.
Plantings should occur closest to the sidewalk, leaving room adjacent to the road for street
lighting and signage. Major shade trees should be planted with a spacing of 40 to 50 feet
on center, using trees that are 2% to 3-inch caliper in size at the time of planting.
Vegetation within the planting strip should include supplemental plantings such as
ornamental shrubs, ground cover, flowering plants, and grasses. Where appropriate,
special pavement treatments and trees in grates may be considered as alternatives to a
planting strip.

e Adjacent to the landscape strip along Route 29, an eight-foot wide sidewalk 1s planned
along the north side of the road to provide continuity with the trail plan and along the south
side, at a minimum, a six-foot wide sidewalk is planned. Along Gallows Road north of
Route 50, an eight-foot wide sidewalk is planned for both sides of the road. Along Gallows
Road south of Route 50, an eight-foot wide trail is planned along the west side of the road
and a six-foot wide sidewalk is planned along the east side of the road. Along Route 50, an
8-foot wide trail is planned for the north side of the road and a 6-foot wide sidewalk 1s
planned for the south side of the road.

® Pedestrian activity area and/or landscape area between the sidewalk and building and/or
parking: A secondary landscape strip should be, at a minimum, 12 feet wide when adjacent
to a building and 6 feet wide when surface parking is adjacent. Major shade trees should
be planted with spacing of 40 to 50 feet on center, using trees that are 2% to 3-inch caliper
in size at the time of planting. The tree spacing along this landscape strip should be
staggered with the first row of trees between curb and sidewalk, so that the effect of the
two rows of trees is free spacing at approximately 20 to 25 feet. Vegetation within the
planting strip should include supplemental plantings such as ornamental shrubs, ground
cover, flowering plants, and grasses. This pedestrian activity area/landscape strip, when
adjacent to parking areas, should have supplemental plantings that will help to screen the
parking from the pedestrian walkway and from the road. When ground level retail is
provided in a building, a portion of this pedestrian activity area/landscape strip can be used
for retail browsing and/or outdoor dining.

e Median landscape strip: Median plantings should consist of flowering trees, low
ornamental shrubs, and flowers. The median plantings may be informal; however, the
massing of trees should be equivalent to the planting of a tree every 25 feet on center.
Plantings should be selected that are drought tolerant and low in maintenance, resistant to
disease, pollution, and heat.
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* At pedestrian crossings, ramps and special pavement should be designed to create a well-
delineated and safe area for pedestrians to cross the strect. Medians should be designed to
create a safety island for pedestrians waiting to finish crossing the street. ..

Main Street Streetscape Guidelines (Merrilee Drive/Eskridge Road and Festival Street)

The “Main Street” streetscape, shown on Figure 12, should be used in the Town Center as well as
for the connection of the Town Center to the Transit Station Area, along Merrilee Drive to
Eskridge Road. The streetscape treatment on the road connection from the transit station should
help to provide an inviting, safe and direct vehicular and pedestrian link to the town center. At a
minimum, streets should have two traffic lanes with on-street parking on each side of the street.
Traffic calming features should be employed to enhance pedestrian and bicycle safety. A generous
pedestrian area, generally between 20 to 25 feet wide, should be provided on each side of the
street; this area should feature evenly spaced street trees, unified streetscape furniture design, and
special paving accents. In the transit station area and the town center areas, buildings should have
street-level retail, with restaurant and entertainment uses enlivening the street. Some segments of
the “Main Street,” such as a “festival street” in the town center area, may contain a center median
with special landscaping paving and amenities (such as fountains). The following guidelines are
provided for achieving the Main Street streetscape character:

* Landscape area next to curb: At a minimum, a 2-foot paved refuge strip should be located
between the landscape area and the curb (refuge strip is where people get out of their cars that
are parked on the street). Adjacent to the refuge area, a minimum 6-foot wide landscape area
should be provided. Plantings should generally be placed in the center of the landscape strip,
with major shade trees planted with a spacing of 25 to 30 feet on center, using trees that are 2V
to 3-inch caliper in size at the time of planting. Vegetation within the planting strip should
include supplemental plantings such as ornamental shrubs, ground cover, flowering plants and
grasses. Special pavement treatments and trees in grates should be considered as alternatives to
a planting strip. Adjacent to this landscape strip should be a 6-foot wide sidewalk.

® Pedestrian activity area and/or landscape area between the sidewalk and building and/or
parking: Between the sidewalk and the building, there should be, at a minimum, an 8-foot
combination landscape strip and browsing area. Within the browsing area, outdoor seating for
restaurants or sidewalk cafes may be appropriate as well as special entrance features to shops
and buildings. A variety of treatments for this area may be used such as a plaza, a landscaped
area with seating and lighting, a sidewalk and landscaped area, formal arrangements of trees
(bosques), informally grouped trees and other plantings, and any of the above with public art or
a water feature.

® Median landscape strip: When a median is provided, the area should have plantings consisting
of flowering trees, low ornamental shrubs, and flowers. The median plantings may be
informal, however the massing of trees should be equivalent to the planting of a tree every 25
feet on center. Plantings should be selected that are drought tolerant and low in maintenance,
resistant to disease, pollution, and heat.

® At pedestrian crossings, ramps and special pavement should be designed to create a well-

delincated and safe area for pedestrians to cross the street. Should a median be provided, it
should be designed to create a safety island for pedestrians waiting to finish crossing the street.
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A cross street, which applies to the majority of the streets within the Merrifield Suburban
Center, not otherwise designated, helps to define the street grid system by connecting the
boulevards, ring road and main streets. Providing additional cross streets will be critical in
enhancing internal traffic flow within the core areas (i.e. the town center and transit station
areas). Cross streets typically have two-traffic lanes with on-street parking along at least one
side.” Traffic calming measures such as raised mid-block pedestrian crossings, small traffic
rotaries, and curb and sidewalk “bulb outs” at intersections should be provided. The cross
strect streetscape concept is shown on Figure 13 and features a tree-lined sidewalk on both
sides of the street. The following guidelines are provided for achieving the Cross Street
streetscape character:

e Landscape area next to curb: Streets with parking should have, at a minimum, a 2-foot
paved refuge strip next to the curb. A refuge strip is where people get out of their parked
cars. Adjacent to the refuge area, a minimum a 6-foot wide landscape area should be
provided. Plantings should generally be placed in the center of the landscape strip, with
major shade trees planted with a spacing of 25 to 30 feet on center, using trees that are 2%
to 3-inch caliper in size at the time of planting. Vegetation within the planting strip should
include supplemental plantings such as ornamental shrubs, ground cover, flowering plants
and grasses. Where appropriate, special pavement treatments and trees in grates may be
considered as alternatives to a planting strip. Adjacent to this landscape strip should be a
6-foot wide sidewalk.

Cross Street Streetscape Guidelines

e Pedestrian activity arca and/or landscape area between the sidewalk and building and/or
parking: A secondary landscape strip should be, at a minimum, 12 feet wide when adjacent
to a building and 6 feet wide when adjacent to surface parking. Supplemental plantings
should be provided (to include shade and flowering trees, shrubs, flowering plants, ground
cover, and grasses). When adjacent to parking areas, plantings should help buffer and
screen parking from the pedestrian walkway and from the road. When ground level retail
is provided in a building, a portion of this pedestrian activity area/landscape strip can be
used for retail browsing and/or outdoor dining.

e At pedestrian crossings, ramps and special pavement should be designed to create a well-
delineated and safe area for pedestrians to cross the street. Should a median be provided, it
should be designed to create a safety island for pedestrians waiting to finish crossing the
street...

Building and Site Design Guidelines for Core Areas and Areas Adjacent to the Cores

The core areas (i.c., Transit Station and Town Center Areas) and the areas adjacent to the cores
are planned for highest intensities and have the greatest potential for high volumes of
pedestrian traffic. These areas are envisioned to become more pedestrian and transit-friendly
through building and site designs that have a more urban character. The following guidelines
are intended to provide guidance for achieving this character. See Figure 14 for illustrations of
this more urban character.

¢ To encourage a more urban environment, buildings should be close to roadways after
allowing for streetscape amenities such as strect trees, sidewalks, plazas, street furniture
and landscaping. Building setbacks will vary based on which streetscape is applicable.
For boulevards such as Route 29, Route 50, and Gallows Road, buildings should, at a
minimum, be setback 26 feet from the curb; however in order to provide for plazas,
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retail browse areas and other pedestrian amenities, buildings should generally be about
30 to 40 feet from the curb. For the Ring Road, Main Street and Cross Streets,
buildings should generally be setback about 20 to 25 feet from the curb. These
setbacks would achieve the goal of bringing new buildings closer to the roadway while
providing for streetscape amenities. See the Streetscape Design Guidelines for
landscaping guidance within the setback areas.

e To encourage the siting of buildings closer to the street, the allowable angles of bulk
plane should be 20 degrees in order to encourage a more urban environment and
pedestrian scale.

¢ Having buildings closer to the roadway means that most off-street parking will be
located in structures to the side or back of the buildings or beneath buildings. These
structures should be integrated with the building design in a manner that maximizes
usable open space and pedestrian linkages.

e For retail development on Gallows Road and Route 29 only, limited surface parking
may be allowed in the front; however, streetscaping should be provided consistent with
the appropriate streetscape design guidelines, with additional shrubs and/or berms for
screening the parking. Typically, surface parking in the front of the building should be
limited to no more than two rows of parking. In some instances, due to site
constraints or in order to achieve other urban design objectives such as additional
open space or better pedestrian access, surface parking in front of the building may
exceed the two rows of parking; however, substantial internal parking lot landscaping
should be provided. In addition, pedestrian paths from the street to the retail uses
should be articulated with landscaping and special paving treatment.

¢ Building facades should establish a pedestrian scale relationship to the street with
architectural features such as variations of window or building details, texture, pattern,
and color of materials. Public space furniture and entry accent features are encouraged
as are arcades, awnings, or other building features that distinguish ground floor retail
uses.”

In the Fairfax County Comprehensive Plan, 2007 Edition, Area I, Merrifield Suburban Center,
as amended through July 21, 2003, Area Wide Recommendations, beginning on page 38, the
Plan states: . :

“Mitigating Transportation Impacts of Development — All development proposals should
provide adequate access, turn lanes, interparcel access and other measures needed that mitigate
the traffic impacts of the proposed level of development. If the application cannot demonstrate
that the impacts of the proposed development can be mitigated on the surrounding road system,
development potential should be reduced to a level at which impacts can be mitigated within
the current capacities of the surrounding road system or development should be phased to
occur with capacity increases resulting from planned road improvements. If phased,
development should be phased with appropriate transportation improvements, so that a
balanced roadway network will occur in the long-term, with new development not
exacerbating overall existing conditions in the short term. A phasing program may include on-
site and off-site improvements, intersection, signalization and parking improvements as
identified in the specific land unit guidance...
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Transportation Demand Management (TDM) — The transportation goal in the County’s
Policy Plan is for a mode split of at least 15 percent of the commuters to Suburban Centers and
Transit Station Areas to occur by means other than single occupancy vehicles (SOV). Non-
SOV modes are generally referred to as HOV (high occupancy vehicle) and include, for
example, mass transit, car and vanpools, and non-motorized transportation.”
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APPENDIX 6
County of Fairfax, Virginia

DATE: August 28, 2007

TO: Regina Coyle, Director
Zoning Evaluation Division
Department of Comprehensive Planrihg

FROM: Angela Kadar Rodeheaver, Chief
Site Analysis Section
Department of Transportation

FILE: 3-4 (RZ 2007-PR-001)
SUBJECT: Transportation Impact
REFERENCE: RZ 2007-PR-001, FDP 2007-PR-001; Halstead I

Traffic Zone: 1527
Land Identification Map: 49-1 ((16)) 14-16,
49-2 ((01)) 18, 19, and 49-1 ((29)) all, 49-1 ((30)) all

Transmitted herewith are comments from the Department of Transportation with respect to the
referenced application. These comments are based on the submitted draft transportation protfers
received August 23, 2007, the revised development plan dated August 10, 2007 and the submitted
traffic impact studies and study addendums dated November 22, 2006, April 15, 2007, May 9, 2007,
July 31, 2007 and August 15, 2007,

The applicant proposes to rezone approximately 8.49 acres from the I-4, I-5 District and the PRM
District to the PRM District in order to permit the expansion of a mixed use development.

The most preferred and viable option for the development is option # 1, which aligns the site’s service
aisle access with the opposing Prescott Drive access with a traffic signal. The applicant has not
substantially pursued this option to the satisfaction of this department and consequently would not
support the application at this time.

Trip Generation -7" edition (Number of Vehicular Trips) per

Am Peak Hour PM Peak Hour Saturday Peak hour
Phase B
Option # 1--Proposed Site
1150 Residential Units 567 650 491
62,000 square-feet of specialty retail 43 168 208
56,000 sq. ft. grocery store 230 593 635
Total-Halstead Il Phase B ............ 840 1411 1334

Fairfax County Department of Transportation
12055 Government Center Parkway, Suite 1034
Fairfax, VA 22035-5500 4§

Phone: (703} 324-1100 TTY: (703) 324-1102
Fax: (703) 324 1450

www fairfaxcounty.gov/fedot

CDOT

g Serving Fairfax County
7 for 25 Years and More
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Am Peak Hour PM Peak Hour Saturday Peak hour
Phase B
Option # 2--Proposed Site
1000 Residential Units 493 567 429
56,000 sq. ft. grocery store 230 593 635
150 room hotel 67 88 108
35.000 square-feet of retail 34 112 125
Total-Halstead I 824 1360 1297

The department has reviewed the subject application and provides the following comments:

Transportation Issues

Option # 1, the preferred option with both east and west accesses aligned and signalized has not
been secured by the applicant. This application should not go forward until this option is fully
resolved.

If option # 3, the unsignalized access at Gallows Road and Service Aisle access is to be
constructed, the applicant should escrow funds for ¥z the construction of a future signal

The applicant should construct the Route 29 dual eastbound left turn lanes onto Merrilee Drive.

An additional westbound lane should be added on Route 29 between Merrilee Drive and just
west of Hilltop Road.

A full length right-turn lane should be provided on Merrilee Drive southbound @ Rte 29.

The applicant should include the proposed improvements for the Route 29/ Merrilee Drive
intersection on the plan sheets.

The split signal configuration on sheet # 28 is incorrect. {option #2 )

The six shaded trees proposed along the site on Merrilee Drive are with in VDOT sight distance
lines and therefore would not be planted as located on sheets 12 and 15.

The Service Aisle access onto Gallows Road should be 40" wide from curb to curb.
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¢ Delivery truck turning templates should be provided at all access points to the public
streets.

¢ The entrance of the adjacent owner to the south at the Gallows Road/Service Aisle
intersection should be relocated. A normal intersection radius should also be shown.

» The proposed northern entrance on Merrilee Drive is unacceptable. Delivery trucks
can not back from the public street into the loading area. This also is an unsafe

condition for the passenger vehicles entering and exiting this access point,

¢ All trees proposed within clear zones or sight lines on public streets need to be
removed from these areas.

e All trees along the on-street parking areas are required to be a minimum of 3” from the
face of the curb.

TDM Remarks

» After several iterations of the TDM Strategic Plan and submitted proffers, a 40 percent trip
reduction at buildout has been proposed which is acceptable to the staff. However, staff is
awaiting revised draft proffers regarding the remedy and penalty sections.

Proffers Comments

Right-of-way

B-12.A. The proffer should include the wording “or upon demand by VDOT or Fairfax County
Jor the portion of right of way associated with the Gallows Road improvements” for
the right of way dedication . And delete dedication from “despite diligent efforts”.

Gallows Road
B-12.B At such time as any site access is proposed for Gallows Road, all construction
improvements for Gallows Road should be provided prior to any Non-RUP/ RUP for

that site plan associated with that access.

B-12 B (ii), (iv)...Include “on-road” to describe bike lane
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(vi)...-option # 1 (Southern Aisle access on Gallows Rd. aligned w/ Prescott Dr.)

(a) and (b) The applicant should secure changes to the VDOT project now or
design and construct access now.

(b) If VDOT has not signed off on the above then omit- (or make payment to VDOT...).
Add, Construct...per the approval of VDOT, FCDOT and the owner of Parcel # 39.

(c) Omit- provided adequate right-of-way, etc. If this lane is not constructed, option 1 is
null and void.

(f) Provide “6-ft.” wide pedestrian median on Gallows Road.

(g) Add as acceptable to VDOT and owners of Parcel 204

(g) “off’

(vi)...-option # 2 {Southern Aisle access on Gallows misaligned w/ Prescott Dr.)

(a) Delete provided adequate right-of-way and, etc. If this lane is not
constructed, option 2 is null and void.
(c )Include the words “and/or” regarding the raised and painted medians so there are
options where raised and painted medians will be placed on the site plan
(d) provide “6-ft.” wide median strip on Gallows Road
(e) add as acceptable to VDOT and owners of Parcel 204

B (vi) Atend of2™ paragraph add, escrow funds for !z of future signalized intersection.

(vii} omit- This may result in adjustments to the timing of these proffers, etc.
The applicant should construct improvements to Gallows Road before the
VDOT project if necessary.

Merrilee Drive
B-12 C. (i) Atsuch time as any site access is proposed for Merrilee Drive, all construction
improvements on Merrilee Drive should be provided prior to any Non-RUP/ RUP for a site plan

associated with that access.

Southern Service Aisle

B-12E. & E. Add public easements for sidewalks and all access easements need to be public.

B-13 The proposed “easement for potential interparcel connections” is unclear. This
easement should be along the edge of the roadway and include construction
easements to allow construction by others to the south.
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F.  Adjust Traffic Signal Timing

The applicant has submitted signal timing changes in the Traffic Impact Study as part of the mitigation
for all three options. These options are signalized or unsignalized at the intersection of Gallows Road
and the South Service Aisle. Therefore, the proffer should be rewritten to adjust the signal timings for
all three options along Gallows Road and Merrilee Drive, from Prosperity Avenue to Route 29
inclusive.

Merrilee Drive and Lee Highway

B-14 A.
Change to prior to the issuance of the “/* RUP

¢ A full length right turn lane should be provided on Merrilee Drive southbound.
e  Restripe existing left turn lane to 190-ft.
o  Omit if VDOT determines, etc. (Approx. 400-ft. of lane storage is warranted per the TIS,
therefore eastbound duals are required)
B-14 C.

» The applicant shall construct these eastbound dual left turn lanes on Route 29
@ Merrilee Drive and, provide the necessary signal modifications as necessary.

» To ensure lane alignments an additional westbound lane should be added on Rt. 29
between Merrilee Drive and just west of Hilltop Road.

B-15 Bus Shelter

Rewrite proffer. The applicant should instali and maintain a bus shelter on their site along
Gallows Road with location determined by FCDOT and VDOT. If FCDOT and VDOT does
not determine an adequate location, the applicant is to escrow $25, 000 for a shelter,

In addition, the applicant should provide easements for a shelter on their site along Merrilee
Drive.

cc: AKR;ak W:rz2007pr001! Halsteadlll
cc: Michele Brickner, Director, DPW & ES
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1,0 County of Fairfax, Virginia

MEMORANDUM

DATE: September 20, 2007

TO: Regina Coyle, Director
Zoning Evaluation Division, DPZ

FROM: Pamela G. Nee, Chief #31
Environment and Development Review Branch, DPZ

SUBJECT: ENVIRONMENTAL ASSESSMENT for: RZ/CDP/FDP 2007-PR-001
PCA 2002-PR-025
DSF/Long Metro, LL.C

This memorandum, prepared by Jennifer Bonnette, includes citations from the Comprehensive
Plan that list and explain environmental policies for this property. The citations are followed
by a discussion of environmental concerns, including a description of potential impacts that
may result from the proposed development as depicted on the Conceptual and Final
Development Plan (CDP/FDP) dated October, 2006 and revised through August 10, 2007.
Possible solutions to remedy identified environmental impacts are suggested. Other solutions
may be acceptable, provided that they achieve the desired degree of mitigation and are also
compatible with Plan policies.

COMPREHENSIVE PLAN CITATIONS:

The Comprehensive Plan is the basis for the evaluation of this application. The assessment of
the proposal for conformity with the environmental recommendations of the Comprehensive
Plan is guided by the following citations from the Plan:

In the Fairfax County Comprehensive Plan, Policy Plan, 2007 Edition, Environment section as
amended through November 15, 2004, on pages 5-7, 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 a. Maintain a best management practices (BMP) program for Fairfax
County and ensure that new development and redevelopment
complies with the County’s best management practice (BMP)
requirements. . . .

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, Director

RZ/CDP/FDP 2007-PR-001/PCA 2002-PR-025

Page 2 of 5

Policy .

Policy k.

Regulate land use activities to protect surface and groundwater
resources.

For new development and redevelopment, apply better site design
and low impact development (LID) techniques such as those
described below, and pursue commitments to reduce stormwater
runoff volumes and peak flows, to increase groundwater recharge,
and to increase preservation of undisturbed areas. In order to
minimize the impacts that new development and redevelopment
projects may have on the County’s streams, some or all of the
following practices should be considered where not in conflict with
land use compatibility objectives:

- Minimize the amount of impervious surface created. . . .

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

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

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 quality;
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 8, the Plan states:

“Federal agencies with noise mitigation planning responsibilities have worked with the
health community to establish maximum acceptable levels of exposure (Guidelines for
Considering Noise in Land Use Planning and Control). These guidelines expressed in terms
of sound pressure levels are; DNL 65 dBA for outdoor activity areas, DNL 50 dBA for
office environments, and DNL 45 dBA for residences, schools, theaters and other noise
sensitive uses. While the federal guidelines consider all land uses to be compatible with
noise levels below DNL 65 dBA, they are not proscriptive as they relate to local land use
decisions. Further, it is known that adverse noise impacts can occur at levels below DNL
65 dBA and that there may be variability among communities in responses to such noise.
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Objective 4: Minimize human exposure to unhealthful levels of transportation
generated noise.

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

Policy b:  Reduce noise impacts in areas of existing development.”

In the Fairfax County Comprehensive Plan, Policy Plan, 2007 Edition, Environment section as
amended through November 15, 2004, on page 10, the Plan states:

“QObjective 6: Ensure that new development either avoids problem soil areas, or
implements appropriate engineering measures to protect existing
and new structures from unstable soils. . . .

Policyb:  Require new development on problem soils to provide appropriate
engineering measures to ensure against geotechnical hazards.”

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.

Policya:  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.”

ENVIRONMENTAL ANALYSIS:

This section characterizes the environmental concerns raised by an evaluation of this site and
the proposed land use. Solutions are suggested to remedy the concerns that have been
identified by staff. There may be other acceptable solutions. Particular emphasis is given to
opportunities provided by this application to conserve the county’s remaining natural
amenities.

0:\2007_Development_Review_Reports\Rezonings\RZ-FDP_2007-PR-001_DSF Long Metro env.doc



Regina Coyle, Director
RZ/CDP/FDP 2007-PR-001/PCA 2002-PR-025
Page 4 of 5

Highway Noise

Issue:

The subject property is affected by transportation generated noise from Gallows Road. At the
request of staff the applicant has supplied a noise analysis to evaluate noise impacts from
Gallows Road to proposed dwelling units, hotel rooms, and outdoor activity areas. Based on
carlier development plans and the noise analysis dated May 2, 2007, the building facades
facing Gallows Road would be impacted by noise levels measuring 70 to 71.5 dBA Ldn and
the facades perpendicular to Gallows Road would have noise levels of 65 to 69 dBA Ldn. The
noise study indicates that noise levels within the outdoor activity areas are sufficiently shielded
from noise from Gallows Road such that noise levels will be less than 65 dBA Ldn. The
applicant should use appropriate building materials to mitigate indoor noise to dBA 45 DNL or
lower. The applicant has also committed to submitting a preliminary noise study at the time of
site plan approval detailing the projected traffic noise impacts and proposed mitigation
techniques.

Resolution:

The applicant should commit to a refined acoustical analysis submitted for review and
approval by the Department of Planning and Zoning staff at the time of site plan review. The
applicants will be required to demonstrate that the noise in outdoor activity areas will be
mitigated to no more than DNL 65 dBA for the subject property. In addition, the applicant
should proffer to mitigate interior noise in units subject to noise levels in the dBA 65-70 DNL
range and the DNL 70-75 dBA range. Commitments to mitigate interior noise should apply to
all development options which include residential units and/or hotels.

Stormwater Management

The applicant has proposed underground detention to accommodate stormwater runoff from
the subject property and has requested a waiver in order to use underground detention in a
residential area. The proposed development is within the one-quarter mile area described in
the Comprehensive Plan guidelines for Transit-Oriented Development. Environmental
guidance in this section of the Plan recommends optimizing SWM and water quality controls.
The applicant has committed to reducing the allowable peak discharge by 25 percent more than
the PFM requirements for the ten year storm event through the use of underground detention
and BMP facilities. The applicant has also indicated that the required reduction in
Phosphorous loads will be met consistent with redevelopment requirements, with a 17 percent
reduction over current conditions (ten percent reduction over pre-development conditions).
Potential locations for SWM/BMP facilities have been shown on the CDP/FDP. Any
SWM/BMP facility will be subject to review and approval by staff in the Department of Public
Works and Environmental Services (DPWES).

To further mitigate the environmental impacts beyond the 17 percent reduction of phosphorus
loading, the applicant has committed, subject to approval by DPWES, to incorporate low

0:2007 Development_Review Reports\Rezonings\RZ-FDP_2007-PR-001_DSF Long_Metro env.doc
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impact development (LID) strategies in the courtyard areas of all four proposed buildings.
Each courtyard will include landscape plantings in a natural soil matrix over an under-drain
system which will help reduce the heat island effect of development as well as provide
aesthetically-pleasing elements for residents. The applicant should also consider the use of
porous pavers in these recreation areas in order to further reduce the amount of impervious
surface. Pedestrian pathways throughout the site may also be constructed using porous
concrete or other pervious materials.

Problem Soils

The subject property is on an area with soils classified as Class A problem soils. Soils in this
category will require a geotechnical study at site review, subject to the review and approval of
DPWES. The applicant has committed to conducting a study if required.

COUNTYWIDE TRAILS PLAN

The Countywide Trails Plan Map depicts a Major Paved Trail (defined as asphalt or concrete,

eight feet or more in width) and an Onroad Bike Route on the subject property’s Gallows Road
frontage. An eight foot wide trail and five foot wide onroad bike route are proposed.

PGN: JRB

O:\2007_DevelopmentﬁReview_Reports\Rezonings\RZ—FDP_2007-PR—OOl_DSF_Long_Metro_env. doc




APPENDIX 8

County of Fairfax, Virginia

MEMORANDUM

March 15, 2007

TO: Tracy Strunk, Staff Coordinator
Zoning Evaluation Division, DPZ

FROM: Todd Nelson, Urban Forester II @
Forest Conservation Branch, DPWES

SUBJECT: Halstead; RZ/FDP 2007-PR-001

RE: Request for assistance dated January 24, 2007

This review is based on the Rezoning (RZ), Conceptual Development Plan (CDP), and Final
Development Plan (FDP) RZ 2007-PR-001 stamped “Received, Department of Planning and
Zoning, January 11, 2007.” A site visit was conducted on January 29, 2007.

Site Description: This application consists of two phases, Phase A and Phase B. Phase A is
developed with the Halstead 1 and Halstead 11 condominiums and there is no new construction
proposed within Phase A. Phase B is currently developed with a two-story concrete building
and associated parking located at the eastern portion of the site and several one-story buildings
and associated parking lots along the western portion of the site. Existing vegetation on this
site appears to be peripheral and parking lot landscaping scattered in various locations
throughout the property. This landscaping consists primarily of pin oak, red maple, elm, sugar
maple and little leaf linden.

1. Comment: Several red maple, sugar maple, and elm trees appear to be located either off
site or co-owned along the southern property boundary. It also appears these trees are
proposed for removal,

Recommendation: All individual trees adjacent to the proposed limits of clearing and
grading for the entire site should be labeled ‘to be saved’ or ‘to be removed’. If any off site
or co-owned tree is proposed for removal, permission from the property owner shall be
received prior to the tree’s removal and documentation regarding this permission should be
provided on the next CDP/FDP submission.

2. Comment: Several proposed landscape trees located in various locations throughout the
site appear to be planted closer than 4 feet from a restrictive barrier. In addition, the five
foot wide planting strips located in various locations throughout the site are not sufficient

Department of Public Works and Environmental Services

Land Development Services, Urban Forest Management Division -

12055 Government Center Parkway, Suite 518 & 5

Fairfax, Virginia 22035-5503 ; e

Phone 703-324-1770, TTY: 703-324-1877, Fax: 703-803-7769 %mm‘ﬁ{?
www.fairfaxcounty. gov/dpwes
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for tree planting, and are not in conformance with Section 12-0702.1B(2) of the PFM . The
survivability of the large deciduous trees shown to be planted in these strips will be poor.

Recommendation: The minimum planting width of any planting area should be 8 feet,
measured from the interior sides of the restrictive barrier such as curb or pavement. Trees
should be planted no closer than 4 feet from any restrictive barrier.

3. Comment: Several landscape trees located in the public plaza planting strips appear to be
planted in areas that are less that the minimum planting areas required by the PFM for the
spectfic tree. The minimum planting area for a Category IV deciduous tree is 130 square
feet.

Recommendation: The minimum planting areas for all trees proposed to be planted for
this site should be provided in accordance with Table 12.7 of the PFM.

4. Comment: Interior parking lot landscaping calculations have not been provided and it is
unclear how the required interior parking lot landscaping tree cover will be met on this site.

Recommendation: Applicant should provide preliminary interior parking lot landscaping
calculations.

5. Comment: It is not clear how the Applicant proposes to landscape this site.

Recommendation: A landscape plan should be submitted that shows a variety of desirable
tree species, of various sizes, planted throughout the site. Desirable trees that are well
suited for this location include red maple, red oak, American holly, American beech,
willow oak, Kousa dogwood, Carolina silverbell, sweetbay magnolia, fringetree,
serviceberry, dark green arborvitae, Japanese cryptomeria, eastern redcedar, and many
others.

To receive additional tree cover credit, native and desirable trees should comprise at least
90% of all trees listed on site. Tree species and planting locations that are effective for
energy conservation can also receive additional tree cover credit. See PFM sections 12-
0501.5B and 12-0501.10D.

6. Comment: A note at the bottom of sheet 8 states “Per note #6 on sheet #4, the applicant
shall pursue a waiver of the transitional screening requirements for this application.” There
are no notes on sheet #4. It appears the Applicant is requesting a modification to the
transitional screening and barrier requirements for this site. However, a modification
request with a justification does not appear to be included in this CDP/FDP.

Recommendation: A modification request with a detailed justification in conformance
with Section 13-204 of the Zoning Ordinance should be provided as part of the CDP/FDP.,

7. Comment: Landscaping along Gallows Road does not appear to be in conformance with
the Boulevard Streetscape Guidelines of the Merrifield Suburban Center. Supplemental
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vegetation within the two required planting strips is not shown or identified on the
CDP/FDP.

Recommendation: Landscaping along Gallows Road should be provided in accordance
with the Boulevard Streetscape Guidelines of the Merrifield Suburban Center. Vegetation
within the planting strips should include supplemental plantings such as oramental shrubs,
ground cover, flowering plants, and grasses.

8. Comment: The ‘shade’, ‘flowering ornamental’ and ‘evergreen’ tree classifications
identified in the legend are unclear.

Recommendation: Trees proposed to be planted should be identified as Category L, 11, 111,
or IV evergreen trees and/or Category I, I1, III, or IV deciduous trees.

Plcase contact me at 703-324-1770 if you have any questions.

TLN/
UFMID #: 122740

ce: Deborah Albert, Environmental Planner, DPZ
Jennifer Bonnette, Land Use Planner, DPZ
RA File
DPZ File
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y of Fairfax, Virginia

DATE: September 25, 2007

TO: Tracy D. Strunk
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Gilbert Osei-Kwadwo
Engineering Analysis and Planning Branch

SUBJECT: Sanitary Sewer Analysis

REF: RZ/FDP 2007-PR-001
49-1- ((16)) 14, 15 and 16; 49-1- ((29)) all parcels; 49-1- ((30)) all parcels;
49-2- ((01)) 18 and 19

An eight (8)-inch sewer line, services the site for the proposed and existing development. The
line does not appear to have adequate capacity for the proposed. The applicant needs to
sanitary sewer study to determine the adequacy of this line. If this sewer line is determined to
be inadequate, the applicant will be required to upgrade the line prior to or in conjunction with
the proposed development.

FaIRFAX CountY . . .
WASTEWATER MANAGEMENT Department of Public Works and Environmental Services

Wastewater Management, Wastewater Planning & Monitoring Division
12000 Government Center Parkway, Suite 358

Fairfax, VA 22035

: Phone: 703-324-5030, Fax: 703-803-3297
Quality of Water ~ Quality of Life www. fairfaxcounty.gov/dpwes




FairfaxV ater

FAIRFAX COUNTY WATER AUTHORITY
8560 Arlington Boulevard, Fairfax, Virginia 22031
www.fairfaxwater.org

PLANNING AND ENGINEERING
DIVISION

JAMIE BAIN HEDGES, P.E.

DIRECTOR

(703} 285-6325

Fax (703} 269 6398

March 21, 2007

Ms. Barbara A. Byron, Director

Zoning Evaluation Division

Fairfax County Department of Planning and Zoning
12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5505

Re:  RZ/FDP 2007-PR-001

Dear Ms. Byron:

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

1. Fairfax Water has an existing 24” water main located in Gallows Road capable of
supporting the proposed site development. See the enclosed water system map.

2. The Generalized Development Plan has been forwarded to Plan Control for distribution
to the Engineering Firm. Comprehensive comments with regard to proposed water
facilities will be provided at the time of final site plan submission.

3. Fairfax Water has a fully integrated transmission network allowing ample flow to be
routed to the site from multiple independent sources. Fairfax Water’s programmed
investment in transmission and distribution system development provides the Halstead
site access to service through 24-inch diameter transmission mains from pumping
facilities located at either Tysons Corner or Fair Oaks. As illustrated on the attached
sketch, the Halstead site has access to water storage facilities located at Tysons Corner,
Penderwood, and Fairfax Hospital. Alternative supply to Halstead is available from a
variety of additional sources including pumping facilities at Fairfax Circle or Annandale.
Having a variety of supply options increases service reliability, provides for sufficient
domestic and fire protection capacity, and maintains adequate delivery pressure
irrespective of demand.



4. In accordance with existing policies and procedures, the developer will be financially
compensated for any additional desired facilities incorporated into the approved site plan
by Fairfax Water. This includes compensation for any increases in water main size
requested by Fairfax Water.

5. Customers served by Fairfax Water enjoy the lowest commodity rate for water in the
Washington Metropolitan area, currently $1.50 per 1,000 gallons.

6. Fairfax Water operates as a true enterprise fund. All water system revenues are returned
to the water system to support infrastructure reinvestment and system improvements.

7. Fairfax Water is governed by a Board appointed by the Fairfax County Board of
Supervisors. Citizens of Fairfax County whose water service is provided by Fairfax
Water have representation in the decisions made regarding the water system that serves
them.

8. Fairfax Water owns and operates two state of the art treatment facilities, sourced by two
separate watersheds, the Occoquan Reservoir and the Potomac River. These plants
produce superb quality water that meets and surpasses all current and anticipated
regulations.

If you have any questions regarding this information, please contact Samantha Keamney,
Planning Engineer at (703) 289-6313.

Sincerely,
-.ﬁ/LG-hQ/i % . u}é’\j’e--’@.i;&-@t é’i

Traci K. Goldberg, P.E.
Manager, Planning
Enclosure
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| APPENDIX 11
County of Fairfax, Virginia : ——

MEMORANDUM

DATE: January 30, 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: UPDATED Fire and Rescue Department Preliminary Analysis of Rezoning
Application RZ 2007-PR-001 and Final Development Plan FDP 2007-PR-001

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

L. The application property is serviced by the Fairfax County Fire and Rescue Department
Station #430, Merrifield

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
. ) Fairfax, VA 22030
C:\Documents and Settings\mweath\Local Settings\Temporary Interneto3-246-2126

Files\OLK26\RZ0221.doc www.fairfaxcounty.gov




APPENDIX 12

Fairfax County Public Schools
Office of Facilities Planning Services

Fairfax County Department of Planning & Zoning ‘/

TO:
Zoning Evajuation Division
FROM: Gary Chevalier, Director
Office of Facilities Planning*Services
SUBJECT: Schools Impact Analysis
RZ 2007-PR-001, DSF Long Metro If and ill, LLC
DATE: February 19, 2007
MAP: 49-1((16)) 14, 15 and 16; 49-1 ((29)) 1-452; 49-1 ({30)) 1-458;

49-2 ((1)) 18 and 19

PLANNING UNIT
ACREAGE:

7359 — Cluster I}

14.27 acres
REQUEST: The application requests rezoning of industrial land to the PRM
District to permit a mixed use development consisting of commercial
and residential uses. The application property includes
approximately 5.78 acres of existing residential development known
as Halstead at Metro which was developed pursuant to RZ 2002-
PR-025. The proposed development would expand the existing
development with the construction of approximately 108,308 square
feet of commercial use and 902,684 square feet of residential
development (up to 955 units) on the adjacent 8.49 acres to the
immediate south.

Schools currently that serve this property, 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 Memb/Cap 2011-2012 Memb/Cap
and Number Level | Capacity | Membership | Mem bership | Difference | Membership Difference
2007-2007 2011-2012
Shrevewood 3083 K-8 466 410 392 74 409 57
Kilmer M3 3071* 7-8 850 1064 1052 -202 1127 -277
Marshall HS 3070 9-12 1500 1370 1374 126 1447 53

*A pending boundary adjustment related to the establishment o
Jackson MS could favorably impact the existing and projected

f a new Gifted and Talented center at nearby
capacity deficits for Kilmer MS.

The following analysis is based on the proposed new development of 955 units and does not include the
existing 441 residential units approved under a prior rezoning. Since the existing industrial zoning would
not permit any residential use, approval of the application would result in additionai students and couid

increase projected student membership as shown in the following analysis.

School Proposed Zoning Total
Level PRM - 955 Multi-family high rise Student
8.49 acres Increase
Units Ratio Students
K-6 955 x.042 40 san
7-8 955 x.010 10 .
9-12 955 x. 024 23

ZA\DJames\School Impact Reports 2007\RZ 2007-PR-001 DSE Long Metro H and Il LLC.doc




Fairfax County Public Schools
Office of Facilities Planning Services

Comments:

The Capital Improvement Program (CIP} indicates that renovation for Marshall High School is planned
but unfunded with a completion date outside of the five year CIP planning period. Full-day kindergarten
impacts capacity at Shrevewood and pending boundary assignment change for the Kilmer Gifted and
Talented (G/T) Center wili affect membership at Kilmer Middle School. The CIP indicates that
enroliment within the Marshall High School Pyramid is expected to increase by approximately 260
students, not including students which may be added with approval of the subject zoning application.

Based on the approved proffer formula guidelines, the students generated by this application would
justify a proffered contribution of $848,990. It should be noted that the suggested proffer amount would
be in addition to the $345,000 proffered with the development of Halstead at Metro but which has not
been received for use by FCPS. ltis further recommended that the proposed design provide for safe
school bus drop-off and pick up and shouid be coordinated with school bus service for the existing
residential development at the Halstead.

The application property is located in an aggressively developing corridor along Gallows Road between
Rt. 1-66 and Rt. 50. The Merrifield Suburban Area has been intensively planned and subsequently re-
zoned for multiple development projects that are either pending, have been recently approved, or are
under construction. As noted below, planned, pending and approved development could add thousands
of multi-family mid/high-rise residential units to the area.

RZ 2005-PR-039, Dunn Loring Metro, was recently approved for up to
720 high rise units and could result in 73 additional students.

RZ 2003-PR-009, Uniwest, is currently under construction and was
approved for up to 270 high rise units which could result in 28 additional
students.

RZ 2005 PR-041, Merrifield Town Center, is a pending rezoning which
proposes up to 925 high-rise units and which may yieild 94 additional
students.

RZ 2005-PR-003, Dunn Loring Apartments, was approved for 30 units,
replacing the existing development on the site; however, no significant
increase in students is anticipated.

Other existing mid/high rise developments include the 259 condominium units at Wilton House, 340
condoeminium units at Westbriar and the existing 441 units that have been completed at the Halstead, as
previously discussed. When considered cumulatively, the construction of pending and approved
residential development could have significant impacts on the schools serving the area, particularly at
the elementary level where the greatest impacts are anticipated for the majority of these applications.
The attached map indicates location, number of residential units and total anticipated student yields.

Rezoning and development activity outside of the immediate Merrifield area must also be considered
such as the approved MetroWest development and the pending rezonings and approved developments
in the Tysons area. Students generated by several of these applications will impact some of the same
high and middle schools that also serve the Merrifield area.

ZADJames\School Impact Reports 2007\RZ 2007-PR-001 DSF Long Metro I and Ilf LLC.doc



Fairfax County Public Schools
Office of Facilities Planning Services

At such time as spring updates to enrollment and projections are finalized, FCPS will provide updated
information for the schools serving the application property. Staff will also be undertaking a review of
existing school capacities which could be most impacted by new students from the several pending
rezoning applications and those residential developments that are under construction.

Given the potential for boundary adjustments in the area, it is strongly recommended that all proffered
contributions be directed to the school pyramid serving the application property and not to individual
schools. The foregoing information does not take into account the potential impacts of other pending or
future proposals that could affect the same schools.

Attachments:
Locator Map  RZ 2007-PR-001
Merrifield Corridor — Pending/Approved Development

ce: Phillip Niedzielski-Eichner, School Board Member, Providence District
Hiryong Moon, School Board Member, At-Large
Stephen A. Hunt, School Board Member, At-Large
Janet 5. Oleszek, School Board Member, At-Large
Dean Tistadt, Chief Operating Officer FCPS
Phyllis Pajardo, Cluster Il, Assistant Superintendent
Shirley McCoy, Principal, Shrevewood Elementary School
Deborah Hernandez, Principal, Kilmer Middle School!
Jay W. Pearce, Principal, Marshall High School

Source: FY 2008-2012, Facilities Planning Services Office, Enrollment Projections, FY2008-12 CIP
Note: Five-year projections are those currently available and will be updated yearly. School
attendance areas are subject to yearly review.
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Fairfax County Public Schools
Office of Facilities Planning Services

. - . .
Rezoning Application Final Development Plan

RZ 2007-PR-001 FDP 2607-PR-001

Applicant: DSF/LONG METRO 11, LLC AND Applicant: DSFLONG METRO I, LLC AND
DSEILONG METRO 1, LLC DSF/LONG METRO JTT, LLC

Accepted: 0140472007 Accepred: 01/04/2007

Proposed: MIXED USE Proposed: MIXED USE

Area: 1427 AC OF LAND: DISTRICT - PROVIDENCE Ares: 1427 AC OF LAND; DISTRICT - PROVIDENCE

Zoning Dist Sect: Zoning Dist Sect:

SOUTHEAST AND SQUTHWEST QUADRANT OF THE
INTERSECTION OF PROSPERITY AVENUE AND MERRILEE
DRIVE AND WEST SIDE OF GALLGWS ROAD

Located: SOUTHEAST AND SOUTHWEST GUADRANT OF THE Located:
INTERSECTION OF PROSPERITY AVENUE AND MERRILEE
DRIVE AND WEST SIDE OF GALLOWS ROAD

Zoning: FROM PRM, [- 5 AND 1- 4 TO PRM Zoning: PRM

Cverlay Dist: Overlay Dist:

Map Ref Nuny: 45- 1 ({16)) 14, 15, 16 Map Ref Num: 49- 1 ((16)) 14, 15,16
49- 1 (429)) 1- 452 49- 1 ({29)) 1- 452
49 1 ((30)) 1- 458 49- 1 ((30)) 1- 458
49- 2{(1)) 18, 19 49-2((13718, 19

LA
Ly ;/-:D’:-‘ 3 LJV_
.

f

a

[T
CLMPY S

' GOV 00 300 400 00 Ferl
— i ]

— —R1734 Hmicp RE.

e

Z\DJames\School Impact Reports 2007\RZ 2007-PR-001 DSF Long Metro Il and Iif LLC.doc



Fairfax County Public Schools
Office of Facilities Planning Services

82 05-PR-D39 \ ¥
-| 720 Units 4

T

"| Rz 02-PR-025
441 Units

RZ 07-PR-OD1
955 Units

RZ 03-PR-009
270 Units

Z:\DJames\School Impact Reports 2007\RZ 2007-PR-001 DSF Long Metro Il and lil LLC.doc




APPENDIX 13

County of Fairfax, Virginia

MEMORANDUM

DATE: September 15, 2007

T0: Tracy Strunk, Senior Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

FROM: \ remiah Stonefield, Chief Stormwater Engineer
ite Review East, Environmental and Site Review Division
Department of Public Works and Environmental Services

SUBJECT:  Rezoning Application Review, RZ 2007-PR-001, DSF Long Metro, Tax Map
#049-1-16-0014, 0015, 0016, 29-0001-0452, 30-0001-0458, and 049-2-01-0018
and 0019 (Site), Conceptual/ Final Development Plan, Halstead Mixed-Use
Development, dated August 10, 2007 (C/FDP), and Draft Proffers dated August
10, 2007, Providence District

We have reviewed the Plan and Proffers and offer the following comments:

Chesapeake Bay Preservation Ordinance (CBPO)
There is no mapped Resource Protection Area on the Site.

The applicant is required to incorporate best management practices (BMPs) into the
development plan which achieve a 17% phosphorus removal, as the proposed improvements
are considered ‘redevelopment’ under the CBPO. Proffer B-27.B commits to a 17%
phosphorous removal from Phase B. In addition, the applicant has Proffered to incorporate Low
Impact Development strategies into the courtyard plazas of Buildings 1 through 4 in Phase B.
DPWES recommends a Proffer commitment that would provide a specific phosphorous removal
above the minimum PFM requirements to compensate for the original uncontrolled
development.

The applicant indicates that stormwater management for the Site will be provided in
underground StormFilter™ BMP facilities. These types of underground BMP facilities, based on
the design, are underground stormwater facilities that require a Public Facilities Manual (PFM)
waiver by the Board of Supervisors (Board), in conjunction with the rezoning, to be located in
residential areas. The applicant must submit a separate request through DPWES with the
necessary information, as described in Letter to Industry 04-19 dated October 29, 2004, and
processed concurrently with the rezoning application. In accordance with PFM 6-0303.8, the
Board of Supervisors may grant a waiver in conjunction with the rezoning, after taking into
consideration possible impacts on public safety, the environment, and the burden placed on
prospective homeowners for maintenance. The request for the waiver, 24817-WPFM-001-3,
has been submitted for concurrent action with this rezoning application by the Board of
Supervisors.

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 703-324-1877 « FAX 703-324-8359
www.fairfaxcounty.gov/dpwes




Tracy Strunk, Staff Coordinator
RZ 2007-PR-001
Page 2 of 4

The 436 residential units in the existing development referred to as Phase A in the current
application were constructed as apartments under site plan 1981-8P-001-2. Subsequent to site
plan approval, the PFM was revised to require a waiver by the Board for the underground
stormwater facilities in residential areas. The apartment complex was converted to
condominium ownership on September 30, 2005. Since Phase A is included as part of this
rezoning application, includes underground stormwater facilities in the residential development,
and the PFM now requires Board approval of a waiver in conjunction with the rezoning
application to allow underground stormwater vaults in residential areas, the Phase A
development must be included in the Waiver request for underground facilities. The
contributions from the applicant to the maintenance and future replacement funds must be
based on Phase A and Phase B stormwater vaults. If there will be separate Owners’
Associations, then separate accounts must be established and separate contributions must be
proffered. The current waiver request includes Phase A in the application, but does not
adequately provide the appropriate costs. Since Phase A has already been built, the cost data
must be actual construction costs, not estimates based on price schedules. The applicant’s
engineer has been informed that until the appropriate cost data is provided and fully evaluated,
the public hearing for the rezoning cannot be scheduled.

The proposed Proffers do not adequately comply with the proposed conditions associated with
the waiver to allow underground facilities in residential areas. The following issues must be
addressed:

¢ All proffers applicable to the underground facilities must be included in the Proffers for
Phase A, including, but not limited to, maintenance, future replacement, contributions
from the applicant, and liability.

 Proffer B-27.D(i) — in addition to being stated in the owners’ association documents, the
statement of maintenance responsibility must be provided to future purchasers prior to
entering into contract of sale, and must be disclosed, as part of the chain of title, to all
future property owners, by including the appropriate language within the deed for each
unit and the record plat.

* There are changes to the CDP/FDP and proffers that must be made prior to approval.
Proffer B-27.D(ii) has been revised to specify the establishment of an account for the
ongoing maintenance fund prior to the issuance of the first RUP for the Phase B property
and to commit to an unspecified contribution to the maintenance fund prior to issuance
of the first RUP of the Phase B property. Staff recommends the proffer specify the
contribution be made prior to approval of the site plan, not issuance of the first RUP.
Staff recommended conditions for the underground waiver approvai specify approval of
the site plan(s) for the construction of the vault(s). If it is the intent of the Board to
approve the rezoning and the underground waiver request as presented, the proffer will
specify a later time than the underground waiver conditions. The Proffer will not
supersede the waiver conditions. To be consistent with the recommended underground
waiver conditions, and avoid confusion during site plan review, the Proffer must be
revised. In addition, the amount was not specified, only that it would be approved by
DPWES. For DPWES to approve the site plan, the amount of the proffer must clearly be
specified. Staff recommends the applicant specify in the Proffer that the initial deposit
will be equal to the estimated cost for the residential units’ responsibility of the first 20-
years of the facilities, based on cost data of the underground vault{s). The proffers must
also commit to contributions for the costs associated with the vaults in Phase A.
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e Proffer B-27.D(iii} includes a commitment for an unspecified contribution to the future
replacement fund prior to approval of the site plan for the first residential building. The
amount was not specified, only that it would be approved by DPWES. For DPWES to
approve the site plan, the amount of the proffer must clearly be specified. Staff
recornmends the applicant specify in the Proffer that the initial deposit will be equal to
the estimated cost for the residential units’ responsibility of the first 20-years of the
facilities, based on cost data of the underground vault.

s Proffer B-27.D(iv) — The applicant does not commit to a specific minimum amount of
liability insurance that must be provided and continuously maintained. The typical liability
insurance amount is at least $1,000,000, against claims associated with underground
facilities.

o Proffer B-27.D(iv) — The SWM agreement must also include: a condition that the
applicant, property owners, their successors or assigns shall not petition the County to
take future maintenance or replace the underground facilities; establishment of
procedures to follow that will facilitate inspection by the County, i.e. advance notice
procedure, whom to contact, who has the access keys, etc; and a statement that Fairfax
County shall be held harmiess from any liability associated with the facilities.

e Proffer B-27.E — includes a commitment for an unspecified contribution to the Phase A
Condominium Associations for the future replacement fund prior to approval of the site
plan for the first residential building on the Phase B property. The amount was not
specified. Staff recommends the applicant specify in the Proffer that the initial deposit
will be equal to the estimated cost for the residential units’ responsibility of the first 20-
years of the facilities, based on cost data of the underground vault.

Floodplain Regulations
There is no regulated 100-yr floodplain on the site.

Stormwater Detention

The proposed underground detention facilities in residential areas requires approval of a PFM
modification by the Board (see comments above). The applicant has proffered to a 25%
reduction in stormwater runoff from Phase B beyond the minimum PFM requirement.

Site Outfall

The applicant shall provide an outfall narrative describing the condition of each reach of the
outfall from the site downstream to a point where the drainage area is at least 100 times the Site
area or to a floodplain which has a contributing area of at least one square mile, ZO 8-011.2, not
just a map of the drainage area.

Downstream Drainage Complaints
There are no relevant drainage complaints on file aiong the outfall from the site.

Additional Comments

The existing site was developed without water quality or quantity controls of the existing
impervious area. The applicant should be encouraged to provide additional controls above the
minimum required for the redevelopment. Given the proposed configuration of the site, green
roof BMP concepts are encouraged and should be part of the proffer commitments from the
applicant. Please note the amendment incorporating vegetated roofs as a low impact
development technique has been adopted by the Board of Supervisors on March 12, 2007. A
vegetated roof could receive BMP credit if the design conforms to the new PFM standards.




Tracy Strunk, Staff Coordinator
RZ 2007-PR-001
Page 4 of 4

The outline of the proposed underground vault (sheet 29), including the necessary access doors
and manholes, is within the limits of the central north-south road. When the parcel to the south
redevelops, the inter-parcel access will become a more used travel way. Maintenance activities
will require the road to be closed so all the access openings can be opened for ventilation and
access for the duration of the inspection, cleaning and repair activities. The future potential
conflict could be reduced by relocating the vault out of the north-south inter-parcel access.

In order to provide continuity of maintenance responsibility, any storm sewer system that
conveys off-site stormwater through the site will require a county storm sewer easement. Since
the proposed stormwater vaults must be privately maintained and must not be located in a
county storm sewer easement, the underground facilities must not treat off-site areas or must be
“off-line”. The proposed storm sewer that conveys stormwater from Gallows Road must be
revised,

In addition, the general note on sheet 31 indicating that changes to the BMP devices may be
implemented at Site Plan is not appropriate. The facilities constructed with the site plan must be
consistent with those shown on the Waiver request and approved by the Board.

If you have any questions, or need further assistance, please contact me at 703-324-1720.
cc: Steve Aitcheson, Director, Stormwater Planning Division, DPWES

Valerie Tucker, Chief Stormwater Engineer, Site Review East, ESRD, DPWES
Zoning Application File (24817-ZONA-001-4)
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APPENDIX 14

TO: Barbara A. Byron, Director
Zoning Evaluation Division
Department of Planning & Zoning
FROM: Sandy Stallman, Branch Manager, Park Planning Branch /éﬂ
Planning & Development Division
DATE: March 2, 2007
SUBJECT: RZ2007-PR-001 Halstead Mixed Use Development
Tax Map Numbers 49-1((16)) 14, 15, 16; 49-1((29)) all; 49-1((30)) all
BACKGROUND

This project proposes expanding the retail/residential development constructed
immediately north of the subject property (“Phase A”). Applicant proposes constructing
Phase B consisting of 1,010,992 square feet of commercial and residential uses. The
proposed four residential buildings will have approximately 955 units including ADUs
and bonus units. Applicant’s proposal would add approximately 2,015 residents to the
Merrifield area.

COMPREHENSIVE PLAN CITATIONS

1. Park Services and New Development (The Policy Plan, Parks and Recreation Objective

6, p. 8)

Objective 4: Provide for current and future park and recreational needs through a
combination of development of new and existing sites and the optimal use of all existing
facilities.

Policy f: Integrate urban-scale parks into mixed-use developments or
major employment centers.

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
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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 f: Encourage developers to cooperatively develop pubtlicly accessible
urban parks, connective trails, park amenities and active recreation facilities in
Tysons Corner Urban Center, Transit Station Areas, Suburban Centers,
Community Business Centers and identified “Town Centers” or mixed-use
activity centers.

2. Open Space and Pedestrian System Guidelines (Comprehensive Plan, Area I, Merrifield

Suburban Center, Area Wide Recommendations, p. 22)

Usable open space in the form of plazas, urban greens, courtyards or parks should be
provided throughout the Merrificld Suburban Center, especially in the Transit Station
Area and the Town Center, in order to create a strong pedestrian focus. Developments
should provide these pedestrian amenities, which include landscaped areas with shade
trees, seating areas, public art and other amenities that make attractive gathering places
for the local workforce, shoppers, and residents. In some instances, these open space
amenities should be large enough and designed in a manner to accommodate informal
activities as well as programmed events during lunch-hours and after-work hours.

3. Merrifield Suburban Center Open Space and Pedestrian System Map (Comprehensive

Plan, Area I, Merrifield Suburban Center, Land Unit Recommendations, Figure 8, p.

21)

Figure 8 shows a plaza/urban green within the area proposed by Applicant for development.

4. Park and Recreation Facilities (Comprehensive Plan, Area I, Merrifield Suburban

Center, Area Wide Recommendations, p. 46)

Existing public park and recreation facilities are very limited in the Merrifield Suburban
Center, with the Providence Recreation Center and the ball fields at Luther Jackson
Intermediate School being the only facilities..... In order to meet park and recreation
needs within the Merrifield Suburban Center, recreation facilities should be provided as
part of new residential development with on-site facilities. Contributions should be made
by both new residential and non-residential development for offsite public park facilities
that serve the Merrifield Suburban Center.
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5. Sub-Units C-1 (Comprehensive Plan, Area 1, Merrifield Suburban Center, Land Unit
Recommendations, p. 62)

Development should be designed to include pedestrian open space amenities, which
should include public plazas or greens. Two key locations for the green space amenities
are along the Merrilee Drive extension and at the corner of Prosperity Avenue and
Gallows Road. The open space amenities along the Merrilee Drive extension should be a
focal point for the northern portion of this land unit.

6. Sub-Units C-1, C-2, C-3 (Comprehensive Plan, Area I, Merrifield Suburban Center,
Land Unit Recommendations, p. 63, 64, 66)

Any proposed residential development should create a viable living environment by
providing recreation and other amenities for the residents as indicated under the Area-
Wide Recommendations, Land Use Section. In addition, contributions should be made
for the purchase of public parkland within Land Unit C or to provide improvements to
nearby parks. As an alternative, open space amenities could be incorporated into the
development, such as the provision of an urban park that could be privately owned,
provided it is accessible for public use

ANALYSIS AND RECOMMENDATIONS

Design Issues

The Comprehensive Plan for the Merrifield Suburban Center anticipates a plaza/urban green
located within the area encompassed by Applicant’s proposed development. The Park Authonty
believes that the applicant’s proposed “public plaza,”, as detailed on sheet 9 of 25, does not meet
the design standards anticipated by the Comprehensive Plan.

The Comprehensive Plan identifies Sub-Unit C-1 as a key location for an open space amenity,
noting that such amenity should be a “focal point for the northern portion of this land unit” (see
Item 5, above). Applicant’s proposed plaza is a comparitivly small paved area, bisected by a
private street connecting Merrilee Drive and Gallows Road. The awkward geometry of the two
bump-outs does not provide sufficient space for informal activities or programmed events. The
plaza’s lack of frontage along Merrilee Drive may suggest to passers-by that it is private space,
perhaps for the exclusive use of the retail abutting it. The intrusion of vehicles into the plaza and
the provision for curbside parking belies Applicant’s statement that these two areas comprise a
“large, open plaza” and creates a potentially hazardous condition.

The Park Authority recommends locating the plaza in its entirety to one side or the other of the
private street; redesigning the plaza both to provide sufficient space for programmed events and
to distinguish areas for different activities/uses; and relocating the plaza with frontage on
Merrilee Drive to increase its visibility and accessibility.
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Recreational Impact

The residents of this development will need access to outdoor recreational facilities. Typical
recreational needs include playgrounds; basketball, tennis and volleyball courts; and athletic
fields. Based on Zoning Ordinance Sections 6-110 and 16-404, Applicant shall provide $955 per
non-ADU (affordable dwelling unit) residential unit for outdoor recreational facilities to serve
the development population. With 955 units proposed, the Ordinance-required contribution is
$912,025. The Park Authority recognizes that Applicant’s proposal does not break out the
number of proposed ADUs for this development, so this figure may be adjusted accordingly.

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. With the Countywide
Comprehensive Plan as a guide, the Park Authority typically asks for a fair share contribution of
$265 per new resident with any residential rezoning application to offset impacts to existing
parks and recreation services. To offset the impact caused by this proposed development,
Applicant should dedicate $533,975 to the Park Authority for recreational facility development
at one or more of our sites located within the service area of this development.

Natural Resources

The applicant proposes to use Winged Burning Bush, Evonymus alatus, in their landscape
plantings. This shrub is considered highly invasive in our region and should not be planted near
natural areas. The Park Authority recommends that the applicant select only native or non-
invasive plants for their landscape design. For a list of invasive species in the state of Virginia
refer to the DNH website at http.//www dcr.virginia.gov/dnh/invinfo.htm.

cc: Cindy Messinger, Director, Resource Management Division
Chron Binder
File Copy
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P:\Park Planning\Development Plan Review\DPZ Applications\RZ\2007\RZ_FDP 2007-PR-
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APPENDIX 15

16-100 STANDARDS FOR ALL PLANNED DEVELOPMENTS

General Standards

A rezoning application or development plan amendment application may only be
approved for a planned development under the provisions of Article 6 if the planned
development satisfies the following general standards:

l.

The planned development shall substantially conform to the adopted
comprehensive plan with respect to type, character, intensity of use and public
facilities. Planned developments shall not exceed the density or intensity
permitted by the adopted comprehensive plan, except as expressly permitted
under the applicable density or intensity bonus provisions.

The planned development shall be of such design that it will result in a
development achieving the stated purpose and intent of the planned
development district more than would development under a conventional
zoning district.

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.

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.

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.

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,
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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 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.
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RESIDENTIAL DEVELOPMENT CRITERIA

Fairfax County expects new residential development to enhance the community by: fitting into the
fabric of the neighborhood, respecting the environment, addressing transportation impacts, addressing impacts
on other public facilities, being responsive to our historic heritage, contributing to the provision of affordable
housing and, being responsive to the unique site specific considerations of the property. To that end, the
following criteria are to be used in evaluating zoning requests for new residential development. The resolution
of issues identified during the evaluation of a specific development proposal is critical if the proposal is to
receive favorable consideration,

Where the Plan recommends a possible increase in density above the existing zoning of the property,
achievement of the requested density will be based, in substantial part, on whether development related issues
are satisfactorily addressed as determined by application of these development criteria. Most, if not all, of the
criteria will be applicable in every application; however, due to the differing nature of specific development
proposals and their impacts, the development criteria need not be equally weighted. If there are extraordinary
circumstances, a single criterion or several criteria may be overriding in evaluating the merits of a particular
proposal. Use of these criteria as an evaluation tool is not intended to be limiting in regard to review of the
application with respect to other guidance found in the Plan or other aspects that the applicant incorporates into
the development proposal. Applicants are encouraged to submit the best possible development proposals. In
applying the Residential Development Criteria to specific projects and in determining whether a criterion has
been satisfied, factors such as the following may be considered:

o the size of the project

* site specific issues that affect the applicant’s ability to address in a meaningful way relevant
development issues

* whether the proposal is advancing the guidance found in the area pians 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 resclution. 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.

b) Layout: The layout should:

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

* provide dwelling units that are oriented appropriately to adjacent streets and homes:




¢ include usable yard areas within the individual lots that accommodate the future construction of
decks, sunrooms, porches, and/or accessory structures in the layout of the lots, and that prowde
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;

* Identify all existing utilities and make every effort to identify all proposed utilities and
stormwater management outfall areas; encourage utility coliocation 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.

d) 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.

2. Neighborhood Context

All rezoning applications for residential development, regardless of the proposed density, should be
designed to fit info 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 cxisting topography and vegetative cover and proposed changes to them as a result of clearing
and grading.

It is not expected that developments will be identical to their neighbors, but that the development fit into
the fabric of the community. In evaluating this criterion, the individual circumstances of the property
will be considered: such as, the nature of existing and planned development surrounding and/or adjacent
to the property; whether the property provides a transition between different uses or densities; whether
access to 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, BQCs, 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 low-impact site
design techniques.

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

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

f) Lighting: Developments should commit to exterior lighting fixtures that minimize neighborhood
glare and impacts to the night sky.

g) Energy: Developments should use site design techniques such as solar orientation and landscaping
to achieve energy savings, and should be designed to encourage and facilitate walking and
bicycling.

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.

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.




b)

d)

e}

Transportation Improvements: Residential development should provide safe and adequate access to
the road network, maintain the ability of local streets to safely accommaodate traffic, and offset the
impact of additional traffic through commitments to the following:

* Capacity enhancements to nearby arterial and collector streets;

Street design features that improve safety and mobility for non-motorized forms of
transportation;

Signals and other traffic control measures;

Development phasing to coincide with identified transportation improvements;

Right-of-way dedication;

Construction of other improvements beyond ordinance requirements;

Monetary contributions for improvements in the vicinity of the development.

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;

e 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.

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;

¢ When appropriate, existing stub streets should be connected to adjoining parcels. If street
connections are dedicated but not constructed with development, they should be identified with
signage that indicates the street is to be extended;

e Streets should be designed and constructed to accommodate safe and convenient usage by buses
and non-motorized forms of transportation;

e Traffic calming measures should be implemented where needed to discourage cut-through
traffic, increase safety and reduce vehicular speed,;

e The number and length of long, single-ended roadways should be minimized,;

¢ Sufficient access for public safety vehicles should be ensured.

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.

Non-motorized Facilities: Non-motorized facilities, such as those listed below, should be provided:

Connections to transit facilities;

Connections between adjoining neighborhoods;

Connections to existing non-motorized facilities;

Connections to off-site retail/commercial uses, public/community facilities, and natural and
recreational areas;

* An internal non-motorized facility network with pedestrian and natural amenities, particularly
those included in the Comprehensive Plan;




Offsite non-motorized factlities, particularly those included in the Comprehensive Plan;

¢ Driveways to residences should be of adequate length to accommodate passenger vehicles
without blocking walkways;

¢ Construction of non-motorized facilities on both sides of the street is preferred. If construction
on a single side 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.

7.  Affordable Housing:

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

a) Dedication of Units or Land: 1f the applicant elects to fulfill this criterion by providing affordable
units that are not otherwise required by the ADU Ordinance: a maximum density of 20% above the
upper limit of the Plan range could be achieved if 12.5% of the total number of single family
detached and attached units are provided pursuant to the Affordable Dwelling Unit Program; and, a
maximum density of 10% or 20% above the upper limit of the Plan range could be achieved if
6.25% or 12.5%, respectively of the total number of multifamily units are provided to the
Affordable Dwelling Unit Program. As an alternative, land, adequate and ready to be developed for
an equal number of units may be provided to the Fairfax County Redevelopment and Housing
Authority or to such other entity as may be approved by the Board.




b)

8.

Housing Trust Fund Contributions: Satisfaction of this criterion may also be achieved by a
contribution to the Housing Trust Fund or, as may be approved by the Board, a monetary and/or in-
kind contribution to another entity whose mission is to provide affordable housing in Fairfax
County, equal to 0.5% of the value of all of the units approved on the property except those that
result in the provision of ADUs. This contribution shall be payable prior to the issuance of the first
building permit. For for-sale projects, the percentage set forth above is based upon the aggregate
sales price of all of the units subject to the contribution, as if all of those units were sold at the time
of the issuance of the first building permit, and is estimated through comparable sales of similar
type units. For rental projects, the amount of the contribution is based upon the total development
cost of the portion of the project subject to the contribution for all elements necessary to bring the
project to market, including land, financing, soft costs and construction. The sales price or
development cost will be determined by the Department of Housing and Community Development,
in consultation with the Applicant and the Department of Public Works and Environmental
Services. If this criterion is fulfilled by a contribution as set forth in this paragraph, the density
bonus permitted in a) above does not apply.

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 omn, 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 Archacological Sites.

In reviewing rezoning applications for properties on which known or potential heritage resources are
located, some or all of the following shall apply:

a)

b)

c)

d)

€)

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




i) 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;

o the “high end” of the range is defined as the base level plus 60% of the density range in a particular
Plan category, which in the residential density range of 5-8 dwelling units per acre would be
considered as 6.8 dwelling units per acre and above; and,

o 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 17
GLOSSARY T e
This Glossary is provided to assist the public in understanding
the staff evaluation and analysis of development proposals.
It should not be construed as representing legal definitions.

Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan
or Public Facilities Manual for additional information,

ABANDONMENT: Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing
process, to abolish the public's right-of-passage over a road or road right-of way. Upon abandonment, the right-of-way automatically
reverts to the underlying fee owners. If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the
adjacent property owners if there is no evidence to the contrary.

ACCESSORY DWELLING UNIT (OR APARTMENT): A secondary dwelling unit established in conjunction with and clearly subordinate to
a single family detached dwelling unit. An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning
Appeals (BZA). Refer to Sect. 8-918 of the Zoning Ordinance.

AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT: Residential development to assist in the provision of affordable housing for
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance
regulations. Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the
construction of additional housing units. See Part 8 of Article 2 of the Zoning Ordinance.

AGRICULTURAL AND FORESTAL DISTRICTS: A land use classification created under Chapter 114 or 115 of the Fairfax County Code
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to
Chapter 58 of the Fairfax County Code.

BARRIER: A wall, fence, earthen berm, or plant materials which may be used tc provide a physical separation betwsen land uses. Refer
to Article 13 of the Zoning Crdinance 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 guality.

BUFFER: Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or
intensities of land uses; may also provide for a transition between uses. A landscaped buffer may be an area of open, undeveloped land
and may include a combination of fences, walls, berms, open space and/or landscape plantings. A buffer is not necessarily coincident
with transitional screening.

CHESAPEAKE BAY PRESERVATION ORDINANCE: Regulations which the State has mandated must be adopted to protect the
Chesapeake Bay and its tributaries. These regulations must be incorporated into the comprehensive plans, zoning ordinances and
subdivision ordinances of the affected localities. Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations.

CLUSTER DEVELOPMENT: Residential development in which the lots are clustered on a portion of a site so that significant
environmental/historical/cultural resources may be preserved or recreational amenities provided. While smaller lot sizes are permitted in a
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district. See

Sect. 2-421 and Sect. 9-615 of the Zoning Ordinance.

COUNTY 2232 REVIEW PROCESS: A public hearing process pursuant to Sect. 15.2-2232 {Formerly Sect. 15.1-458) 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: Anincrease in the density otherwise allowed in a given zoning district which may be granted under specific provisions
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units {(ADUs), etc.

DEVELOPMENT CONDITIONS: Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of
Zoning Appeals (BZA} in connection with approval of a special exception, special permit or variance application or rezoning application in
a "P" district. Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with
the Zoning Ordinance and/or conformance with the Comprehensive Plan. For example, development conditions may regulate hours of
operation, number of employees, height of buildings, and intensity of development.




DEVELOPMENT PLAN: A graphic representation which depicts the nature and character of the development proposed for a specific land
area: information such as topography, location and size of proposed structures, location of streets traits, utilities, and storm drainage are
generally included on a development plan. A development plan is s submission requirement for rezoning to the PRC District. A
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts
other than a P District. A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally
referred to as an SE or SP plat. A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site. A
FINAL DEVELOPMENT PLAN (FDP}) is a submission requirement following the approval of a conceptual development plan and rezoning
application for a P District other than the PRC District; an FDP further details the planned development of the site. See Article 16 of the
Zoning Ordinance.

EASEMENT: A right to or interest in property owned by another for a specific and limited purpose. Examples: access easement, utility
easement, construction easement, etc. Easements may be for public or private purposes.

ENVIRONMENTAL QUALITY CORRIDORS (EQCs): An open space system designed to link and preserve naturai resource areas,
provide passive recreation and protect wildlife habitat. The system includes stream valleys, steep slopes and wetlands. For a complete
definition of EQCs, refer to the Environmental section of the Policy Pian for Fairfax County contained in Vol. 1 of the Comprehensive Plan.

ERODIBLE SOILS: Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled. Silt and
sediment are washed into nearby streams, thereby degrading water quality.

FLOODPLAIN: Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with
environmental quality corridors. The 100 year floodplain drains 70 acres or more of land and has.a one percent chance of flood
occurrence in any given year,

FLOOR AREA RATIO (FAR): An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel
of land. FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the
site itself.

FUNCTIONAL CLASSIFICATION: A system for classifying roads in terms of the character of service that individual facilities are providing
or are intended to provide, ranging from travel mobility to land access. Roadway system functional classification elements include
Freeways or Expressways which are limited access highways, Other Principal {or Major) Arterials, Minor Arterials, Collector Streets, and
Local Streets. Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged. Minor arterials are
designed to serve both through traffic and local trips. Collector roads and streets link local streets and properties with the arterial network.
Local streets provide access to adjacent properties.

GEOTECHNICAL REVIEW: An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils.

HYDROCARBON RUNOFF: Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are
carried into the local storm sewer system with the stermwater runoff, and ultimately, into receiving streams; a major source of nan-point
source pollution. An oil-grit separator is a common hydrocarben runoff reduction method.

IMPERVIOUS SURFACE: Any land area covered by buildings or paved with a hard surface such that water cannot seep through the
surface into the ground.

INFILL: Development on vacant or underutilized sites within an area which is already mostly developed in an established development
pattern or neighborhood.

INTENSITY: The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of
impervious surface, traffic generation, etc. Intensity is also based on a comparison of the development proposal against environmental
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without
adverse impacts.

Ldn: Day night average sound level. It is the twenty-four hour average sound level expressed in A-weighted decibels; the measurement
assigns a "penalty” to night time noise to account for night time sensitivity. Ldn represents the total noise environment which varies over
time and correlates with the effects of noise on the public health, safety and welfare.

LEVEL OF SERVICE (LOS): An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic
conditions. Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic
conditions and LOS-F describing jammed or grid-lock conditions.

MARINE CLAY SOILS: Soils that occur in widespread areas of the County generally east of Interstate 95. Because of the abundance of
shrink-swell clays in these soils, they tend to be highly unstable. Many areas of slope failure are evident on natural slopes. Construction
on these soils may initiate or accelerate slope movement or slope failure. The shrink-swell soils can cause movement in structures, even
in areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc. Also known as slippage soils.




OPEN SPACE: That portion of a site which generally is not covered by buildings, streets, or parking areas. Open space is intended to
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational purposes,

OPEN SPACE EASEMENT: An easement usually granted to the Board of Supervisors which preserves a tract of land in open space for
some public benefit in perpetuity or for a specified period of time. Open space easements may be accepted by the Board of Supervisors,
upon request of the land owner, after evaluation under criteria established by the Board. See Open Space Land Act, Code of Virginia,
Sections 10.1-1700, et seq.

P DISTRICT: A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned
Development Commercial (PDC) District or a Planned Residential Community (PRC) District. The PDH, PDC and PRC Zoning Districts
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to
promete 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, sociat and econamic 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 16.1-491) of the
Code of Virginia,

PUBLIC FACILITIES MANUAL (PFM): A technical text approved by the Board of Supervisors containing guidelines and standards which
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services.

RESOURCE MANAGEMENT AREA (RMA): That component of the Chesapeake Bay Preservation Area comprised of lands that, if
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of
the Resource Protection Area. See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance.

RESOURCE PROTECTION AREA (RPA): That component of the Chesapeake Bay Preservation Area comprised of lands at or near the
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are
sensitive to impacts which may result in significant degradation of the quality of state waters. In their natural condition, these lands
provide for the removal, reduction or assimilation of sediments from runcff 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 land uses and therefore need a site specific review. After review, such uses may be allowed to locate within given
designated zoning districts if appropriate and only under special controls, limitations, and regulations. A special exception is subject {o
public hearings by the Planning Commission and Beard 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 Articie 9,
Special Exceptions, of the Zoning Ordinance.

STORMWATER MANAGEMENT: Engineering practices that are incorporated into the design of a development in order to mitigate or
abate adverse water quantity and water quality impacts resulting from development. Stormwater management systems are designed to
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions.

SUBDIVISION PLAT: The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter
101 of the County Code.

TRANSPORTATION DEMAND MANAGEMENT (TDM}: Actions taken to reduce single occupant vehicle automobile trips or actions taken
to manage or reduce overall transportation demand in a particular area.

TRANSPORTATION SYSTEM MANAGEMENT (TSM} PROGRAMS: This term is used to describe a full spectrum of actions that may be
applied to improve the overalil efficiency of the transportation network. TSM programs usually consist of low-cost alternatives to major
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit
promotion or operational improvements to the existing roadway system. TSM includes Transportation Demand Management (TDM)
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems.




URBAN DESIGN: An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and
play. A well-designed urban or suburban environment demonstrates the four generally accepted principles of design: clearly identifiable
function for the area; easily understood order: distinctive identity; and visual appeal.

VACATION: Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision. Upon vacation, title to the road right-of-way transfers
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated.

VARIANCE: An application to the Board of Zoning Appeals which seeks relief from a specific zoning reguiation 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

8MP Best Management Practices RC Residential-Conservation

BOS Board of Supervisors RE Residential Estate

BZA Board of Zoning Appeals RMA Resource Management Area

COG Council of Governments RPA Resource Protection Area

CBC Community Business Center RUP Residential Use Permit

CDhP Conceptual Development Plan RZ Rezoning

CRD Commercial Revitalization District SE Special Exception

DoT Department of Transportation SEA Special Exception Amendment

DP Development Plan SP Special Permit

DPWES Department of Public Works and Environmental Services DM Transportation Demand Management
DprZ Department of Planning and Zoning TMA Transportation Management Association
DWAC Dwelling Units Per Acre TSA Transit Station Area

EQC Environmental Quality Corridor TSM Transportation System Management
FAR Floor Area Ratio UP & DD Utilities Planning and Design Division, DPWES
FDP Final Development Plan VC Variance

GDP Generalized Development Plan VDOT Virginia Dept. of Transportation

GFA Gross Floor Area VPD Vehicles Per Day

HC Highway Corridor Overlay District VPH Vehicles per Hour

HCD Housing and Community Development WMATA Washington Metropolitan Area Transit Authority
LOS t.evel of Service WS Water Supply Protection Qverlay District
Non-RUP  Non-Residential Use Permit ZAD Zoning Administration Division, DPZ
OosDS Office of Site Development Services, DPWES ZED Zoning Evaluation Division, DPZ

PCA Proffered Condition Amendment ZPRB Zoning Permit Review Branch

PD Planning Division

PDC Planned Development Commercial
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