
F RFAX COUNTY, VIRGINI. RZ 78-P-130 and
RZ 80-P-073

MEMORAN DUM CORRECTED

Director, Office of
TOP; Comprehensive Planrjing DATE May 18, 1981

FROM: Martin J. Jaron '
Senior Administrative Aide

r1Lt Nor

.uvicT, Board Decision - RZ 78-P-130 (C. F. Properties - Virginia, Inc.)
and RZ 80-P-073 (Costain Washington, Inc.) (Both Providence

RLrtRCNCL District)

On May 18, 1981, the Board of Supervisors approved RZ 78-P-130
(C. F. Properties - Virginia, Inc.) and RZ 80-P-073 (Costain
Washington, Inc.) for the PDC District. In addition, the Board
approved the Conceptual Development Plans for these two re-

zonings, as proffered.

In addition, the Board of Supervisors took several other actions
with respect to these applications. They are:

1. The Board passed a motion requiring a drainage study to
establish the development suitability of the areas
within these two rezoning applications which contain
floodplain soil which are outside-the designated 100-
year floodplain limits. This provision applies to
both rezoning applications.

2. The Board passed another motion that the final development
plans for these two rezoning applications are to be re-
turned to the Board of Supervisors for approval.

3. The Board also directed staff to consider methods to
ban trucks from the Mark Drive and Jaguar Trail area,
and requested that this effort be coordinated with staff
of the Fairfax County Public Schools.

4. The Board directed staff to indicate to the appropriate
public and private officials that the Pine Spring buffer
strip along Route 50 should be maintained.

5. The Board acted to require that the final design for the
highway network for these two rezoning applications be
returned to the Board for final approval.

6. Finally, the Board directed staff to request that VDH&T
reconsider their decision not to construct a left-turn
lane at Route 50 and Annandale Road in view of the
additional traffic that will be generated by these two
Chiles Tract rezonings.
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May 18, 1981 RZ 80-P-073

To: Director OCP

Ted, please take such steps as are necessary to see that
the Board's actions on these two rezoning applications are

implemented.

MJJ : vb
cc (w/attachment): Director, DEM
cc (w/o attachment): Director of Transportation

Executive Director, Planning Commission
Director, Public Works
Board Pending Folder



Attachment 1

CoRR,I;rr_Tt;,b 'It /It

Application Number 7de p' 135c)

Approved to the _ District

Total Number of Dwelling Units up ro & 6112_ Density f"' 7. J

building Floor Area , IU * QFF G[af Floor Area Ratio (FAR) D. 3 ►
SDK R€ imL

Sbv R M t+grt: L
P2o V 4-.D

The /Conceptual/1. Development elan was °° .

The following conditions were proffered and accepted pursuant
to Virginia Code, Ann., Section 15.1-491( a) and shall further re-
strict the use of the property subject to the above referenced ap-
plication:

^ ^ ^' ^¢- 7T Fi-GN r D



COMMONWEALTH OF VIRGINIA

COUNTY OF FAIRFAX
4100 CHAIN BRIDGE ROAD
FAI RFAX, VIRGINIA 22030

May 21, 1981

Mr. Martin D. Walsh
1400 North Uhle Street
Arlington, Virginia 22201

V

Dear Mr. Walsh:

Re: Rezoning Application
Number RZ 78-P-130

Enclosed you will find a copy of an Ordinance adopted

by the Board of Supervisors at a regular meeting held on

May 18, 1981, granting, as proffered, Rezoning Application

No. RZ 78-P-130 in the name of C. F. Properties - Virginia -

Inc., to rezone certain land in Providence District from R-3

and R-4 District to PDC District on subject parcels 49-4
((1)) 58; ((5)) B, C, 1-14, 100, 68-73, 76, F, G; 50-3 ((22))

77-99, A, H; 59-2 ((23)) D, E, Pt. 37, 38-46, 48-50, Pt. 47

and Pt. 51 consisting of 178.6 acres, and approved the con-

ceptual development plan, as amended.

In addition, the Board of Supervisors required a drainage
study to establish the development suitability of those areas
which contain flood plain soil but which are outside the

designed one-hundred year flood plain limits.

The Board of Supervisors requested that the final develop-
ment plan come back to the Planning Commission and to the Board
of Supervisors for final approval.

EW R/mg

cc: Mr. Patteson

Mr. Knowlton

3 Mr. Steele
Mr. Beales

Very truly yours,

Ethel Wildox (gegister
Clerk to the oard



orui=- of -h- Board of Su. =rvlsors of _ -T r--cv

Cerny, v rginia, held in the Board Noon in the I_-sszv Eui^d^ng'
_i rfex, Virain_a on the 18 day of May , 19 81, the fol?c ►^in_

o. ^_:.ance was adoctzd:

J^I+ G ltU NC E 1r-?' 1!T,I 'u merit. ZONING GPJii ' i c
(PRGPOSAL NO_ RZ 78-P-130

C:.-irREAS, C. F. Properties - Virginia - Inc. filed in proper

form, an apolica tion -reoues ting the zoning of a certain parcel of

land hereinafter described, fromR-3 & /R Dis tric t to PDC Dis tric t,

and

WHEREAS, at. a duly called Dublic-hearing the Planning Commission

consida_rzd the tool iczticn and the orcoriety of amending the Zoning

Ordinance- in accordance therewith, and thereafter did submit to

this Loard its recolrnenoation, and

it1E_REAS, this Board has today held a duly called oublic hearing

and after due consconsideration _ of the reoorts, recommendation, testimony

and facts pertinent to the proposed amendment, the Board is of the

ocinion that the Ordinance should be amended,

MOW, TH P.=;rC BE IT ORDAINED, that th at certain oarcel of

land situated in - the Providence District, and more oarticula rly

descr ibed as follows: See attached legal description.

-e, and hereby is, zoned to the PDC District, and said oroceroy

f s subject to the use regulations of said PDC District, and

further restricted by the conditions proffered and acceoted pursuant

to vz _ Code Ann , 15.1-4-91(a)_, which conditions are incorporated into

the Zoning Ordinance as it affects said parcel; and

-BE IT FURTHER EINAC•1ED, that the boundaries of the zoning 1-ap

heretofore adopted as a part of the Zoning Ordinance be, and they

hEreoy are, amended in.accordance with this enactment and that said

zoning map shall annotate and incoroora to by reference the addi Lionel

conditions governing said carcel_

GIVEN under rry nand this 18 day of May 1981-
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FAIRVI: PARK PROPOSAL FOR THE SO 'EASTERN

QUADRANT OF THE ROUTE 50/1-494 INTLASECTION

APPLICATION NO. 78-P-130

(A Part of the Conceptual Development Plan)

PROFFERS

Recognizing his responsibility to the community and to the

planning process, the applicant is making the commitments contained
hereafter.

These commitments are presented as a "package ", the economic
impact of which has been carefully determined. Any substantive
change in the development plan would necessarily result in a review
of the " package " and any increase in any of the listed commitments
or any additional commitments could not be made without a similar
review.

The following commitments are intended as an integral part of
the PDC submission and conceptual development plan and are binding
on the applicant provided such PDC and conceptual development plan
are approved. However, the location of buildings and of residential
mix shown on illustrative plans shall be considered for illustra-
tive purposes only and the specific location of buildings, residen-
tial unit mix and related development matters shall be determined
at the time of final development plan approval pursuant to provi-
sions of Fairfax County ordinances.

In addition to required approval or approval of modifications
of Final Development Plan ( s) pursuant to paragraph 4 of Section
.16-402 of the Zoning Ordinance, such plan(s) shall be subject to
public hearing and action by the Board of Supervisors in a manner
prescribed by paragraph 7 of the above cited section.

These commitments shall be binding upon the applicant/owners
only upon approval of the requested PDC zoning and the conceptual

development plan submitted with Applications 78-P-130 and 80-P-073.

A. LAND USE

1. Subject development shall have no more than 2.25 million
square feet of non -residential development on the area west of
Holmes Run Stream Valley. At least 35% of the area west of the
Holmes Run stream shall be provided as natural and landscaped open
space . Underground or multilevel structured parking is encouraged
to preserve the maximum amount of undisturbed open space . The non-
residential development shall be an integrated business park con-
sisting of no more than 1.9 million square feet of office space,
50,000 square feet of retail commercial space and 500 room hotel,
and 250 residential units.

2. The Holmes Run Stream Valley shall be preserved as a
stream valley park and dedicated to Fairfax County Board of Super-
visors in accordance with the County's adopted stream valley policy.

3. Office building shall not exceed 15 stories in height and

hotel/apartment buildings to the west of Holmes Run Stream Valley
may exceed 15 stories but in no event shall they exceed 180 feet
which is the equivalent height of a 15 story office building.
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4. Applicant agrees that the portion of the quadrant east
of Holmes Run, north and northwest of Falls Church High School,
will be developed for residential units not to exceed 400 dwelling

units. These units shall not exceed 3 stories in height. The
vacant 10 acre portion of the quadrant south of Falls Church High
School will be developed as single family detached units along the
eastern property line with attached units adjoining the Fairfax
County Park and Stream Valley to the north, west and south respec-

tively as shown on schematic plan for this area.

5. Applicant shall dedicate to the Fairfax County Board of
Supervisors land to serve future residents at the location
adjacent to Arlington Boulevard and west of Jaquar Trail in that
portion outside Stream Valley.

6. Applicant agrees that any retail commercial uses on the
site will serve primarily the demand of the other non-residential
uses on the site and will be integrated with the overall design
and layout of the site.

7. A substantial open space buffer of no less than 250 feet,
with 300 feet desirable, consisting of the existing tree cover and
supplemented with additional landscaping will be provided along
the southern perimeter of the site to eliminate any adverse
visual impact upon the detached single family residences to the
south of the site. If requested to do so by Fairfax County, this
buffer shall be dedicated to the County and maintained in its
natural state. However, it is understood that nothing herein
shall preclude the installation of any utilities, storm water
detention and/or siltation and erosion control devices in accord
with Fairfax County Ordinances and Standards.

8. The height of all structures within 500 feet of the
southern boundary of the site shall be limited to 6 stories so as
to be visually unobtrusive to the stable low density residential
communities to the south and east of the site. Applicant agrees
to comply with the tapering of heights from the north to the south
as shown on the Conceptual Development Plan.

9. The provision of lighting in buildings located within
areas of the site abutting adjacent residences and communities
shall be visually unobtrusive to and compatible with such resi-
dences and adjacent communities. As a general rule, parking lot

lighting shall not exceed 13 feet in height.

10. Applicant shall provide internal recreation facilities
in accordance with the provisions of Section 6-209 (2) of the

Fairfax County Zoning Ordinance. Type and location of such will
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be specified on final development plan.. Any recreational
facilities constructed within areas to be dedicated to the Park
Authority shall be subject to the approval of the Park Authority.
Applicant will provide a trail connection between southeast and
northeast quadrants.
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B. TRANSPORTATION

1. Primary residential vehicular access to the tract from
Route 50 will be via Jaquar Trail and Camp Alger Avenue. Non-
residential access will be provided directly from Route 50 by means
of a new interchange located generally west of the Holmes Run
Stream Valley. (As shown on applicant' s submission)

2. Access to the office-hotel-retail portion of the tract
will be provided by a new Route 50 grade separated interchange
east of the existing 1-495-50 interchange and generally west of
Holmes Run Stream Valley. (See Exhibit 1 as subsequently amended)
Construction of all transportation improvements on Exhibit 1 shall
be the responsibility of the owners of the northeast and southeast
quadrants of Route 50 and 495 and said improvements shall be dedi-
cated as public facilities.

3. Applicant agrees to abide by existing covenants which
prohibit vehicular access from areas west of Holmes Run to resi-
dential neighborhoods south and east of the site. Existing cov-
nants do not preclude proposed construction for the new Route 50
interchange ramps.

4. Applicant agrees to improve a portion of Jaguar Trail and
Marc Drive adjacent to the site as well as the intersection of

Jaguar and Route 50 in order to accommodate the traffic generated
by the residential development of that portion east of Holmes Run
Stream Valley in the manner shown on Exhibit 1 as subsequently
amended and in accordance with the Fairfax County and VDH&T
standards.

5. In the event that the applicant is unable to obtain ease-
ments or rights of way necessary for the proposed transportation
improvements, the applicant agrees to bear the expense of condemna-
tion for said easements or rights of way which Fairfax County will
undertake promptly at the request of the applicant.

6. Applicant agrees that all vehicular access improvements
shall meet with the approval of Fairfax County and the Virginia
Department of Highways and Transportation (VDH&T); with Federal
Highway Administration approval as necessary as well for the new
Route 50 interchange and associated 1-495 improvements.

7. Applicant agrees to aggressively encourage ridesharing
by office building tenants to reduce traffic generated by site
development during peak traffic periods by phasing the implemen-
tation of the transportation control strategies listed below at
appropriate stages in the development of the site; and maintain-
ing these strategies until the applicant provides evidence to the
Board of Supervisors that there is no further need. Where
appropriate, applicant agrees to work with other area employers
(i.e., Mobil, AAA and employers on northeast quadrant) in imple-
mentation of this ridesharing.
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° Establish a formal carpool/vanpool program for Fair-
view Park employees which will be operational under
the direction of the transportation coordinator no
later than when 500,000 square feet of commercial
space is occupied in either or both tracts provided
by and at the expense of the occupants of the
commercial uses.

° With technical assistance from Washington COG, provide
matching service for carpooling and vanpooling
candidates.

° Developer shall fully fund a position of "transpor-
tation coordinator" with appropriate private staff
support.

° Designate convenient spaces as preferred parking for
carpools/vanpools.

° Institute a pay parking policy with incentives for
ridesharing participants and to reduce concentration
of peak-hour traffic.

8. Applicant agrees to aggressively encourage mass transit useage
including construction of bus shelters and pedestrian walkways
linking adjacent communities to more convenient bus shelters.

9. In the event that WMATA does not operate direct feeder
bus service to and between Fairview Park and the Dunn Loring
Metro station, the applicant agrees to implement a peak-hour
shuttle bus service to the Dunn Loring Metro station in coordina-
tion with other major developments in the immediate area.

10. A traffic analysis shall be conducted under the direc-
tion of the transportation coordinator at applicant' s expense to
determine the magnitude of total peak-hour office trips generated
by this development. Said analysis shall occur:

a. Within six (6) months after at least 2.4 million
square feet of the total of 3.6 million square
feet of office use is completed.

b. Six (6) months after completion of full development
of 3.6 million square feet of office use.
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If the total peak-hour trips generated by commercial
development by the subject property and the companion tract exceed
either 3,300 inbound A.M. trips or 2,971 outbound P.M. trips and
these excess trips create a significant change in the peak-hour
level of service from that which would be computed in the absence
of such trips at either the new interchange on Route 50 or at the
northeast tract connection to Routes 29-211, additional trans-
portation strategies shall be developed to reduce the peak-hour
effect of the incremental trips to a level commensurate with the above
allowable AM and PM peak hour trips.

If the total peak-hour generated trips after occupancy of
2.4 million square feet of commercial uses exceed 75% of either
3,300 inbound A .M. trips or 75% of 2,971 outbound P.M. trips,
issuance of building permits for commercial uses in excess of 3.0
million square feet may be deferred by the Board of Supervisors
for a period not to exceed two years to allow development and
implementation of additional transportation strategies designed
to assure that at the time of occupancy of the total of 3.6
million square feet of commercial use the peak-hour traffic
generated by the subject property and the companion tract shall
not exceed the above projections.

In order to agree impartially on the degree of the incre-
mental impact (if any ) and the most practical strategies for
implementation ( if required ) traffic recommendations developed by
the transportation coordinator shall be submitted to the Board of
Supervisors . If the Board of Supervisors does not agree with the
traffic analysis, the Board of Supervisors shall submit said
analysis for review to an arbitration board. Said arbitration
board shall consist of the following members:

(1) One representative transportation consultant
appointed and funded by Fairview Park developer.

(2) One representative transportation consultant
appointed and funded by developer of northeast

quadrant.

(3) One representative transportation engineer
appointed by Fairfax County Board of Supervisors.

(4) One representative transportation engineer
appointed by VDH&T.

If the said arbitration board cannot reach a consensus
opinion on the said analysis, a fifth traffic consultant shall be
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appointed by the four traffic consultants selected pursuant to the
above procedure . The decision of the fifth transportation con-
sultant concerning the accupancy of said analysis shall be binding
upon all parties . Compensation of the fifth traffic consultant
shall be paid equally by developers of northeast and southeast
quadrant unless otherwise determined by the Fairfax Board of
Supervisors.

Upon approval of the arbitration board, appropriate trans-
portation strategies shall be instituted by applicant as soon as
practical . If the peak-hour traffic levels are under the allowable
limits , no action shall be taken.

In the event that revised strategies shall be required as
described, additional monitoring and/or analysis shall be conducted
by applicant to determine the adequacy of the revised strategies
and the results submitted to the Board of Supervisors of Fairfax
County for reivew and additional procedures in accord with the
provisions of this proffer shall be undertaken by applicant if
requested by the Board of Supervisors.

In the event additional monitoring and/or analysis and/or
revised strategies shall be required from time to time in accor-
dance with this provision, the cost of the revised strategies and
the additional monitoring and/or analysis shall be paid by the
developers of the subject property and the companion property and/
or occupants of the commercial uses.

11. Construction of substantially all the foregoing trans-
portation improvements including the overpass and associated ramps
shall be completed prior to first occupancy of the commercial por-
tions of the development. However, with the concurrence of the
County and VDH&T, certain portions of the improvements, such as
the additions to the 1-495 CD lanes may be deferred until a later
phase of development. The issuance of building permits for
commercial structures shall be dependent upon receipt by appro-
priate governmental authority of assurance that the grade separa-
tion at US Route 50 and associated ramps shall be available for
use prior to the date of first occupancy of the commercial
facilities.



-8-

C. ENVIRONMENT

1. Holmes Run Stream Valley Shall be preserved as a stream
valley park in accordance with the County's adopted stream valley
policy. However, the applicant shall have the right to construct
and provide for utilities, storm water detention facility, silta-
tion and erosion devices, interchange ramps, recreational facili-
ties and such other improvements including but not limited to
selective clearing necessary for improvements of the stream channel
and/or sound forest management practices. Applicant shall dedicate
said land to the County.

2. Applicant agrees to provide non-vehicular access to and
through the Holmes Run Stream Valley as shown on the conceptual
development plan.

3. Applicant agrees that a portion of the existing tree
cover (not less than 25 feet of natural tree cover and/or land-
scaped open space) shall be preserved as a natural open space,
screen and buffer along the periphery with 1-495 and Route 50,
while permitting points of visibility at selected intervals.

4. The applicant agrees to provide stormwater detention
facilities which are designed in accord with the requirements and
objectives of Fairfax County for the Upper Holmes Run watershed.
More specifically, the applicant shall provide for detention/
retention which will control peak discharge for the post-develop-
ment state in excess of that which is calculated for the pre-
development condition. This commitment shall be accomplished by
the provision of detention reservoirs located in the northeastern
and northwestern tributaries of the Holmes Run which traverse
this property, more specifically identified by the Fairfax County
Department of Public Works as detention reservoir sites DR 494-4
and DR 503-1. These reservoirs shall be designed for the 25-year
and 2-year frequency storms of one-hour durations and generally
will be in substantial conformance with the following design
characteristics for each of the two reservoirs.

DR 494-4

Q25 In 548 cfs tp In = 15 minutes
Q25 Out 85 cfs p Out = 70 minutes

25-Year Storage Volume Required = 21 acre feet

Q2 Out _ 26 cfs tp Out = 135 minutes

2-Year Storage Volume Required = 13 acre feet
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DR 503-1

Q25 In = 782 cfs tp In = 20 minutes
Q25 Out = 595 cfs p Out = 25 minutes

25-Year Storage Volume Required = 5 acre feet

Q2 Out = 356 cfs tp Out = 25 minutes

2-Year Storage Volume Required = 1.6 acre feet

it shall be understood that provision of these storm water
detention facilities will require the modification of the two
aforementioned tributaries. Furthermore, whereas the applicant
intends to maximize the preservation of the open space buffer,
more specifically described as condition A-7, the applicant will
minimize the provision of storm water detention facilities in the
southwestern tributary which traverses the subject site, however
the applicant shall provide for those siltation and erosion con-
trol devices including temporary siltation ponds which may be
requested or required in accord with the Fairfax County Public
Facilities Manual.

5. Applicant will comply with all Federal, state and local
air and noise laws, ordinances and regulations applicable to
development of this site.

6. Fairfax County identifies the subject property as an area
of potential adverse noise impact resulting from adjacent highway
uses.

In order to mitigate the adverse impact, if any of highway
noise, residential units constructed on the subject property shall
have the following acoustical attributes:

a. Roofs and exterior walls shall be designed to have
a laboratory sound transmission class (STC) of at
least 39.

b. Doors and windows shall be designed to have a
laboratory sound transmission class (STC) of at
least 28.

c. Adequate sealing and caulking between surfaces
shall be accomplished.
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No structures for either commercial or residential use shall
be erected within the 75 dba Ldn noise zone, such zone is more
particularly shown on plat prepared by the Fairfax County staff
and is attached to the Staff Report, being further that area
within 400 feet of the centerline of i-495.

IAM H. PLANK, President

WHP, Inc., Partner, Fox Chase Joint

Venture

P. REED WILLS, President

Wills Investment, Inc., Partner,

Fox Chase Joint Venture

w.^ F

DAVID S . WEINBERG,

Executive Vice President

C.F. Properties (Virginia), Inc.

5/11/81
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