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PLANNING COMMISSION: July 30, 1997
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July 16, 1997
STAFF REPORT
APPLICATIONS PCA 86-W-001-7/FDPA 86-W-001-5
and PCA 86-P-089-4/ FDPA 86-P-089

SULLY DISTRICT
APPLICANT: ‘ FL Promenade, L.P.
ZONING: . PDC and WS
PARCEL(S): | 55-2 ((1)) 15 Pt.
ACREAGE: PCA 86-W-001-7/FDPA 86-W-001-5 30.78 acres

PCA 86-P-089-4/ FDPA 86-P-089 329 acres
TOTAL 34.17 acres

FAR: 0.43

OPEN SPACE: 40%

PLAN MAP: Fairfax Center Area, Office/Mixed Use
PROPOSAL: Amend Proffers, Conceptual Development Plan and

Final Development Plan for Land Bay A of the
Government Center to redesign the regional
stormwater management system and to permit other
site modifications.

STAFF RECOMMENDATIONS:

Staff recommends approval of PCA 86-W-001-7 subject to the execution of the
proffers contained in Appendix 1A.

NAZED\SJOHNSON\RZREPORT\FD36P089. WPD



" Staff recommends approval of PCA 86-P-089-4 subject to the execution of the
proffers contained in Appendix 1A.

Staff recommends approval of FDPA 86-W-001-5 subject to the proposed
development conditions in Appendix 1B.

Staff reeomme’hds approval of FDPA 86-P-089 subject to the proposed
development conditions in Appendix 1B.

Staff recommends approval of a waiver of the barrier requirement along the
southern boundary line.

Staff recommends approval of a modification of the transitional screening and a
" waiver of the barrier requirement along the northern boundary fine.

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

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

For information, contact the Zoning Evaluation Division, Office of Comprehensive
Planning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-5505,
(703) 324-1290.

: L\ Reasonable accommodation is available upon 7 days advance notice. For
information call (703) 324-1334.




PROFFERED CONDI 1 (ON AMENDMENT/
PCA 86-W-001 -7

PCA 0§-w-001~7 FL FAOMWAE, L. ¥,
FILED 03/19/97 FROFFERRD COMDITION ANENDMENT
PROPOSED : mmmmmsmnnm.
. APPROX: 30.70 acezs or LAND; DISTRICY - FULLY
H n. wmsc,mml.v.mu
™HE

AND WEST OX RD. (T, goB)
o -

OVENLAY prsTarcT(s): we
ap xxr 985-2- /01 so01s-

FINAL DEVELOPMENT PLAN AMENDME!]
FDPA 86-W-001.5

TOPA 36-W-001-8 TL PROMEWADR, L. ».

TIRD 03/19/97 mmm
mm: MCDIFY sTORM MATER
i SG?IN:IRIOI'M:DIMC?-M
LOCATED: N WMC‘.N!‘II.I CUADRANT

DISTRICT(9): wa
Wr ar 055-2- /017 fo0015- | 4

P

5
T
Sl |

-~

el
»

4 >

"14?’

=
L

i
Y,

'

At s o g
A
3
13

g
ES

i
i




— e ‘
PROFFERED CONDITION AMENDMENT/  FINAL DEVELOPMENT PLAN AMENOME?

PCA 86-P-089-4 FDPA 86-P-089

PCA 96-P-089-4 FL FROMENAIR, L. P.

L]

TILRD 03/23/97 PROFFERRD COMDITION ANENIMENT ) TOPA B6-P-089 FL PRONENADE, L. P.
FROPOSED : MODIFY BTOMMMATIR MAKAGEMENT & OTHER SITE MOD. TFILED 03/25/97 FINAL DEVELOPMENT PLAN AMENDMENT
APPROX: 3.29 AMRES OF LAMD; DISTRICT -~ SULLY FROPOSED : HODIFY STORM WATIR MANAGEWENT
LOCKTED: w. or 66, I THE 5.W, QUADRANT OF APPROX 3.29 ACRES OF LAND; DISTRICT - SULLY
THE OF FAIR LAKES PEWY (RT. 7700) - LOCATED ¢ N, OF INTERATATE 6&, IN THE 85.W. QUADRAMNT
AND WEST OX RD. (RT. &09) THE INIERSECTION OF FAIR LAKES FXNY {RT. 77
TONING: mc AND WEST OX KO (RT. &08)
OVERLAY DISTRICT(S): TOMING: PC
MARP REF 055-2- 01/ /0018~ » COVERLAY DISIRICT (S} :

MAF REF 055-2- fo1/ /0015- 4




PROFFERED CONDITION AMENDMENT/

PCA 86-W-001-7

FCA 06-¥-001-7
113D 03/18/97

IROPOSED; MODITY ST0NM MATER MODCRENT ¢ OTMER SITE MOD.

AR 30.70 NIRL OF LAMD; DISTRICT - SVLLY

LOCATRD N. OF INTERSTATR €6, IN TME 8.W. QUADRANT
INTEREXCTION OF FAIN LAKES MNOGY (RT. T700)

AMD WEST OX RD. (RT. doW)

ZOMTNG

VERLAY (B): W8

08s-2- f01/ /0018-  p

FINAL DEVELOPMENT PLAN AMENOMEN
FDPA 86-W-001-5

TOPA M8-W-001-3 FL FROOEMADE, L. P.

riLED 03/19/97 FIMAL DEVELOPMENT PLAN AMENDMEWT
FROPOSZD : MDIFY STORM MATER MAMAZTHMENT
APPROX : 30.70 MIES OF LAND; DISTRICY - SULLY
LOCATED: W. O INTERITATEZ 6. IN THE 5.W. QUADRANT OF

THE THTERARCTION OF FAIM LANKS FEWY {RT. 7700)
AHD WEET OX RD.  (RT. &0W)

LONING: we
OVERLAY BISTRICT(S}: W8
MAF AEF 085-2- jo1f /0015~ | 4

Vi N,



et Fanu N

, : _ -
PROFFERED CONDITION AMENDMENT/ FINAL DEVELOPMENT PLAN AMENDMEN

PCA 86-P-089-4 FDPA 86-P-089

.

FORA 96-P-009 TL FROMDRADR, L. F.

PCA 36-P-045-4 TL FROMIE, L. P, YILED 03/25/97 FOL DEVELOPMENT FLAN AMEMDWENT
FIIXD 03/25/97 FROFTERED COMDLTION AMENCMWEWT? FROPOSED : MIDIFY STORM WATER MAMACTMEWY
TROFOSED: MODIFY STOMMEATEN MANACEMENT & OTHER EITT WOD, APPRIX ;. 31.29 ACKES OF LAMD; DISTRICT - SULLY
APPROX 3.29 MIES OF LAD: DISTRICT - NULLY LOCATED: K. OF INTERSTATE 6§, IN THE 3.¥
LOCKTED W. OF INTERSIATE &6, IN THE 0.%. (UADRANT OF TRE INTERECCRION CF FAIR LAKES PRMY (BT. 7700)
TIR INTEASECTION OF FAIR LAKES FRNT (RT. T700) AND WEIT QX RD. (RT. 608)
ND ¥EST CX RD. {RT. $00) LOMING: mc
TONING; D in
DISTRICT (8) : HA® REF 058-1- foif 10018~ »




S

\A]

XA
TOMBOACK

TV INGNHIA0D

A

VEEMEA ALNNOO
LONLLOND

ISV LWL ~ vald / vend

Y

NWOHE §Y B (B

TRIL) DHTVED CNY CORIVE'Y) SO
RN AS ORLIDL Ol WA 20
L YS i

L 'x] —. L1 B "1
T1-o-ny . 1- L]

v S Lo

E L 3 Tl




ALNNOD XYV
LORLING FOMBOAOU

HALNED IYINSNEAOD

oYs AVE

VIERAA
Vg WILINL ~ va03 / vl

WK (B

B R I e Ml e L

T SHIROMY UOROD H WM
)

o

- Sy O

il A

A

A=) EWR
d¥YM ALINIDA

i | AINO S3S0d¥Nd ONISYHd HO4 133HS SIHL

[ AR ] 1 R il Ly - 3
[l | SEwaN | WRE | W | W | W Li)
R Tawam | WK | wee | Wi i B
AT T T TN N &)
nm il [ ] L - i any
AN,

vivg




H3IA0D
¥l

G5 e
[] VI A v

i B

_ | e e e
11 AINO $3S0ddNd ONIdVOISUNYT HOH 133HS SIHL e m..[lwiﬁ.ﬁ.nuﬂa

e P S R
> AT S

' AIN3D W1 Tar
T Shey

-
e v 3532
St NN snasrw S5
SR CRIRXEITLY il
wacifia i o VI L e

i [PON & e ] .

it B0 wistats Raateit
e I W
R R wil e
e I R s o
e va 2o G W
FENEL RENETEINY TITEX LRV

¥« AV GNYT - 18YT INV'L] DLIIDAJS 318

i L




1. Loel
J. RCLOLM

YDA m“m‘ i =
tEI.I.NEIo TY.LNINHIAOD i § |
+¥s AVE ONVT .

IVU AT SN MG

[l

mn AHH i iiiid
ih;i !‘55 i ] “
e ol
. .'.‘§... I [af333 i bsliiazs
' I T
{ LR INEHEEERE i
i |
i il
- i - ] v

LAND BAY “A”

B iE O TERLEE wwil
SN igg ! g gigf 5§3§55g§§5 i i?é%”’-‘ :;%*a i
gEE i.‘,g I. §a ; - . ;g%’—ﬁgﬁﬁl! L+3 !g‘! . gi 1 : gg
-HIHE- R H EL 1 TR
HAEEAT A 1] IR
& 1 ii!g“ i Eé Gl Wkl s B
i gadEd BEW ERpk s T iy
be f gt g Eg i’iii'i‘éi ;}‘§3§E=§5,i 2 i v
: EEFEE.IE I o E L IO
iy i TR v 1 R B
i%?idi!ﬁhé.i& Emg-agi,.a - g TR
& - - . R - o 22 T 5 i2s
1 i | ¥ o Ex 1:;! El F3 wRE szy Bg LY gEgassy
HHHHE R B1IBILY
bir e b B Hi & i EE 3 & L i
HIEN I1ENH BT Y BH 2 e
HEIIAEH R BT E AR §
f i i l e e Eg ggs;ﬁ e i il § 3, SR Ly
THEAY : 5*35 : §?§§ §;§ Egigggg il i i o Esé i e i
E;;g B e 8 g " g g Qs a;s 0 oRL 32 £ siteety
e s ail |i :e§ Ry LE Eé "5;'325 24 !ag gggg Eg gia 2 §§; Ei!§’§
TR 3‘5‘ , phe B ko dh Sholic b lime
Egi ;i !g < - ssg =§ ‘5 il !§§n ?’Ei E. =§g E EE EE ? Eg i i égg :ELE iggiagﬁa
€~ N "o B = B & w =




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

-~

DESCRIPTION OF THE APPLICATION

The four concurrent applications pertain to Land Bay A, a 34.17 acre portion of
the 221 acre Fairfax County Government Center complex. The applicant is
requesting approval of two proffered condition amendment (PCA) and two final
development plan amendment (FDPA) applications which are linked through a
common conceptual and final development pian and a single set of proffers.
Approval of the applications would result in a redesign of the approved
stormwater management wet pond into a two-phase stormwater management
dry pond system. The redesign of the pond system will affect the configuration of
the approved hotel and office development on the subject property; however, no
changes are proposed to the approved FAR of 0.43, open space of 40%, or
building heights of 120 feet.

Land Bay A is owned by the Board of Supervisors and is vacant and mostly
wooded. The applicant, FL Promenade, L.P., is the owner of property located to
the east of the subject property and developed with a retail center. The applicant
proposes to construct and utilize the first phase of the regional pond system
located on the subject property in accordance with an agreement with the
property owner.

Waivers and Modifications

Modification of the transitional screening and waiver of the barrier requirements
along the southern boundary pursuant to Par. 11 of Sect. 13-304 of the Zoning
Ordinance.

Madification of the transitional screening and waiver of the barrier requirement
along the northern boundary pursuant to Par. 3 and Par. 12 of Sect. 13-304 of
the Zoning Ordinance.

LOCATION AND CHARACTER
Site Description:

The 34.17 acre site is known as Land Bay A of the 221 acre mixed use
Governmental Center. Land Bay A is located north of 1-66, and in the southwest
quadrant of the West Ox Rd./Fair Lakes Parkway intersection. Land Bay A is
currently wooded and vacant. An on-site gravel road extends between Fair
Lakes Parkway and generally runs parallel to 1-66. A floodplain/EQC bisects the
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property in a generally northwest to southeast direction. The remaining three
land bays of the Governmental Center are located south of I-66 and on the east
side of West Ox Road. Land Bay:B contains three office buildings (two built, one
future); Land Bay C contains the existing Government Center; and Land Bay D
contains existing townhouses and multi-family residences.

' = SURROUNDING AREA DESCRIPTON @ |

M BT R O MoCDe o

Multi-Family Residential* Office/Mixed Use
-66, County Landfill and Public Facilities

Offica/Shopping Center Office/Mixed Use

Office/Retail and Office/Mixed Use
Day-Care Center* '

* The 660 acre mixed use Fair Lakes development is located to the north and
west. Fair Lakes Land Bay V is located to the west and Fair Lakes Land Bay
VIl is located to the north.

BACKGROUND

Site History:

RZ 86-W-001 03/10/86 | Government Center/ | BOS !
| '_ Mixed Use |
RZ 87-W-040/ 08/03/87 | Government Center/ | BOS Approved 2 |
{ CDPA 86-W-001-1 Mixed Use
{ FDP 86-W-001
RZ 86-P-089/ : 08/01/88 | Government Center/ | BOS Approved 3
PCA/CDPA 86-W-001-2 Mixed Use
FDPA 86-W-001
PCA 86-W-001-3 04/08/91 | Residential BOS Approved ¢
PCA 86-P-089
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12/07/92 | Government Center/
Commuter Parking

01/12/95 | Residential Withdrawn ©

{ PCA 86-P-089-2/
| FDPA 86-W-001-3

|PCA 86-W-001-6/ 10/30/95 | Government Center/ | BOS Approved ’
| PCA 86-P-089-3/ . Mixed Use |
| FDPA 86-W-001-4

1. This action rezoned 216.58 acres from the R-1 and PDH-5 Districts to the PDC District in order
to develop a mixed use development with an overail FAR of 0.33. In addition, the Board
approved a Conceptual Development Plan (CDP) depicting four land bays. A mix of
office/commercial and residential uses are depicted on Land Bays A, B and D, and the 100
acre governmental center is depicted on Land Bay C.

2. This action rezoned a 0.03 acre cemetery located in the middie of Land Bay C; exchanged land
area between Land Bays B and D; revised the configuration of Land Bay C while still
maintaining its 100 acre size; made alterations to the road network; and approved a Final
Development Plan (FDP).

3. RZ 86-P-089 rezoned 3.29 acres from the R-1 District to the PDC District. PCA 86-W-001-2
effectuated a land swap with the Fair Lakes Partnership which resulted in the incorporation of
3.29 acres that were the subject of RZ 86-P-089 into Land Bay A of the Government Center
site. Approval of the application also deleted approximately two acres on the western boundary
of Land Bay A which were subsequently incorporated into the Fair Lakes Development as the
subject of PCA/CDPA 82-P-089-4. Although Land Bay A contained the same 642,926 sq. ft. of
development as previously approved, the land bay was redesigned to accommodate the
revised land area. A summary of the approved COPA/FDPA for Land Bay A is contained in a
later section of this report. Relevant excerpts from the accepted proffers and a reduction of the
approved CDPA/FDPA are contained in Appendix 4.

4. These applications amended the proffers to revise the management and ownership structure of
the recreation facilities in Land Bay D (the residential component of the development).

5. These applications modified Proffer #10 accepted in conjunction with the approval of
PCA 86-W-001-2 and added two development conditions in order to allow flexibility in parking
and to permit the establishment of commuter parking and bus stop location(s), among other
uses, at the Fairfax County Government Center (Land Bay C). No change was made to the
approved CDPA/FDPA.
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6. These applications included three options for residential development on Land Bay A. Option 1
proposed 222 townhouse units which included affordable dwelling units; Option 2 proposed
217 townhouse units; and Option 3 proposed 600 multi-family units in 4-story buildings. These
applications were withdrawn by the applicant in January of 1995.

7. These appliéaﬁ&hé ameh&ed the proffers and revised the approved FDPA to permit phased
development of Land Bay A, with temporary athletic fields constituting Phase | and the

previously approved office and hotel uses constituting Phase il. Relevant excerpts from the
accepled proffers and a reduction of the approved COPA/FDPA are contained in Appendix 5.

COMPREHENSIVE PLAN PROVISIONS (Appendix 6)
Plan Area: ' o VArea [}

Planning Sector: " Fairfax Center - Subunit H2 (western portion)
Subunit 14 (eastern portion)

Plan Map: Fairfax Center

R RS SRERRERRs

| Baseline Level: Residential 1 du/ac ;
1 Intermediate Level: Office/Mix 0.14 FAR
|Overlay Level: - Office/Mix 0.45 FAR }
| Baseline Level: Residential 1 du/ac ;
Intermediate Level: Residential 10 dwlac |
| Overtay Level: Office/Mix | 0.45 FAR
ANALYSIS

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

Title of CDPAs/FDPAs: “Land Bay A - Governmental Center”
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Prepared By: William H. Gordon Associates, Inc.
Original and Revision Dates: February 1997, as revised through June 9, 1997.

The primary purpose of these PCAs and FDPAs is a redesign of the approved
stormwater management wet pond into a two-phase stormwater management
dry pond system. The redesign of the pond system will affect the configuration of
the hotel and office development, including parking and travel aisles, approved
on the subject property; however, no changes are proposed to the approved
FAR of 0.43, open space of 40%, or maximum building heights of 120 feet. The
two CDPAs/FDPAs are depicted on one set of development plans, which
includes a total of four sheets.

Sheet 1 - Composite Overall Layout
Sheet 2 - Phasing Plan

Sheet 3 - Landscape Plan

Sh;et 4 -

Notes and Angte of Bulk Plane Calculations
Features incorporated on the FDPASs include:

» Atotal of 642,926 gross sq. ft. of building area in three buildings, with an
overall FAR of 0.43.

« Building A1 is located on the westem portion of the site and Buildings A2 -
and A3 are connected twin towers that are located on the eastern portion of
the site. The following table summarizes the three buildings:

Buiiding Sq. Footage

Buikding Building Height

Al Hotel 184,926 120 ft.
A2 Office/Commercial 229,000 120 ft.

229,000 120 ft.

642,926

« A total of 750 surface parking spaces are to be provided for Building A1. A six
level (50 ft. tall) parking structure is to be located to the east of Buildings A2
and A3 with a pedestrian overpass connecting Buildings A2 and A3 with the
parking structure. A total of 1,942 parking spaces are to be provided on site.
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+ Primary access to the site is via Fair Lakes Parkway. Interparcel access to
the Fair Lakes development is provided to the west via Roger Stover Drive.
The realignment of the travel aisle adjacent to the hotel affects the alignment
of Roger Stover Drive on the adjacent property to the west. The approved
FDPA for that property includes an option for development showing the
realignment of Roger Stover Drive as shown on this application.

« A variable width toe-of-slope line is shown along the southem boundary of
the subject property for the future I-66 HOV improvements.

. 40% .ob‘e'n sbéoe with areas of tree save located within the EQC area.

+ Two dry SWM/BMP ponds in series are proposed to encompass the area of
the site delineated as EQC and wetlands. The SWM/BMP facility previously
approved for the site was a wet pond with an aeration device system that
encompassed a large portion of the EQC and wetlands area. The applicant

- has. entered.into an “Agreement for Design, Construction and Maintenance of
Storm Water Management System” with Fairfax County. The agreement calls
for the initial construction of Phase 1 of the dry pond system by the applicant:
the construction of Phase 2 would occur in association with the development

of Land Bay A. The dry pond system will permit the preservation of the EQC
and wetlands area.

» The interim ball fields approved on the previous FDPAs are retained as

optional temporary uses until such time as the property is developed with the
hotel and office uses.

Transportation Analysis (Appendix 7)
Issue: Interstate 1-66 Ramp Requirements

The potential future need for additional right-of-way for the future flyover from the
westbound Interstate 66 HOV lanes to the Fairfax County Parkway needs to be
addressed. VDOT staff have identified the right-of-way delineated on the
development plan as the minimum necessary for construction of the flyover.

Resolution:

In response, there is a proffer for reservation of right-of-way for the I-66 HOV
flyover project.
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Issue: Parking

The site is parked at a significantly greater rate than the Ordinance requires. If ali
of the parking delineated within the area of right-of-way reservation for the
flyover was removed, the applicant would still meet Ordinance parking
requirements. As such, the applicant should commit to allow removal of the
excess parking as needed for ramp construction without an obligation on the part
of the public to pay the cost of relocating the parking, or damages for elimination
of the parking.

Resolution:

In response, there is a proffer to relocate the parking outside of the HOV ramp
right-of-way area at no cost to the County. Staff believes this issue has been
addressed.

Issue: Pedestrian Access

An extensive pedestrian circulation plan is shown for the subject site. However,
the applicant should commit to add a sidewalk adjacent to the main
ingress/egress to the site.

Résoiution:
A proposed de\}elopment condition requires a sidewalk to be located adjacent to
the main ingress/egress road to the site.

Issue: Roger Stover Drive Realignment

The realignment of the interior roadway system adjacent to building A1 shows a
partial realignment of the existing Roger Stover Drive on the adjacent Fair Lakes
property to the west.

Resolution:

The recently approved FDPAs for Fair Lakes Land Bay VB3 show an option to
permit a corresponding shift in the alignment of Roger Stover Drive to
accommodate the proposed realignment of the roadway system on the subject
property. Proffers for the Fair Lakes property state that should the FDPAs for
Land Bay A be approved with the realignment of Roger Stover Drive as shown,
the option showing the realignment will be constructed on the Fair Lakes
property. If the FDPAs are not approved, Roger Stover Drive will remain as
existing.
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EnvironmenhI‘Analysis (Appendix 8)

Issue: Environmentat Quality Corridor

An Environmental Quality Corridor (EQC) was identified and delineated during
the review of the original rezoning application for the property. The EQC line
shown on the development plan is consistent with the EQC as previously
delineated. As noted on the development plan, wetlands are present within much
of the EQC.

The currently approved development plan permitted encroachments into the
EQC for a wet stormwater management facility (covering the majority of the EQC
within the western half of the property) and several road crossings. Additional
encroachments would be needed for storm and sanitary sewer lines (i.e., the
relocation of an existing sewer line), as well as for construction associated with
the office structure that would be located just outside of the EQC. The proposed
development plan appears to indicate that'clearing and grading in the EQC will
be limited to that needed for the construction of an embankment for a dry
SWM/BMP facility, the construction of a road crossing (which will also function as
an embankment for a second dry SWM/BMP facility), the construction of
structures and parking areas that would be located outside the EQC, and the
construction of storm and sanitary sewer lines. Overall, much more of the EQC
would be preserved in a natural condition under the proposed development plan
than under the approved development plan, However, the applicant should
ensure that clearing and grading that will occur within the EQC will be minimized
consistent with the development plan. The accepted proffers for the site commit
to such minimization for EQC encroachments for sewer lines, other utilities, trails,
and “public improvements” but do not address other encroachments into the
EQC.

As noted above, the approved proffers include a commitment to the minimization
of disruption to the EQC and other tree save areas for utilities, trails, and other
public improvements. The applicant should provide a similar commitment to
address disturbances associated with any other encroachments into the EQC or
tree save areas (e.g. disturbance needed for the construction of the stormwater
management facilities and other disturbances.)

A note on the development plan reads as follows: “Based on a preliminary
grading study, portions of the site may be subject to clearing and grading.
Therefore the proposed limits of clearing and grading shall generally be the
same as the limits of this application.” It is not clear what the intent of this note is.
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The applicant should consider restoring to a natural condition those areas within
the EQC that will be disturbed by the proposed development, to the extent that
such restoration efforts will be compatible with utility locations and the proposed
stormwater management facilities, as determined by DEM.

Resolution:

A proposed development condition addresses disturbances associated with any
other encroachments into the EQC or tree save areas. An additional proposed
development condition states that regardless of Note E3, the limits of clearing
and grading shall be as shown on Sheet 1 of the COPA/FDPA. Another
proposed development condition requires restoration to a natural condition of
those areas within the EQC that will be disturbed by the proposed development.
With the imposition of these development conditions, staff believes these issues
have been addressed.

Issue: Besgumﬂmesmn.ﬁr.ea

Staff believes that the 100-year floodplain boundaries within the western half of
the site define the extent of the RPA on the property; however, the boundaries of
the RPA are not identified on the development plan.

The construction of the Phase 1 pond would occur within the RPA, as would
other land disturbing activities within the western portion of the property. While
some of these activities would be exempt under the County’s Chesapeake Bay
Preservation Ordinance, other land disturbing activities would not be able to
occur without an exception granted by DEM.

The applicant should identify the boundaries of the RPA on the development
plan. In addition, the applicant should coordinate with the Special Projects
Branch of DEM regarding the proposed land disturbing activities within the RPA
because if the necessary exceptions are not granted, a Proffered Condition
Amendment may be required. (The applicant should be encouraged to pursue
any needed exceptions as soon as possible.)

Resolution:
This issue will be addressed at the time of site plan review.

issue: Tree Preservation

The extent of tree preservation outside the EQC has been reduced from what is
shown on the currently approved development plan. However, because the
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applicant is proposing to replace the approved wet stormwater management
pond with two “embankment-only” dry ponds, and because the extent of the road
construction within the EQC will be reduced from what has been approved, the
overall level of tree preservation that will be provided will be substantially greater
than that which would be provided under the approved development. However,
the applicant should be encouraged to improve tree preservation efforts outside
the EQC. RS

The applicant should consider design modifications that would serve to improve
tree preservation efforts on the site. Opportunities for increased tree preservation
include:

» replacing the proposed parking lot to the west of structure A2 with a tree
preservation area (consistent with what was shown on the approved
development plan); and

- converting some of the proposed surface parking near structure A1 to
structured parking, thereby allowing for more tree preservation in the wooded
area to the east of this structure.

Resolution:

A proposed development condition in Appendix 1B requires that the surface
parking area in front of Building A2 be replaced with a tree preservation area as
approved in the previous FDPA. With the imposition of this development
condition, staff believes this issue has been addressed.

Issue: Highway Noise

The property is affected by high noise levels generated from traffic on 1-66.
Based on a noise study that was prepared and submitted in conjunction with the
earlier zoning application of the property, the facades of proposed structure A3
that will face 1-66 will be exposed to noise impacts in excess of DNL 75 dBA and
the facades of proposed structure A1 that will face 1-66 will be exposed to noise
impacts of DNL 70 dBA to DNL 75 dBA. Because a hotel use is being proposed
for structure A1, noise levels inside this building should be reduced to DNL 45
dBA or less. Noise levels inside structure A3, which is proposed for a
commercial/office use, should be no greater than DNL 50 dBA.

The initial draft proffers sufficiently addressed noise mitigation needs for areas
that will be exposed to noise levels below DNL 75 dBA. These draft proffers did
not, however, address noise mitigation measures for structures that will be
exposed to noise levels above DNL 75 dBA.
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Resolution:

In response, the applicant has revised the proffers to include a commitment for
interior noise reduction within the projected DNL 75+ dBA impact area. Staff
believes this issue has now been addressed.

Issue: Swimming Poot Discharge

An outdoor swimming pool is proposed adjacent to the proposed hotel building.
The discharge of water from swimming pools, if performed correctly, should have
littie or no adverse impacts to receiving waters. Improperly discharged water,
however, may have significant adverse impacts and may result in violations of
the State Water Control Law. Care should be taken during the maintenance of
the proposed swimming pool to ensure that water discharged from the pool
meets all applicable water quality standards.

The applicant’s initial draft proffers generally committed to the same measures
proffered for Land Bay D of the Government Center application property,
although the draft proffers did not incorporate a reference to the State’s
dissolved oxygen standard for surface waters as did the proffer for Land Bay D.

Resolution:

In response, the applicant has revised the proffer to reference the dissolved
oxygen standard. Staff believes this issue has now been addressed.

Issue: Soil Constraints

Soils within higher elevations of the eastern half of the property should pose few
constraints to development. Soils that have been mapped in areas adjacent to
the EQC are generally characterized by low bearing values for foundation
support and a high seasonal groundwater table. A geotechnical engineering
study in conformance with Chapter 107 of the Fairfax County Code may be
required by DEM for development in these areas.

The southwestern portion of the property has been subject to cutting and filling.
A geotechnical engineering study will be required by DEM for any development
in this area.

Resolution:

This issue will be resolved at the time of site plan review.
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Issue: Trails Plan

The Trails Plan indicates that trails are required parallel to West Ox Road and
along the stream that bisects the property. DEM will determine the specific type
and right-of-way requirements for any required trails at the time of site plan
review. DEM will also determine if the existing trail along Fair Lakes Parkway,
along with a trail along West Ox Road (which is not shown on the development.
plan) would be a sufficient alternative to a trail along the stream.

Resoluﬁon:

A proposed development oonditidri requires th.at the existing trail located paraliel
to West Ox Road shall not be removed. The remaining trail issues will be
addressed at the time of site plan review. - :

Public Facilities Analysis (Sanitary Sewer, Water Service, Firé Protection and
Parks Comments - Appendloes 9-12 respectwely)

Sanitary Sewer Analysis

An existing sanitary sewer trunk line located on the site needs to be relocated.
Staff from the Office of Waste Management has met with the applicant’s
engineers, preliminary design and layout was agreed upon. The proposed
alignment is shown on the proposed development plan.

Water Service

Adequate water service is not currently available at the site. An offsite water
main extension is required for domestic service and fire protection. The nearest
adequate water mains available to provide service are a 12-inch main located
approximately 150 feet west and an 8-inch main approximately 150 feet east of

the property.
Fire ﬁmtectlon
No issues.
Park Authority

No issues.
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Land Use Analysis (Appendix 6)

The Comprehensive Plan map shows that the property is located in Fairfax
Center Area. The hotel and office uses and intensity of development previously
approved on this site will not change with approval of this proposal. As such, it
does not raise any significant issues directly related to the Plan's
recommendations for use and intensity. However, the following issues were
identified:

Issue: |nternal Circulation

The proposed site and building design are similar in many ways to the
previously-approved design. The buildings are the same general shapes; open
space and ponds are in generally similar locations. However, the road system
and internal circulation are different. In the approved design, Roger Stover Drive
makes a deep loop south of Building A1 (the hotel). The current proposal shows
that it will be narrower and cross the site north of the hotel in such a way that it
does not provide the primary connection for the whole site (including the eastern
portion) as it did before. '

Resolution:

Both the primary spine road and the road connection to the office buildings were
redesigned to reduce the impact of the road construction on the EQC and
wetland areas on site. Locating the office connection road north of the wetland
areas necessitated a revision to the intersection with the spine road to improve
the flow of traffic tuming in from Fair Lakes Parkway. In addition, the spine road
was moved north of Building A1 to accomodate the right-of-way reservation for
the future HOV flyover project. Staff believes this issue has been addressed.

Issue: Screening

The hotel and its parking have been re-oriented more towards 1-66. At the same
time, surface parking for the hotel appears to have increased. The result of
these changes is to diminish the amount of natural and/or landscaped open
space between the 1-66 right-of-way and pavement on the site than was shown
on the currently approved CDP/FDP. At its minimum width, the approved
CDP/FDP provides for 60 feet of open space; the proposed revision provides for
a constant 50 foot open space strip along the 600-foot length of the parking lot
where it parallels 1-66 and the preservation of the existing vegetation. The
approved plan, because the road curved, provided up to 200+ feet of open
space between the road and I-66 in places. The application includes a request
for a modification of the required 35 foot transitional screening yard and a waiver
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of the barrier requirements along I-66. With the buffer reduced, the development
will be more visible from the highway, and impacts on the hotel (such as noise)
will be greater.- While greater visibility may be desirable for marketing purposes,
the Plan goals call for quality of design, especially as they relate to buffering and
landscaping. In addition, the construction of the future HOV flyover project will
eliminate the existing vegetation between the hotel and 1-66.

Resolution:

The proposed plan shows the preservation of existing vegetation between the
parking lot pavement and the southem property line. A proposed development
condition requires this existing vegetation to be supplemented with additional
landscaping to make the vegetative screen equivalent to that required within a
35 foot transitional screening yard, as determined by DEM. An additional
proposed development condition requires the developer to replant the area
between the future flyover ramp and the parking lot adjacent to the hotel building
with landscaping to the maximum extent feasible, as may be approved by VDOT.
With the imposition of these proposed development conditions, staff believes
these issues have been addressed.

Issue: Parking Lot Landscaping

Long rows of pérking spaces (e.g. 23 and 26 spaces) should be broken up using
planting islands.

Resolution:

- A proposed development condition requires that landscape islands be located
every 20 spaces throughout the surface parking lots. With the imposition of the
proposed development condition, staff believes this issue has been addressed.

Issue: Landscape materials

It should be noted that many of the design details generally submitted for
proposals in Fairfax Center were not included with this application. Among other
things, these include commitments regarding the minimum sizes of landscape
materials which are specifically included in the Plan recommendations for the
area.

Resolution:

A proposed development condition requires that all deciduous trees shall be a
minimum of 3.0 inch caliper in size and evergreen trees shall have a minimum
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height of at least six feet at the time of planting. Staff believes this issue has
been resoived.

Fairfax Center Checklist Analysis (Appendix 13)

The Fairfax Center Checklist is a tool utilized by staff in evaluating a zoning
application for conformance with the Comprehensive Plan. There are
transportation, environmental, site design, land use and public facilities elements
on the Checklist.

In order to justify the Overlay Level, the application must satisfy all applicabie
basic elements; all major transportation elements; all essential elements; and
three-fourths of the applicable minor elements and one-half of the major
elements. With the proffers and development conditions, the proposal will justify
development at the Overlay Level.

ZONING ORDINANCE PROVISIONS (Appendix 14)
Article 6

As set forth in Article 6, the Planned Development Commercial District is
established “to encourage the innovative and creative design of commercial
development. The District regulations are designed to accommodate preferred
high density land uses which could produce detrimental effects on neighboring
properties, if not strictly controlled as to location and design; to insure high
standards in the lay-out, design and construction of commercial developments;
and otherwise to implement the stated purpose and intent of this Ordinance. To
these ends, a rezoning to and development under this district will be permitted
only in accordance with a development plan prepared and approved in
accordance with the provisions of Article 16.”

These applications are requests primarily to redesign the stormwater
management wet pond system depicted on the previously approved
development plans for Land Bay A to a two-phase dry pond stormwater
management system. With the imposition of the proposed development
conditions in Appendix 1B, staff believes that all general and design standards
remain satisfied for the applications.

Article 16

Sect. 16-101 General Standards for All Planned Developments
Sect. 16-102 Design Standards for all Planned Developments
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Final development plans must meet the General and Design Standards for
Planned Developments that are contained in Sect. 16-101 and Sect. 16-102,
respectively of the Zoning Ordinance.

General Standards #1 and #2 require substantial conformance with the

Comprehensive Plan and that the design of the proposed planned development
result in a more efficient use of the land and in a higher quality site design than
could be achieved in a conventional district. The proposal to develop hotel and
office uses on the subject property is part of a larger mixed use development and
is in harmony with the Comprehensive Plan recommendation for office/mixed
uses. The proposal would increase the amount of tree preservation from that
shown on the previously approved CDP/FDP, as well as preserve the EQC and

A wetland areas on site. Staff believes this standard has been addressed.

General Standard #3 requires that the design of the proposed development

protect and preserve the natural features of the site. Redesigning the stormwater
management system to a dry pond permits greater preservation of the EQC, the
wetlands areas and increases the proposed tree preservation on site. Staff
believes this standard has been addressed.

General Standard #4 requires that the proposed development be designed to
prevent substantial injury to the use and value of the existing surrounding

development. The Comprehensive Plan indicates that this area is planned for
development of office/mixed uses. The proposed plan is in harmony with the
Comprehensive Plan designation. Tree save areas are proposed along 1-66,
West Ox Road and Fair Lakes Parkway to heip screen the development from
adjacent properties. Staff believes this standard has been addressed.

General Standard #5 requires that the planned development be located in an
area where transportation, police, fire protection and other public facilities are
available and adequate for the proposed use. Public facilities in this area are
generally adequate for the proposed project. A proffer has been proposed that
would reserve right-of-way off 1-66 for construction of the proposed HOV flyover
ramp as delineated on the CDPA/FDPA, and to commit to relocate the surface
parking from the HOV ramp area at such time as the flyover project is funded at
no cost to the County. With the execution of the submitted proffers, staff believes
this standard has been addressed.

Design Standard #1 requires that the bulk regulations, landscaping and
screening of the proposed development generally conform with the provisions of

the most comparable conventional zoning district at the peripheral lot lines. The
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conventional zoning district which most closely resembles this district is the C-3
Office District. The applicable requirements of the C-3 District are as follows:

ut not 100 . - Fair Lakes Circle |
100 ft. - 1-66

120 ft.
0.43

As demonstrated in the preceding table, these applications generally conform to
the yard setback standards of the C-3 District. It should be noted that no
increase in building height or FAR from the previously approved plan are
proposed with these applications. Therefore, staff believes that this standard has
been addressed.

Design Standard #2 requires that adequate parking and open space be provided
and other similar regulations be met. The tabulations on the COPA/FDPA
indicate that 1,673 parking spaces are required and 1,942 spaces are provided.
Pursuant to Par. 1 of Sect. 68-209, a minimum of 15% open space is required in
the PDC Zoning District. The proposed 40% open space exceeds the minimum
amount required. Although it would be desirable to reduce the excess surface
parking, staff believes that this standard has generally been addressed.

Design Standard #3 requires that streets and driveways generally conform to the
applicable ordinances and regulations and afford convenient access to mass
transportation. The development will be required to meet PFM and VDOT
requirements; therefore, staff believes this standard will be addressed at the time
of site plan review.

Design Standard #4 relates to the provision of recreation facilities and a
comprehensive trails system. The Trails Plan indicates that trails are required
parallel to West Ox Road and along the stream that bisects the property. The
Director of DEM will determine the specific type and easement requirements for
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any required trails at the time of site plan review. Staff believes this issue has
been addressed.

-

Waivers/Modifications

A 35 foot wide transitional screening yard and either a six foot wall, wooden
fence or chain link fence are required between the proposed use and the
property zoned R-1 to the south across I-66. The applicant has requested a _
modification of the transitional screening and a waiver of the barrier requirements
along the south property boundary in accordance with Par. 11, Sect. 13-304 of
the Zoning Ordinance. Par. 11 states that transitional screening and barriers may
be waived or modified where the subject property abuts a railroad or interstate
highway right-of-way. The applicant proposes to maintain a minimum width of 45
feet between the proposed parking area and the southern boundary line and to
preserve the existing trees within that area. In staff's opinion, the existing
vegetation is insufficient to buffer the hotel use from 1-66. Staff has proposed a
development condition that requires the existing vegetation to be supplemented
with additional landscaping to make the vegetative screen equivalent to that
required within a 35 foot transitional screening yard, as determined by DEM.
With the imposition of this development condition, staff believes that a waiver of
the barrier requirement along the southern property line is justified.

A 25 foot wide transitional screen and either a six foot wall, wooden fence or
chain link fence are required between the proposed use and the multi-family
development to the north across Fair Lakes Parkway. The applicant has
requested a modification of the transitional screening and a waiver of the barrier
requirement along the north property boundary in accordance with Par. 3, and
Par. 12 of Sect. 13-304 of the Zoning Ordinance. Par. 3 states that transitional
screening may be modified where the building, a barrier and/or the land between
the building and the property line has been specifically designed to minimize
adverse impact through a combination of architectural and landscaping
techniques. Par. 12 states that the Director may waive or modify the barrier
requirements where the topography of the lot providing the transitional screening
and the lot being protected is such that a barrier would not be effective. The
applicant proposes to preserve the existing trees within a minimum 50 feet along
the northern boundary. Additional landscaping is proposed to supplement the
existing tree line. Staff believes the preservation of the existing trees is sufficient
screening and justifies the request for modification of the transitional screening
and waiver of the barrier requirement.
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Summary of Zoning Ordinance Provisions

All applicable standards have been satisfied with the proposed development
conditions. '

CONFORMANCE WITH PROFFERS

It is staff's opinion that the proposal is in conformance with all previously
accepted proffers.

CONCLUSIONS AND RECOMMENDATIONS
Staff Conclusions 7

Staff believes that the proposal is in harmony with the Comprehensive Plan and
in conformance with the applicable Zoning Ordinance provisions.

Recommendation

Staff recommends approval of PCA 86-W-001-7 subject to the execution of the
proffers contained in Appendix 1A. ‘

Staff recommends approval of PCA 86-P-089-4 subject to the execution of the
proffers contained in Appendix 1A.

- Staff recommends approval of FDPA 86-W-001-5 subject to the proposed
development conditions in Appendix 1B.

Staff recommends approval of FDPA 86-P-089 subject to the proposed
development conditions in Appendix 1B.

Staff recommends approval of a waiver of the barrier requirement along the
southern boundary line.

Staff recommends approval of a modification of the transitional screening and a
waiver of the barrier requirement along the northern boundary line.

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

-

PCA 86-W-001-7 / PCA 86-P-089-4

July 11, 1997

Pursuant to Section 15.1-491(a), Code of Virginia 1950 edition as amended, subject to the
Board of Supervisors approval of the requested Proffered Condition Amendments, Owner, it
successors or assigns, proffers the.following. All previous proffers/development conditions shall
remain in full force and effect except that the following language shall be added to the proffer
statements dated July 25, 1988 and approved on August 1, 1988 by the Board of Supervisors and
dated October 4, 1995 and approved on October 30, 1995 by the Board of Supervisors for tax map
55-2 ((1)) 15 (Land Bay A). Should there be any inconsistencies between these proffers and prior
proffers, these proffers shall replace and supersede those prior proffers or portions thereof.

A.  LANDUSE

l.a.  Land Bay A shall be developed in conformance with the Conceptual Development
Plan Amendment and Final Development Plan Amendment (CDPA/FDPA) consisting
of four (4) sheets prepared by William H. Gordon Associates, Inc. and dated
February, 1997 as amended through June 9, 1997. Interim uses as shown on Sheet
2 of the CDPA/FDPA shall be permitted until such time as approved uses are
developed. '

D.  STORMWATER MANAGEMENT

3. A Storm Water Management System shall be constructed on Land Bay A in two
phases which, when complete, shall satisfy all of the storm water quantity and storm
water quality requirements, best management practices and all other requirements

. applicable to storm water drainage, detention, retention and water quality control as

- further described in an Agreement for Design, Construction and Maintenance of
Storm Water Management System, dated January 17, 1997 and executed by the
Owner, the Applicant, and Overbank, L.L.C., and as determined by the Department
of Environmental Management (DEM).

E.  ENVIRONMENTAL

4 All waste water resulting from the cleaning and draining of the swimming pool located
on Land Bay A shall meet the appropriate level of water quality prior to discharge as
determined by DEM. During discharge of swimming pool waters, the Owner, its
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successors or assigns, shall implement an operational procedure to properly neutralize
pool waters prior to discharge and to meet the State Water Control Board water
quality standards for dissolved oxygen. Sufficient amounts of lime or soda ash shall
be added to the acid cleaning solution to achieve a pH approximately equal to that of
the receiving stream.

If the water being discharged from the swimming pool is discolored or contains a high
level of suspended solids that could effect the clarity of the receiving stream, it shall
be allowed to stand so that most of the solids settle out prior to being discharged.

F.  NOISE ATTENUATION

3. Owner, its successors or assigns, shall utilize building materials with characteristics
to achieve a maximum interior noise level of 45 dBA Ldn for the hotel on Land Bay
A and 50 dBA Ldn for the offices on Land Bay A as shown on the CDPA/FDPA.

a. Al buildings located between 70-75 dBA Ldn highway noise impact contours
or greater shall have the following acoustical attributes:;

@ Exterior walls shall have a laboratory Sound Transmission Class
(STC) rating of at least 45.

(ii)  Doors and windows shall have a laboratory STC rating of at least 37.
If windows constitute more than twenty percent (20%) of any facade,
they should have the same laboratory STC as walls.

(i) Measuresto seal and caulk between exterior wall surfaces shall follow
methods approved by the American Society for Testing and Materials
to minimize sound transmission.

b. Al buildings located between the 65-70 dBA Ldn highway noise impact
contours should have the following acoustical attributes:

) Exterior walls shall have a laboratory STC rating of at least 39.

(i)  Doors and windows shall have a laboratory STC rating of at least 28.
If windows constitute more than twenty percent (20%) of any facade,
they should have the same laboratory STC as walls.
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(i)  Measures to seal and caulk between exterior wall surfaces shall follow
methods approved by the American Society for Testing and Materials
to minimize sound transmission.

C. As an alternative, the Owner, its successors or assigns, may submit to the
Office of Comprehensive Planning (OCP) and DEM an acoustical engineering
study which will specify those building materials to be used to ensure that
building interior sound levels will not be in excess of 45 dBA Ldn for the hotel
and 50 dBA Ldn for the office delineated on the CDPA/FDPA within the
above-referenced areas. The study methodology shall be acceptable to OCP
and implementation of the study shall be approved by OCP and DEM.

H  TRANSPORTATION

16.  Owner, it successors or assigns, shall reserve right-of-way for future HOV Lane at
1-66. Said reservation shall be held until such time as construction of the HOV
project is funded. Owner shall, upon request from VDOT and/or Fairfax County,
dedicate or, if still owned by the Board of Supervisors, shall provide the aforesaid
area when the HOV Lane design as specified above has been fully funded for
construction. If said HOV Lane is deleted from the County’s Comprehensive Plan
and/or the Virginia Commonwealth Transportation Board Improvement Plan, the
aforesaid reservation shall automatically expire without limitation. Prior to
dedication/provision, owner shall be permitted to utilize said area for parking and/or
recreational purposes/uses. If and when the HOV flyover project is funded, and prior
to dedication/provision, ail parking and/or recreational uses within the reservation
area shall be terminated and vacated. The Owner, its successors or assigns, shall bear
the cost of said termination and vacation.

[SIGNATURES BEGIN ON THE FOLLOWING PAGE]}
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TITLE OWNER:

Board of Supervisors of Fairfax County, Virginia

By: :
Anthony H. Griffin, Acting County Executive

APPLICANT:
FL PROMENADE, LP.
By: FL Promenade L.C., its General Partner

e By:

Name:

Its:

J\PETERSON'S131\PROFFERS.DAH



APPENDIX 1B
PROPOSED DEVELOPMENT CONDITIONS
FDPA 86-W-001-5 and FDPA 86-P-089

- July 16, 1997

If it is the intent of the Board of Supervisors to approve FDPA 86-W-001-5 and
FDPA 86-P-089 located at Tax Map 55-2 ((1))15 Pt., the staff recommends that the
Board condition the approval by requiring conformance with the following development
conditions which supercede all the previously approved conditions:

1.

Deciduous trees shall be a minimum of 3.0 inch caliper in size and
evergreen trees shall have a minimum height of at least six feet at the time
of planting.

~ The déVeIoper shall restore to a natural condition those areas within the

EQC that are to remain undeveloped but that will be disturbed by the
proposed development, to the extent that such restoration efforts will be
compatible with utility locations and the proposed stormwater management
facilities, as determined by DEM. Such restoration efforts shall be
consistent with Public Facilities Manual guidelines for replanting unless an
alternative approach is approved by the Urban Forestry Branch of DEM.

Any disturbance of the EQC or tree preservation areas shown on the
CDPA/FDPA shall be reviewed and approved to insure minimal disruption
of EQC and tree save areas as determined by DEM.

A sidewalk shall be located adjacent to the main ingress/egress road to the
site.

Regardiess of the wording of Note E3 on Sheet 4 of 4 of the CDPA/FDPA,
the limits of clearing and grading shall be as shown on Sheet 1 of 4 of the
CDPA/FDPA.

Landscape islands planted with shade trees shall be located between every
20 parking spaces, as determined by DEM, within the surface parking lots.

The proposed parking lot shown on the CDPA/FDPA to the west of
structure A2 shall be replaced with a tree preservation area.

The existing trail located parallel to West Ox Road shall not be removed.
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make the vegetative screen equivalent to that required within a 35 foot
transitional screening yard, as determined by DEM.

10. Upon construction of the HOV flyover ramp the area between the flyover
ramp and the parking lot adjacent to the hotel building shall be replanted
with landscaping to the maximum extent feasible, as may be approved by
VDOT. :

11. Interim development of the subject property as temporary athletic fields
(Phase 1) shall be in substantial conformance with Sheet 1 of the
CDPA/FDPA entitled "Land Bay A", dated August 1995 and revised through
September 1997. '

Prior to the construction of any temporary athletic fields on Land Bay A, the
following conditions shall be met:

a. The limits of clearing and grading shall be provided as depicted on
Sheet 1 as determined by DEM. The number, type and location of
athletic fields and the exact location of the driveway and parking lot may
vary from that depicted on the CDPA/FDPA, but the athletic fields,
driveway and parking lot shall be located within the depicted limits of

_ clearing and grading. |
b. Access to the athletic fields shall be via the extension of Roger Stover
; Drive as determined by DEM and/or VDOT.

c. A sidewalk/pedestrian connection shall be provided between the existing
terminus of Roger Stover Drive and the parking area as determined by
DEM. In addition, a pedestrian connection shall be provided between
the parking area and the athletic field(s) as determined by DEM.

d. Adequate parking shall provided and the size and configuration of any
on-site parking area shall meet the applicable Public Facilities Manual
standards as determined by DEM at the time of site plan approval.

The above proposed conditions are staff recommendations and do not reflect the
position of the Board of Supervisors unless and until adopted by that Board.
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REZONING AFFIDAVIT

DATE: May 15, 1997
{enter date affidavit is notarized)

I, __Lynne J. Strobel, Agent : . do hereby state that I am .
(enter name of applicant or authorized agent)

(check one) [ ] applicant _ Q7- 6 14
' [X] applicant's authorized agent listed in Par. l{a) below 7’

in Application No(s):  PCA 86~W-001-7 / FDPA 86-W-001-5
. {enter County-assigned applicatton number(s), e.g. RZ 88-v-001)

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

s e e e e e S S i e e S i

——— 3
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1. (a}. The following constitutes a listing of the names and addresses of all
APPLICANTS, TITLE OWNERS, CONTRACT PURCHASERS and LESSEES of the land
described in the application, and if any of the foregoing is a TRUSTEE*, each
BENEFICIARY of such trust, and all ATTORNEYS and REAL ESTATE_ BROKERS, and all
AGENTS who have acted on behalf of any of the foregoing with respect to the
application:

(NOTE: All relationships to the application listed above in BOLD print are to be
disclogsed. Multiple relationships may be listed togethar, 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.)

NAME | ADDRESS - RELATIONSHIP(S)
{enter first name, middle {enter number, street, (enter applicable relation-
initial & last name) city. state & z1p code) ships Tisted in BOLD above)
FL Promenade, L.P. 12500 Fair Lakes Circle Applicant
Suite 400
- Fairfax, Virginia 22033
Alan C. Gault, Jr. S ‘ Agent
The Fairfax County Board of 12000 Government Center Pkwy. Owner
Supervisors, a body corporate Suite 533
and politic with no sharcholders Fairfax, Virginia 22035
or pariners
Anthony H. Griffin, Acting County Executive Ageat
Dewberry and Davis 8401 Arlington Blvd. Engincers/Agent
Fairfax, Virginia 22031
Geoffrey L. Cowan Agent

(check if applicable) [y] There are more relationships to be listed and Par. 1(a) is
continued on a "Rezoning Attachment to Par. l{a)" form.

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

NOTE: This form is alsa for Final Development Plans not Submitted in conjunction with Conceptual
Development Plans. i

drnrm R2ZA-1 (7/27/89)
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REZONING AFFIDAVIT

DATE: May 15, 1997
(enter date affidavit is notarized) 47_ Gl-b—

for Applica'tion No(s): _pca 86-w-0ni-7 / FDPA 86-W-001-5
{enter County-assigned application number(s))

Ry y— P — P —— e s P
= e et et e — —— . ..__=...__=_=_.._====_—=_——==—::—:—:—:::

-

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

(NOTE: Include sole proprietorshiips herein.)

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: (enter complete name & number, street, city. state & 2ip code)

—Walsh. Colucci. Stackhouse. Fmrich & Lubeley, P.C, A
— 2200 Clarendon. Rlvd.. 13th Floor -
—Arlington, Virginia 22201 - :
DESCRIPTION OF CORPORATIONS: (check gne statement)
[ ] There are 10 or less shareholders, and all of the shareholders are listed below
(x] 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 1ssued —by—.sa:.d co:por:at.wn, and no shareholders are listed below.

NaAMES OF THE SHAREHOLDERS. {enter first name, midd‘le initial & 1ast name) -
——Martin D. Ualsh ~Nan E. Ternak

Thomas J. . Colneed . '
—Patay K, Stackhonuee

Jerry K. FEmrich ' -

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

(check 1f applicable) (2] There is more corporation information and Par. 1l(b) is continued
on a "Rezoning Attachment to Par. 1l{b)" form. :

*#% Al]l listings which include partnerships or corporations 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 the stock. 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.

{Fom RZA-1 (7/27/89}



REZONING AFFIDAVIT

Page Thr:
DATE: May 15, 1997
(enter date affidavit is notarized) q-f__ 6"6-
for Application No(s): PCA 86-W-001-7 / FDPA 86-W-001-5 ]

{enter County-assigned appiication number(s))

e o e e e e e - s s ——
e e e D e e e T T e T ———

1. (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 & 2ip code)
_FL Promenade, L.P. :
12500 Fair Lakes Circle, Suite 400

Fairfax, Virginia 22033
(check if applicable) [ ] The above~listed partnership has no limited partners.

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

—FL Promenade, L.C, General Partner -
—Milton V. Peterson —Limited Partner
— Lauren P, Fellows . Limited Partner
—William E, Peterson . Limited Partner
—lon M, Petersan . Limited Partner
——feven B, Peterson Limited Partper

" (check if applicable) [X] There is more partnership information and Par. l{c) is continued
on a "Rezoning Attachment to Par. l(c}" form.

** A1l listings which include partnerships or corporations must be broken dmm
successively until (a) only individual persons are listed, or (b) the listing for a
corporation having more than 10 shareholders has no shareholder ownir_xg 10% or more of
any class of the stock. 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.



KLLUNLIANG ArrFLlDAVLL }

‘ Fage Tou
g g b
DATE: Mav 15, 1997
(enter date affidavit ts notartzed) q7 GI'&L
for Application No(s): PCA 86-W-001-7 / FDPA 86-W-001-5

(enter County-assigned application numper(s))

2. That no member of the Fairfax County Board of Supervisors or 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 throuygh an interest in a partnership owning such land.

EXCEPT AS FOLLOWS: (NOTE: If answer i¢ none, enter "NONE" on line below.)
— Rone

(check 1f applicable) [ ] There are mors interests to be listed and Par. 2 is continued on
a "Rezoning Attachment teo Par. 2" form.

s e e s e i s S S S e S 4 s e N T T
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3. That within the twelve-month period prior to the filing of this application, no
member of the Fairfax County Board of Supervisors or Planning Commission-ur any
member of hig or her immediate household, either directly or by way of partnership in
which any of them is a partner, employes, 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
relationghip, 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 $200 or more, with any of those listed in Par. 1 above.

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

None

{check 1f appticable) [ ] 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 and that prier 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.

N T N N T T e e D e N R S R T S S S SRS S TSI E=RRRasSS==S

WITNESS the following signature:

Moot 0

(check one} [ ] Applikamt (MY Applicant's Authorized Agent

Lynne J. Strobel

{type or print first name, middle initial, Tast name & title of signee)

Subscribed and sworn to before me this _15th day of _ .19 97 . in

¥
—virginia . 1 )
the state of __ Virginia E ‘ t’);}-z i # Coid
My commission expires: 1\-)“11&4..\_&)1/\ 20,J¢04. Notary Public -

«Pom R2A-1 (7/27/89)




Rezoning Attachment to Par. 1(a) Page 5 of

DATE: May 15, 1997

{enter date affidavit is aotarized) q-,_ (o,-(»
for Application No(s): PCA 86-W-001-7 / FDPA 86-H-001-5 -
. (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.)

NAME ADDRESS ' RELATIONSHIP(S)
(enter first name, middle (enter number, street, (enter appiticable relation-
initial & Tast name) city, state & zip code) ships 1isted in BOLD in Par. i(a);
William H. Gordon Associates, Inc. 4501 Daly Drive Engincers/Agent
Chantilly, Virginia 22021
Joseph W. McClellan, Steven E. Gleason Agents
Robert W. Walker S Architect/Agent
Meaghan S. Kicfer | Planner/Agent
Wetlands Studies and Solutions, Inc.  1408-N Sullyfield Circle Consultant/Agent
- Chantilly, Virginia 22021
Michael S. Rolband Agent
Walsh, Colucci, Stackhouse, . . . 2200 Clarendon Blvd. Attomeys/Agent
Emrich & Lubeley, P.C. - 13th Floor
Arlington, Virginia 22201

Lynne J. Strobel, Martin D. Walsh,

Keith C. Martin, Tracy L. Steele Agents

(check if applicable) [ ]| There are more relationships to be listed and Par. 1l(a) is
continued further on a "Rezoning Attachment to Par. 1(a)" form.

«Fom R2A-Attachi{a)-1 (7/27/89)
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Rezoning Attachment to Par., 1(b) Page O of 9
DATE: May 15, 1997
(enter date affidavit is notarized) q_f_é].b,
for Application N'o(s):. | PCA 86-W-001-7 / FDPA 86-W-001-5

(enter County-assigned application number(s))

NAME & ADDRESS.OF CORPORATION: (enter complete name & number, street, city, state & zip code)
___ FL Promenade, L.C., a limited liability company
12500 Fair Lakes Circle, Suite 400
Fairfax, Virginia 22033
DESCRIPTION OF CORPORATION: (check gpe statement) '
[x] There are 10 or lesg sharesholders, 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 sharsholders are listed below

NAMES OF 'rma SHAREHOLDERS (nﬁt;r first name. middle initial & last name)

MANAGERS: . MEMBERS: Mjilton V. Peterson
Mil VP - I P, Fell

. ————alames W, Todd William E. Petergon
William F. Peterson . ' Jon M, Petersop
' Steven B, Peterson

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

e ——— S S e e A S e R e 8 e e P e - e~ e o A S St -y D S S e e 2t

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

———dilliam H. Gordon Assaociates, Tnc
450] Daly Drive, Brookfield Corporate Center

—Chaptilly, Virginia 2202] !
DESCRIPTION OF CORPORATION: ({check gne statement)
{] There are 10 or less shareholders, and all of the sharehclders are listed below.
it ] 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 & last name)

William H. Gordon

__Joseph W, McClellan

" Gerald A. Hish, Sr.

___Eugene C. Dorn

" R. Steven Hulsey
NAMES OF OFFICERS & DIRECTIQORS: (enter first name, middle initial, last name & title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

.(check 1f applicable) [ X] There is more corporation information and Par. 1{b) is continued -
further on a "Rezoning Attachment to Par. l(b)" form.



Rezoning Attachment to Par. 1(b)

DATE: May 15, 1997
(enter date affidavit is notarized) q_r G' '
-6l

Page 7 of _9

for Application No(s): _  pca 86-§-001-7 / FDPA 86-W-001-5
‘ {enter County-assigned application number(s))

NAME & ADDRESS OF CORPORATION: (enter complete name & number, street. city. state & zip code)
Wetlands Studies and Solutions, Inc,
1408~N Syllyfield Circle
Chantilly, Virginia 22021
DESCRIPTION OF CORPORATION: (check gne statement) o '
(x] 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 10X or
more of any class of stock issued by said corporation are ligted 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 & last name)
Michael S. Rolband-Scle Shareholder

-

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

e P S S S s U ‘LAl ke S S S S S S D S D D D
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NAME & ADDRESS OF CORPORATION: 7(enter complete name & number, street, city, state & zip code)

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.
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any
¢lass of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, midde initial & last name)

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

(cheek 1f appticable) [ | 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(c) Page 8 of 9
DATE: " May 15, 1997
(enter date affidavit is notarized) q7-(,,_b_
for Application No(s): PCA 86-W-001-7 / FDPA 86-W-001-5 .

{enter County-assigned application number(s))

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

8401 Arlington Blvd.
Fairfax, Virginia 22031

(check if applicable) [ ]'Thq above-listed partnership has no limited parfners.

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

TMANAGING GENERAL PARTNER:

~  Sidney O. Dewberry
—_ GENERAL PARTNERS:

—  BarryK. Dewbernry

Richard L. Ford, Jr.

Dennis M. Couture

Larry J. Keller -

Edward J. Riley

LTerree!

Carl C. Gutschow

(check if applicable) [x] There is more partnership information and Par. l{c) is continued
‘1 further on a "Rezoning Attachment to Par. 1l(c)" form.

Eamem D2 Adbbd acnk /i at 1 79 raw oM %



Rezoning Attachment to Par. 1(c) Page 2 of 9
DATE: May 15, 1997
{enter date affidavit is notarized) ' QT_ 69"6-

for Application No(s): PCA B6-W-001-7 / FDPA 86=H-001-5
{enter County-assigned application number(s))

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code)
KMT Limited Partnership, c/o Karen S. Grand, General Partner
10707 Miller Road _
Cakton, Virginia 22124

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

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

K.S. Grand Pre General Partner
~ Michael S. Dewberry Trust Limited Partner
- Reva A, Dewberry-Trustee

- Michael S. Dewberry-Sole Beneficiary

_ Thomas L. Dewberry Trust Limited Partner _ -
- Reva A, Dewberry-Trustee - -
—  Thomas L. Dewberry-Sole Beneficiary - '

(check \f applicable) [ ] There is more partnership information and Par. 1{c) is continued
further on a "Rezoning Attachment to Par. l{c)" form.

!\Form RZA-Attachi(e)-1 {7/27/89)



- ™ APPENDIX 2

Cr

REZONING AFFIDAVIT

DATE: May 15, 1997
{enter date affidavit is notarized)

I, _Lynne J. Strobel, Agent i . do hereby state that I am :
(enter name of applicant or authorized agent) '

(check one) [ ] applicant ' . q L
x] appl:.cant s authonzed agent lzstad in Par. l(a) below 7" Oo-

in Application No(s): PCA 86-P-089-4 / FDPA 86-P-089
. {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:
b e e e L T e T T P T e T T P

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

(NOTE: All relationships to the application listed above in BOLD print 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.)

NAME "7 " ADDRESS RELATIONSHIP(S)
{(enter first name, middle (enter number, street, (enter applicable relation-
inittal & last name) city, state & zip code) ships 1isted in BOLD above)

FL Promenade, L.P. 12500 Fair Lakes Circle Applicant

' Suite 400

o Fairfax, Virginia 22033

Alan C. Gault, Jr. Agent

The Fairfax County Board of 12000 Government Center Pkwy. Owner

Supervisors, a body corporate Suite 533

and politic with no shareholders - _Fairfax, Virginia 22035

or partners

Anthony H. Griffin, Acting County Executive Agent

Dewberry and Davis 8401 Arlington Blvd. Engineers/Agent

Fairfax, Virginia 22031 .
Geoffrey 1. Cowan Agent

(check if applicable) [x] There are more relatmnshxps to bhe listed and Par., l(a) is
continued on a "Rezoning Attachment to Par. l(a)" form.

* Ligt as follows: (name of trustee), Trustee for (name of trust, if appl.lcable), for

the benefit of: (state name of each benef:.ca.az_:z!

NOTE: This form is also for Final Development Plans not submitted in conjunction with conceptual
Development Plans.

\\orm R2A-1 {7/27/89)



REZONING AFFIDAVIT

faga -
DATE: May 15, 1997
{enter date affidavit is notarized) (?7 (90
. ’ - q
for Application No(s):: PCA 86-P-089-4 / FDPA 86-P=-089

{enter County-assigned application number(s))

- —— D TN ——
e s s S D A - - — —t— i . et e e e e D AP P P AP D A e s . .

~

1. {(b).  The following constitutes a listing** of the SHAREHOLDERS of all
corporations disclosed in this affidavit who own 10% or more of any class of stock
issued by said corporation. and where such corporation has 10 or less shareholders, 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 herein.)

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: (enter complete name & number, street, city, state & zip code)
——NWalsh, Colucci, Stackhouse. Fmrich & Lubeley, P.C, . : e -
___ 2200 Clarendon. Blwd.. 13th Floor
—_Arlington, Virginia 22201
DESCRIPTION OF CORPORATION: (check one statement) . -
[ ] There are 10 or less sharsholders, and all of the shareholders are listed below
{x] There are more than 10 shareholders., and all of the shareholders owning l0% or
more of any class of stock issued by said corporation are listed below.
[ 1 There are more than 10 sharsholders, 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 & last name)

—Martin D. Walsh ' Nan E. Terpak
Thomas 1. Coluercd
Peter K. Strackhaonse
lerry K. Emrich

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

(check If applicabie) LX) There is more corporation information and Par. 1(b) is continued
on a "Rezoning Attachment to Par. l(b)" form. .

«% A1l listings which include partnerships or corporations must be broken dowr}
successively until (a) only individual persons ara listed, or (b) the listing for a
corporation having more than 10 shareholders has no shareholder owning 10% or more of
any class of the stock. Use footnote numbers to designate partnerships or
corporations which have further listings on an attachment page, and reference the
gsame footnote numbers on the attachment page.

\ Form RZA-1 (7/27/89)
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REZONING AFFIDAVIT Page Th:
DATE: May 15, 1997
(enter date affidavit is notarized) QY._@@‘L
for Application No(s): PCA_86-P-089-4 / FDPA 86-P-089 | :

(enter County-assigned application number(s))

e e e e it e e . e e e A e e e Y S L S et e 8 S S S e T e e o o e e o s e e i e e e -
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1. (c). The following constitutes a listing** of all of the PARTNERS, both GENERAL
and LIMITED, in any partnership disclosed in this affidavit:

PARTINERSHIP INFORMATION
PARINERSHIP NAME & ADDRESS: {(enter complete name & number, street, city, state & zip code)
FI. Promenade, L.P. -
12500 Fair Lakes Circle, Suite 400

Fairfax, Virginia 22033 ° .-

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

s N

NAMES AND TITLES OF THE PARTNERS (enter first name, mtddle Inittal, last name & title, e.g.
General Partner, Limited Partner, or General and Limited Partner)

—FL_Promenade. L.C, —General Partner -
——Milton V., Peterson . —Limited Partper
— —Lauxen P, Fellows —~Limited Partner
— Milliam E, Peterson —Jlimired Partner
—Jon M. Peterson. —Limited Partper
— . ateven R, Peterson —Limited Partner

(check if applicable) {%] There is more partnership information and Par. l(c) is continued
on a "Rezoning Attachment to Par. l(c)" form.

#* All listings which include partnerships or corporations 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 the stock. 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.
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DATE: May 15, 1997
(enter date affidavit is notarized) ?7—60 o

for Application No(s): PCA 86~P-089-4 / FDPA 86-P-089
(enter County-assigned application number(s))

v — e e s
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- e e e e e e . — —
e e e T T T T T Ta—

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 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.

oo ————
EEs s
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3. That within the twelve-month period prior to the filing of this application, no
member of the Fairfax County Board of Supervisors or Planning Commission-ur 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 $200 or more, with any of those listed in Par. 1 above.

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

None

(check if applicable) [ ]| There are more disclosures to be' listed and Par. 3 is continued
on a "Rezoning Attachment to Par. 3" form.

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.

e e e P S At . et et it e Sl 4 S, S G S S S S S el el S-S S D S S D S-S PSS - S S S s S S S o e
e —————

WITNESS the following signature:

&M\m‘l(’\.ﬂ M

(check one) [ ] Appli¢ant [@ Applicant's Authorized Agent

Lynne J. Strobel
(type or print first name, middle initial, last name & title of signee)

Subscribed and sworn to before me this _15thday of = Mav .19 97 ., in
— Virginia . n e .

the state of _ Virginia Q‘ \ = *AL"CQM ./

My commission expires:\Q)ZUJuwB}Uk-' YQCID\ . Notary Public -

aform RZA-=1 {(7/27/88)
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Rezoning Attachment to Par. 1(a) Page 5 of 9
DATE: May 15, 1997
(enter date affidavit is notarized) CW—GOQ
for Application No(s): PCA 86-P-089-4 / FDPA 86-P-089
. (enter County-assigned application number(s))

(NQTE: All ralat:.onsh:.ps 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.)

NAME ' ADDRESS _ RELATIONSHIP(S)
(enter first name, middle ~ (enter number, street, (enter applicable relation-
initial & last name) " teity, state & 2ip code) R ships 1isted tn BOLD ta Par. 1(a))
William H. Gordon Associates, Inc. 4501Dalmere -~ - - Enginsers/Agent
Chantilly, Virginia 22021 o ST
Joseph W. McClellan, Stevea E. Gleason Agents .
Robert W. Walker _ Architect/Agent
Meaghan S. Kiefer Planner/Agent
Wetlands SmdmandSoluhons,Inc. 1408-N Suilyﬁcld Circle Consultant/Agent
o Chann]ly Virgmm22021 _ .
Michael S. Rolband L o _Agent —
Walsh, Colucci, Stackhouse, _ = 2200 Clarendon Blvd. Attoreys/Agent
Emrich & Lubeley, P.C. . - 13thFloor S
o . .- Atlington, Virginia 22201
Lynne J. Strobel, Martin D: Walsh, - -~ — - _
Keith C. Martin, Tracy L Steele— -~ — -~ - Agents

(check If appiicable) [ | There are more relationships to be listed and Par. l(a) is
continued further on a "Rezoning Attachment to Par. 1(a)" form.

M Form RZA-Attachltal-1 {7/727/a9)



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

DATE: May. 15, 1997
(enter date affidavit is notarized) qz' 6
. -0da
for Application No(g): PCA 86-P-089-4 / FDPA 86-P-089 .

{enter County-assigned application number(s))

NAME & ADDRESS -OF CORPORATION: (enter complete name & number. street. city, state & zip code)
FI. Promenade, L.C., a limited liability company
12500 Fair Lakes Circle, Suite 400

Falrfax, Virginia 22033
DESCRIPTION OF CORPORATION: (check gne statement)

[(x] There are 10 or less shareholders, and all of the shareholders are listed below

[ ] There are more than 10 shareholders, and all of the sharsholders 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, mtddie nitial & last name)

MANAGERS: : lton V., Peterson
Mil Y. P - S P, Fell
. ——alames W, Todd _ Hilliam E. Peterson
—MHilliam E, Petexson Jon M., Peterson
Steven B, Peterson

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

S S S S S Y Vit S 7Y P A et S D S S S S S A S S S-S S S S Y S - ——

NAME & ADDRESS OF CORPORATION: (enter complete name & number, street, city, state & zip code)
William H, Gordon Associates, Tne
e t20] Daly Drive, Brookfield Corporate Center
—Chantilly, Virginia 22021
DESCRIPTION OF CORPORATION: (check pne statement)
[ ] There are 10 or less shareholders, and all of the shareholders are listed below.
x] 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
clags of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name. middie initial & last name)

William H. Gordon

Joseph W. McClellan

Gerald A. Hish, Sr.

Eugene C. Dorn

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

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

- meamE kA cmk Ykt T iV rawm semesw
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Rezoning Attachment to Par. 1(b) Page 7 of 9
(anter date affidavit is notarized) q7’ boq

for Application No(s): PCA 86-P-089-4 / FDPA 86-P-089 :

{enter County-assigned application number(s}) -

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

Wetlands Studies and Solutions, Inc,
1408-N Sullvfield Circle
Chantilly, Virginia 2202]
DESCRIPTION OF CORPORATION: (check gne statement)
[x] 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., middie initial & last name)
Michael 5. Rolband-Sole Shareholder

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

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

E
i

DESCRIPTION OF CORPORATION: (check gne statement) '
[ 1] There are 10 or less shareholders, and all of the shareholders are listed below.
(] There are more than 10 shareholders, and all of the shareholders owning 10% or

more of any class of stock issued by said corporation are listed below.
{ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any
class of stock issued by said corporation, and no shareholders are listed below.

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

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. l({b) is continued -
further on a "Rezoning Attachment to Par. 1(b)" form.



Rezoning Attachment to Par. 1(c) Page 8 of 9

DATE: ~ May 15, 1997
(enter date affidavit is notarized) ' q‘r__ @@‘(
for Application No(s): PCA 86-P-089-4 / FDPA 86-P-089 -

{enter County-assigned application number(s))
PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code)
Dewberry and Davis
8401 Arlington Blvd.k
Fairfax, Virginia 22031

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

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

“MANAGING GENERAL PARTNER:

Sidney O. Dewberry

GENERAL PARTNERS: e : o
Barry K. Dewberry - -

KMT Limited Partnership

—SPECIAL GENERAL PARTNERS: _ -

John P. Fowler
Dan M. Pleasant

Richard L. Ford, Jr. i

Dennis M. Couture

Larry J. Keller

Edward J. Riley

Carl C. Gutschow

(check If applicable) Lyx) There is more partnership information and Par. 1(c) is continued
further on a "Rezoning Attachment to Par. 1l(c¢)" form. L
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. Rezoning Attachment to Par. 1(c) Page of
DATE: May 15, 1997
(enter date affidavit is notarized) QY“@OQ

for Application No(s): PCA 86-P-089-4 / FDPA 86-~P-089

9

(enter County-assigned application number(s))

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, strest, city, state & zip code)
KMT Limited Partnership, c/o Karer S. Grand, General Partner

10707 Miller Road

Oakton, Virginia 22124

=

(check 1f applicable) [ ] The above-listed partnership has no limitgg partners .

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

= K.S. Grand Pre : General Partner -

~ Michael S. Dewberry Trust Limited Partner =

- Reva A. Dewberry-Trustee - . ._
_ Michael S. Dewberry-Sole Beneficiary - _ i - -
_ Thomas L. Dewberry Trust Limited Partner _ '

_ Reva A. Dewberry-Trustee _ -

further on a "Rezoning Attachment to Par. 1{c¢)" form.

\(Chﬂck it applicadle) [ ] There is more partnership information and Par. 1l{c) is continued

Form RZA-Attachl{c)-1 (7/27/89)
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MARTIN D. WALSH
THOMAS J. COLUCCI
PETER K. STACKHOUSE
JERRY K. EMRICH
MICHAEL D. LUBELEY
KEITH C. MARTIN

NAN E. TERPAK
WILLIAM A, FOGARTY

APPENDIX 3

WALSH, CoLUCCI, STACKHOUSE, EMRICH & LUBELEY

A PROFESSIONAL CORPORATION

ATTORNEYS AT LAW PRINCE WILLIAM OFFICE
CCURTHOUSE PLAZA VILLAGE SQUARE
13663 OFFICE PLACE, SUITE 201

THIRTEENTH FLOOR WOODBRIDGE, VIRGINIA 22182-4218
2200 CLARENDON BOULEVARD (703) 630-46684

ARLINGTON, VIRGINIA 22201-3359

METRO (703) 690-4047
FACSIMILE (703) 890-2412

DAVID J, BOMGARDNER (709 Sa84700 LEGAL ASSISTANTS/PLANNERS
LYNNE J. STROBEL FACSIMILE (703} 525-3197 CHRISTINE A. HOLADAY
ﬁi :,E\.’%NNALDI F SUSAN S. FLANIGAN
o N ebruary 18, 1997 ELIZABETH 0. BAKER
TRAGY L. STERLE ' R E- J. GREGORY RUFF
" NICHOLAS MALINCHAK (RETIRED) UFrice OF¢ CE’ VE
i o A MN k] n
Ms. Barbara A. Byron, Director FE 8 11 ,997
Zoning Evaluation Division
Office of Comprehensive Planning 208z &
12055 Government Center Pkwy. ALUamion oy
Suite 801 o Siow
Fairfax, Virginia 2203 5-5505
RE: Conceptual/Final Development Plan Amendment and
Proffered Condition Amendment
Property Identified .Among the Fairfax County Land Records as 55-2 ((1)) 15 (the “Subject
Property”)

Applicant: FL Promenade, L.P. -
Dear Ms. Byron:

Please accept the following as a letter of justification requesting a Conceptual/Final
Development Plan Amendment and a Proffered Condition Amendment on the Subject Property.

The Subject Property is zoned to PDC District and is referred to as Land Bay A of the Fairfax
County Government Center. Containing approximately 34.1 acres, the Subject Property is located north
of Interstate 66 in the southwest quadrant of the intersection of Fair Lakes Parkway and West Ox Road.
The Subject Property is approved for commercial development, but is currently vacant. The owner of
the Subject Property is the Fairfax County Board of Supervisors.

The applicant, FL Promenade, L.P. is the owner of property located to the east of the Subject
Property and developed with a retail center. The applicant proposes to utilize the regional pond located
on the Subject Property. Utilization of the pond on the Subject Property has been reviewed by the
applicant’s consultants in coordination with representatives of Fairfax County to ensure that the proposal
is viable. Further, the applicant has had numerous discussions with the owner’s representatives to
resolve technical and business issues.

A site plan permitting hotel and office development was approved on the Subject Property, but
no improvements were constructed. In order to satisfy storm water management requirements for its
current development, the applicant proposes to construct and utilize a pond on the Subject Property in
accordance with an agreement with the property owner. In order to meet new storm water requirements,



February 18, 1997
Page 2

the applicant proposes a redesign of the regional pond into a two-phase pond system that will effectively
and efficiently detain storm water for the Subject Property, the property owned by the applicant, and
other properties in the drainage shed. The utilization of the pond on the Subject Property by other
developed properties in the drainage shed was always envisioned during the approval process. Regional
ponds are more efficient, easier to maintain and are a preferred method of storm water management. As
aresult of the pond redesign however, a conceptual/ﬁnal development plan amendment and proffered
condition amendment is necessary. .

The applicant has reached an agreement with the owner of the Subject Property for the design
of a two-phase storm water management system and the construction of the first phase as contemplated
by the agreement. This agreement has been entered into and signed by all necessary parties. The
agreement anticipates the filing of this application in order to allow the submission of a site plan and the
issuance of building permits to allow construction by the applicant as contemplated by the agreement.
A motion was made by the Board of Supervisors at their hearing held on Monday, February 10, 1997
consenting to the filing of this application.” A copy of that motion is attached to this submission.

Should you have any questions regarding the above or require additional information, please do
not hesitate to givemea call. The applicant does not intend to modify any of the improvements shown
on the approved oonoeptual/ﬁnal development plan with the exception of the design of the proposed
pond. Iwould appreciate the review of this application at your earliest convenience and the scheduling

of a public hearing before the Fairfax County Planning Commission. As always, I appreciate your
consideration. )

Very truly yours,

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

Y Mrobd
Lynne J. Strobel

Enclosure

cc: Alan C. Gault, Jr.
Joseph W. McClellan
Steven E. Gleason
Geoffrey L. Cowan
Fred Kramer
Alan Weiss, Esq.
William A. Fogarty, Esq.
Martin D. Walsh, Esq. JAHAZEL\528\BYRON.TLH



APPENDIX

PROFFERS/DEVELOPMENT CONDITIONS -

FDPA 86-W~001-1

CDPA 86-W=-001-2
| PCA 86-W~001~2"
g RZ 86~P-089

July 25, 1988

- -~

Pursuant to Section 15.1-491(a), Code of Virginia, 1950
edition, as amended, subject to the Board ©f Supervisors'
approval of the rezoning Conceptual Development Plan
Amendment and Final Development Plan Amendment and Proffered
Condition Amendment permitting 1,024,014 gross sgquare feet of
Government Center use, 1,414,592 gross square feet of
commercial/office and 733,180 Ggross square feet of
residential uses, Applicant proffers to the following
development conditions:

'A. LAND USE

l. The maximum Gross Floor Area (GFA) for the entire
217.64 acre site shall be 3,171,786 gross square feet which
is approximately a 0.3347 FAR, with approximate- FARs of the
following: (a) 0.43 in Land Bay A which is 642,926 square
feet, (b) 0.54 in Land Bay B which is 771,666 square feet,
{(c} 0.2 in Land Bay C which is 1,024,014 square feet, and (d)
0.33 in Land Bay D which is 733,180 square feet. The subject
property shall be developed in conformance with the
Conceptual Development Plan Amendment and Final Development
Plan Amendment (CDPA/FDPA) revised through June 24, 1988,
prepared by William H. Gordon Associates, and the
Illustrative Landscape Plans dated May 23, 1988 as revised
through June 24, 1988, prepared by Land Design Research, Inc.

2. Rezoning and PCA/CDPA/FDPA for Land Bays A and C are
contingent upon acquisition of the Ballard Place right of
way. If the state does not convey said right of way, a
PCA/CDPA/FDPA shall be required as determined by the Zoning
Administrator.

3. In accordance with the - Fairfax County Zoning
Ordinance, heights of buildings shall be in conformance with
the heights as shown on the CDPA/FDPA with no portion of any
building exceeding approximately 120 feet. Heights shall be
consistent with the table titled “"Summary of Building Heights
for Land Bay A & B" as shown on the FDPA for heights and Land
Bays A and B. .

Consistent with the Fairfax County 2oning Ordinance,
mechanical penthouses shall be permitted on the 120 foot
office buildings in Land Bays A and B provided they meet the
following standards as determined by DEM:



o They comprise less than twenty-five percent (25%) of
the roof area of the building.

0 Said mechanical penthouses do not exceed 20 feet in
height. : -

0 é&id mechanical penthouses are located in the middle
of the building. .

o Said mechanical penthouses are architecturally clad
with materials” of a 'textqre_and color compatible with
materials of the building upon which they are situated.

3. All FPinal Development Plan Amendments for the site
shall be the subject of public hearings before the Planning
Commission and the Bocard of Supervisors and subject to final
approval by the Board of Supervisors.

" 4. All FDP Amendments shall be in general accordance
with the Fairfax Center Area design criteria.

S. All signage other than that regquired by VDOT for the
subject property shall be addressed through a Comprehensive
Signage Plan pursuant to Section 12-210- of the Zoning
Ordinance. subject to public hearing and approval by the Board
of Supervisors. '

6, _An _“indoor . recreation center <consisting of
approximately 9,550 gross square feet for County employee use
shall be provided within Land Bay C, and a day care center
for County employee use shall be provided in Land Bay B
(Building B-3) and shall be opened prior to or concurrent
with the occupancy of Phase I of the Government Center.

7. The day care center for County employee use located
in building B-3 shall consist of approximately 7,100 net
square feet and will be designed for up to 100 children and
' 22 staff members. Normal hours of operation for this center
will not exceed 6:30 a.m. to 6:30 p.m. An outside play area
as required by Article 9-309 of the Fairfax County Zoning
Ordinance shall consist of 2,000 square feet and shall be
enclosed by a fence composed of material that {s
architecturally compatible with the building facade. The
play area will contain an interior fence, subdividing the
space into two distinct play areas. No more than 20 children
shall utilize the total play area at any one time.

8. Other than the child care center in B3, Board
approval of a Special Exception or FDPA shall be required for
establishment of any additional child care centers or nursery
schools. . :

9. Sufficient Gross Floor Area (GFA) shall be_reserved
for development of a cultural center for the public sector

-2-



portion of this development, in conformance with the use
limitations of the PDC District.

10. In the event that the Board of Supervisors amends
the_ requirement for parking in the Fairfax County Zoning
Ordinance, the Applicant may, as permitted by the Zoning
Administrator, provide the lesser amount of parking between
the approved Plan and the amended Ordinance, without the
necessity of legislative approval or any further amendments
to this Development Plan., '

”» >

B. RESIDENTIAL

l. Energy conservation measures similar to the Virginia
Power Energy Savers Program shall be provided for the
residential units.

2. Garages may not be converted into living space or to
any use other than_ for the parking of vehicles. A covenant
setting forth this use restriction shall be recorded among
the Fairfax County Land records prior to the sale of any
lots. The covenant shall run to .the benefit of the
homeowners' association and. to Fajirfax County and shall be
approved prior to recordation by the County Attorney. Each
initial residential sales contract shall expressly contain
this use restriction.

3. Recreational amenity facilities for Land Bay D shall
consist of at least a community center, swimming pool, two
tennis courts, tot lots, and trail systems as shown on the
CDPA/FOPA, and shall be available for use by the issuance
date for the 300th residential use permit for the residential
component. All owners and residents within Land Bay D shall
be provided equal access to all recreational facilities
within Land Bay D. :

, 4. Memberships to the community center including pool

and tennis courts within Land Bay D shall be limited to the
owners and residents of the multifamily units and single
family attached units in Land Bay D. There shall be a single
"umbrella® homeowners' association established for the
purpose of owning and operating the community center,
including the pool and tennis courts. All residents and
owners within Land Bay D shall be members. The cost of
operating these facilities shall be incorporated as part of
the rental fee for multifamily units, and shall bLe
incorporated as part of the homeowners' association fee for
the single-family attached units. Any multifamily apartments
which are converted from rental units to condominiums shall
also have incorporated, as part of the condominium
association fees, the pocl membership fees.

5. The swimming pool as shown on the CDPA/FDPA in Land
Bay D shall be subject to the following conditions:

-3-
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a) Construction in conformance with Fairfax County's
-"Environmental Safeguards for the Construction and
Operation of Swimming Pools”®.

b) The minimum enclosed area devoted to the pool shall
be 4,500 square feet. ‘

€) Pool hours shall not exceed from 8:00 a.m. to 9:00
p.m. : '

d) The maximum number of émplcyee$ shall be 15,

e) A Soil Survey shall be completed prior to pool

-construction and shall be submitted to DEM for review
and approval. If highwater table soils or unstable
soils resulting from uncompacted £ill, resource removal
or any other circumstance resulting in instability are
found in the immediate vicinity, then the pool shall be
engineered and constructed to insure pool stability as
determined by DEM. Any poel having a maximum depth in
excess of 3 feet is required to have a hydrostatic
relief valve. .

A procedure shall be established as approved by DEM
to.. insure that pool waters are properly neutralized
prior to being discharged during draining or cleaning
operations. The recommended method involves adding
sufficient amounts of lime or soda ash to the acid
cleaning solution to achieve a pH approximately equal to
that of the receiving stream. In addition, the standard
for disolved oxygen shall be attained prior to the
release of pool waters, This requires a minimum
concentration of 4.0 milligrams per liter. If the water
being discharged from the pool is discolored or contains
a high level of suspended solids that could affect the
clarity of the receiving stream, the water shall be
allowed to stand so that most of the solids settle out
prior to discharge. '

£f)  Eighteen parking spaces shall be provided for the
community center/swimming pool, as shown on the
CDPA/FDPA .

g) After hour pool parties shall be limited to weekends
.and holidays.

6. At least fifteen percent (15%) (90 units) of the

total residential units will be offered at rental rates which
are affordable by households with incomes of seventy-five
percent (75%) of the Washington, D.C. SMA median household
income, as published and adjusted periodically by the U.s.
Department of Housing and Urban Development, for a minimum
period of twelve (12) years from the date of issuance of_the
first residential use permit for each of these units,
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Residential Use Permits shall not be issued until the said
units are approved for occupancy. This obligation shall be
met regardless of whether the multifamily portion is
developed as rental or condominium. Garden apartment units
shall be utilized to fulfill the requirements of this
proffer. Applicant shall submit a written report to Fairfax
County on an annual basis showing the status of compliance
with  this proffer. These annual reports shall cease upon
full compliance with this proffer. -

7. The "Interparcel Access® shown on the CDPA/FDPA
between Land Bays C and D shall be deleted. Instead, a
public access easement between Land Bays C and D shall be
recorded in the land  records of Fairfax County by the
applicant no later than at the time of site plan approval of
Land Bay D. This easement shall be reviewed and approved by
the County Attorney prior to recordation. :

C. SANITARY SEWER

1. On-site sanitary sewer easements to serve adjacent
properties shall be provided by Applicant where determined
appropriate by the Director of DEM.

2. The Applicant or successors in interest shall
replace all sanitary sewer lines determined by DEM to be
inadequate as a result of the proposed development at the
time sg:er availability charges for the proposed development
are paid,

D. STORMWATER MANAGEMENT

1. Best Management Practices (BMPs) equivalent to WSPOD
standards shall be provided for the entire 217 acre site, as
determined by DEM. ,

: 2. Maintenance access to stormwater Rmanagement

facilities shown on the CDPA/FDPA shall be provided with 15
feet of clearing including a ten foot (10') wide asphalt
paved trail subject to the necessary maintehance easement
. agreements.. :

—— - .

3. As determined by DEM, the permanent pool BMP ponds
in both Land Bay A and lLand Bay B shall exhibit innovative
techniques in stormwater management through the employment of
aeration devices, Such aeration devices shall be designed
and engineered so as to avoid stagnation within the ponds,
and to achieve, the State Water Control Board water quality
standards for dissolved oxygen, pH, and temperature for Class
III non~tidal waters within the coastal and piedmont zones of
Virginia.
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4. The Stormwater Management Pond located in Land Bay A

shall be designed as a regional facility subject to approval
of DPW and DEM,

E. ENVIRONMENTAL

1. 'Landscaping shall be provided in conformance with
the landscaping plan dated May 23, 1988, as revised through
June 24, 1988 titled "Illustrative Landscape Plan” prepared
by LDR, subject to the approval of the County Arborist.

: , ra ' .

2.{a) The following landscaped buffers shall be
provided: '

o A minimum of 110 feet wide along. the southern -

boundary of Land Bay B,

o A minimum of 100 feet wide along the southwestern
boundary of Land Bay C, between 50 to 250 feet wide along the
northwestern side of Land Bay D (north of the Government
Center Parkway), :

- A minimum of a 80 feet wide west of the Route 29
access road,

o A minimum of 35-50 feet wide alo'r-:gl the southern .

boundary of Land Bay D parallel to Route 29,
o A minimum of 25' wide along the western side of
Land Bay A shall be provided, o
(b} Noise attenuation berms, as shown on CDPA/FDPA
sections, shall be located along southern boundary of Land
Bays B and C and western and southern boundaries of Land Bay
D. The said noise attenuation berms shall be designed to
achieve exterior ncise standard of 65 dBA Ldn as referred to
in Proffer F. where deemed necessary by DEM, as shown on
CDPA/FDPA sections., These buffers shall be landscaped and
bermed in accordance with the Illustrative Landscape Plan
dated May 23, 1988 as revised through June 24, 1988 and
pertinent cross-sections prepared by LDR as approved by the
County Arborist, in consultation with the Fairfax County
Water Authority with regard to water easements., Street and

parking lot encroachment within this buffer shall not be
permitted.

3. If at the time of the final engineering of the site,
utilities must be located within landscaped areas of parking
lots within Land Bay C, as determined by DEM, alternate
landscaped areas shall be provided within the parking lot or
the utilities shall be relocated to provide a minimum of (8%)
interior parking lot landscaping, subject to approval by the
Director of DEM. ‘ ‘ ,

4. Prior to any blasting activity on the subject
property, Applicant shall, at its sole expense, make well
inspections and make results of the inspections available to
the adjacent land owners. In the event that the County
Health Department determines that off-site domestic wells
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fail or are unusable due to decrease of infiltration or
contamination related to the development of the application
property up to a period of five years after the development
is completed, as evidenced by issuance of the first non=rup
for the last building in Land Bay.B, the Applicant and/or

successors in interest to Land Bay B shall take corrective

action to resolve the off-site well problem, including repair

of the affected well(s), redrilling of affected welll(s),

connection to a public water supply or other such remedy that

is appropriate to the character and extent of the well

failure(s). The Applicant and/or successors in interest to

Land Bay B shall determine the most appropriate remedy or

corrective action, subject to approval by the County Health

Department. This condition shall apply to those -
neighborhoods and dwellings within the area between West Ox

Road on the west, Route 29 on the south, I-66 on the north,

and the Difficult Run Stream Valley on the east, including

those neighborhoods known as Dixie Hills, Legato Acres, and

Centennial Hills,

S. In the event that any septic system in the
residential community to the south of Land Bays B and C fails
as a result of the development of the application property,
the Applicant and/or successors in interest to Land Bay B
will either repair or replace the existing septic system if
approved by the Health Department, or alternatively, connect
the affected property to the public sewer system. Applicant
shall request that the County  Health Department provide a
baseline study of the present septic system conditions,
within 60 days of said request.

€. Development shall conferm to the limits of clearing
and grading as shown on the CDPA/FDPA dated May 16, 1988 as
revised through June 24, 1988, A sewer line location and
tree preservation plan shall be submitted at the time of site
plan review for approval by the County Arborist for all sewer
lines to be located within the Environmental Quality Corridor
(EQC) and within all other tree preservation areas shown on
the CDPA/FDPA. The County Arborist and Director of DEM shall
have approval authority over the c¢learing and grading
necessary for the locations of all sewer lines. Applicant
shall take preécautions deemed necessary by DEM and County
Arborist in locating said line to minimize disturbance of
existing trees.

7. All other utilities, trails, and other public
' improvements as required by Fairfax County located in the.
EQCs and within all other tree preservation areas shown on
the CDPA/FDPA shall also be reviewed and approved to insure
minimal disruption of EQC and tree save areas as determined
by the County Arborist. Or, the owner shall provide a forest
management plan developed by a consulting Arborist or urban
forester that addresses these issues and is subject to the
review and approval by the County Arborist. Such reviews and
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approvals shall be obtained from the County Arborist and the
Director of DEM prior to any land disturbing activities.

: 8. The EQC areas and the wooded slope open space areas
on Land Bay D shown on the CDPA/FDPA dated May 16, 1988 as
revised through June 24, 1988, as tree preservation areas
within the stream valley, shall be dedicated in fee simple to
Board of Supervisors as public open space. Said dedication
shall include those facilities shown as stormwater management
facilities within the same area, but shall not include tot
lot areas, A dedication “1ine shall be provided upon site
plan approval on the construction plan which delineates those
areas as described above. The dedication line shall comply
with the limits of clearing and grading as shown on the FDPA
subject to minor modifications as may be permitted in
paragraph 4 of Section 16-403 of the Fairfax Couaty Zoning
Ordinance. Acreage for that dedicated portion shall be
applied to computations of density for Land Bay D.

9. All open space within the single family attached
unit area of Land Bay D which is not subject to Proffer E.8
shall be included within a site plan for the attached units
- and shall be dedicated to the future homeowners' association
for Land Bay D. All such other open space within the
multifamily area of Land Bay D shall be owned by a
condominium unit owners’ association 'in the. event of a
condomznium conversion. '

10. For the top deck of the parking structures in Land
Bays A and B, a mix of evergreen and deciduous trees shall be
provided in planters at the end of each double row.
. Foundation planting that provides an effective year-round
screan of the entire south side of parking deck Pl from

Interstate 66 shall be provided subject to County Arborist
approval.

1l. “Naturalized” plantings and buffers, as presented
" on the Illustrative Landscape Plan, shall be subject to
- County Arborist approval.

12. All dumpsters shall be effectively screened from
view as determined by the County Arborist.

13. In Land Bay B, the applicant shall preserve stands
of high  quality vegetation, if grading and site distance
requirements reasonably permit, as determined by the County
Arborist. . :



F. NOISE ATTENUATION

_ 1. For those residential areas within 200 feet from
centerline of the Government Center Parkway and those areas
within 375-1,180 feet from certerline of Lee Highway (Route
29) the following highway noise mitigation measures shall be
implemented as determined by DEM:

a} In order to achieve a maximum interior noise level '
of 45 dBA Ldn in all units located within that area
impacted by hfghway Roise having levels between 65 and
70 dBA Ldn, all units within this impacted area shall
have the following acoustical attributes:

i. Exterior walls shall have a laboratory Sound
Transmission Class (STC) of at least 39.

ii. Doors and windows shall have a laboratory STC of
at least 28. If "windows® function as the walls,
then they shall have the STC specified for exterior
walls.

iii. Adequate measures to seal and caulk between
surfaces shall be provided.

.b) In order to achieve a maximum exterior noise level
of 65 dBA Ldn, noise attenuation structures such as
acoustical fencing, walls, earthen berms or combinations
-thereof, shall be provided for those outdoor recreation
:areas including rear yards, unshielded by topography or
-built structures. If acoustical fencing or walls are
-used, they shall be architecturally solid from ground up
;with no gaps or openings. The structure employed must
be of sufficient height to adequately shield the
;impacted area from the source of the noise.

‘2. .For residential areas within 375 feet from
centerline of Lee Highway (Route 29) the following noise
mitigation measures shall be implemented as determined by
DEM:;

a) In order to achieve a maximum interior noise level
of 45 dBA Ldn in all units located within the above area
.impacted by highway having levels between 70 and 75 dBA
‘Ldn, ‘all units within this impacted area shall have the’
‘following acoustical attributes:

i Exterior walls shall have a laboratory STC of at
least 45. L.

ii. Doors and windows shall have a laboratory STC of at
' least 37. If "windows® function as the walls, then
they shall have the STC specified for exterior
walls. -
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iii.i%J=quate measures to seal awd caulk between
Surfaces shall be provided.

b) In order to achieve a maximum exterior noise level
of 65- 4BA 1Ldn, noise attenuation structures such as
acoustical fencing, walls, earthen berms, or combinations
therecf shall be provided for those outdoor recreation areas
including rear yards, unshielded by topography or built
structures. I1f acoustical fencing or walls are used, they
shall be architecturally solid from ground up with no gaps or
openings. The structure employed shall be of sufficient
height to adequately shield the impact area from the source
of the noise,

€} STC shall be interpreted to mean "as determined by
an acoustical expert® acleptable to the Director of the
Office of Comprehensive Planning.

3. At the applicant's option, applicant may doc one of
the following which will mitigate the exterior noise impacts
from Lee Highway as stated above: '

a). If the applicant elects to use a wall or a
combination wall and berm to mitigate exterior noise impacts
along the Route 29 frontage of Land Bay D, then the wall
shall be of attractive and high quality bhrick or masonary
construction in accordance with Zoning Ordinance
requirements, Tree save areas and/or supplemental
landscaping shall be provided between such wall and the Route
29 right of way line subject to County Arborist approval.

b} The applicant shall provide acoustically solid
fencing flush to the ground without gaps as determined by DEM
at the following locations: - ‘

i. Southwest corner of Garden Apartment Building I.

ii. South rear of Garden Apartment Building II.
iii. Front of Garden Apartment Building III.
iv. Southwest corner of Garden Apartment Building IV.

v. South side of Garden Apartment tennis courts unless
applicant demonstrates otherwise as determined by DEM in
consultation with the Office of Comprehensive Planning.

G. TRAILS

1. Trails shall be provided in accordance with both the
County Wide Trails Plan and the Fairfax Center Area
Non-motorized Circulation Plan, Pedestrian circulation by
way of trails/sidewalks, shall be provided within land bays,
between land bays, and from developed areas to the major open
space- areas as shown on CDPA/FDPA including:

a) An eight foot (8') wide bike trail along the subject
property's northern side of the subconnector road and on the
bridge over I-66.

b) " An eight foot (8') wide trail along the subject
property's Route 29 frontage.

€} A ten foot (10') wide easement for a trail along
Land Bay A's Fair Lakes Parkway frontage.

._2 Within each land bay, bicycle parking facilities

equating to five percent {5%) of the total provided parking
shall be provided in a safe and accessible location.
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3. If permitted by VDOT and the Fairfax Office of
Transgortatzon. the Applicant shall provide a pedestrian
Crossing with pedestrian activated signal across the
Government Center Parkway as it separates Land Bay D. The
purpose of the said signal will be to provide safe access to
the recreational facilities located on the scuth side of the
Government Center Parkway.

H., TRANSPORTATION

1. Contributions to the Fairfax Center Area Road Fund
shall be made in accordance with the Procedural Guidelines
adopted by the Board of Supervisors on November 22, 1982, as
revised, and as may be revised in the future. Credit will be
received as credits are permitted by the Adopted Procedural
Guidelines. : :

2. The following road improvements involving Route 29
shall be provided: .

a) Right of way measured approximately (52] feet and

{63) feet where turn lanes are provided, from the

existing physical roadway centerline of Route 295 shall

be dedicated along the subject property's Route 29
~ frontage or as determined by VDOT.

b} The construction of an additional westbound through
lane along the frontage of the property shall be
completed with face of curb set 44 feet <from the
existing physical roadway centerline of Route 29 or as
determined by VDOT.

¢} The construction of right turn deceleration 1lane
shall be completed along westbound Route 2% into the
entrances of Land Bay D, generally as shown on the FDPA.

d) The construction of the westernmost access point
shall be completed and located approximately 800 feet
east of the existing Route 29 crossover at Holly Avenue,
generally as shown on the CDPA/FDPA.

e} The construction of the intersection at the
westernmost access point shall be completed with left
turn lanes, generally as shown on the CDPA/FDPA, at two
locations:

i. One left turn lane inbound to the site from
eastbound Route 29.

ii. T™wo left turn lanes cutbound from the site to
eastbound Route 29. ‘

£) A traffic signal shall be provided by the Applicant
or its successors in interest to Land Bay B at the
westernmost crossover of Route 29 at the request of and
subject to the approval of VDOT.
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‘gl The easternmost access point on Route 29 for Land
Bay D is temporary only. Applicant or its successors in
‘interest to Land Bay D shall close said access point
upon completion of the following roadway improvements:

i.. The subconnector road'easé of Land Bay D between
the Government Center Parkway and Route 29,

ii. The Government Center Parkway connection to the
subconnector road east of Land Bay D.
- ”

iii. The interparcel access through the adjacent

property southeast of Land Bay D to the Government
-Center Parkway.

h) The construction of the temporary easternmost access
point shall be completed with channelized entrance to
provide for a right turn inbound to the site from
eastbound Route 23 and a right turn outbound from the
gite into the site from westhound Route 29.

3. The folloﬁing road improvements involving the
east-west subconnector road shall be provided:

a) A four lane divided subconnector road shall be built
from the southern property line of RZ 84-P-~101 to north
of I-66 with a transition to six lanes at I-66. The
bridge across I-66 shall be six lanes traversing Land
Bay B to the connection with Government Center Parkway

just northeast of Land Bay B generally as shown on the
FDPA.

a

b) A two lane section of the subconnector road with 27
feet of pavement including curb and gutter with face of
curb set 35 feet from the proposed centerline shall be
built. from the intersection of the Government Center
Parkway just northeast of Land Bay B to that point where
the subconnector turns to c¢ross the northeastern corner
of Land Bay C at the EQC, as shown on the CDPA/FDPA. A
four lane divided portion to the subconnector shall be
built in this northeastern corner of Land Bay C(C,
generally as show on the CDPA/FDPA. The relationship
between the centerline and the face of curb, which would
not change the 27 feet of pavement, may be altered to
accommodate a wider than standard median to be
constructed by others.

- e) The subconnector bridge shall be built ¢o
accommodate six (6), eleven (11} foot wide lanes of
vehicular traffic; a four (4) foot wide median and an
eight (8) foot wide bicycle path. The bridge will span
ten (10), twelve (12) foot wide I-66 travel lanes; three
(3), twelve (12) foot wide HOV lanes; and four !4).
twelve (12) foot wide lanes for an improved Random Hills
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Road; except that the bridge will span three (3) twelve
(12) foot wide lanes for an improved Random Hills Road
if required by final bridge design or the placement of
bridge supports. The use of a three (3) lane section
will be subject to final approval of the Fairfax County

Department of Environmental Management (DEM)} and the
Virginia Department of Transportation (VDOT). The
construction costs of  bridging I-66 shall  be
seventy-five percent (75%) <creditable against the
Fairfax Center-Area RSad Fund construction.

The Interstate 66 bridge shall be designed and
constructed subject to the approval of both VDOT and
FWHA.

d) The construction of two (2) right turn deceleration
lanes along the eastbound subconnector shall be provided
at the intersection with the Government Center Parkway
just northeast of Land Bay B.

e) Sufficient off-site right of way shall be acquired
and dedicated to the Board of Supervisors in fee simple
for the ultimate Comprehensive Plan designation of a six
lane divided subconnector and its bridging of I-66
between the portion of the subconnector previously
committed as part of the Centennial Development Plan and
the subconnector's intersection with the Government
Center Parkway just northeast of Land Bay B. In the
event the applicants or successors are unable to obtain
the necessary right of way, the County will be requested
to acquire the right of way and grading easements by
mearis of its condemnation powers at the applicant's
expense. Right of way measuring 90 feet shall be
dedicated to the Board of Supervisors in fee simple in
order to a accommodate the subconnector east of the
Government Center Parkway, generally as shown the FDPA.

4. The following road improvements involving the
Government Center Parkway as shown on the CDPA/FDPA shall be
provided as shown on the CDPA/FDPA:

~a) Construction shall be completed on the Government
Center Parkway as follows:

i. A seven (7) lane divided rocadway within 110 feet of
: dedicated right of way with 90 feet of pavement
and a 4 foot wide median between the intersection
of the subconnector road just northeast of Land Bay
B and the first entrance into Land Bay B.

ii. A four to six lane divided roadway within 110 feet

of dedicated right of way with 54 to 78 feet of
pavement including gutter pans and a 4 to 16 foot
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median shown on the CDPA/FDPA between the
northernmost entrance into Land Bay B and the
southernmost entrance into Land Bay C.

'iii. A six lane divided roadway.within 110 feet of
‘dedicated right of way with 78 feet of pavement and
a lé6 foot wide median between the southernmost
entrance into Land Bay C and the intersection of
the Route 29 access road.

iv. A four larfe divifed roadway within 110 feet of
dedicated right of way within 66 to 78 feet of
pavement including gutter pans and a 4 foot median
as shown on the FDPA between the intersection of

Route 29 access road and the eastern property line
of Land Bay D.

b} The construction of turn lanes on the Government
Center Parkway shall be provided at all entrances on and
off of the Parkway as shown on the CDPA/FDPA as approved
by DEM. Deceleration lanes will be provided at median

breaks to provide for U-turns where there are no left
turns.

5. The following road improvements involving Legato
Road/Random Hills Road shall be provided:

a) Right of way measured approximately 27 feet from
existing centerline of Legato Road shall be dedicated

prior to site plan approval for any porticn of Land Bay
B,

b) The construction of road widening improvements with
52 feet of pavement including gutter pans with face of
curb set 26 feet from centerline of existing pavement
shall be completed prior to issuance of non-rups of any
portion of Land Bay B.

€) The necessary right of way shall be dedicated at
time of site plan approval for any portion of Land Bay B
for a cul-de-sac on Legato Road in the southwest corner
of Land Bay B, as shown on the CDPA/FDPA. The actual
construction ©of the cul-de-sac will be performed and
funded by others. Applicant shall design Legato Road
along its frontage of Land Bay "B" and Geometric Design
shall meet VDOT requirements. IXIf a 3 lane section on
Legato Road is deemed necessary by VDOT due to
horizontal and vertical clearance of the bridge,
applicant shall only be required to only build a 3 lane
section in that area,

d) The construction of rcad widening improvements for

Legato Road/Random Hills Road to a 4 lane undivided
roadway within 54 feet of right of way with 52 feet of
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pavement will extend through the entire frontage of the
property along these rocads; except that a 3 lane
undivided roadway within the existing I-66 right of way
with 40 feet of pavement and appropriate transitions
will be constructed under the proposed East-West
Subconnector bridge if required by final bridge design
~or the placement of bridge supports or high occupancy
vehicle (HOV) on Route I-66. The use of a three (3)
lane section will be subject to final review and
approval of the Fairfax County DEM and VDOT.
Fd -” )

6. The following road improvements involving the Legato
Road access road shall be provided by the Applicant:

a) Right of way measuring 80 feet shall be dedicated
and the construction of 64 feet of pavement including
gutter pans for the roadway connecting Legato Road and
the construction of the Government Center Parkway shall
be completed, as shown on the CDPA/FDPA.

7. The following final road dedications and
improvements shall be provided on the Route 29 access road as
shown on the CDPA/FDPA:

(a) Dedicate right of way varying between 90 to 108
feet in width from the Access roads intersection with the
Government Center Parkway and the Access Roads intersection
with Route 29. The applicant shall design and construct an
additional third northbound lane along the Route 29 Access
Road subject to VDOT approval. Construction shall be upon
demand by the County and/or VDOT. The area between the Route
29 Access Road and the Glen Alden development shall be bermed
and landscaped s0 as to provide effective year-round
screening of the road from the residences as determined by
the County Arborist. The width of this buffer shall not be
less than 80 feet. '

(b) Construct improvements varying in width between 66
and 78 feet of pavement including gutter pans and a four foot
median for the roadway referenced in paragraph 7(a), as shown
on the FDPA,

(c) The‘additional right of way referenced in
Paragraph 7(a) shall be provided by expanding the right of
way to the west into the buffer area. )/

8. The construction of a right turn deceleration lane
shall be completed on the Fair Lakes Parkway at the entrance
to Land Bay A, as shown on the CDPA/FDPA. '

9. Dedication of all rights of way shall be made to
the Board of Supervisors in fee simple. All public roadway
improvements shall be implemented in accordance with VDOT and
Fairfax County standards.
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10. In the event that bus service is provided to the

site, Applicant shall work with WMATA and VDOT to determine
appropriate locations for and construct bus stops and
shelters as deemed necessary by Fairfax County and WMATA,

' 11. A sum of Four Hundred and Thirty Thousand Dollars
($430,000.00) for ¢traffic signal installation shall be
escrowed with DEM at such time VDOT determines the signal is
warranted.

12, Applicant shall escrow with Fairfax County
one~-third (1/3) of the cost of the design, construction and
utility relocation as determined by Fairfax County for the
East-West Subconnector from the subconnector crossing of the -
Environmental Quality Corridor (EQC), as shown on the
submitted CDPA/FDPA, south to an at-grade intersection with
Route 29. ' X

13, The alignment of the access road serving the
parkinq garage Pl -in Land Bay A shall follow the existing
road's alignment.

14, The necessary right-of-way within Land Bay A for
West Ox Road, as determined by the Office of Transportation
and VDOT, shall be dedicated at time of final site plan
approval. : _ : -

15. In the event that the right of way for off-site
transitions shown on the CDPA/FDPA cannot be obtained by the
applicant from adjacent property owners, the applicant will
be required to provide only those transitions which can be
constructed within the available right of way.

I. TRANSPORTATION MANAGEMENT STRATEGIES

1. An ongoing ride sharing program shall be coordinated
with the Fairfax County ride sharing staff, and established
at each office building, including the Governmental Center,

2. When sixty percent (60%) of the non-residential
space is occupied including the Governmental Center, the
Applicant or successors shall prepare a traffic analysis to
the mutual satisfaction of the Applicant and the Fairfax
County Office of Transportation comparing traffic generated
by the then existing development within these areas with
traffic projections made in the traffic analysis prepared by
Street Traffic Studies for the subject rezoning RZ 86-W-001
and CDPA 86-W=~001-1. In the event this analysis indicates
that traffic generation from such existing development with
the said areas is in excess of the projected traffic
generation for comparable square footage of develcpment as
identified in the analysis for the rezoning, Applicant or
successor shall take the following actions:



a)- One or more of the following tran#portation
management strategies shall be implemented subject to
the approval of DEM and the Office of Transportation.

i. Car-pocl/van-pool programs established for _
.employees occupying structures on the property and
a program under the direction of a transportation
coordinator provided by and at the expense of the
occcupants of additicnally established uses within
said areas, :

- -~

ii. A program for matching car-pool and van-pool
service coordinated with various governmental
agencies and other private employers. .

iii. Convenient parking in preferred locations
designated for car-pool/van-pool use.

iv. A pay parking policy provided incentives for ride
sharing participants.

v. Mass transit usage encouraged by construction of
bus shelters and pedestrian walkways linking access
to adjacent communities.

vi. 1In the event a direct feeder bus service between
the application property, other area development, and the
Vienna Metro Station is not provided by the public sector, a
peak hour shuttle bus service to the Vienna Metro Station
shall be implemented in cooperation with other major
developments in the immediate area as determined by the
Office of Transportatiocn.

3. Non-rups for commercial/office development in excess
of the amount occupied shall be approved only for that
portion. of the remaining non-residential development which
can be supported by the trip rates found as a result of the
study.

4. If the above Transportation Systems Management (TSM)
strategies are not deemed effective by Fairfax County,
~additional TSM techniques acceptable to the developer and to
the Fairfax County Office of Transportation shall be
implemented to achieve the project level of trip generation.
If the developer and the County Office of Transportation
cannot agree upon the appropriate TSMs, then TSMs recommended
by a mutually acceptable traffic consultant (employed at the
cost of the Applicant or its successors) which achieve the
projected level of trip generation shall be implemented and
maintained. :

: 5. The applicants shall work with and through Fairfax
County to establish and participate in a Fairfax Center
Transportation Management Association (TMA), on an equitable
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basis -as determined by the TMA, in conjunction with other
develcpment projects in the Fairfax Center Area.

J. BHASING

1.  Phasing of development of Land Bays A and B shall
occur as follows.

2} A minimum of thirty-three percent {33%) of the
residential development (242,000 square feet within Land
Bay D} must be completed, as evidenced by issuance of
Residential Use Permits prior to the issuance of a
building permit for commercial/office buildings which
would exceed forty percent (40%) (566,000 square feet)
of the approved total GFA for Land Bays A and B,

b) - A minimum of fifty percent (50%) of the residential
development (367,000 square feet) must be completed, as
evidenced by issuance of Residential Use Permits, prior
to the issuance of building permits for commercial/
office buildings which would exceed seventy percent

(70%) (990,000 sgquare feet) of the approved total GFA
for Land Bays A and B.

2. Before the issuance of the ﬁ.tst Residential  Use
Permit within Land Bay D and non~rup's for residential
recreational - facility/community center, ' the following
t:anspo:tatien improvements must occur:

a) The constructiofr of Route 29 improvements is
- completed.

b) The construction of the Government Center Parkway

improvements . is completed southeast of the Legato Road
access road.

¢} The construction of the Legato Road access road, as
shown on the CDPA/FDFA, is completed.

.d) The construction of the Route 29 access road, as
shown on the CDPA/FDPA, is completed..

e) The construction of the cul-de-sac of Legato Rcad is
completed in the location, as shown on the FDPA,
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1. Residential Use Permits (RUPs) fﬁr more
_ ; . than 2
units .and any non-residential Use Permits {Non=-Rups) shaig

not be i : A
occurs:zssued in Land Bays B, C, or D until the following

a) The construction of the Route i
.COM§leted. 29 improvements are

b) The construction of the east-west subconnector road
is complqted to the north between the Government Center
Parkway just mortheaft of Land Bay B and the southern

property line of the Centennial Development (RZ
84=P-101) including the bridge over I-6€. P ‘

¢) The construction of the east-west subconnector road
is completed through the Centennial Development (R2
84-1;-101) between its southern property line and Weast Ox
Road.

d) The construction of the Government Center Parkway in
Land Bays B, C, and D, the Legato Road access road, the
Route 29 access road, and the improvements to Legato
Road are completed as described in paragraph two.

e) The construction of the cul-de-sac of Legato Road is
completed in the location, as shown on the CDPA/FDPA.

4, The applicants construction of two lanes of the
subconnector road (as set forth in Proffer H.3.b)), between
the Government Center Parkway just northeast of Land Bay B
and the northeastern corner of lLand Bay C near the EQC,
shall be completed no later than two years after the
subconnector is completed to the east of Land Bays C and D,
connecting with Route 29,
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OF Tk DAY qbug TESE ROADS: TICERT TWAT 3 hatl-Laat,
WY SETTI0N WITH APPROPRIATE TeastiTiONS wiLL OO Wﬂ“l oLt
Tl PECICSLY SUBCONMETON JRIDSE I MFECTEY §y Flua JRISEE MSiGe
OF el SLACIWENT oF 4R OGE ABUTWENTY O miGH OCCUPANCY WEMICLY (wON)
LAMS Jm A0GTE 66, T VSE OF OF & TelCE.Lant SLCTiOW wiLL 8
SUBIICT O TiwA MEVITW MeD MOREUWML OF Tel FaiBFAY TOUNTY MRAATNENT
OF {wvitCam{uta, NT JO0M) a0 Tl viagGiwla MPaRTNT ¥
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D. STORMWATER MANAGEMENT
(SWM), FLOOD PLAINS AND EQC

T OIMINIIED I 4 CNMIAATION CF MY tep TIT 2t Cy e
3 ANEHLLY S SeNM Ty U1 0N, 3T ity

INEATED ACIMESIS WG setem 1) TN aatoy
H T ACIINOANCE wdT@ MTAIGIY Fo520 M AN SIOIIS AERITY gy
dLLIN W, G000 MS0CTATES, (e,

oTeD INGHCENTAL UALTTY COMALOOR (DXCH AALECTE v e 2
ADDRTSINTY Iy ACTURATT JLLIMIATICN JASED Jw ADOPSED CluwlY Cxefrara,
APMIVAL W TeE FOPA SWALL CINSTITUPE CIEXTANCE OF Tef S30 o twirg g
SR, 41 TH T TROSE ENCAOACAN(ATS &% PRIVIDEQ (¥ PAdaCdarw 1.2
L.

4, TRATLS WECUTAING VEWICULAR ACCESS R St FACILITIES FOR waln Tuamcs
HMOOSES SHALL AE PAQVENE (N CAMJUNCTIAN WITH TWE Z3eSTRUCTi0N OF
19 JEBESTRIAN/NIKE TRAILS AMERE (MOICATED OM TWE FORa, T .
Wivitaiact 1AL 4T M A IAFORCED TR 4 THIEAL mnu ou ConsisTiag
o SIt (SCHLS OF W0aT 24SC COVRSE SME D0, 2.
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€. LANDSCAPING , BUFFERS,
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MCORSANCE ¥ TH MTICLL Ii Mll' 4, SECTION 14-403, PadaGEAPH

IHE [ON1NG DADENANCE.
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(£1)
L) © IfeULAR ConPsCT TOTAL LoADING LOAOING  MANBICAP* WANBICAP
- 1Pacls SHACRS $rACES SPACES  sPACKS L1704 ] $PACES shcts

I(PARKIO_.J TABULATICAS

\

st WILRING AL/IRED MOviED  rroviomp  reoviOCe atouIeed PEQVIDED  REOUIRED  PRoviOKD
LAND 34T & al 306 (6) 304 0 304 ] 3 4 4
A2 ”7s (1) 11 * 108 024 2.5 (1N 1.5 ’ L]
Al 824 (T} (11 104 24 1.3 {13} 1.3 ? 1
ADOITIONAL LT 1] 1] [} [T N/A N/A LLL] LI
[ T1ETTTT) SSSuwTiil wSENaITENED wrdessakEs usadasyue ssesvasE® AANNNEESE SNNGFANEY
LAND BAY 4 TOTALES 1,943 1,301 412 1,91} 1] 10 12 2
Lro ave | m "M 10 224 " 2.9 N 2.3 10 to
n” " (7} o 224 " 1.8 (13} 1.3 19 10
L 2] 0 N T4l aia e H L 11 1"
ADDITIONAL 7% (9) ” L] Te n/a N/& N/A NZA
nEe
LAND BAY & TOTALE 1,434 1,13% ns 2,854 10 19 n n
woeure o 4,0% (1) 2,997 1,899 4,3% {10) 3 B | - 43 L2
LANS BaY B 1,068 (0L} 1,009 1.085 (12} L N/A s .
{4)  SPACES REOUIRED BY FAINFAD COUNTY JONING ORDINANCE FOR OFFICE USE.
(S)  COMPACT CAR SPACKS ARE FROFOSED [N LAND BAYS A, 0 & C. TOTAL NUNSER OF COMPACT 3PACES
NOT TO RICEES 23 A OF TOTAL. IN LAND 8AY C, SPACTS ARE CORPUTID AT 23 & OF TOTAL SPACES PROVIDED.
(6} NEQUIRED PARRING FOR NOTEL SASED UPON THE FOLLOMING:
250 ROOMS @ ONE SPACK PER ROOM PLUS & SPACES PER SC ROOAS » 230 + 20 = 170
RESTAURANT = SEE NOTE (B} BELOW,
LOUNCE ® €O SEATS @ 1 SPACE PER & SEATS PLUS
: 10 EMPLOYZES @ | SPACE PER EACH 2 SNPLOYEES =13 ¢ 35 ® 20
CONFERENCE ROON = 3,000 GF [NFA] @ 4.5 SPACES PER [,000 SF (NFA) 3 4.5k @ 14
. ERISRERED
TOTAL 304
(7)  REOUIRED PARKING IS CONPUTED BASED UPON -THE FOLLOWING:
a.) OFFICE USC PARKING RECUIRENENTS @ 4.5 SPACES PER 1,000 $F NFA IN LAND BAYS 4 8 3.
B.) NET FLOOR AREA [NFA) » 80 \ OF CAOSS FLOOR AREA [GFA).
, €.} IN LAND BAY C, OFFICE USE CONPUTED @ 5.0 SPACES PER 1,000 SF.
(8}  ADDITIONAL PARKING REOUIRED FOR SPECIVIC USES IN LAND BAY A:
AETAIL » 17,000 SF [XPA] @ 5 SPACKS FOR FIRST (,000 ST PLUS
. & SPACEY FOR LiCH ADOITIONAL 1,000 SF = 10t
AESTAURANT ® 100 SEATS @ ONE SPACE PER 4 SEATS PLUS '
10 ENPLOYEES @ t SPACE PER ZACH 2 ENPLOYEES = 23 + S » 3e
Al b iy L
TOTAL 1.
EQUIVALENT OFFICT SPACES:
17,000 PLUS 3,000 SF = 20,000 SF [NFAY
20.000 SF NFA ¢ 4.3 SPACES PER 1,000 SF [NFA) ® %0 SPACES
THERCFORE. (31 SPACES LESS 90 SPACES s 41 ADDITIONAL SPACES
{9}  ADDITIONAL PARKING REQUIRED FOR SPECIFIC USEE IN LAND SAY :
RESTAURANT = 467 SEATS @ ONE SPACE PER & SEATS PLUS
(15,000 3F 1  ° 42 ERPLOVERS @ | SPACE PER KACK 2 UNPLOYEES » 117 » 21 = 138
CEILD CARK = 7.100 SF AND 23 ENPLOVERS AT 2 SPACES PER £ACW 3 ENPLOTEES PLUS
100 CHILIREN @ C.16 SPACES PER CEILD = 17 ¢ 16 = n
agrenssse
TOTAL mn
EQUIVALENT OFFICE SPACES:
14,000 SF PLUS 7.100 SF = 21,100 SF (NFA]
21.100 SF NFA @ 4.3 IPACES PER 1,000 SF (NFA) s 93 SPACES 4
THEREFORE, 171 SPACES LESS 95 SPACES » 76 ADDITIONAL SPACES
£10}  TNE TOTAL SPACES PROVIDED FOR LAND DAY C INCLUDE ALLOCATION FOR 300 COUNTY VERICLE SPACES.
PARKING [ TO OE PROVIDED AS 2,09) SPACES UNDER PRASE 1 AND 1.303 SPACES UNDER PHASE I1I.
{11} LAND BAY D REQUIRED PARKING TABULATIONS ARE BASTD ON RESIDENTIAL USK.
TOWNWMOMES : 192 UNITS @ 2.3 SPACES PER UNIT = ! 442
APARTHENTS : 404 UNITS @ 1.S SPACES PER UNIT a 606
COMMURITY CENTER: 18 SPACES AS PER PROFFER 8Sf = 18
- SREBSREER
TOTAL 1.066
312}  TOTAL SPACES PROVIDED IN LAND BAY D INCLUDE CARAGE. CARPORT, VISITOR AND
RECREATIONAL VEMICLE (RV) PARKING SPACES. CARPORT LOCATIONS ARE CONCEFTUAL.
FIMAL LOCATIONS WILL 8E DEYERTINED AT TIAK OF FINAL DESICK OF SITE PLAN.
A ATIMUN OF SIITY (40) CARPORT SPACES WILL BE PROVIDED. THE LOCATION'
INDICATED QN THE FDFA FOR RV3 GILL BE STRIPED FOR REGULAR CAR SPACES AND
WILL ONLY 8E RESTRIPED IN THE FUTURE TO ACCOMODATE R¥s |F DEEMED NECESSARY
BY PROPERTT MANAGEMENT.
(13} ;:A%:ctg;ncts FOR BUILDINGS A2 AND AJ. AND 81 AND B2 ARE BASED UPON A SINGLE USE [OFFICE)
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: y APPENDIXS5

FROFFERS/NEVELOPMENT CONDITIONS
PCA NG-W-00 | -/PCA AG-F-0B0-4

fetobrer 4, 1005

Fursuantte Section 15.1-491(2) of the Code of Virginia 1950 edition as
amended, subject to the Roanl of Supervisors approval of he Prolfered
Condition Amendments, applicant proflars the following. Al previous
proflersidevelopment conditions =hall remain in full force and effect except
tha lollowing 1anguage =hall v added to the proffer statement dated
July 25, 1988 and approved on August 1, 1988 by the Board of Supervisors
for Tax Map 55-2 (1)) 15 (Lard Ray A), | )

1. Interim devalopment of the subject property as temporary athletic fields
(Phase 1) shall he in aubstantial conformance with Shaet 1 of the
CDPA/FDFPA entitled "l_and Rav A™, dated August 1995 and revised
through September 1995,

Fhase 2 development (offica/hotel option) shall be in substantial
conformance with Shaet 2 of the CDPA/FDPA entitied "Land Bay A",
dated August 1995 and revised through September 1995 and

Attachments 1 through 10,

N

A. Prior to the construction of any temporary athletic fields on Land Bay A,
the following conditions shall he met: .

a)  The limits of clearing and grading shall be provided as depicted
on Sheet 1 a3 determined by DEM. The number, type and
location of athistic fieids and the exact location of the driveway
and parking ot may vary from that depicted on the COPA/FDPA,
but the athletic fields, driveway and parking lot shall be located
within the depicted limits of clearing and grading.

h)  Access to the athletic fields shall be via the extension of Roger
Stover Drive a5 determined by DEM and/or VDOT.

¢) A sidewalk/padestrian connection shall be provided between the
existing terminus of Roger Stover Drive and the parking area as
cdatermined by DEM. it addition. a pedestrian connection shall be
provided between the parking area and the athletic field(s) as
determined hy DEM.

d)  Adequate parking shall ha provided and the size and configuration
of any on-gila parking area ~hall meat the applicabla Mubliec
Facilities Marnial ~arngdard: an datenminad by IDEM al the lime of

=ite plan approval



~ r

4. The necessary right-of-way and/or easements shall be provided for the
widening of I-66 and/or the construction of the flyover as depicted on
Sheet 1 of the COPA/FDFA dated September 1995 at such time as
design plans for the roadway are completed, or site plan approval for
Phase 2 development ncours, whichever occurs first,

BOARD QF SUPERVISORS OF
FAIRFAX COUNTY, VIRGINIA

County Executive
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APPENDIX &

FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

-

TO: Barbara A. Byron, Director
Zoning Evaluation Division, OCP

FROM: Bruce G. Douglas, Chief = !1“—-
Environment & Development Review Branch, OCP

SUBJECT:

FDPA 86-W-001-5
PCA 86-P-089-4
FDPA 86-P-089
Land Bay A

DATE: 30 June 1997

This memorandum includes citations from the Comprehensive Plan that provide guidance for the
evaluation of the application and the development pian dated May 27, 1997. The application
requests changes to the previously-approved site design in order to accommodate modifications
to a stormwater management facility. Approval of this application wouid not change the
approved floor area ratio (FAR) of .433. The extent to which the proposed use, intensity, and the
development plan are consistent with the guidance of the Plan is noted.

CHARACTER OF THE SURROUNDING AREA:

The site is located in the southwest quadrant of the intersection of Fair Lakes Parkway and West
Ox Road. Interstate 66 forms its southern boundary, beyond which are public facility uses which
include the old landfill. Other portions of Fair Lakes are located to the west and north. Adjacent
to the northwest corner of the site is a one-story child care center. High rise office and two story
retail uses have recently been approved immediately to the west. Across Fair Lakes Parkway to
the north, the land is heavily wooded along the periphery and contains an apartment complex and
office park. To the east, across West Ox Road, are an office building and free-standing
restaurant.

COMPREHENSIVE PLAN CITATIONS AND ANALYSIS:

The 34.1-acre property is located in Sub-units H2 and 14 of the Fairfax Center Area in Area III.
The Comprehensive Plan text and map provide the following guidance on land use and intensity
for the property:

Text:

On page 275 of the 1991 edition of the Area III Plan as amended through June 26, 1995, under
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the heading "Recommendations, Land Use," the Plan states:
Sub-units H1, H2

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

The eastern portion of Sub-unit H2 is planned for office mixed-use at a maximum intensity of
45 FAR. It should be part of a unified development with the entire Government Center tract.
(See text under Sub-unit P1.) The .45 FAR intensity of the development on this portion of the
Government Center complex should be compensated for by a concurrent square footage
reduction on the remaining portion of the property located south of I-66 for an overail FAR of
35....

LAND USE SUMMARY CHART - LAND UNITH

Approximate

Sub-units Acreage
Hl1 96
H2 62

Recommended Intensity/Density
Sub-units Land Use JFAR_ Units/Acre
Baseline Level
HI1, H2 RES 1
Intermediate Level
Hl, H2 OFFMIX 14
Overlay Level
East Portion H2 OFFMIX 45

Note:  These sub-units are within the Water Supply Protection Overlay District.

On page 276 of the 1991 edition of the Area III Plan as amended through June 26, 1995, under
the heading "Recommendations, Land Use," the Plan states:

“Sub-units I3, 14
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The portion of Sub-unit I4 located south of Fair Lakes Parkway is planned for office mixed-use
at a maximum intensity of .45 FAR. It should be part of a unified development with the entire
Government Center tract. (See text under Sub-unit P1.) The .45 FAR intensity of the
development on this portion of the Government Center complex should be compensated for by a
concurrent square footage reduction on the remaining portion of the property located south of
1-66 for an overall FAR of .35.. ..

LAND USE SUMMARY CHART -LAND UNIT 1

Recommended Intensity/Density
Sub-units landUse EAR Units/Acre
Baseline Level
I3, 14 RES 1
Intermediate Level
I3, 14 RES 10
Overlay Level
South Portion 4 OFFMIX 45
Note: These sub-units are within the Water Supply Protection Overlay District,

On page 289 of the 1991 edition of the Area III Plan as amended through June 26, 1995, under
the heading "Recommendations, Land Use," the Plan states:

“Sub-unit P1
This sub-unit contains the Fairfax County Government Center. It also contains the mixed-use
development planned in conjunction with the southern portion of Sub-unit 14 and the eastern portion of

Sub-unit H2. Sub-unit P1 together with those portions of Sub-units I4 and H2 mentioned above are
planned for office-mixed-use and the overall FAR should not exceed .35....”

Map:
The Comprehensive Plan map shows that the property is located in the Fairfax Center Area.
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Analysis:

The hotel and office uses, and intensity of development, previously approved on this site will not
change with approval of this proposal. As such, it does not raise any significant issues directly
related to the Plan’s recommendations for use and intensity. The primary goal of this application
is to accommodate revisions to the design of the stormwater management facilities on the site. In
doing so, significant changes to the design of the site are incurred. Because the quality of design
is so strongly emphasized and linked to development approvals in Fairfax Center, it is
appropriate to review those changes at this time.

The proposed site and building design are similar in many ways to the previously-approved
design. The buildings are the same general shapes; open space and ponds are in generally similar
locations. However, the road system and internal circulation are very different. In the approved
design, Roger Stover Drive makes a deep loop south of Building Al (the hotel). The current
proposal shows that it will be narrower and cross the site north of the hotel in such a way that it
does not provide the primary connection for the whole site (including the eastern portion) as it
did before. The hotel and its parking are rotated somewhat towards 1-66. At the same time,
surface parking for the hotel appears to have increased. The result of these changes is to
diminish the amount of natural and/or landscaped open space between the I-66 right-of-way and
pavement on the site.! The application includes a waiver of the transitional screening and barrier -
requirements along 1-66, which is not consistent with Plan guidance. With the buffer reduced,
the development will be more visible from the highway, and impacts on the hotel (such as noise)
will be greater. While greater visibility may be perceived to be desirable for marketing purposes,
the Plan goals related to quality of design, especially as they relate to buffering and landscaping,
are not well served by these changes.

Other design issue’s/changes related to the new proposal include:

° The amount of existing vegetation previously planned to be saved has been
reduced.

. As noted above, the two halves of the site are not linked/integrated as they were,
especially in terms of circulation.

° A rather symmetrical, almost “formal” approach to the office buildings has been
replaced with an off-center roadway and parking in front of Buildings A2 and A3.
Whereas these two attached office buildings were previously situated on an axis
with the hotel, they now focus more on parking and the “upper pond”.

1At its minimum width, the approved site plan provides for 60 feet of open space;
the proposed revision provides for 50 feet. The biggest difference is that the new 50-foot strip is static
for the 600-foot length of the parking lot where it parallels I-66. The approved plan, because the road
curved, provided up to 200+ feet of open space between the road and I-66 in places.
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L Interior parking lot landscaping for the hotel is insufficient. Long rows of parking
spaces (e.g. 19, 23 and 26 spaces) should be broken up using planting islands.

o It should be noted that many of the design details required for proposals in Fairfax
Center are not part of this application. Among other things, these include
commitments regarding the minimum sizes of landscape materials which is
specifically included in the Plan recommendations for the area.

In summary, while the use and intensity (i.e. FAR) are not being changed with this application,
the modifications requested have significant impacts on the design of future development on the
site.

BGD:SHL
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FAIRFAX COUNTY, VIRGINIA

MEMORANDUM
TO: o Barbara A. Byron, Director
Zoning Evaluation Division, OCP || |
FROM: - Angela Kadar Rodeheaver, Chief
Site Analysis Section, OT
FILE: 34 (RZ 86-W-001), (RZ 86-P-089)
SUBJECT: ~ Transportation Impact

REFERENCE: PCA 86-W-001-7; PCA 86-P-089-4;
FDPA 86-W-001-5; FDPA 86-P-089-1
FL Promenade, L. P.
Traffic Zone: 1178
* Land Identification Map: Part of 55-2 ((1)) 15

DATE: Tuly 2, 1997

The following comments reflect the analyses of the Office of Transportation. These comments
are based on plans made available to this Office dated February 1997 with revisions to June 9,
1997, and draft proffers dated June 27, 1997.

The applicant, who owns the adjacent parcel to the west, is seeking approval to modify the
previously approved structures, parking, access, and roadway locations on the subject site in
order to construct a regional storm water detention facility within the subject site. Interim
recreation facilities are also proposed.

Transportation Issues.

The primary transportation concern with the subject site is the need for right-of-way dedication
to facilitate the future flyover from the westbound I-66 HOV lanes to the Fairfax County
Parkway. A minor recommendation concerns the need for additional sidewalks.

Interstate-66 Ramp Requirements. Prior approvals for uses on the subject parcels have not
focused on the future need for additional right-of-way for the future flyover from the westbound
Interstate 66 HOV lanes to the Fairfax County Parkway since the VDOT functionals for the
roadway initially located the flyover to the west of the subject site. However, re-evaluation of
the flyover requirements indicated that the flyover should be shifted opposite the subject site in
order to maximize the length of the weave area for HOV and non-HOV traffic exiting at the |
Parkway. This Office concurs with the VDOT analysis and conclusion that the ramp should be ;
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FAIRFAX COUNTY, VIRGINIA
MEMORANDUM

TO: Barbara A. Byron, Director
Zoning Evaluation Division, OCP

FROM: Bruce G. Douglas, Chief @AW
- - Environment and Development Review Branch, OCP

SUBJECT: ENVIRONMENTAL ASSESSMENT for: PCA 86-W-001-7
F.L. Promenade, L.P. - FDPA 86-W-001-5
(Government Center Land Bay A) PCA 86-P-089-4
FDPA 86-P-089

DATE:

This memorandum, prepared by Noel Kaplan, 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 development plan dated May 27, 1997.
References to draft proffers address the draft proffers dated May 23, 1997. 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:

On pages 91 to 93 of the 1990 Policy Plan as amended on February 10, 1997 under the heading
“Environmental Resources”, the Comprehensive Plan states:

"It is desirable to conserve a portion of the County's land in a condition that is as close to a
predevelopment state as is practical. A conserved network of different habitats can
accommodate the needs of many scarce or sensitive plant and animal species. Natural open
space also provides scenic variety within the County, and an attractive setting for and buffer
between urban land uses. In addition, natural vegetation and stream valleys have some capacity
to reduce air, water and noise pollution.

NAPD\KAPLAN\WPDOCS\ZONCASES\PCA861-7.WPD
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PCA 86-W-001-7, PCA 86-P-089-4 2- | September 20, 1995
FDPA 86-W-001-5, FDPA 86-P-089-1 '

relocated. VDOT staffhave identified the right-of-way delineated on the development plan as
the minimum necessary for construction of the flyover.

As part of the redesign of the subject site, the applicant has proposed to reserve the area needed
for the flyover for a period of five years from the date of Board approval of the subject
applications. This Office can not support this proposed commitment, and strongly recommends

that the applicant commit to provide right-of-way dedication - not reservation - upon demand for
the proposed flyover without a time constraint.

Also note that the site is parked at a significantly greater rate than the Ordinance requires. If all
of the parking delineated within the area of right-of-way reservation for the flyover was

removed, the applicant would still meet Ordinance parking requirements. As such, the applicant
should commit to allow removal of the excess parking as needed for ramp construction without

an obligation on the part of the public to pay the cost of relocating the parking, or damages for
elimination of the parking.

Pedestrian Access. An extensive pedestrian circulation plan is shown for the subject site.

However, the applicant should commit to add a sidewalk adjacent to the main ingress/egress to
the site.

Conclusion. With modification of the plan and draft proffers as noted herein, this Office would
not object to approval of the application.

AKR/CAA

cc: John Winfield, Deputy Director, Design Review Division, Department of Environmental
Management

Katharine D. Ichter, Chief, Highway Operations Division, Office of Transportation




Barbara A. Byron

PCA 86-W-001-7; FDPA 86-W-001-5; PCA 86-P-089-4; FDPA 86-P-089

Page 2

Objective 9:  Identify, protect and enhance an integrated network of ecologically valuable
land and surface waters for present and future residents of Fairfax County.

Policy a:

For ecological resource conservation, identify, protect and restore an
Environmental Quality Corridor system (EQC). . .. Lands may be
included within the EQC system if they can achieve any of the following

purposes:

Habitat Quality: The land has a desirable or scarce habitat type, or one
could ‘be readily restored, or the land hosts a species of special interest.

"Connectedness": This segment of open space could become a part of a
corridor to facilitate the movement of wildlife.

Aesthetics: This land could become part of a green beit separating land
uses, providing passive recreational opportunities to people.

Pollution Reduction Capabilities: Preservation of this land would result
in significant reductions to nonpoint source water pollution, and/or,
micro climate control, and/or reductions in noise.

The core of the EQC system will be the County's stream valleys. Additions to
the stream valleys should be selected to augment the habitats and buffers
provided by the stream valleys, and to add representative elements of the
landscapes that are not represented within stream valieys. The stream valley
component of the EQC system shall include the following elements . . . :

All 100 year flood plains as defined by the Zoning Ordinance;

All areas of 15% or greater slopes adjacent to the flood plain, or if no
flood plain is present, 15% or greater slopes that begin within 50 feet of
the stream channel;

All wetlands connected to the stream vaileys; and

All the land within a corridor defined by a boundary line which is 50
feet plus 4 additional feet for each % slope measured perpendicuiar to
the stream bank. The % slope used in the calculation will be the average
slope measured within 110 feet of a stream channel or, if a flood plain is
present, between the flood plain boundary and a point fifty feet up slope
from the flood plain. This measurement should be taken at fifty foot
intervals beginning at the downstream boundary of any stream valley on
or adjacent to a property under evaluation.

NAPD\KAPLAN\WPDOCS\ZONCASES\PCAB861-7.WPD
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PCA 86-W-001-7; FDPA 86-W-001-5; PCA 86-P-089-4; FDPA 86-P-089
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Modifications to the boundaries so delineated may be appropriate if the area
designated does not benefit habitat quality, connectedness, aesthetics, or
pollution reduction as described above. In addition, some intrusions that serve a
public purpose such as unavoidable public infrastructure easements and rights of
way are appropriate. Such intrusions should be minimized and occur
perpendicular to the corridor's alignment, if practical.

Preservation should be achieved through dedication to the Fairfax County Park
Authority, if such dedication is in the public interest. Otherwise, EQC land
should remain in private ownership in separate undeveloped lots with
appropriate commitments for preservation.”

On pages 86 and‘ 87 of the 1990 Policy Plan as amended on February 10, 1997, under the heading
“Water Quality”, the Comprehensive Plan states:

"Objective 2: Prevent and reduce pollution of surface and groundwater resources.

Policy a. Implement 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.

Policy e. Preserve the integrity and the scenic and recreational value of stream
valleys when locating and designing storm water detention and BMP
facilities.

. Development proposals should implement best management practices to reduce runoff pollution.
Preferred practices include; those which recharge groundwater when such recharge will not
degrade groundwater quality, those which preserve as much natural open space as possible, and
those which contribute to ecological diversity by the creation of wetlands. Regional solutions to
stormwater management are preferable to small drainage area, on-site controls.”

On page 87 of the 1990 Policy Plan as amended on February 10, 1997, under the heading “Water
Quality”, the Comprehensive Plan states:

“Objeéﬁve 3: Protect the Potomac Estuary and the Chesapeake Bay from the avoidable
impacts of land use activities in Fairfax County.

NAPD\KAPLAN\WPDOCS\ZONCASES\PCA861-7. WPD
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Policy a. Ensure that new development and rede\}elopment complies with the County’s
Chesapeake Bay Preservation Ordinance.”

On page 93 of the 1990 Policy Plan as amended- on February 10, 1997, under the heading
“Environmental Resources”, the Comprehensive Plan states:

“The retention of environmental amenities on developed and developing sites is also important.
The most visible of these amenities is the County’s tree cover. It is possible to design new
development in a manner that preserves some of the existing vegetation in landscape plans. It is
also possible to restore lost vegetation through replanting. An aggressive urban forestry program
could retain and restore meaningful amounts of the County's tree cover.

Objective 10: Conserve and restore tree cover on developed and developing sites. Provide
tree cover on sites where it is absent prior to development.

Policj/ a: Protect or restore the maximum amount of tree cover on developed and
developmg sntes consistent with planned land use and good silvicultural
practices. .

On pages 88 to 89 of the 1990 Policy Plan as amended on February 10, 1997, under the heading
“Noise”, the Comprehensive Plan states:

“Transportation generated noise impacts the lives of many who live in the County. Some County
residents are subjected to unhealthful levels of noise from highway traffic, aircraft operations
and railroads, including WMATA's Metrorail . . . Federal agencies with noise mitigation
planning responsibilities have worked with the health commumty to establish mammum
acceptable levels of exposure i

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.

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. . . .

New development should not expose people in their homes, or other noise sensitive

environments to noise in excess of DNL 45 dBA, or to noise in excess of DNL 65 dBA in the
outdoor recreation areas of homes. To achieve these standards new residential development in

N:\PD\KAPLANMWPDOCS\ZONCASES\PCA861-7.WPD
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areas impacted by highway noise between DNL 65 and 75 dBA will require mitigation. . ..”

On page 90 of the 1990 Policy Plan as amended on February 10, 1997, under the heading
“Environmental Hazards”, the Comprehensive Plan states :

“Objective 6: Ensure that new development either avoids problem soil areas, or
implements appropriate engineering measures to protect existing and new
structures from unstable soils.

Policy b: Require new development on problem soils to provide appropriate
engineering measures to ensure against geotechnical hazards.”

ENVIRONMENTAL ANALYSIS:

This section characterizes the environmental concerns raised by an evaluation of this site and the
proposed 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.

Envi 1 Quality Corrid

Issue:

An Environmental Quality Corridor (EQC) was identified and delineated during the
review of the original rezoning application for the subject property. The EQC line shown
on the development plan is consistent with the EQC as previously delineated. As noted
on the development plan, wetlands are present within much of the EQC.

In the view of this Branch, EQC protection issues associated with the proposed
development plan should be reviewed within the context of the approved development
plan. The approved development plan displayed encroachments into the EQC for a wet
stormwater management facility (covering the majority of the EQC within the western
half of the property) and several road crossings. Additional encroachments would be
needed for storm and sanitary sewer lines (i.e., the relocation of an existing sewer line) as
well as for construction associated with structures that would be located just outside of
the EQC. With respect to the proposed development plan, the relationship between the

NAPD\KAPLAN\WPDOCS\ZONCASES\PCAS61-7. WPD
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proposed limits of clearing and grading and tree preservation areas is unclear. The
proposed development plan appears, however, to indicate that clearing and grading in the
EQC will be limited to that needed for the construction of an embankment for a dry
stormwater management (SWM)/best management practice (BMP) facility, the
construction of a road crossing (which will also function as an embankment for a second
dry SWM/BMP facility), the construction of structures and parking areas that would be

located outside the EQC, and the construction of storm and sanitary sewer lines. Overall,
much more of the EQC would be preserved in a natural condition under the proposed
development pian than under the approved development plan. As such, this proposal
should be supported. However, the applicant should ensure that clearing and grading that
will occur within the EQC will be minimized consistent with an approved development
plan. The approved proffers for the site commit to such minimization for EQC
encroachments for sewer lines, other utilities, trails, and “public improvements” but do
not address other encroachments into the EQC.

Suggested Solution:

The limits of clearing and grading should be clarified such that areas within the EQC that
are currently not wooded and that will not be subject to clearing and grading will be
depicted accurately.

As noted above, the approved proffers inciude a commitment to the minimization of

~ disruption to the EQC and other tree save areas for utilities, trails, and other public
improvements. The applicant should provide a similar commitment to address
disturbances associated with any other encroachments into the EQC or tree save areas
(e.g. disturbance needed for the construction of the stormwater management facilities and
other disturbances).

The applicant should consider restoring to a natural condition those areas within the EQC
that will be disturbed by the proposed development, to the extent that such restoration
efforts will be compatible with utility locations and the proposed stormwater management
facilities, as determined by the Department of Environmental Management (DEM). If the
applicant will be considering such restoration efforts, it is suggested that such efforts
follow the Public Facilities Manual (PFM) guidelines for replanting as set forth in
section 12-0403.7C of the PFM.

NAPDKAPLANWPDOCS\ZONCASES\PCA861-7. WPD
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.
Issue:

The proposed development plan identifies two dry SWM/BMP ponds in series. The
applicant has entered into an “Agreement for Design, Construction and Maintenance of
Storm Water Management System” (the “Agreement”) with Fairfax County. The
Agreement calls for the initial construction of Phase 1 (the “lower pond)” by FL
Promenade; the constructiod of Phase 2 (the upper pond) would occur in association with
the development of the rest of the property. The Phase 1 facility must be designed to
provide water quantity and quality controls for the subject property (assuming a 90%
impervious cover) as well as for the development on the upstream FL Promenade
Property. According to the “design proposals” appended to the agreement, each pond
will be designed as a BMP facility, and “the two ponds in series will provide storm water
detention for the remaining undeveloped portion of the contributing watershed to a degree
equaling or exceeding that provided with the approved wet pond . . .”

The draft proffers commit to the construction of the two-phase stormwater management

system consistent with the “storm water quantity and storm water quality requirements,
best management practices and all other requirements applicable to storm drainage,

detention, retention and water quality control as further described” in the aforementioned
Agreement.

Suggested Solution:

The draft proffer language should be transmitted to the Stormwater Management Branch
of the Department of Public Works (DPW) and to DEM staff for review and comment
prior to the consideration of this application by the Planning Commission.

-Issue:

There are currently two roads that cross through the area identified for the Phase 2 pond.
These roads are elevated above surrounding areas, and therefore it is likely that these
areas will need to be graded if they are to be incorporated within the proposed pond. It is
not clear if the Iimits of clearing and grading provided on the development plan will be
sufficient to provide for the necessary grading,

NAPD\KAPLANWP DOCS\ZONCASES\PCAS61-7. WPD
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Suggested Solution; -

The development plan should be reviewed by DPW to ensure that the limits of clearing
and grading provided are realistic and are consistent with DPW’s understandmg of the
grading that will be needed to provide for the Phase 2 facility.

Resource Protection Area

Issue:

The 100-year floodplain boundaries within the western half of the site define the extent of
The Resource Protection Area (RPA) on the property. The boundaries of the RPA are not
identified on the development plan.

The construction of the Phase I pond would occur within the RPA, as would other land
disturbing activities within the western portion of the property. While some of these
activities would be exempt under the County’s Chesapeake Bay Preservation Ordinance,
other land disturbing activities would not be able to occur without an exception granted
by DEM.

Suggested Solution:

The applicant should identify the boundaries of the RPA on the development plan. In
addition, the applicant should coordinate with the Special Projects Branch of DEM
regarding the proposed land disturbing activities within the RPA. The applicant should

. be encouraged to pursue any needed exceptions as soon as possible.

Tree P "

Issue:

The extent of tree preservation outside the EQC has been reduced from what is shown on
the approved development plan. However, because the applicant is proposing to replace
the approved wet stormwater management pond with two “embankment-only” dry ponds,
and because the extent of road construction within the EQC will be reduced from what
has been approved, the overall level of tree preservation that will be provided will be
substantially greater than that which would be provided under the approved development.

NAPDKAPLAN\WPDOCS\ZONCASES\PCAS8G1-7. WPD



Barbara A. Byron
PCA 86-W-001-7; FDPA 86-W-001-5; PCA 86-P-089-4; FDPA 86-P-089
Page 9 -

However, the applicant should be encouraged to improve tree preservation efforts outside
the EQC.

Suggested Solution:

The applicant should consider design modifications that would serve to improve tree
preservation efforts on the site. Specifically, the applicant should consider:

L replacing the proposed parking lot to the west of structure A2 with a tree
preservation area (consistent with what was shown on the approved development
plan); and

® converting some of the proposed surface parking near structure A1 to structured
parking, thereby allowing for more tree preservation in the wooded area to the
east of this structure. B ' '

Issue: .-

A note on the development plan reads as follows: “Based on a preliminary grading study,
* portions of the site may be subject to clearing and grading. Therefore the proposed limits

of clearing and grading shall generally be the same as the limits of this application,” It is
not clear what the intent of this note is.

Suggested Solution:

The above note on the development plan should either be clarified or deleted.

Higt Noi
Issue:

The property is affected by high noise levels generated from traffic on I-66. Based on a
noise study that was prepared and submitted in conjunction with an earlier zoning
application on the property, the facades of proposed structure A3 that will face I-66 will
be exposed to noise impacts in excess of DNL 75 dBA (also referred to as 75 dBA Ldn)
and the facades of proposed structure A1 that will face I-66 will be exposed to noise
impacts of DNL 70 dBA to DNL 75 dBA. Because a hotel use is being proposed for
structure A1, noise levels inside this building should be reduced to DNL 45 dBA or less.

NAPDKAPLAN\WPDOCS\ZONCASES\PCA861-7. WPD
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Noise levels inside structure A3, which is proposed for a commercial/office use, should
be no greater than DNL 50 dBA.

- The draft proffers sufficiently address noise mitigation needs in areas that will be exposed

to noise levels below DNL 75 dBA (they would actually provide for a greater level of
noise reduction for commercial/office uses than the minimum needed to meet County

guidelines). The draft proffers do not, however, address noise mitigation measures for
structures that will be exposed to noise levels above DNL 75 dBA. Because the only
structure that will be affected by noise levels above DNL 75 dBA (under the proposed
development plan}) is proposed for a commercial/office use, the specific commitments
made in draft proffer F.1.a. would be sufficient to address the noise issue for this structure
if applied in the DNL 75+ dBA impact area. ,

Suggested Solution:

The applicant should provide an appropriate commitment for interior noise reduction for

the proposed commercial/office structure within the projected DNL 75+ dBA impact
area.

Swimming Pool Disct

Issue:

The discharge of water from swimming pools, if performed correctly, should have little
or no adverse impacts to receiving waters. Improperly discharged water, however, may
have significant adverse impacts and may result in violations of the State Water Control
Law. Care shouid be taken during the maintenance of the proposed swimming pool to

ensure that water discharged from the pool meets all applicable water quality standards.

Suggested Solution:

The applicant’s draft proffers generally commit to'the same measures proffered for Land
Bay D of the Government Center application property, although the draft proffers do not
incorporate a reference to the State’s dissolved oxygen standard for surface waters.
While the applicant’s commitment should be considered to be acceptable as is,
consideration should be given to referencing the dissolved oxygen standard consistent
with the proffer that applies in Land Bay D.

NAPD\KAPLAMWPDOCS\ZONCASES\PCA861-7.WPD
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The Environmental Health Division of the Health Department (246-2444) should be
contacted for more information about appropriate swimming pool maintenance and
discharge procedures.

Soil Constraint
Issue:

Soils within higher elevations of the eastern half of the property should pose few
constraints to development. Soils that have been mapped in areas adjacent to the EQC
are generally characterized by low bearing values for foundation support and a high

- seasonal groundwater table. A geotechnical engineering study in conformance with
Chapter 107 of the Fairfax County Code may be required by DEM for development in
these areas.

The southwestern-portion of the property has been subject to cutting and filling, A
geotechnical engineering study will be required by DEM for any development in this
area,

TRAILS PLAN:

The Trails Plan indicates that trails are required paraliel to West Ox Road and along the stream
that bisects the property. The Director, Department of Environmental Management, will
determine the specific type and right of way requirements for any required trails at the time of
plan review. The Director of DEM will also determine if the existing trail along Fair Lakes
Parkway, along with a trail along West Ox Road (which is not shown on the development plan),
would be a sufficient alternative to a trail along the stream.

BGD:NHK
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TO:

FROM:

SUBJECT:

APPENDIX 9

FAIRFAX COUNTY, VIRGINIA
MEMORANDUM
- ﬁ DATE: April 22, 1997
Staff _Coordina;gr o
Ot o Compraesive Planing RECEIVED

OFFICE OF COMPREHENSIVE PLANNING

Gilbert Osei-Kwadwo, Chief
Engineering Analysis and P! Branch - APR23 1M

System Engineering and Monitoging Division
ZONING EVALUATION DIVISION

"Development Plan Analysis

REFERENCE: Application No. PCA 86-W-001-7/FDPA 86-W-001-5

PCA 86-P-089-4/FDPA86-P-089
Tax Map No. 055-2-/01/ /0015- P

An existing sanitary sewer trunk line located on the site need to be relocated. Staff from the
Office of Waste Management (OWM) has met with Dewberry & Davis, the engineering
consultant, representing the applicant. A preliminary design and layout was agreed upon during
one of the meetings.
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FAIRFAX COUNTY WATER AUTHORITY

8560 Arlington Boulevard - P. O. Box 1500 oF RECE'V
Merrifield, Virginia 22116-0815 ' Fl
errifie a :;;’gél;g-seoo CE OF COMPREHENSIVE PLANNIN.
’ May 8, 1997 MAY 12 1997
MEMORANDUM ZONING EVALUATION OVISION
TO: Staff Coordinator {Tel. 324-1250)

Zoning Evaluation Division-Suite 800
12055 Government Center Parkway
Fairfax, VA 22035-5505

FROM:  Planning Branch (Tel. 698-5600 ext. 384) m/ﬁ %MW

Planning and Engineering Division

SUBJECT: Water Service Analysis, Rezoning Application PCA 86-W-001-7
| FDPA 86-W-001-5

The following information is submitted in response to your request for a
water service analysis for the subject rezoning application:

1. The application property is located within the franchise area of Fairfax
County Water Authority.

2. Adequate water service is not available at the site.

. 3. An offsite water main extension is required for domestic service and fire
protection,

4. The nearest adequate water mains available to provide service are a 12-
inch main located approximately 150 feet west and an 8-inch main
-approximately 150 feet east of the property. See enclosed property
map.

Attachment




FAIRAX COUNTY LAND FILL. AND FIRE TRANING CENTRE
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'FAIRFAX COUNTY WATER AUTHORITY

8560 Arlington Boulevard - P. O. Box 1500
Merrifield, Virginia 22116-0816

{703) 698-5600 ECE
| May 8, 1997 VSIVE PLawmvg
MEMORANDUM HAY 12 1997
| 20NING Eya
U4
TO: Staff Coordinator (Tel. 324-1250) - TION Dy

Zoning Evaluation Division-Suite 800
12055 Government Center Parkway

.+ Fairfax, VA 22035-5505 |
FROM:  Planning Branch (Tel. 698-5600 ext. 384w{{ " ,W '
Planning and Engineering Division

SUBJECT: Water Service Analysus Rezoning Application PCA 86-P-089-4
FDPA 86-P-089

The following information is submitted in response to your request for a
water service analysis for the subject rezoning application:

1. The application property is located within the franchise area of Fairfax
County Water Authority.

2. Adequate water service is not available at the site.

3. An offsite water main extension is required for domestic service and fire
protection.

4. The nearest adequate water main available to provide service is an 8-
inch main located approximately 100 feet east of the property. See
enclosed property map.

Attachment




FANRFAX COUNTY LAND FILL AND FIRE TRABMING CENTRE
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FAIRFAX COUNTY, VIRGINIA
MEMORANDUM
i April 17, 1997
RECEIVED
OFFICE OF COMPREHENSIVE PLANNING
TO: - Barbara Byron, Director APR 2 1 1997
! Zoning Evaluation Division
Office of Comprehensive Planning
ZONING EVALUATION DIVISION
FROM: Ralph Dulaney (246-3868) 37
Planning Section
Fire and Rescue Department

SUBJECT: Fire and Rescue Department Preliminary Analysis of Final Development Plan
Amendment FDPA 86-W-001-5,Proffered Condition Amendment PCA 86-W-
001-7, Final Development Plan Amendment FDPA 86-P-089, and Proffered
Condition Amendment PCA 86-P-089-4

The following information is submitted in response to-your request for a preliminary Fire and
Rescue Department analysis for the subject Special Exception and Rezoning Applications:

1. The application property is serviced by the Fairfax County Fire and Rescue
Department Station # 21, Fair Oaks

2. After construction programmed for FY 1997, this property will be serviced by the
fire station planned for the area.

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 protection guidelines when a proposed fire station becomes
fully operational.

—C. 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; however, a station location study is currently underway, which
may impact this rezoning positively.

TAPLANNINGMAPPING\REZONE RSP




APPENDIX 12

Fairfax
SN
County /Jf
Park NS
Authority | MEMORANDUM
TO: Barbara Byron, Director DATE: April 18, 1997

Zoning Evaluation Division
Office of Comprehensive Planning

FROM:  Lynn Tadlock, Director W

Planning and Development Division

SUBJECT : PCA 86-P-089-4/FDPA 86-P-089/PCA 86-W-001-7/FDPA 86-W-001-5
-+ Land Bay “A” Governmental Center
Loc: 55-2((1))15 pt.

The Fairfax County Park Authority (FCPA) staff has reviewed the above referenced plan(s).
Based upon that review, staff has determined that the plan bears no adverse impact on the Fairfax
County Park Authority.

-

cc:  -Doug Petersen, Planning and Development, FCPA
‘Dorothea L. Stefen, Plan Review, FCPA
Gail Croke, Planning and Development, FCPA

RECEIVED
OFFICE OF COMPREHENSIVE PLANNING

APR 2 9 1997

Z0NING EVALUATION DIVISION
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APPENDIX 14

PART2 6-200 PDC PLANNED DEVELOPMENT COMMERCIAL DISTRICT

6-201

6-206

Purpose and Intent

The PDC District is established to encourage the innovative and creative design of commercial
development. The district regulations are designed to accommodate preferred high density land
uses which could produce detrimental effects on neighboring properties if not strictly controlled
as to location and design; to insure high standards in the lay-out, design and construction of
commercial developments; and otherwise to implement the stated purpose and intent of this
Ordinance.

To these ends, rezoning to and development under this district will be parmitted only in
amd;;?g with a development plan prepared and approved in accordance with the provisions
O 3

Use Limitations
1. All development shall conform to the standards set forth in Part 1 of Article 16.

2. Alluses shail comply with the performance standards set forth in Article 14.

3. When a use presented in Sact. 203 above as a Group or Category use is being considered
for approval on a final development plan, the standards set forth in Articles 8 or 9 shall be
used as a guide.

When a use presented in Sect 203 above as a Group or Category use is being considered
for approval as a special exception use, pursuant to Sect. 205 above, the use shall be
subject to the provisions of Article ¢ and the special permit standards of Article 8, if
applicable. Provided that such use is in substantial conformance with the approved
conceptual development plan and any imposed development conditions or proffered
conditions and is not specifically preciuded by the approved final development plan, no final
deveiopment plan amendment shall be required.

In either of the above, all Category 3 and Group 3 medical care facility uses shall be subject
to the review procedures presented in Part 3 of Article 9.

4. Al uses permitted pursuant to the approval of a final development plan shall be in

substantial conformance with the approved final development plan as provided for in Sect.
16-403.

5. Secondary uses shall be permitted only in a PDC District which contains one or more
principal uses. Unless modified by the Board in conjunction with the approval of a
conceptual development plan in order for further impiementation of the adopted
comprehensive plan, the gross floor area devoted to dwellings as a secondary use shall not
exceed fifty (50) percent of the gross floor area of all principal uses in the development,
except that the floor area for affordable and market rate dwelling units which comprise the
increased density pursuant to Part 8 of Article 2 shall be excluded from this limitation. The
gross floor area of all other secondary uses shall not exceed twenty-five (25) percent of the
gross floor area of alf principal uses in the development. .

The fioor area for dwellings shall be determined in accordance with the gross floor area
definition except the following features shall not be deemed gross floor area: balconies,
porches, decks, breezeways, stoops and stairs which may be roofed but which have at
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least one open side; or breezeways which may be roofed but which have two (2) open
ends. An open side or open end shall have no more than fifty (50) percent of the total area
between the side(s), roof and floor enclosed with railings, walls, or architectural features.

Secondary uses shall be designed to serve primarily the needs of the residents and
occupants of the planned development in which they are located. Such uses shall be
designed s0 as to maintain and protect the character of adjacent properties, and shall be
conducted entirely within an enclosed building, with no outside display, except those uses
which by their nature must be conducted outside a building.

Service stations, service station/mini-marts and vehicle light service establishments shall be
permitted only under the following conditions:

A. Located in a commercial center consisting of not less than three (3) commercial
astablishments, such commercial establishments to be cther than automobile-related.

B. Thers shall be no vehicle or tool rental and no outdoor storage or display of goods
offered for sale, except for the outdoor storage or display of goods permitted at a
service station or service station/mini-mart. In addition, no more than two (2) vehicles
that are wrecked, inoperable or abandoned may be temporarily stored outdoors for a
period in excess of seventy-two (72) hours, and in no event shall any one such vehicle
be stored outdoors for a period exceeding seventy-two (72) hours.

Signs shall be permitted only in accordance with the provisions of Article 12, and off-street

parking and loading facilities and private streets shall be provided in conformance with the
provisions of Article 11.

Notwithstanding the provisions of Par. 5 and 6 above, housing for the elderly as a
secondary use need not be designed to serve primarily the needs of the residents and
occupants of the planned development in which located but shall be designed so as to
maintain and protect the character of adjacent properties. The gross fioor area devoted to
housing for the elderly as a secondary use shall not exceed fifty (50} percent of the gross
ficor area of all uses in the development.

Fast food restaurants shall be permitted only in accordance with the following:

A. Fast food restaurants may be permitted as a secondary use when shown on an
approved final development plan, and provided such use is located in a nonresidential
structure containing at ieast one (1) other permitted principal or secondary use, in
accordance with the following:

(1) Such fast food restaurants shall be oriented to cater primarily to occupants and/or
employees in the structure in which located, or of that structure and adjacent
structures in the same building complex which are accessible via a clearly
designated pedestrian circulation system; and

(2) Such use(s) shall comprise not more than fifteen (15) percent of the gross floor
area of the structure,
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B. Fast food restaurants may be permitted by special exception when located within a
freestanding structure containing four (4) or more fast food restaurants, in accordance
with the: use limitations of this Section and upon a determination by the Board that:

‘( 1) The freestanding structure is designed as an integral component of a building
complex which is integrated into a pedestrian system serving the principal use(s);
and

(2) The structure is designed and located so as to be clearly oriented toward the
interior of the PDC development, and to be primarily pedestrian-oriented.
- Vehicular access to the use shall be limited to service vehicles and shall be
provided via the internal circulation system of the building complex.

11. Veterinary hospitals shall be within a compietely enclosed building, such building being

adequately soundproofed and constructed so that there will be no emission of odor or noise
detrimental to other property in the area.

Bulk Regulations

1.

2.

3.

Maximum building height: Controlled by the standards set forth in Part 1 ofArhcie 16.
Minimum yard requirernents: Controlied by the standards set forth in Part 1 of Article 16.

Maximum floor area ratio: 1.5, which may be increased by the Board, in its ‘sole discretion,
up to a maximum of 2.5 in accordance with and when the conceptual and final development
plans include one or more of the following:

A. More open space than the minimum required by Sect. 209 below - Not more than 2%
for each additional 1% of the gross area provided in open space.

8. Unigue design features and amenities within the planned development which require
unusually high development costs and which achieve an especially attractive and
desirable development, such as, but not limited to, terraces, sculpture, reflecting pools
and fountains - As determined by the Board in each instance, but not to exceed 35%.

C. Below-surface off-street parking facilities - Not more than 5% for each 20% of the
required number of parking spaces to be provided.

D. Above-surface off-street parking facilities within an enclosed building or structure - Not
- more than 3% for each 20% of the required number of parking spaces to be provided.

Open Space

1.

15% of the gross area shall be open space.



" PART 1

16-101

16-102

16100 STANDARDS FOR ALL PLANNED DEVELOPMENTS

APPENDIX 14

‘General Standards

A rezoning application or development pian 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: .

1.

The planned development shall substantially conform to the adopted comprehensive plan
with respect to type, character, intensity of use and public facilities. Planned developments

“shall not exceed the density or intensity permitted by the adopted comprehensive plan,
- exceptas expressly permitted under the applicable density or intensity bonus provisions.

The planned devebpnlent shall be of such design that it will result in a development
achieving the stated purpose and intent of the planned deveiopment district more than
would development under a eonventlonal zomng district.

The planned development shall el‘liciently utilize the available land, and shall protect and
preserve to the extent possible all scenic assets and natural features such as frees,

" 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 surmundmg 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 avaiiable.

- The ptanned development shall provide coordinated linkages among internal facilities and

services as well as connections to major external facilities and services at a scale
appropriate to the development.

Design Standards

Whereas it is the intent to allow flexibility in the design of af 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 & 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.
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3. Streets and driveways shall be designed to generally conform to the provisions set forth in
this Ordinance and aft other County ordinances and regulations controling same, and
where applicable, street systams 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 facllities, vehicular access
routes, and mass transportation facilities.
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GLOSSARY
This Glossary is provided to assist the public in understanding
the staff evaluation and analysis of development proposals.
1t 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 sireet 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 Zening
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
canstruction 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, fencs, earthen berm, or plant materials which may be used to provide a physical separation between land uses. Refer
to Articie 13 of the Zoning Ordinance for specific bartier requirements.

BEST MANAGEMENT PRACTICES (BMPs): Stormwater managerment techniques or land use practices that are determined to be the
most effetiﬁve, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve
water quality.

BUFFER: Graduated mix of land uses, building heights or infansities 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 Presarvation 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
ciuster subdivision to preserve open space, the overall density cannot exceed that permitted in the zoning district if the site were
developed as a conventional subdivision. See Sect. 8-615 of the Zoning Ordinance.

COUNTY 456 REVIEW PROCESS: A public hearing process pursuant to Sect. 15.1-456 of the Virginia Code which is used to determine
if a proposed public facility not shown on the adopted Comprehensive Ptan is in substantial accord with the plan. Specifically, this process
i;I:sed to determine if the general or approximate location, character and extent of a propesed facility is in substantial accord with the

n.

dBA: The momentary magnitude of sound weighted to approximate the sensitivity of the human ear 1o 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
dwaelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre.

DENSITY BONUS: An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc.

DEVELOPMENT CONDITIONS: Terms or conditions imposed on a development by the Board of Supesvisors (BOS) or the Board of
Zoning Appeals (BZA) in connection with approvai 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.




