APPLICATION ACCEPTED: September 15, 2010
PLANNING COMMISSION: March 2, 2011
BOARD OF SUPERVISORS: March 8, 2011 @ 3:30pm

County of Fairfax, Virginia

WSPOD

February 16, 2011
STAFF REPORT

APPLICATION PCA 86-W-001-11 and
FDPA 86-W-001-06

SPRINGFIELD DISTRICT

APPLICANT: Jefferson at Fairfax Corner LLC
PRESENT ZONING: PDC, WS
PARCEL(S): 56-1 ((15)) 5B, 14 pt. (PCA)
56-1 ((15)) 14 pt. (FDPA)
ACREAGE: 90.39 acres (PCA)
8.12 acres (FDPA)
FAR/DENSITY: 0.26 (PCA)
0.67 (FDPA)
OPEN SPACE: 50% (PCA)
61% (FDPA)
PLAN MAP: Fairfax Center Area;

Office-mixed-use with an overall FAR not to exceed 0.35

PROPOSAL.: Proffered Condition Amendment application to amend
RZ 86-W-001, previously approved for 999,014 square
feet of office development, to transfer 200,000 square
feet from office use to residential use. Final
Development Plan Amendment to permit a 270-unit
affordable and workforce housing multifamily
residential development.

S.Zottl

Department of Planning and Zoning

Zoning Evaluation Division

12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5509 ;

Excellence * Innovation * Stewardship Phone 703-324-1290 FAX 703-324-3924 BLANNING

Integrity * Teamwork * Public Service www.fairfaxcounty.gov/dpz &ZONING




STAFF RECOMMENDATIONS:

Staff recommends approval of PCA 86-W-001-11 subject to the execution of
proffers consistent with those found in Appendix 1 of this report.

Staff recommends approval of FDPA 86-W-001-06, subject to Board of

Supervisors approval of PCA 86-W-001-11 and the development conditions found
in Appendix 2.

Staff recommends approval of waiver request # 007656-WPFM-006-1, for location of

underground detention facilities in a residential area, subject to the development conditions
found in Appendix 2.

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.

The approval of this proffered condition amendment does not interfere with,
abrogate or annul any easement, covenants, or other agreements between parties, as
they may apply to the property subject to this application.

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

N:\PCA\PCA 86-W-001-11 Govt Ctr Housing\Staff Report_Cover.doc

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







Proffered Condition Amendment

Final Development Plan Amendment
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PCA 86-W -001-11 FDPA 86-W -001-06

Applicant: JEFFERSON AT FAIRFAX CORNER LLC | Applicant: JEFFERSON AT FAIRFAX CORNER LLC

Accepted: 09/15/2010 Accepted: 09/15/2010

Proposed: AMEND RZ §6-W-001 PREVIOUSLY APFROVED Proposed: AMEND FDP 86-W-001 PREVIOUSLY APFROVED
FROM COMMERICAL DEVELOPMENT TO FERMIT FOR COMMERIC AL DEVELOPMENT TO PERNMIT
ARESIDENTIAL OPTION ARESIDENTIAL OPTION

Area: 90.39 AC OF LAND; DISTRICT - SPRINGFIELD | Area: 8.12AC OF LAND;, DISTRICT - SPRINGFIELD

Zoning Dist Sect: Zoning Dist Sect:
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Zoning: PDC Zoning: PDC
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CONCEPTUAL DEVELOPMENT PLAN AMENDMENT (CDPA

FOR GOVERNMENT CENTER - LANDBAY C 55
FINAL DEVELOPMENT %QN AMENDMENT (FDPA

RESIDENCES AT THE GOVERNMENT CENTER
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1. COVER S << O3
2. CENERAL NOTES - CDPA/FDPA :wsn ;]
APPLICANT 3. OVERVIEW PLAN — LANDBAY C a4 E s
4. EXISTING CONDITIONS - FDPA E|U g "
5. . EXISTING VEGETATION MAP - FDPA 5]
JON AT FAIRFAX CORNER, LILC & Oy T i 8!5 95 g
GREENSBORO DRIVE, SUITE 400 7-8, CDP/FDP LAYOUT 1=) mg“
MCLEAN, VIRCINIA 22102 9-10. CDP/FDP GRADING i = aE
PH. 703-863-8200 11. STORMWATER MANAGEMENT PLAN i £
12-13. BEST MANAGEMENT PRACTICES PLAN 8
14-15. OUTFALL ANALYSIS J
18-17. LANDSCAPE PLAN
TTORNEY CIVIL _ENGINEER ARCHITECT 18. PLANT SCHEDULE, DETALS, AND SPECIFICATIONS 5
WALSH COLUCCI LUBELEY EMRICH & WALSH, PC URBAN, LTD. HEFFNER ARCHITECTS, PC ol gy 3
2200 CLARENDON BLVD. 4200 D TECENOLOGY COURT 604 MONTGOMERY STREET 21-22.  SIGHT DISTANCE PROFILES
13TH FLOOR CHANTILLY, VIRGINIA 20151 ALEXANDRIA, VIRGINIA 22314 23, ARCIITECTURAL RENDERING ST
ARLINGTON, VIRGINIA 22201-3358 PH 703-842-2308 PH 703-548-77868 24, PEDESTRIAN CIRCULATION PLAN 1
PH. 703-528-4700 25, WATER QUALITY IMPACT ASSESSMENT -3
28, GARAGE LAYOUT T
27.  MISCSLLANEOUS CORRESPONDENCE MISC-12558




GENERAL NOTES SITZ TABULATIONS;

SASEMENT - 15,000 SF.* RESDENTIAL ~ 240,000 SF.

1. LAND SUBJECT TC THIS PCA AND COPA IS IDENTIFIED ON FAIRFAX COUN
TAX ASSFSSMENT MAP AS: 56-1-((15))-58 AND 14. LANC SUB.ECT 'u THE FOPA IS IDENTIFIED AS 58—1-(("5))-PART 14. ZIEING LANDRY © CROPORED FOPA ASZA ROPOSED LANDHAY C
2 THE ABOVE REFERENCED PRUPERMES ARE ZONED FOC. PARCEL 58 (173,817 SF. OR 1892 AC)
2 X PARCEL 8 (175817 SF. OR 1982 AC)
% :[‘ m;g,:;szﬁuam SHOWN io:a:‘ous mu? :nau u:Rn‘: ;;l:nm?g ISTE AREA PARCEL 14 (3,783,373 SF. OR BE.385 AC) PARCEL 14 (3,763,373 SF. 0% B6.535 )l‘.) i
4 THE FIELD RJN moc.nmv s-cm MEREON 'S AT A TWO—F0OT CONTCUR INTERVAL, COMPILED TOTAL 80.388 AC. (3,957,280 SF.) 7 AC. {355840.83 SF.) TOTAL: 90.388 AC. (3,937,290 SF.) {
BY URBAN ENGINEL EXISTHG 20NE POC POC POC
5. THE PROPERTY suow 0‘ THIS COPA/FDPA PLAN IS LOCATED IN THE SPRINGRELD DISTRICT. PROFOSED 20ME POC POC POC ;
6 TS STE IS SERVED BY PUBLIC SEWER AND WATER. [LANDSCAPED OPEN SFACE REQUIRED 15% 15X 185 . 3
7. STORU WATER MANAGEMENT IS PROVIDZD ONSITE THROUGH THE USE OF AN UNDERGROUND [LANDSCAPED OPEN SPACE PROVIDED 2126,137 SF. OR 5I% 210,285 SF. OR 61X 1988581 SF. OR 50%
VAULT, BEST wmrsmxnm;:g HAS fD! r;iloT\::m ONSTE THROUGH THE USE Usss ‘GOVERNWENTAL CENTER/GFIICE RESOENTAL ‘GOVERNMENTAL CENTER, RESIDENTIAL E
- A PROPOSED STORM = NERMENTAL CENTER/DFFICE, RESOENTAL |
OF PROPOSED PLTERR. OFFICE - 989,614 SF. RESDENTIAL - 240,000 SF. OFTCE - 790,014 SF. ‘

B UTILTY LOCATIONS SHOWN ARE APPROXIMATE.

@ INIVOUAL UTILTY PLAKS AND PROFLES WLL BE SUBMITTED DURING THE SITE Fe ik e |

PLAN STAGE FCR CONSTRUCTICN PURPOSES. S SR T R T TS

10 THERE ARE NO KNOWN HAZARDOUS OR TGXIC SUBSTANCES ON THIS SITZ. IF ANY
SUBSTANCES ARE FOUND, TPE METHODS FOR DSPOSAL SHALL ACHERE TO COUNTY, €.2537 007837 / 05650 028390 7 02537
STATE. OR FEDIRAL LAW. N7K 29 — i
1. THERE ARE NO KNOWN BURIAL SITES OR EXISTING STRUCTURES'FOUND ON THIS SITE. N/A W 14 ke
AL PusuC STREETS TS SHALL CONFOIN 10 FARFAX COUNTY AND/OR VIHGINA N/A 20 210 3|
I P ARIENT CF TRANSPORTATICN (YDOT) STANDARDS AND SPEGRICATIONS. 120 120° 120
mwm: STREETS SHALL CONFORW TO STANDARDS SET BY TIE FARFAX COUNTY K- 7
PUBLIC FAGLITES MANUAL SECTION m—mm L7 23 WK
* BASEMNT SPACE IS KOT INCLUDED IN THE TOTAL BULDING GROSS SQUARE FOOTAGE. THE SASEMENT SPACE SHALL BE USED FOR RESDENTIAL LNITS, LAJNDY FACUTIES, STORAGE FACLITIESALOGKER; E|2922=
‘4 5, ARD
13 8 ACCORDAKCE WT4 PARAGRAPH 4 OF SECTION 18403 0F THE TN CRUMANCE, OMHER ASSOOATED USES T SUPPORT RESIDENTIAL USE. £|4dadls
DS, PAGG SPACES. OARACES 20D SDEWALKS MAY OCCUR WTH FINAL * INGLUDES BORUS DENSITY FOR AFFORDAGLE HOUSNG. 3 Bdsdg
f-m :mr: mnzsm ~100% OF THE OVELLING UNITS Wil BE AFFORDABLE AS DEFINED I THE LAND LEASE WTH FARFAX COUNTY. = =
14, THERS AUTY (EQC) AND RPA'S GN THE ~A MAXMAI OF 20% SONJS INTENSITY ON THE RESDENTIAL SQUARE FOOTAGE IS PROPOSED: 200,000 S5 * 120% = 240,000 SF.

Slkcr S pen mlﬂx CONTY UkbS = DXGLUDES BONUS DENSTY. "

15, THERE ARE 10 SCEMIC ASSESTS OR NATURAL FEATURES OV THE SUBJECT SITE WHICH !‘

WOULD DESERVE PROTECTION OR PRESERVA Y !

18, THE SPECIAL AMENITIES PROPOSED ON THE rwA STE NaLoe: UL . X !
+ PEDESTRAN SDEWAKS * INDOOR CLUB ROOM WITH BILLIARDS ni 2
NATURAL SURFACE. WALKING TRAL - MULTPURPOSE ROOU/CONFERENCE ROOM (1.000 35F) BEGUIRFD PARNG: RESDENTAL USE !ﬂ 2
SUALL “ENCED e GRORDIS PLAY AREA * LEASNG OFRICE = 1.8 SPACE / T
‘&umvnns'oummmc * COFFRE BAR | 5 PAE / UNT © 200 WIS j_
THE LOCATION OF THE OUTDOOR AUENITIES ARE REFLECTED ON THE COPA/FDPA. = 422 SPACES
12. THE nnn.wuml SCHEDULE AND PROPOSED SITE PLAN SUBMISSIONS SHALL BE PROVQED PARNNG:

nnmmm THE APPLICANT BASED UPON MARKET CONDITIONS. GARAGE PARKING PROVICED = 367 SPACES (8 ACCESSBLE SPACES) .
18, Horw .ml:‘m IPROVENENTS AND TABULATIONS SHOWN Ot THS PLAN, e Appucant SURFACE. FARKING PROVFT) = 66 SPACES (3 ACCESSBLE SPACES)

ASOHABLY MOOFY DESGH CONCEPTS, NGOG 755 e
smva ‘;’ u.weo TS, TO CONFORM WITH ARCH TECTURAL AND ENGINE] TOLERANS 220 TOTAL PROVIDED PARXING = 433 SPACES (11 ACCISSBLL SPACES)

TS GoPLY M NEW CRITRA AND REGULATINS. TTAT MAY 35 ADOPTED BY FAREAE COUN™Y, [

DOMIICN VA POWER AND OTHER AGENOES WHOSE JUR'SOICTIONAL APFROVAL MAY BE REQUIRED. BECURED L0ADG. RESDENDAL USE
9. DIIENSONS AND SIZES AS SCALED ARE APPROXATE AND AY VARY DEPENONG ON THE ANAL USE * SPACE FOR FIRST 25,000 SF. =

A0 MRCHTECTURAL NGINEERING DESIGN DURIKG SITE FLANNING. THE FINAL DESIGN SHALL BE i s

SUSST, mm‘smc: WTH TVIS COPA/TDPA. i + 1 SPACE/100.000 SF.
zousmintruzmv!fwommwwmmm T PORTION OF OCCUPIED BASEWENT 1 SPACE + 715,000 * 1 SPACE/100.000 5. = 4 SPACES |

RATIO REQUIRED BY THE USE NO MORE m“umsoraAmYumsmazmom. PROVIDED LOADMG. = 4 SPACES™™ '
2. wmcuv mx SUBMIT AND OBTAIN APPROVAL OF A COMPREHENSVE SIGN PLAY AMENOMENT SEPARATELY, N ]
THIS BE ::Eum ustzxwv. . ] .

umz 0SED DEVEL WILL BE IN CONFORMANCE WITH ALL APPLICABLE ORCINANCES, RECULATIONS ¢ 2 LOADING SPACES ARE FROVOZD AT THE 3ARAGE ENTRANCE AND 2 LCADING SPACES ARE PROVDED M THE TEMPORARY TURN AROUND AT THE BUILDING ENTRANCE. -_— —

AHD ADOPTED swmms W T oL OWAG SCETOw : =

A WA PURSUANT TO SECTION 8-GI01.8 OF THE mmc FACLITES MANUAL TO ALLOW LNOERGROUND i 55

DETENTION FACIITICS N A RCSIENTIAL DEVELOPMEN!
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UMD P STUMDATON

PROP. BULDING
4 STORIES + BASEMENT

FF=42000

PROP. BUILDING
4 STORES + BASEWFNT

55.50°
FF=420.00

PROP. GARAGE
5 LEVELS
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e 058
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§ CALCULATTIONS

1. SITE DESCRPTON:

LOCAROR: DFFIULT KON WATERSHED

TOTAL STE AREA-353,84083 SF. /812 AC)

TOTAL O-SITE CONTROLLED=170,186.22 5. (381 AC)

TOTAL ON-SITE UNCONTROLLFD=183854.71 S<. (321 AC)

T0AL OFF-SITE CONTROLLED=0 SF. (0 AC)

TWC OF CONCENTRATION: Tc=5 UNUTES

RANFAL NTENSIY 2 —YEAR=3.45 /1R
0-YEAR=7.27 /R
100-YEAR=0.84 KR

TH. 2056-1-01—0047E
PARCEL G FAIRFAX CORNER 2. PRE-DEVELOPUENT RUN-OFF:
DB. 13287 P5. 1343 H ACTUAL C FACTOR, C=0.3

¢ 02=(0.30)%(5.45 N/HR)*(8.12 AC)=i328 CFS

SUMMIT PRGPSX!LES PARTNERS-P Q10440.30)(7.27 IN/RR)¥(B.12 AC)-17.T1 CFS
LF

2. POST-DEVELOPUENT ON--SITE CONTROLLED:
ACIUAL C FACTOR, C=<0.85

DB. 13292 PG. 840 j

20NED: PIC + Q2={0.35)43.45 NARP(391 AC)=1811 COFS |

\ ; Q100857 27 WAR)HIST AC)=2415 CFS 3}
/ 4. POST-DEVELOPMENT ON-SITE UNCONTROLLED: e

\ \ / NELL ACTUAL C FACTOR, C=0.45
\ Qz={045)45.45 WAR)4.21 AC)=10.32 OFS
QUO=(Q45)7.27 INARIMA21 AC)=13T7 CFS

5. ALLOWABLE RELEASE RATE:
QALOWABLE )= O(PRE)-Q{ ONSITE UNCONTROLLED}+Q(OFFSITE. CONTROLLED)
0z ALOWABLE = (Q2 PRE) - (Q2 UNCONTROLLED) + (G2 OFFS'TE CONTROLLED)
Q2 ALLOWARLE = 13.28 S - 10.32 OFS + 0 OFS
02 ALLOWABLE ~ 296 CFS

10 MLOWABLE = {Q1C PRE) - Q10 UNCONTROLLED) #(010 OFFSITE CONTROLLED)
Q10 ALOWABLE = 12.7) OFS = 13.77 575 + 0 OFS
010 ALOUAKE = 384 CFS
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SWM/BUP NARRATIVE

THE SUBJECT SITE 15 LOCATED WIv THE DFFICULT RUM WATERSHED. TOTAL LEASE AREA IS 817 AC. A
STORM WATER MANAGELENT (SW) ANALYSIS COVPARNG THE EXISTNG 10 YFAR RUNGFF 10 THE 520P0SED
10 YEAR RUNCFF HAS SEN PERFORMED FOR THE SUBECT STE THE FRONOSED STORM WATER MANAGEMENT
FAQUTES HAVE BEEN DESGNED TO ACCOMMODATE THE PROPOSED BUADING AND RELATED INFRASTRUSIURE.

it

N

THE EXCSTING IMPERVIOUS AREA FOR THE SITE PRODUCES A RUNOFF COZFRCENT ('C7) OF 0.30 FCR THE
PRE-DEVELOPAENT CONDITIONS. PROPOSED DEVELOPMENT OF THE SUBJECT SITE INCREASES THE RUNOF®
COEFFICENT T0 0.54. PROPCSED SWM SYSTEM CONROLS THE STORM RUNCFF FROM 3.91 ACRES OF ONSITE
AREA. THE REST OF THE SITE, 4.21 ACIES ONSITE UNCONTROLLED, CISCHARGES INTO THE EXISTING PONDS
O THE SOUTE OF THE SUBJECT STE AND THE EXISTING STORM WATER NFRASTRUCTURE ALONG EXISTING
MONUKENT DRIVE (ROJTE 6751).

N

T

N

=
2 1 X

A\

THE PROPOSED STORY WATER MANAGENENT SYSTEM FOR THE SUBJECT SITE CONSISTS OF OWF (1) PROPOSED

i

SO

77 kb A48

'Z{(///y’,yl///é 257 UHDERGROUNG W VAULT, MADE GF 72" CORRUGATED METAL PIE  THE PROPOSED VAULT WLL BE
223 / PRIVATELY MANTANED. THE VAWLT HAS BEEN LOCATED AT THE SOUTH SIDE OF THE SUBKCT SIE. THE

i

PROPOSED VAULT DISCHARGES INTO THE EXISTING POND LOCATED SOUTHEAST OF THE SUBXCT S'E. THE
TOTAL 10 YEAR DISCHARGE FROM TE PROPOSED YAULT WLL BE LESS THAN THE ALLOWABLE RELEASE RATE
OF 3.84 OFS.

BES] MANAGEMENT PRACTICE 1S PROVIDED ON SIIE BY THC USE OF MIHCL (4) PRVATELY NAINIANED

FILTERRAS AND ONE (1) PRIVATELY MAINTANED STORFLTER THE FICTERRAS CONTROL 0.83 ACRES OF

ONSITE DRANAGE AND THE STORWPLTER CONTROLS 3.20 ACRES OF ONSITE ORANAGE. WITHIN THE SUBJECT .

SUTE, 1.00 ACRES OF PROPOSED CONSERVATION EASEMZNTS HAVE BEEN PROVIDED. BMP DRAINAGE DIVIDES

CaN BE SFFN (N SHFFT 12 THE FILTERRAS PROVODE 35X REMOVAI EFFICIENCY, THE STORMFILTERS PROVIDE 2

50% REMOVAL EFFIGENCY, AND THE CONSERVATION EASEUENTS PRCUDE 100X REMOVAL EFFICIENCY, 5
E
5

PROVIOING AN OVERALL PHOSPHOROUS RCMOVAL GREATER THAN THE RCQUIRED 40%

L8 e — RN

THE PROPOSED MPROVEUENTS TO THE SUBECT SITE WL NOT INCREASE THE STORM WATER RUNOFT AS ¢
RESULT OF PROVIDING THE STORM WATER MANAGEMENT DETENTION SYSTEM; THEREFORE. THE DXISTHG STORM

N S
§

SYSTEM AMD EXISTING POND CAN HANDLE THE RUNOFF SRCU THE SURJECT SITE ADFOUATELY.

3
E-g =
= 5%
= Eg
UBLIC_FAC ANU < Pg5
=Y
STORMWATER MANAGEMENT ONSITE IS PROVIDED WITH A PROPOSED UNDERGROUND VAILT. A WAIVER HAS EE:\‘E
BEEN SUBMITTED, REQUESTING TC ALLOW AN UNDERGROUWD STORMWATER NANAGEMENT VAULT I A U o l:
RESIDENTIAL AREA. AN UNUERGROUND VAULT IS PROPOSED, INSTEAD OF A POND, GUE TO THE QLOSE z ssd
PROXIN'TY OF HE RESOURCE PROTECTION AREA (RPA). SUFFICIENT AREA ONSITE 10 PROVDE A POND Em Ex
WITHOUT DISTURBING THE RPA IS NOT AVAILAB.E em“<
< ) &
fas
8
LEGEND - i
%
O-SIE CONTROLSD :;
g
ON-SITE UNCONTROLLED mnc
SHEST
11
DRARUAGE AREA DELMEATION - e gf,




T BMPAREA o, T T
DESIGNATION I
1 ORSITE S TTER#1
[1) TOTAL ONSITE ED BY PROP. STORMFILTERS
! (BMPE2 ONBITE PROP. LTERRART X - i
) iTE | PROP. FILTERRA ¥2 25AC_
[BMPEe NST  FILTERRA 83 .30 AC '
TOTAL ONSITE CONTROLLED BY PROP. FILTERRAS 33 AC_| !
2V H e 3 A A T8AC_| |
£ [weas ONSITE | PROP. CONSERVATION ESMT. 18 AC
7 —_ONSTE PROP_CONSERVATION ESMT. 35 AC_|
; & A 29 AC
ENPRS ONSTE | UNCONTROLLED B0AC | i §
E]
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CROSS SECTION LOCATIONS
1"=100
-
5
ou 14 T 3
OVERALL DRAINAGE MAP 2]
1"=500 THE SUSUECT SITE IS LOCATED WTEN THC DANCAT RN WATRSHED.  THE SI'E DRANS SOUTH TO TWD EXSTHG IMPCUNDUENTS, THROUGH A CULVRT UNDER 3

UCNULENT DRIVE (ROUTE 6751) TO AN EISTHG CAEEK. WTH THIS PROPOSET DEVELCPMENT, STORMWATER FROM THE SITS WL 8E CAPTURED WA
ADCQUATELY ENGNEERED DROP INLETS LOCATED THROUGHOUT THE STE, AND THEN THE CAPTURED STORUNATER IS CONVEYED 7O AN ONSITE 72° STORM
WATER MANAGEUENT YAULT. THAT QUTFALLS INTD THE EXISTING IMPOUNDMENT AND EVENTUALLY OUTFALLS :NTD THE EXISTING STREAW.

THE ADEGUATE OUTFALL ANALYS'S HAS BEEN PROVEED ON SHEETS 14 AND 1S I COMPLIANCE WTH THE NEW ADEQUATE CUTFALL PROVISIONS OF PP THAT
WERE ADG®TED BY THE BOARD OF SUPERVISORS AND EFFECTIVE FEBRUARY 7, 2005. THE POINT OF CONFLUENCE HAS BEEN DENTIFED AND THE QUTFALL

SPRINGFIELD DISTRICT

FAIRFAX COUNTY, VIRGINIA

GOVERNMENT CENTER

OUTFALL ANALYSIS
RESIDENCES AT THE

ANALYSIS THAT IS REPRESENTATIVE OF € STREAM REACHES FOR THE ENTIRE EXTENT OF THC DOANSTRCAU DRANAGE ARCA, 360 AC, AS BEEN CONDUCTED -
ACOORDMG TO THE PFM SECTION 6-020328. THREE CROSS SECTIONS HAE BEEN PLACED ON THE EXISTWG STREAM FCR THE ANALYSSS. THE OVERWEW OF g
THE DRAMAGE AREA AND 14£ TWE OF CONCLXTRATION COMPUTATIONS HAVC BEEN PROVDSD ON SHEETS 14 AND 15 HE CROSS SECTIONS AND THE
COMPUTATIONS FOR THE OUTFALL ANALYSS HAVE BZEN PROVDED ON SHEET 15. BASED ON THE RESULTS OF THE OUTFALL ANALYSIS. 2 AX) 10 YEAR STORM
EVENTS AT TAZ QUTFALL HAVE BEEN HANDLED ADEQUATELY. THE WATZR SURFACE SLEVATIONS FOR THE 10 YEAR FLOW HAVE REEN COMPUTED AS FOR THE
CROSS SECTIONS 13 RESPECTIVELY AMD ALL WATER SURFACE ELEVATIONS HAVE BEEN MANTANED IN THE BET OF THE EXISTING STREAU ANO THE VELOGTIES
FOR T4E 2 YEAR STORM EVENT AT THE CROSS SECTICKS HAVE BEEN COMPUTED AS 300, 3G2 AND 2.99 FPS RESPECTIVELY, WACH ARE ALL IN TAE LBAITS OF
THE PERVISSBLE VELOCITY FOR THE MATRAL STREAM CHANNEL PER VIRGIMA EROSON AND SEDICNT CONTROL HANDBOOK, 3RD EDITON, TAME 5-22 E
1115 1HE UPINON OF URBAN ENGNFERING & ASSOCATES, MC. THAT AN ADEUATE OUTFALL EXISTS FOR THE PROPOSED CLOSED CONDUIT SYSTENS. 3
2
; i 10/13/10 g
LRBAN ENGNEERWNG & ASSOCIATES, WC. DATE bl
CLAYTON €. TOCK, 8. ASSOCATE 'W—\
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POST DEVELOPMENT CONDITIONS:
CBIES SICTION 1-1 (SES SEEST 14 POR CHANNEL SECTION
LOCATION)
360 aC.
g
Tor 0GR R Cnon
@ = A (78
Q10 = 102 CFS

CHANNEL SLOPS=  0.0073
23 00450 STREAM CEANNTL

V= 300 7PS°
0= 243 FI.

POST DEVELQPMENT. CONRITIONS:

2083 SICTION 2-7 (SEZ SETET 14 POR CHANNEL SECTON
LOCATION)

Di= 300 AC.
C FacT03 = 0.7
2= 278 N/X
Lo = ’!57! ﬂn ™
* 8 T onamon)

qe *
Q0 =

POST DEVELOPMENT. CONDITIONS:
CBOSS BECTION 3-3 (SZE SHEET 14 FCR CHANNEL SECTIOR
LOCATION)
DAz 360 AL
C PACTOR = 078
2= 275 D/ER
1o = 371 N
T W sz s B
O THZ % CONPUTATION)
Q2 = 4E TS
Q2 = 1002 (7S
CHANNEL SLOPE=  0.0070
B = 0.0420 STREAM CRANNEL

vz 290
Di0= 2.3 FT.
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2 ALL TREE CANCPY REQUIREMENTS SHALL BE MET THOUGH ON SITE TREE PRESERVATIO
AAND ON SITE TREE PLANTING.
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SPRINGFIELD DISTRICT
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NOTE:
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TABLE 12.15 OR AS OTHERS AS UFMD AT TIME OF SITE PL

2 QUANTITIES OF TREES WITH AND WITHOUT CANOPY MULTIPLIERS MAY BE ADJUSTED WITH FINAL SITE PLAN. TOTAL CANOPY REQUIRED
WiLL BE PROVIDED WITH FINAL SITE PLAN. INSTALLED SIZES OF TREES MAY VARY TO INCLUDE 2° AND 3° CALPER PLANTS TO 34PROVE
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EX MONUMENT DRIVE — ROUTE 8751
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EX ROW WIDTH VARIES
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A GLOSSARY OF TERMS FREQUENTLY
USED IN STAFF REPORTS WILL BE
FOUND AT THE BACK OF THIS REPORT

DESCRIPTION OF THE APPLICATION
Proposal

The applicant, Jefferson at Fairfax Corner LLC, requests approval of a
Proffered Condition Amendment to convert 200,000 square feet of
development potential in Land Bay C from office use to residential use. A
Final Development Plan Amendment has also been requested, which would
permit the development of a 270-unit affordable and workforce housing
development at an overall density of 0.26 dwelling units per acre (du/ac), with
61 percent of the site remaining as open space.

Waivers Requested

The applicant has requested a waiver of PFM Section 6-0303.8 to permit
underground detention facilities in a residential development.

The applicant’s draft proffers, Affidavits, and Statement of Justification can be
found in Appendices 1, 3 and 4, respectively. Staff's proposed development
conditions can be found in Appendix 2.

LOCATION AND CHARACTER

The subject property is located south of Monument Drive and is part of Land Bay
C of the Fairfax County Government Center complex, containing the main
Government Center building. The site contains Resource Protection Area (RPA),
Environmental Quality Corridor (EQC), and floodplain; however, no development
is proposed in these areas. The portion of the site proposed for development
under this PCA/FDPA is heavily wooded and contains large areas proposed for
tree preservation.

BACKGROUND
A detailed history of the Government Center property can be found in Appendix 5A.

The Government Center property was rezoned from R-1 and PDH-5 to PDC
through RZ 86-W-001, approved by the Board of Supervisors on March 10, 1986,
for a mixed use development at a 0.33 FAR (999, 014 square feet of office square
footage was approved). Since that time, a number of amendments have been
approved, and a total of 674,943 square feet of office space has been constructed,
leaving 324,071 square feet of office development potential available.
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The subject PCA property is Land Bay C of the Fairfax County Government
Center and will transfer 200,000 square feet of that Land Bay area from office to
residential use. The overall approved square footage for Land Bay C will not
change; the PCA will allow square footage previously approved for office
development to be converted to residential development.

The PCA property is owned by Fairfax County. In November, 2006, the County
issued a request for proposals to develop an 8.12 acre portion of the
Government Center property (the FDPA area) with affordable housing. The
applicant, Jefferson at Fairfax Corner LLC, was selected as the developer.

Surrounding Area Description

Direction Use Zoning Plan

North Mixed Use PDC Fairfax Center
Office/Retail/Residential
(Fairfax Corner)

South Single family residential, PDH-8, PDC Fairfax Center
attached (Glen Alden),
Multi-family residential

East Multi-family residential PDC Fairfax Center
(Carriage Park Condos)

West Office PDC Fairfax Center
(Pennino and Herrity
Buildings)

COMPREHENSIVE PLAN PROVISIONS (Appendix 6)

Plan Area: Area lll
Planning Sector: Fairfax Center Area, Sub-unit P1
Plan Map: Fairfax Center Area

In the Area lll volume of the Comprehensive Plan, 2007 Edition, Fairfax
Center Area, as amended through October 19, 2010, under Land Use
Recommendations, beginning on page 92, the Plan states:

“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 |4 and the eastern portion of Sub-unit H2. Sub-unit P1
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together with those portions of Sub-units 14 and H2 mentioned above are
planned for office-mixed-use and the overall FAR should not exceed .35.

Buffering measures should be incorporated to mitigate potential impacts
on adjacent residential communities. Pedestrian linkages to the Government
Center and Fairfax Center core area are essential to the achievement of the
objectives of the Plan.”

ANALYSIS

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

Title of CDPA/FDPA: Residences at the Government Center
Prepared By: Urban, Ltd.

Original and Revision Dates: May, 2010 as revised through
February 8, 2011

The sheet index is found on Sheet 1 of the Plans, which are attached to
. the front of this report for reference.

The CDP/FDP depicts the following:

Building Layout and Character: The development proposal shows 270
dwelling units in a four story building that is a maximum of 55 feet in
height. The site is accessed via two entrances on Monument Drive; an
interior road provides circulation around the building. A proposed parking
structure is located central to the development, and the building surrounds
the parking garage on three sides. The parking garage and the residential
building are approximately the same height; the parking garage is not
visible from Monument Drive. The building fagade along Monument Drive
is entirely residential in character and includes step-backs, which provide
architectural interest.

The applicant has provided illustrative architectural drawings (see Sheet
23 of the CDPA/FDPA) to show the general character of the proposed
building. In addition, a proffer has been provided which states the
applicant will construct the buildings consistent with the character of the
architectural style and quality shown on the CDPA/FDPA. Materials will
include a mixture of masonry, siding, and glass and the buildings will be
consistent in style on all sides of the structure.
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Open Space and Landscaping: 61 percent of the FPDA site area will
remain as open space, which is located on the periphery of the
development. A large tree save area is located in the western corner of
the property. Additional open space is proposed on the southern and
eastern ends of the site. All three of these areas are shown as
conservation easements, which will ensure their perpetual protection. No
transitional screening or barriers are required for the proposed use. The
applicant has provided a detailed landscape plan which includes
streetscape plantings for Monument Drive and detailed landscape
plantings for the interior courtyard areas.

On-Site Recreation: The applicant has provided a number of on-site
recreational amenities, including the following: two interior courtyards, a
tot lot, trail connections, a clubhouse room, swimming pool with spa, and
a fitness room.

Access and Parking: The site is accessed via two entrance points on
Monument Drive; an interior road provides circulation around the building.
Parking is provided through a five-level parking garage, located in the
center of the site, as well as surface parking spaces located behind the
building. A few surface parking spaces are provided at the western site
entrance, closest to the building’s main entrance. Four loading spaces are
provided; two are located at the garage entrance and two are located at
the circular entryway near the main building entrance. The applicant has
provided a five foot wide sidewalk along Monument Drive, as well as eight

foot wide asphalt trails that connect to the existing trail network in the
area.

Stormwater Management: Water quality and quantity control is proposed
to be met through an underground detention vault located underneath the
surface parking spaces at the rear of the site; three filterra units; a
bioretention basin located near the eastern access point; and through the
use of conservation easements.

RESIDENTIAL DEVELOPMENT CRITERIA

Fairfax County expects new residential development to enhance the
community by fitting into the fabric of the neighborhood, respecting the
environment, addressing transportation impacts, addressing impacts on
public facilities, being responsive to our historic heritage, contributing to
the provision of affordable housing, and being responsive to the unique
site specific considerations of the property. For the complete Residential
Development Criteria text, see Appendix 17.
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Site Design (Development Criterion #1)

This Criterion requires that the development proposal address
consolidation goals in the Comprehensive Plan, further the integration of
the development with adjacent parcels and not preclude adjacent
properties from developing according to the recommendations of the Plan.
There is no specific consolidation recommended for this property in the
Comprehensive Plan, although it is noted that this site is part of a much
larger consolidation (the Government Center development, 216.54 acres).
The density proposed for this development is consistent with
Comprehensive Plan guidelines and previous proffer commitments.

The development proposal should provide a logical and functional design
with appropriate relationships within the development, including
appropriately oriented dwelling units and usable yard areas within the
individual lots. Convenient access to transit facilities should be provided
where available, and all aspects pertaining to utilities shall be identified.
The proposed layout provides logical, functional, and appropriate
relationships between the new use and the adjacent existing uses. Two
points of access on Monument Drive allow easy access to structured and
surface parking and provide adequate circulation around the site. The
proposed building is designed with varying setbacks from Monument
Drive, which adds interest to the streetscape. The applicant has provided
a bus shelter on the site at the intersection of Monument Drive and
Monument Way. All requested trail connections have been provided, and
all applicable utility information has been identified on the plan and
reviewed by appropriate staff.

Open space should be usable, accessible and integrated. Appropriate
landscaping and amenities should be provided. Approximately 50 percent
open space is provided on all of Land Bay C, while 61 percent is provided
on the FDPA site. The open space areas located to the sides and rear of
the building include RPA, EQC, and conservation easements. The
applicant has provided numerous recreational facilities on the site,
including two courtyards with seating, a tot lot, a swimming pool, and trails
that connect to the larger trail system in the area. Landscaping is shown
to be provided along the interior access road and within the courtyards
and tot lot areas. Streetscape plantings in conformance with the
recommendations of the Comprehensive Plan are provided along
Monument Drive.
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Neighborhood Context (Development Criterion #2)

While developments are not expected to be identical with the existing
development within which they are to be located, this Criterion states that
they should fit into the fabric of the community. Properties in the
surrounding area include multi-family and single family attached
residential developments, as well as a mixed-use development. The
applicant’s proposal to develop this property with 270 dwelling units is in
conformance with the Comprehensive Plan recommended density range,
and the type of residential development (multi-family) is in harmony with
that of the existing surrounding properties.

Environment (Development Criterion #3) (Appendix 6)

This Criterion requires that developments respect the natural environment
by conserving natural environmental resources, account for soil and
topographic conditions and protect current and future residents from the
impacts of noise and light. Developments should minimize off-site impacts
from stormwater runoff and adverse water quality impacts. The adjacent
RPA and EQC areas are being preserved and protected to the extent
possible. The majority of the site will remain heavily treed, as the
proposed design seeks to minimize tree loss. Through the use of retaining
walls and innovative design techniques, the applicant has accounted for
topographic conditions and designed the site to have the least amount of
impact to the existing topography and vegetated areas. Noise is not an
anticipated concern with this development. Stormwater management for
this site will be provided through the underground detention vault as well
as three filterra units, one stormfilter, and conservation easements.

In order to address concerns about energy conservation, the applicant
has proffered to obtain LEED Certification to the Silver level as specified
for multi-family development, or seek certification in accordance with the
Earthcraft House Program.

Tree Preservation and Tree Cover Requirements (Development
Criterion #4) (Appendix 7)

This Criterion states that all developments should be designed to take
advantage of existing tree cover and developed appropriately to disturb as
little existing tree cover as possible, including the extension of utility
improvements to the site.
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As the subject property is in a Water Supply Protection Overlay District,
preservation and protection of existing quality vegetation is important for
the protection of water quality. The applicant has proposed significant tree
save areas, most notably on the eastern and western sides of the
proposed building. These areas are shown on the plan and proffered to
be protected in a conservation easement, which will provide perpetual
protection for these areas, which provide valuable wildlife habitat and
water quality benefits. There are open areas shown to the west and south
of the entrance turn-around which are outside the access loop but within
the limits of clearing and grading. The applicant has proffered to reforest
these areas with seedlings, which will drastically reduce the amount of
maintained grass on the site. The applicant has also included a proffer
which states that the landscape plan will incorporate native species to the
greatest extent feasible. In addition, the applicant has proffered to a
number of the standard tree preservation activities, including the
submission of a tree preservation plan at site plan, adherence to the limits

of clearing and grading, tree preservation fencing, and hiring a Project
Arborist.

Criterion 5 requires that development provide safe and adequate access
to the surrounding road network, and that transit and pedestrian travel
and interconnection of streets should be encouraged. In addition,
alternative street designs may be appropriate where conditions merit. The
Comprehensive Plan recommends that the subject properties be
developed with office-mixed-use with an overall FAR not to exceed 0.35.
The proposed development is located immediately adjacent to Monument
Drive, and the applicant will construct a right turn taper from Monument
Drive into the site at the westernmost access to the site (across from
Monument Way.) The two access points along Monument Drive and the
internal road on the site provide adequate vehicular circulation. As part of
the streetscape design, a five foot wide sidewalk is provided along the
site’s Monument Drive frontage. Staff has included a development
condition to ensure that additional plantings are provided between the
streetscape and the building fronts. The applicant is also providing trail
from the site to connect to the existing trail network in the surrounding
areas to the south, east and west.

Public Facilities (Development Criterion #6)

Criterion 6 states that residential developments should offset their impacts
upon public facility systems (i.e. schools, parks, libraries, police, fire and
rescue, stormwater management and other publicly owned community
facilities). Impacts may be offset by the dedication of land, construction of
public facilities, contribution of in-kind goods, services or cash earmarked
for those uses, and/or monetary contributions to be used toward funding
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capital improvement projects. Specific Public Facilities issues are
discussed in detail in Appendices 9-13.

Fairfax County Public Schools (Appendix 9)

The proposed development would be served by Eagle View Elementary
School, Lanier Middle School and Fairfax High School. All three schools
are projected to be over capacity for the 2011-2012 school year, with an
existing deficit at Eagle View and Lanier. The total number of students
generated by this development is anticipated to be 24: 13 elementary, four
middle, and seven high school students. The applicant has been
requested to provide a contribution of $225,072 ($9,378/student) for
improvements to Fairfax County schools. The applicant has provided this
amount as a lump sum contribution for capital improvements and
enhancements at schools that residents of this development will attend.

Fairfax County Park Authority (Appendix 10)

The proposed development is anticipated to add approximately 540 new
residents to the population of the Springfield District; all of the new
residents will need access to recreational facilities. The Zoning Ordinance
requires that $1,600 per non-ADU unit be expended on recreational
facilities (143 units x $1,600=$228,800.) The applicant has provided a
proffer which states recreational facilities will be provided on-site at the
rate of $1,600 per non-ADU residential unit.

The funds contributed per unit as required by the Zoning Ordinance do not
fully address what is needed in order to provide recreational facilities for
the new residents generated by this development. In addition to the per
unit funds contributed as part of the P District requirement, the Fairfax
County Park Authority (FCPA) has requested a “Fair Share” contribution
of $255,577 to offset the additional impact to area parks and park facilities
that this proposed development will have. The applicant has not
committed to providing a contribution above the amount required by the
Zoning Ordinance.

The Park Authority has also requested that cleared areas outside of the
access loop be replanted with trees and shrubs to minimize turf areas and
reduce mowing; the applicant has included a development condition to
address this, as well as to use native plants. The Park Authority had
requested the applicant provide shorter trail connections, as well as six
foot wide asphalt trails. The applicant revised the development plan and
the proffers to show shorter trail connections and provide eight foot wide
asphalt trails.



PCA 86-W-001-11 / FDPA 86-W-001-06 Page 9

Fire and Rescue (Appendix 11)

The subject property would be serviced by the Fairfax County Fire and
Rescue Department Station #440, Fairfax Center. The application
property currently meets fire protection guidelines.

Sanitary Sewer Analysis (Appendix 12)

The subject property is located within the Accotink Creek (M-9) watershed
and would be sewered into the Noman M. Cole Pollution Control Plant. An

existing 18-inch pipeline located on the property is adequate for the
proposed use.

Stormwater Management/Best Management Practices (Appendix 13)

An RPA study is required, which the applicant has completed and
provided the field-verified RPA on the CDPA/FDPA. Any disturbance in
the RPA will require a Water Quality Impact Assessment. It should be
noted that the filterra and stormfilter units proposed to be used for BMP
must be privately maintained. Staff has proposed a development condition
requiring private maintenance and execution of a maintenance
agreement, subject to the approval of the County Attorney; the applicant
has outlined the maintenance responsibilities in the proffers. The entire
downstream drainage system needs to be provided for outfall analysis,
and the applicant will be required to demonstrate adequate outfall at the
time of site plan. If the applicant cannot demonstrate adequate outfall at

that time in conformance with the CDPA/FDPA and proffers, a PCA may
be required.

Affordable Housing (Development Criterion #7)

This Criterion states that ensuring an adequate supply of housing for low and
moderate income families, those with special accessibility requirements, and
those with other special needs is a goal of Fairfax County. This Criterion may
be satisfied by the construction of units, dedication of land, or by a
contribution to the Housing Trust Fund. The Board of Supervisors policy is
for projects which yield more than fifty proposed units to contribute to the
Housing Trust Fund for each new dwelling unit. As evidenced in the chart
below, 100 percent of the project’s units will be operated as affordable and
workforce housing in accordance with the County’s Affordable Dwelling Unit
(ADU) and Workforce Dwelling Unit (WDU) Programs. The County’s
Affordable Dwelling Unit (ADU) Program produces units that are affordable to
households with incomes that are 70 percent or less of the Area Median
Income (AMI). Workforce Housing is an initiative of Fairfax County to
encourage more affordable housing in the County’s high-density Mixed-Use
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Centers, including Tysons Corner Urban Center, Transit Station Areas,
Suburban Centers, and Community Business Centers. Workforce Housing
units are typically smaller in size than market rate units and are targeted to
households with incomes above those required by the ADU Program.
Although the applicant has not provided an additional monetary contribution,
staff believes the spirit of the affordable housing policy is met through the
provision of 100 percent of the project units being either WDU or ADU units.

Area Median Studio | One - Two- Three- TOTAL | Percent
Income (AMI) bedroom | bedroom | bedroom of Units
50% AMI 9 23 19 3 54 20.00%
70% AMI 5 17 12 2 36 13.33%
80% AMI 5 17 12 2 36 13.33%
90% AMI 10 33 25 4 72 26.67%
100% AMI 10 33 25 4 42 26.67%
TOTAL 39 123 93 15 270 100.00%

Heritage Resources (Development Criterion #14)

This Criterion requires that developments address potential impacts on
historical and/or archaeological resources through research, protection,
preservation, or recordation. This site was evaluated for impacts to
historic and cultural resources as part of the 1986 rezoning case; no
cultural resources are impacted as a result of this development proposal.

Fairfax Center Checklist Analysis (Appendix 16)

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

In Fairfax Center, there are three levels of development; the Overlay Level
is the most intense level. In order to justify development at the Overlay
Level, this application must satisfy all applicable basic elements; all
transportation elements relating to highway improvements (rights-of-way
dedication, highway construction, and off-site roadway contributions) and
ridesharing programs; all essential elements; and either three-fourths of
the applicable minor elements and one-half of the applicable major
elements, or the inclusion of all applicable minor elements and one-third
of the major elements. Based on staff's analysis, the application, as
proffered, satisfies 90 percent of the basic elements, 67 percent of the
major elements, and 91 percent of the essential elements, and all of the
applicable major transportation elements. The applicant is not providing
shuttle service, but has proffered to provide other Transportation Demand
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Management (TDM) strategies, including ride-sharing and other programs
to reduce the number of trips generated from the site. It is also noted that
the site will be directly served by public bus service.

ZONING ORDINANCE PROVISIONS (Appendix 18)

Conformance with PDC District Regulations

Sect. 6-201: Purpose and Intent

The PDC District was 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
have detrimental effects on neighboring properties if not strictly controlled
as to location and design; to ensure high standards in the layout, design,
and construction of commercial developments; and to otherwise
implement the stated purpose and intent of the Zoning Ordinance.

Sect. 6-206: Use Limitations

This section of the Zoning Ordinance sets forth the use limitations for the
PDC District. Below is a listing of the use limitations for all developments
in the PDC District and a discussion of how the proposed development
addresses them:

= Meet the standards of 16-101 (General Standards) and 16-102
(Design Standards.) This issue is discussed below under the

headings, “Section 16-101, General Standards” and “Section 16-
102, Design Standards.”

=  Comply with the performance standards of Article 14, relating to
lighting and noise. The proposed development will be required to
demonstrate compliance with these standards at the time of site

plan approval. No impacts are anticipated with the proposed
residential development.

= Use the standards of Article 8 or 9 to evaluate uses categorized as
Special Exception uses. Any of the uses not established in the
proffers and allowed in the District by-right may be permitted with
approval of a final development plan amendment, special exception
or special permit, as applicable; No such uses are anticipated in
association with the proposed residential development.



PCA 86-W-001-11 / FDPA 86-W-001-06 Page 12

= Secondary uses shall only be permitted in a PDC District which
contains one or more principal uses. Land Bay C is currently
approved for 999,014 square feet of office space- a primary use in
the PDC District. The PCA application proposed to convert 200,000
square feet of unbuilt office use to residential use- a secondary use
in the PDC District. This will result in approximately 75% primary
use and 25% secondary use in Land Bay C.

= Secondary uses shall be designed to protect the character of the
adjacent properties. The residential development proposed for this
property provides adequate screening and buffering, as well as

architecture that is comparable to that of the existing surrounding
area.

* Provide signage in accordance with Article 12. The proposed
development will be required to demonstrate compliance with this
standard at the time of site plan approval.

= fast food restaurants shall be permitted only if there is no separate
entrance into the site for the use and the use is safely and
conveniently accessible from surrounding uses via clearly defined
pedestrian circulation system. No fast food restaurants are
proposed as part of this application.

Sect. 6-207: Lot Size Requirements

Par. 1 of this section requires that no land shall be classified in the PDC
District unless the Board finds that that proposed development will either
yield a minimum of 100,000 square feet of gross floor area (GFA) or the
development will be a be a logical extension of an existing P District and
yield a minimum of 40,000 square feet of gross floor area.

The application property (Land Bay C) currently contains 999,014 square
feet of gross floor area. This application will transfer 200,000 square feet
to residential use, but will not change the total gross floor area; therefore,
this requirement continues to be met.

Section 6-208: Bulk Regulations

The bulk regulations require that in the PDC District:

. The building heights and yard requirements be controlled by the
provisions of Article 16.
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« The maximum floor area ratio (FAR) be 1.5, which may be increased

by the Board up to a maximum of 2.5 when the submitted CDP/FDP
contain certain criteria.

The building heights and yard requirements, as controlled by Article 16,
would require the development to be generally in conformance with the
R-20 regulations (discussed below under Design Standards). The
maximum proposed FAR for the PCA site is 0.26.

Section 6-209: Open Space

The open space regulations require that 15 percent of the gross area in a
PDC District be open space.

The CDP/FDP provides 50 percent open space for the PCA area and
61 percent open space for the FDPA area; therefore, this requirement is
met.

Sect. 16-101: General Standards

Par. 1 requires conformance with the Comprehensive Plan
recommendations. The Comprehensive Plan for this site recommends
office-mixed-use with an overall FAR not exceeding .35. This site is part
of the overall Government Center development. The application property
is located in Land Bay C and proposed to reduce the approved office
square footage by 200,000 square feet and convert it to residential use;
25 percent of the Land Bay would then consist of residential use. At an
overall FAR of 0.26, staff believes that the proposal meets the intent of
the plan text for the recommended use and FAR guidelines.

Par. 2 requires that the proposed design achieve the stated purposes of
the P-District more than would development under a conventional zoning
district. Staff finds the overall design of the proposal to be acceptable and
incorporates usable recreational space, cohesive and usable trail
connections, and significant landscaping to enhance the views from off-
site. The design better achieves the intent of mixed-use development
envisioned by the Plan than would be possible with a conventional zoning
district.

Par. 3 requires protection and preservation of scenic assets. The
RPA/EQC on the site will be protected and preserved through
conservation easements, which provide perpetual protection for these
areas. The site is bounded by large tree save areas, which will help to
preserve the scenic assets of the RPA/EQC, provide wildlife habitat, and
provide air and water quality benefits.
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Par. 4 requires a design that prevents injury to the use of existing
development and does not deter the development of undeveloped
properties. Staff does not feel that the proposed development would
prohibit further development of any of the adjacent properties in
conformance with the Comprehensive Plan recommendations. The
applicant has committed to provide a bus shelter along the site’s frontage,
as well as significant trail connections. Therefore, the proposal meets the
standard for compatibility with existing and future development.

Par. 5 requires that adequate transportation and other public facilities are,
or will be, available to serve the proposed use. The applicant has
provided the transportation improvements as requested by VDOT and
Fairfax County DOT, including a bus shelter, turn lane, and TDM
Strategies as listed in the proffers.

Par. 6 requires that coordinated linkages among internal facilities and
services, as well as connections to major external facilities and services,
be provided. The applicant is providing all requested trails and trail
connections in the locations preferred by staff. A sidewalk along the site’s
Monument Drive frontage is provided, and a crosswalk across Monument
Drive to Monument Way is provided to allow safe pedestrian crossing to
the shopping and restaurants at Fairfax Corner and connects to the main
Government Center trail.

Sect. 16-102 Design Standards

Par. 1 states that, in order to compliment 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 clearly closely characterizes the particular type of
development under consideration. In this instance, the most comparable
conventional district is the R-20 District. In staff's evaluation, the design of
the streetscape and landscaping, as well as the placement of the building
on the site, provides for an appropriate edge to the type of development
envisioned by the Plan. Therefore, this standard has been satisfied.

Par. 2 states that the open space, parking, loading, signage and all other
similar regulations shall have application in all planned developments.
This application includes 61 percent open space for the FDPA area, which
is above the requirement of 15 percent for the PDC District. In addition,
the Zoning Ordinance requires 432 parking spaces and the proposed
development provides 433 spaces. Four loading spaces are required, and
four are provided. Staff believes that all Zoning Ordinance provisions are
satisfied.
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Par. 3 states that streets and driveways shall be designed to generally
conform to the provisions of the Zoning Ordinance and should offer
convenient access to mass transportation, recreational amenities,
landscaped open space, and pedestrian access. The applicant has
provided adequate pedestrian access and connections to and from the
site (which connect to shopping and dining across the street at Fairfax
Corner), has proffered to a bus shelter adjacent to the property, and has

provided extensive recreational amenities on-site. Staff believes this
provision is satisfied.

Overlay District Requirement:

Sect. 7-800: Water Supply Protection Overlay District (WSPOD)

The provisions of the Water Supply Protection Overlay District are
designed to provide a means for specific review of development proposals
that may have adverse water quality impacts. This district is also designed
to encourage land uses and activities that will be compatible with water
quality protection, as well as ensure that structures and uses within the
district will be developed in a manner that will serve the health, safety, and
welfare objectives of preserving the environmental integrity of public water
supply reservoirs.

The applicant’s supplemental stormwater management information
indicates that the water quality control requirements will be met primarily
through the use of the the underground detention vault, filterra units, and
conservation easements. The information on the CDP/FDP Plat
demonstrates that the application is meeting the phosphorous removal
rate for the WSPOD; additional details will be provided at site plan.

Waiver Request:

The applicant has requested a waiver of the PFM to allow underground
detention to be provided for this residential development. The applicant is
proposing an underground stormwater detention system, made of
reinforced concrete, to be located under the surface parking on the
southern portion of the site. This request (#007656-WPFM-006-1) has
been reviewed by DPWES for impacts on public safety and the
environment, and the burden of future owners for maintenance (which will,
in this case, be handled by the applicant). Staff did not find any adverse
impacts associated with the request (See Appendix 13A.) Therefore, staff

recommends approval subject to the development conditions found in
Appendix 2.
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CONCLUSIONS AND RECOMMENDATIONS

Staff Conclusions

Staff believes that all the PCA standards have been met. However, staff urges
the applicant to contribute the full “Fair Share” amount as requested by the Park
Authority in order to offset the additional park needs generated by this
development. Although the letter of the affordable housing policy is not met, the
applicant’s development consists of all affordable units, which staff believes
meets the spirit of the policy.

As proposed, staff believes that the FDPA proposal to develop the subject
property with 270 multifamily housing units at 0.26 du/ac is in conformance with
the recommendations of the Comprehensive Plan. The proposal meets
P-District Standards and the Residential Development Criteria as discussed
above.

Staff Recommendations

Staff recommends approval of PCA 86-W-001-11, subject to proffers consistent
with those set forth in Appendix 1 of the Staff Report.

Staff recommends approval of FDPA 86-W-001-06, subject to the Board’s
approval of PCA 86-W-001-11 and the development conditions found in
Appendix 2.

Staff recommends approval of waiver request # 007656-WPFM-006-1, for
location of underground detention facilities in a residential area, subject to the
development conditions found in Appendix 2.

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.

The approval of this proffered condition amendment does not interfere with,
abrogate or annul any easement, covenants, or other agreements between parties, as
they may apply to the property subject to this application.

It should be further noted that the content of this report reflects the analysis and
recommendations of staff; it does not reflect the position of the Board of Supervisors.
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APPENDIX 1

DRAFT PROFFERS
JEFFERSON AT FAIRFAX CORNER, LLC
PCA 86-W-001-11

February8, 2011

Pursuant to Section 15.2-2303(a), Code of Virginia, 1950 as amended and subject to the Board of
Supervisors approving a proffered condition amendment and conceptual development plan
amendment/final development plan amendment, for property identified as Tax Map 56-1 ((15))
5B and 14 and hereinafter referred to as the “Application Property”, the Applicant and the title
owner proffer for themselves, their successors and assigns, the following conditions. All
previous proffers or development conditions which apply to the Application Property shall, as
applicable, remain in effect as stated in the proffer statements dated July 25, 1988, and approved
August 1, 1988, as amended, by the Board of Supervisors. Should there be any inconsistencies
between these proffers and prior proffers, these proffers shall replace and supercede those prior
proffers or portions thereof to the extent of said inconsistencies.

1. CONCEPTUAL/FINAL DEVELOPMENT PLAN

A. Development of the Application Property shall be in substantial conformance with
the Conceptual Development Plan/Final Development Plan (CDP/FDP) prepared
by Urban, Ltd. consisting of twenty six (26) sheets, dated May, 2010, as revised
through February 8, 2011.

B. Notwithstanding that the CDP/FDP is presented on twenty six (26) sheets, it shall
be understood that the proffered portion of the CDP shall be the plan relative to
the points of access, the maximum number and type of dwelling units, the amount
and location of open space, the general location of the Environmental Quality
Corridor (EQC), the location of the limits of clearing and grading, and the general
location and arrangement of the building and parking garage. The FDP shall be
the plan relative to that portion of the Application Property containing
approximately 8.12 acres identified as Tax Map 56-1 ((5)) 14 pt. The Applicant
may request an FDPA for elements other than the CDP elements from the
Planning Commission for all or a portion of the CDP/FDP in accordance with the
provisions set forth in Section 16-402 of the Zoning Ordinance with respect to the
remaining elements.

G Pursuant to Paragraph 4 of Section 16-403 of the Zoning Ordinance, minor
modifications from the Final Development Plan (FDP) may be permitted as
determined by the Zoning Administrator. The Applicant shall have the flexibility
to modify the layout shown on the FDP without requiring approval of an amended
FDP provided such changes are in substantial conformance with the FDP as
determined by the Zoning Administrator and do not increase the total number of
dwelling units, increase building height, increase surface parking, decrease the
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amount of open space; decrease the setback from the peripheries; or reduce open
space or landscaping.

TRANSPORTATION

A. Subject to the approval of VDOT and FCDOT, the Applicant shall install a bus
shelter along the Application Property’s Monument Drive frontage in a location
as generally shown on the FDP.

B. Subject to the approval of VDOT and FCDOT, the Applicant shall construct a
right turn taper approximately 100 feet in length on Monument Drive at the
westernmost access to the Application Property as shown on the FDP.

C. Advanced density credit shall be reserved as may be permitted by the provisions
of Paragraph 5 of Section 2-308 of the Fairfax County Zoning Ordinance for all
eligible dedications described herein, or as may be required by Fairfax County or
VDOT at time of site plan approval.

LANDSCAPING

A landscape plan that shows, at a minimum, landscaping in conformance with the
landscape design shown on the FDP shall be submitted in conjunction with the site plan
for that land area encompassed by the FDP. Street trees along Monument Drive shall be
a minimum of 3 inch caliper at the time of planting. To further soften the appearance of
the residential building, foundation plantings and plantings between the building and
Monument Drive, in addition to those shown on the FDP, shall be installed in conjunction
with those plantings shown on the landscape plan. Plantings shall include trees, shrubs,
annuals, perennials, grasses and/or ground cover as coordinated with UFM. The
landscape plan shall incorporate the use of native species to the greatest extent feasible,
as determined by UFM.

TREE PRESERVATION AND LIMITS OF CLEARING

A. For the purposes of maximizing the preservation of trees in tree save area, the
Applicant shall prepare a tree preservation plan for that area subject to the FDP.
The Applicant shall contract with a certified arborist (the “Project Arborist”) to
prepare a tree preservation plan to be submitted as part of the first site plan
submittal. The tree preservation plan shall be reviewed and approved by Urban
Forest Management, and shall consist of a tree inventory which includes the
location, species, size, crown spread and condition rating percent of all trees 10
inches or greater in diameter, measured 42 feet from the ground, and located
within twenty (20) feet of the limits of clearing and grading. The condition
analysis shall be prepared using methods outlined in the latest edition of The
Guide for Plant Appraisal. Specific tree preservation activities designed to
maximize the survivability of trees designated for preservation shall be
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5.

incorporated into the tree preservation plan. Activities should include, but are not
limited to, crown pruning, root pruning, mulching and fertilization.

All trees shown to be preserved on the tree preservation plan shall be protected by
tree protection fencing. Tree protection fencing, consisting of four foot high, 14
gauge welded wire attached to 6 foot steel posts driven 18 inches into the ground
and placed no farther than 10 feet apart or, super silt fence to the extent that
required trenching for super silt fence does not sever or wound compression roots
which can lead to structural failure and/or uprooting of trees, shall be placed at the
limits of clearing and grading as shown on the Phase I and Phase II erosion and.
sedimentary control sheets in all areas, as may be modified by the “Root Pruning”
proffer, below. The tree protection fencing shall be made clearly visible to all
construction personnel. The tree protection fencing shall be installed prior to the
performance of any clearing, grading, or demolition activities on the site. All tree
preservation activities, including installation of tree protection fencing, shall be
performed under the supervision of the Project Arborist.

Clearing, grading and construction shall conform to the limits of clearing and
grading as shown on the FDP, except as may be necessary for the installation of
necessary utility lines, trails and other required site improvements, all of which
shall be installed in the least disruptive manner possible, considering cost and
engineering. The Applicant shall have the limits of clearing and grading marked
with a continuous line of flagging prior to the pre-construction meeting, the
Applicant and Project Arborist shall walk the limits of clearing and grading with
an Urban Forest Management representative to determine where adjustments to
the clearing limits can be made to increase the survivability of trees at the edge of
the limits of clearing and grading.

The areas identified as tree save on the FDP shall be placed within a conservation

easement, in a form acceptable to the Fairfax County Attorney, to be recorded at
time of site plan approval.

The areas to the west and south of the entry to Monument Drive that are within
the limits of clearing and grading shown on the FDP shall be reforested with three
(3) year seedlings in four (4) foot tall protective tubes to minimize turf areas and
reduce mowing. The seedlings shall be planted at a density of approximately 400
seedlings per acre. The area of reforestation shall be coordinated with UFM, and
the seedlings shall be planted concurrent with installation of landscaping on the
Application Property shown on the FDP.

STORMWATER MANAGEMENT/BEST MANAGEMENT PRACTICES

The Applicant shall provide underground on-site stormwater management (SWM)
and Best Management Practices (BMPs) facilities as shown on the FDP to satisfy
detention and water quality requirements in accordance with the requirements of
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the Public Facilities Manual, DPWES, and Chapter 118 of the Fairfax County
Code, subject to the approval of the Board of Supervisors.

The SWM/BMP facilities shown on the FDP shall be maintained by the
Applicant, its successors and assigns, in accordance with the regulations of
DPWES. The maintenance responsibilities shall be incorporated in an agreement
to be reviewed and approved as to form by the Fairfax County Attorney’s Office
and recorded among the Fairfax County land records. The maintenance
responsibilities for the SWM/BMP facilities shall be disclosed in the
homeowners’ association documents, if any, established for the residential units.
The Applicant shall establish a reserve fund, in an amount as determined by
DPWES at time of site plan, for maintenance of the facility and for replacement
cost based on the life expectancy of the system. -

The Applicant shall incorporate low impact development techniques into the
SWM/BMP facilities consisting of two (2) rain gardens and tree box filters as
shown on the FDP and approved by DPWES.

6. RECREATION FACILITIES

A.

Pursuant to Paragraph 2 of Section 6-409 of the Zoning Ordinance regarding
developed recreation facilities, the Applicant shall provide recreational facilities
to serve that portion of the Application Property subject to the FDP. The facilities
shall include an outdoor swimming pool, passive seating areas, tot lot, on-site
trail, an indoor recreational/leasing facility and a multi-purpose room/conference
room that will be a combined minimum of 3,000 gross square feet. The Applicant
proffers that the minimum expenditure for the above-referenced recreational
facilities shall be $1,600.00 per residential unit, exclusive of affordable dwelling
units. In the event the total cost of recreational improvements constructed on that
portion of the Application Property by the Applicant is demonstrated to be less
than $1,600.00 per unit, exclusive of affordable dwelling units, the Applicant
shall provide the remainder in a cash contribution to the Fairfax County Park
Authority for the development of active recreational facilities in the vicinity of the
Application Property.

The multi-purpose/conference room shown on the FDP shall be a minimum of
1,000 gross square feet. Fairfax County, as the Title Owner of the Application
Property, shall have a priority right to reserve the multi-purpose room at no cost
for public activities and events run or sponsored by the County of Fairfax,
Virginia on the following days and times: Monday through Thursday from 8:00
a.m. until 10:00 p.m. and Friday from 8:00 a.m. until 6:00 p.m. The multi-
purpose room may be reserved by verbal or written notice to the property
manager at least one (1) business day in advance. The Applicant and its residents
shall have a priority right to use the multi-purpose room on the following days
and times: Friday after 6:00 p.m. and Saturdays, Sundays and holidays when the
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Fairfax County Government Center is closed. The Applicant and Fairfax County
shall work together to establish reasonable rules and regulations regarding the use
and reservation of the multi-purpose room (which shall provide, inter alia, that
one party may request to use the multi-purpose room for a time during which the
other party has a priority right to reserve the multi-purpose room, and in the event
that such requesting party gives the other party at least two (2) weeks prior notice
and the other party approves (or fails to disapprove) such request within two (2)
business days thereafter, such requesting party shall have the right to use the
multi-purpose room during the date and time so requested). In the event of a
countywide or regional emergency, Fairfax County shall be entitled to use the
multi-purpose room as an emergency shelter without prior notice to Tenant.
Fairfax County shall be solely responsible for all costs and expenses incurred by
its use of the multi-purpose room, including costs and expenses incurred by the
Applicant for cleaning and repairing any damages resulting from that use.
Anticipated costs and expenses may require the submission of a reasonable
deposit at time of reservation.

If necessary to accommodate evening meetings in the multi-purpose
room/conference room as described in Proffer 6.B., the Applicant shall coordinate
with Fairfax County for the provision of shared parking at the Fairfax County
Government Center.

7. ARCHITECTURAL DESIGN

A.

The architectural design of the residential building subject to the FDP shall be
consistent with the elevations shown on Sheet 22, and shall be generally
consistent in style on all sides of the structure. Building materials shall be
comprised of masonry, cementitious siding and panels, and glass. The building
fagade shall include a minimum of 25% brick and 40% cementitious siding and
panels that will result in a durable high quality fagade that is easily maintained.
The elevations may be refined as a result of final design and engineering so long
as the character and quality of the building remains in substantial conformance
with those shown.

The retaining walls shown on the FDP shall be constructed of stackable retaining
wall blocks such as Allan Block, Inter-Block, StoneWall that shall be compatible
with the building materials used for the residential buildings.

At time of site plan and building plan approval for the residential building subject
to the FDP, the Applicant shall demonstrate compliance with the universal design
criteria as set forth in the ICC/ANSI A117.1-2003 and the 1998 Fair Housing
Design Manual.

{A0213677.DOC / 1 Proffers PCA 86-W-001-11-2-8-11 (cIn) 006799 000003}



PCA 86-W-001-11
Jefferson at Fairfax Corner, LLC

Page 6

10.

SUSTAINABLE DESIGN

In order to promote energy conservation and green building techniques, the Applicant

shall select one of the following programs to be implemented in the construction of the
residential building shown on the FDP.

A.

B.

Silver LEED Certification as specified for multi-family development; or

Certification in accordance with the Earthcraft House Program as demonstrated
through documentation provided to DPWES and DPZ prior to the issuance of a
Residential Use Permit.

Selection of certification method shall be within the Applicant’s sole discretion at time of
site plan submission.

PEDESTRIAN FACILITIES

A.

The Applicant shall construct a five (5) foot wide concrete sidewalk along the
Application Property’s Monument Drive frontage as shown on the FDP.

The Applicant shall construct an eight (8) foot wide asphalt trail through the
Application Property as shown on the FDP to facilitate pedestrian connections.
The location of the trail may be adjusted at time of construction to save individual
existing mature trees.

AFFORDABILITY

A,

The Applicant shall rent and administer the residential dwelling units shown on
the FDP in accordance with a Lease Agreement executed between the Applicant
and the Title Owner, as may be amended. Approximately 47 percent of the
residential units as shown on the FDP shall be affordable to households at 50 to
60 percent of the Average Median Income (AMI) of the Washington D.C.
Metropolitan Statistical Area. The remaining residential units shall be affordable
to households at 80 to 100 percent of AMI.

The number of each residential unit type and its average net rentable square
footage shall be approximately:

37 Studio units - 575 square feet

125 one (1) bedroom units — 725 square feet
94 two (2) bedroom units — 933 square feet

14 three (3) bedroom units — 1,277 square feet

The minimum bedroom size of any residential unit within the development,
exclusive of closet space, shall be 100 square feet, and all two and three bedroom
residential units shall contain a minimum of two full baths.
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11.

12

All site plans and building plans submitted for the residential units shown on the
FDP shall include a table setting forth the number of units in each bedroom count
category and demonstrating compliance with the unit sizes as set forth herein.

The Applicant shall include in its marketing efforts the marketing of residential
units shown on the FDP to Fairfax County employees and personnel of the
Fairfax Education Association, however, such marketing shall be completed on a
non-discriminatory basis in conformance with the Fair Housing Act and all other
applicable laws and regulations.

SWIMMING POOL DISCHARGE

Swimming pool discharge water shall be routed into the stormwater management system.
The discharge process shall follow the guidelines below in order to ensure that pool water
is property neutralized prior to being discharged:

A,

In order to ensure that high levels of chlorine are not discharged into the surface

water system, pool water shall not be chlorinated prior to backwashing and/or
discharge.

All waste water resulting from the cleaning and draining of the pool shall meet the
appropriate level of water quality prior to discharge.

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

TRANSPORTATION DEMAND MANAGEMENT STRATEGIES

A.

Transportation demand management (“TDM?™) strategies, as detailed below, shall
be utilized by the Applicant and/or its successors or assigns to reduce vehicular
trips generated by residents of the units as shown on the FDP during peak hours.

Mass transit, ride-sharing, and other transportation strategies shall be utilized to
reduce baseline trips generated from the residential units shown on the FDP
during peak hours by a minimum of 15%. For purposes of this proffer, the
baseline number of trips from which such reductions are measured shall be
determined using the trip generation rates data published by the Institute of
Transportation Engineers in the Trip Generation Manual, 8" Edition and as
determined by FCDOT for a total of 270 dwelling units during the highest peak
hour period (AM or PM) of the adjacent street, Monument Drive. Residents shall
be advised of this transportation strategy.

The following is a list of strategies that shall be instituted by the Applicant prior
to the issuance of the first RUP for those improvements indentified on the FDP:
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(1)

(2)

3)

4)

(3)

(6)
(7)

)

Designate an individual (such as property management staff) to act as the
transportation coordinator (“TC”), who shall be responsible to implement
the TDM strategies, with on-going coordination with FCDOT. The duties
of the TC may be part of other duties assigned to the individual(s). The
Applicant shall provide written notice to FCDOT within 10 days of the

designation of the TC and thereafter within 10 days of any change in said
designation.

Market new units to bicyclists, and to one-car or no-car families, provided,
however, that such marketing shall be completed on a non-discriminatory
basis in conformance with the Fair Housing Act and all other applicable
laws and regulations.

Disseminate information regarding Metrobus, carpool and/or vanpool,
ridesharing, and other relevant transit options in residential leasing
packages.

Provide Metro maps, schedules, and forms; information on the Fairfax
County Ride Share Program; and information on other relevant transit
options available to owners/tenants including commuter connections,
either in a newsletter to be published on a regular basis and not fewer than
four (4) times per calendar year or on a web site. In the event, the
Applicant elects to establish a website for the project, then the Applicant
shall provide written notice to FCDOT of the website address and the date
the site became operational.

Provide a business center for use by residents. The business center shall
include, at a minimum, access to computer(s), printer(s), a scanner, and
high-speed internet.

Equip all residential units with internet access.

Provide secure bike storage for residents sufficient to store, at a minimum,
twenty-seven (27) bicycles. Provide two (2) bicycle racks for visitors
either in the visitor parking area or in the vicinity of the main entrance.
The design, style and installation of the bike racks and bicycle storage
shall be approved by FCDOT.

Participate in a larger Traffic Management Area Program should one be
established by the County for this area.

D. Twelve (12) months following issuance of the last RUP, the TC will administer
a survey of residents. The survey shall be coordinated with FCDOT and shall
include, at a minimum, details regarding the number of times per week the
resident commutes, the mode of transportation for community purposes, and his
or her work destination to evaluate the effectiveness of the TDM in meeting the
TDM goals applicable at that time and to evaluate the need for changes to the
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13,

14.

13,

16.

TDM Program. The TC shall submit to FCDOT a report describing the TDM
strategic efforts and the effectiveness of the TDM Program in reaching trip

reduction goals, including, as applicable, sample marketing materials and
expenditures.

E. If the survey reveals that changes to the TDM Program are needed or advisable,
then the TC shall coordinate such changes with FCDOT and, as necessary,
adjust the TDM Program as permitted herein and implement the revisions,
without penalties. The Applicant shall conduct such surveys annually until it is
demonstrated through two consecutive surveys that the TDM goal of a 15%

reduction has been achieved, at which time, no additional surveys shall be
required.

SCHOOL CONTRIBUTION

The Applicant shall contribute the sum of two hundred twenty-five thousand and seventy
two dollars ($225,072.00) to the Fairfax County Board of Supervisors for capital
improvements and capacity enhancements at the schools that students generated by the
residential development shown on the FDP will attend. Said contribution shall be made
at time of site plan approval.

CONSTRUCTION

Except as may be specified herein, all transportation, pedestrian and landscaping
improvements shall be constructed and/or installed concurrent with the development of
the residential development shown on the FDP.

SEVERABILITY

If determined appropriate in accordance with Par. 10.D. of Sect. 16-402 of the Zoning
Ordinance, any of the land bays/sections/buildings within the Application Property may
be subject to proffered condition amendments and final development plan amendments
without joinder or consent of the property owners of the other land

bays/sections/buildings.

SUCCESSORS AND ASSIGNS

These proffers will bind and inure to the benefit of the Applicant and his/her successors
and assigns.

{A0213677.DOC / 1 Proffers PCA 86-W-001-11-2-8-11 (cIn) 006799 000003 }



PCA 86-W-001-11
Jefferson at Fairfax Corner, LLC
Page 10

17. COUNTERPARTS

These proffers may be executed in one or more counterparts, each of which when so
executed and delivered shall be deemed an original document and all of which taken
together shall constitute but one in the same instrument.
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TITLE OWNER/GROUND LESSOR

FAIRFAX COUNTY BOARD OF SUPERVISORS

By: Anthony H. Griffin
Its: County Executive

[SIGNATURES CONTINUED ON NEXT PAGE]
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APPLICANT/CONTRACT GROUND LESSEE

JEFFERSON AT FAIRFAX CORNER, LLC
a Delaware limited liability company

By:  East Holding Company LP,
a Delaware limited partnership
its Managing Member

By:  Heron Pond Realty LLC

a Delaware limited liability company
its General Partner

By:

James A. Butz
[ts: President

[SIGNATURES END|
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PROPOSED DEVELOPMENT CONDITIONS

FDPA 86-W-001-06
Jefferson at Fairfax Corner LLC

February 16, 2011

If it is the intent of the Planning Commission to approve Final Development Plan
Amendment FDPA 86-W-001-06 to allow a residential development on property located
at Tax Map 56-1 ((14)) 14 pt., staff recommends that the Planning Commission

condition the approval by requiring conformance with the following development
conditions:

1. Green Building
A. LEED for Homes

If the applicant selects the LEED for Homes option, prior to approval of the
building plan for the building, the applicant will execute a separate agreement
and post, for that building, a “green building escrow,” in the form of cash or a
letter of credit from a financial institute acceptable to DPWES as defined in
the Public Facilities Manual, in the amount of $384,000.00. This escrow will
be in addition to and separate from other bond requirements and will be
released upon demonstration of attainment of Silver certification, by the U.S.
Green Building Council, under the most current version of the U.S. Green
Building Council's (USGBC) Leadership in Energy and Environmental Design
for Homes (LEED® for Homes) rating system. The provision to the
Environment and Development Review Branch of DPZ of documentation from
the U.S. Green Building Council that each building has attained LEED Silver
certification will be sufficient to satisfy this commitment. If the applicant fails to
provide documentation to the Environment and Development Review Branch
of DPZ demonstrating attainment of LEED certification within one year of
issuance of the final RUP for the building, the escrow will be released to
Fairfax County and will be posted to a fund within the county budget
supporting implementation of county environmental initiatives.

If the applicant provides to the Environment and Development Review Branch
of DPZ, within one year of issuance of the final RUP for the building,
documentation demonstrating that LEED certification for the building has not
been attained but that the building has been determined by the U.S. Green
Building Council to fall within three points of attainment of LEED Silver
certification, 50% of the escrow will be released to the applicant; the other
50% will be released to Fairfax County and will be posted to a fund within the
county budget supporting implementation of county environmental initiatives.

If the applicant fails to provide, within one year of issuance of the final RUP
for the building, documentation to the Environment and Development Review
Branch of DPZ demonstrating attainment of LEED certification or
demonstrating that the building has fallen short of certification by three points
or less, the entirety of the escrow for that building will be released to Fairfax



County and will be posted to a fund within the county budget supporting
implementation of county environmental initiatives.

If the Applicant provides documentation from the USGBC demonstrating, to
the satisfaction of the Environment and Development Review Branch of DPZ,
that USGBC completion of the review of the LEED certification application
has been delayed through no fault of the Applicant, the Applicant’s
contractors or subcontractors, the proffered time frame shall be extended until
such time as evidence is obtained, and no release of escrowed funds shall be
made to the Applicant or to the County during the extension.

. LEED-AP

The applicant will include a LEED®-accredited professional as a member of
the design team. This professional will also be a professional engineer or
licensed architect. The LEED-accredited professional will work with the team
to incorporate sustainable design elements and innovative technologies into
the project with a goal of having the project attain LEED Silver certification. At
the time of site plan submission, the applicant will provide documentation to
the Environment and Development Review Branch of DPZ demonstrating
compliance with the commitment to engage such a professional.

. Checklist

The applicant will include, as part of the site plan/subdivision plan submission
and building plan submission, a list of specific credits within the most current
version of the U.S. Green Building Council's Leadership in Energy and
Environmental Design for Homes (LEED® for Homes) rating system that the
applicant anticipates attaining. A professional engineer or licensed architect
will provide certification statements at the time of building plan review
confirming that the items on the list will meet at least the minimum number of
credits necessary to attain LEED Silver certification of the project.

. Green Building Manual

Prior to approval of the final RUP, the applicant will provide to the
Environment and Development Review Branch of DPZ a letter from a LEED®-
accredited professional certifying that a green building maintenance reference
manual has been prepared for use by future tenants, that this manual has
been written by a LEED-accredited professional, that copies of this manual

will be provided to all future building tenants and that this manual, at a
minimum:

provides a narrative description of each green building component, including
a description of the environmental benefits of that component and including
information regarding the importance of maintenance and operation in
retaining the attributes of a green building;

provides, where applicable, product manufacturer's manuals or other
instructions regarding operations and maintenance needs for each green
building component, including operational practices that can enhance energy
and water conservation;



e provides, as applicable, either or both of the following: (1) a maintenance staff
notification process for improperly functioning equipment; or (2) a list of local
service providers that offer regularly scheduled service and maintenance
contracts to assure proper performance of green building-related equipment
and the structure, to include, where applicable, the HVAC system, water
heating equipment, water conservation features, sealants, and caulks; and

e provides contact information that building occupants can use to obtain further
guidance on each green building component.

Prior to approval of the final RUP, the applicant will provide an electronic copy
of the manual in pdf format to the Environment and Development Review
Branch of the Department of Planning and Zoning.

E. LEED Online

Prior to site plan approval, the applicant will designate the Chief of the
Environment and Development Review Branch of the Department of Planning
and Zoning as a team member in the USGBC’s LEED Online system. This team
member will have privileges to review the project status and monitor the progress
of all documents submitted by the project team, but will not be assigned
responsibility for any LEED credits and will not be provided with the authority to
modify any documentation or paperwork.

2. Activity on the property shall be in conformance with the Development Conditions
associated with the Underground Detention Waiver #007656-WPFM-006-1, as
outlined in Attachment A.

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



Attachment A

Waiver #007656-WPFM-006-1 Conditions

Residences at the Government Center
PCA 86-W-001-11
February 1, 2011

. The underground facilities shall be constructed in accordance with the development
plan as modified by these conditions and approved by the Director of the
Department of Public Works and Environmental Services (DPWES).

. The underground facilities shall be located as shown on the approved CDPA/FDPA,
as determined by DPWES.

. The underground facilities shall be constructed of reinforced concrete products only
and incorporate safety features, including locking manholes and doors, as
determined by DPWES at the time of construction plan submission.

. The underground facilities shall be constructed with a minimum interior height of 72"
to facilitate maintenance.

. The underground facilities shall be privately maintained and shall not be located in a
County storm drain easement.

. A private maintenance agreement, as reviewed and approved by the Fairfax County
Attorney’s Office, shall be executed and recorded in the Land Records of the

County. The private maintenance agreement shall be executed prior to final plan
approval.

The private maintenance agreement shall address:

e County inspection and all other issues as may be necessary to insure that the
applicant maintains the facilities in good working condition acceptable to the
County to control stormwater generated from the development of the Residences
at the Government Center site.

e A condition that the applicant, their successors, or assigns shall not petition the
County to take future maintenance or replace the underground facilities.

o Establishment of a reserve fund, for future replacement of the underground
facilities. 7

o Establishment of procedures to follow to facilitate inspection by the County, i.e.
advance notice procedure, whom to contact, who has the access keys, etc.

¢ A condition that the applicant provide and continuously maintain, liability
insurance. The typical liability insurance amount is at least $1,000,000, against
claims associated with underground facilities.

e A statement that Fairfax County shall be held harmless from any liability
associated with the facilities.



Attachment A
#007656-WPFM-006-1

7. Operation, inspection, and maintenance procedures associated with the
underground facilities shall be incorporated in the site construction plan, private
maintenance agreement, and documents, which insure safe operation, inspection,
and maintenance of the facilities.

8. Prior to final construction plan approval, the developer shall escrow sufficient funds
which will cover a 20-year maintenance cycle of the underground facilities. These
monies shall not be made available to the management company until after final
bond release.

9. The applicant and its successors and assigns shall disclose, as part of the chain of
title, to all future property owners, the presence of the underground stormwater
facilities and the responsibility for operation, inspection, maintenance and
replacement of such facilities, by including the following language within the
documents:

“The applicant and its successors and assigns are responsible for the operation,
inspection, maintenance, and replacement of the underground stormwater
facilities as set forth in the documents and a private maintenance agreement
entered into with the County.”



APPENDIX 3

REZONING AFFIDAVIT

DATE: January 12,2011
(enter date affidavit is notarized)

], Lynne J. Strobel, attorney/agent
(enter name of applicant or authorized agent)

(check one) [] applicant
\ v] applicant’s authorized agent listed in Par. 1(a) below lﬁq?@ a

in Application No.(s): PCA 86-W-001-11
(enter County-assigned application number(s), e.g. RZ 88-V-001)

, do hereby state that I am an

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

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

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

NAME ‘ ADDRESS RELATIONSHIP(S)

(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships
last name) listed in BOLD above)
Jefferson at Fairfax Cormer LLC 8300 Greensboro Drive, Suite 400 Applicant/Contract Ground Lessee
Agents: McLean, VA 22102 of Tax Map 56-1 ((15)) 5B, 14

Malcolm H. Van de Riet II
James A. Butz
Gregory G. Lamb

Fairfax County Board of Supervisors 12000 Government Center Parkway Title Owner/Ground Lessor

Agent: Fairfax, VA 22035 of Tax Map 56-1 ((15)) 5B, 14
Anthony H. Griffin ‘

Fairfax County Department of Housing 3700 Pender Drive Agent for Title Owner/Ground Lessor
and Community Development Fairfax, VA 22030

Agents:

Paula C. Sampson, Director
John L. Payne, Deputy Director, Real
Estate and Development

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

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units in the
condominium.

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

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



Rezoning Attachment to Par. 1(a)

DATE: January 12,2011

(enter date affidavit is notarized)

for Application No. (s): PCA 86-W-001-11

Page 1 ofl

| 0q4 <D a

(enter County-assigned application number (s))

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

Relationship column.

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

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

Agent:
Clayton C. Tock

Heffner Architects PC

Agent:

James C. Heffner I11
Shawn C. Glerum
Mandana (nmi) Moayeri

The Traffic Group, Inc.

Agents:
Joseph J. Caloggero
Carl R. Wilson, Jr.

Walsh, Colucci, Lubeley, Emrich &
Walsh, P.C.

Agents:

Martin D. Walsh
Lynne J. Strobel
Timothy S. Sampson
M. Catharine Puskar
Sara V. Mariska

G. Evan Pritchard
Elizabeth D. Baker
Inda E. Stagg

Kara M. W. Bowyer
Megan C. Rappolt f/k/a Megan C.
Shilling

Elizabeth A. McKeeby

(check if applicable) []

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

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

7712 Little River Turnpike
Annandale, Virginia 22003

604 Montgomery Street
Alexandria, VA 22314

9900 Franklin Square Drive, Suite H
Baltimore, Maryland 21236

2200 Clarendon Boulevard
13th Floor
Arlington, Virginia 22201

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

Engineers/Agent

Architect/Agent

Traffic Consultant/Agent

Attorneys/Planners/Agent

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



Page Two
REZONING AFFIDAVIT

DATE: January 12,2011 \ 04q C( SO w

(enter date affidavit is notarized)

for Application No. (s): PCA 86-W-001-11
(enter County-assigned application number(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, LIMITED LIABILITY COMPANIES, and REAL ESTATE
INVESTMENT TRUSTS herein.)

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Jefferson at Fairfax Corner LLC
8300 Greensboro Drive, Suite 400
McLean, VA 22102

DESCRIPTION OF CORPORATION: (check one statement)

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

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

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

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

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name)
East Holding Company LP, Sole Member

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

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

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

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



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

DATE: January 12,2011 \ qu gD a

(enter date affidavit is notarized)
for Application No. (s): PCA 86-W-001-11

(enter County-assigned application number (s))

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

7712 Little River Turnpike

Annandale, Virginia 22003

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Barry B. Smith

J. Edgar Sears, Jr.

Brian A. Sears

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

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

604 Montgomery Street

Alexandria, VA 22314

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
James C. Heffner III )

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

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

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



Page 2 _of 3
Rezoning Attachment to Par. 1(b)

DATE: January 12,2011 \ (DQQSD .

(enter date affidavit is notarized)
for Application No. (s): PCA 86-W-001-11

(enter County-assigned application number (s))

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

9900 Franklin Square Drive, Suite H

Baltimore, Maryland 21236

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

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

John W. Guckert, Mickey A. Comelius, Donald W. Hayes, Lisa M. Kielian, Anthony R. Guckert, Shulin Li, Joseph J. Caloggero,
Nancy F. Krupp

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

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

2200 Clarendon Boulevard, 13th Floor

Arlington, Virginia 22201

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

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

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

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

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

FORM RZA-1 Updated (7/1/06)
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Rezoning Attachment to Par. 1(b)
DATE: January 12,2011 VOAqSD g

(enter date affidavit is notarized)
for Application No. (s): PCA 86-W-001-11

(enter County-assigned application number (s))

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

8300 Greensboro Drive, Suite 400

McLean, VA 22102

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

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

James A. Butz, Sole Member

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

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

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

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

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

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

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



Page Three
REZONING AFFIDAVIT

DATE: January 12, 2011 \ oq q Cha.

(enter date affidavit is notarized)

for Application No. (s): PCA 86-W-001-11 ,
(enter County-assigned application number(s))

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 and zip code)
East Holding Company LP

8300 Greensboro Drive, Suite 400

McLean, VA 22102

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

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

Heron Pond Realty LLC, General Partner

Limited Partners:

James A. Butz

Gregory G. Lamb

The Heron Pond 2007 Revocable Trust f/b/o Cynthia T. Butz, James D. Butz, David T. Butz, Julie A. Butz

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

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

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



Page Four
REZONING AFFIDAVIT

DATE: January 12, 2011 :
(enter date affidavit is notarized) \ qu 67) “

for Application No. (s): PCA 86-W-001-11
(enter County-assigned application number(s))

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

[ 1 Inaddition to the names listed in Paragraphs 1(a), 1(b), and 1(c) above, the following is a listing
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner,
and beneficiary of a trust) 10% or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCHASER, or LESSEE* of the land:

[«] Other than the names listed in Paragraphs 1(a), 1(b), and 1(c) above, no individual owns in the
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land.

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of
his or her immediate household owns or has any financial interest in the subject land either
individually, by ownership of stock in a corporation owning such land, or through an interest in a
partnership owning such land.

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter “NONE” on the line below.)

None

(check if applicable) [ ] There are more interests to be listed and Par. 2 is continued on a
“Rezoning Attachment to Par. 2” form.

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



Page Five
REZONING AFFIDAVIT

DATE: January 12, 2011
(enter date affidavit is notarized) \ © qq @ ac

for Application No. (s): PCA 86-W-001-11
(enter County-assigned application number(s))

3. That within the twelve-month period prior to the public hearing of this application, no member of the
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate
household, either directly or by way of partnership in which any of them is a partner, employee, agent,
or attorney, or through a partner of any of them, or through a corporation in which any of them is an
officer, director, employee, agent, or attorney or holds 10% or more of the outstanding bonds or shares
of stock of a particular class, has, or has had any business or financial relationship, other than any
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank,
including any gift or donation having a value of more than $100, singularly or in the aggregate, with
any of those listed in Par. 1 above.

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter “NONE” on line below.)

None

NOTE: Business or financial relationships of the type described in this paragraph that arise after
P paragrap
the filing of this application and before each public hearing must be disclosed prior to the
public hearings. See Par. 4 below.)

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

4. That the information contained in this affidavit is complete, that all partnerships, corporations,
and trusts owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each
and every public hearing on this matter, I will reexamine this affidavit and provide any changed
or supplemental information, including business or financial relationships of the type described
in Paragraph 3 above, that arise on or after the date of this application.

WITNESS the following signature: X gj, \W‘M

(check one) [] Applicéi‘xb \3 ' [v] Applicant’s Authorized Agent

Lynne J. Strobel, attorney/agent e
(type or print first name, middle initial, last name, and title of signee)

Subscribed and sworn to before me this 12 day of January 20 11 | in the State/Comm.

W é /%/\_4‘
) /4 / '

Not/ary7Public

My commission expires: 11/30/2011

 KIMBERLY K. FOLLIN
] Registration # 283945
/kow RZA-1 Updated (7/1/06) Notary &u;kc




REZONING AFFIDAVIT

DATE: January 12,2011
(enter date affidavit is notarized)

], Lynne J. Strobel, attorney/agent
(enter name of applicant or authorized agent)

(check one) [] applicant | 09GqS | o

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

, do hereby state that [ am an

in Application No.(s): FDPA 86-W-001-06
(enter County-assigned application number(s), e.g. RZ 88-V-001)

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

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

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

NAME ADDRESS RELATIONSHIP(S)

(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships
last name) listed in BOLD above)
Jefferson at Fairfax Corner LLC 8300 Greensboro Drive, Suite 400 Applicant/Contract Ground Lessee
Agents: McLean, VA 22102 of Tax Map 56-1 ((15)) 14 pt.

Malcolm H. Van de Riet I
James A. Butz
Gregory G. Lamb

Fairfax County Board of Supervisors 12000 Government Center Parkway Title Owner/Ground Lessor

Agent: Fairfax, VA 22035 of Tax Map 56-1 ((15)) 14 pt.
Anthony H. Griffin

Fairfax County Department of Housing 3700 Pender Drive Agent for Title Owner/Ground Lessor
and Community Development Fairfax, VA 22030

Agents:

Paula C. Sampson, Director
John L. Payne, Deputy Director, Real
Estate and Development

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

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units in the
condominium.

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

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



Rezoning Attachment to Par. 1(a)

DATE: January 12, 2011

(enter date affidavit is notarized)

for Application No. (s): FDPA 86-W-001-06

Page 1 ofl

10493 | a

(enter County-assigned application number (s))

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

Relationship column.

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

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

Agent:
Clayton C. Tock

Heffner Architects PC

Agent:

James C. Heffner III
Shawn C. Glerum
Mandana (nmi) Moayeri

The Traffic Group, Inc.

Agents:
Joseph J. Caloggero
Carl R. Wilson, Jr.

Walsh, Colucci, Lubeley, Emrich &
Walsh, P.C.

Agents:

Martin D. Walsh
Lynne J. Strobel
Timothy S. Sampson
M. Catharine Puskar
Sara V. Mariska

G. Evan Pritchard
Elizabeth D. Baker
Inda E. Stagg

Kara M. W. Bowyer
Megan C. Rappolt f/k/a Megan C.
Shilling

Elizabeth A. McKeeby

(check if applicable) [1]

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

ADDRESS

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

7712 Little River Turnpike
Annandale, Virginia 22003

604 Montgomery Street
Alexandria, VA 22314

9900 Franklin Square Drive, Suite H
Baltimore, Maryland 21236

2200 Clarendon Boulevard
13th Floor
Arlington, Virginia 22201

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

Engineers/Agent

Architect/Agent

Traffic Consultant/Agent

Attorneys/Planners/Agent

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



Page Two
REZONING AFFIDAVIT

DATE: January 12,2011
(enter date affidavit is notarized)

for Application No. (s): FDPA 86-W-001-06
(enter County-assigned application number(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, LIMITED LIABILITY COMPANIES, and REAL ESTATE
INVESTMENT TRUSTS herein.)

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Jefferson at Fairfax Corner LLC

8300 Greensboro Drive, Suite 400
McLean, VA 22102

DESCRIPTION OF CORPORATION: (check one statement)

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

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

[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 SHAREHOLDERS: (enter first name, middle initial, and last name)
East Holding Company LP, Sole Member

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

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

**% All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER,

CONTRACT PURCHASER, or LESSEE™* of the land that is a partnership, corporation, or trust, such successive breakdown
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land.
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate

partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on
the attachment page.

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



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

DATE: January 12, 2011 | 44 Sla

(enter date affidavit is notarized)
for Application No. (s): FDPA 86-W-001-06

(enter County-assigned application number (s))

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

7712 Little River Turnpike )

Annandale, Virginia 22003

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Barry B. Smith

J. Edgar Sears, Jr.

Brian A. Sears

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

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

604 Montgomery Street

Alexandria, VA 22314

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
James C. Heffner III

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

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

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



Page 2 of 3
Rezoning Attachment to Par. 1(b)

DATE: January 12,2011 | © 45( Sla

(enter date affidavit is notarized)
for Application No. (s): FDPA 86-W-001-06

(enter County-assigned application number (s))

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

9900 Franklin Square Drive, Suite H

Baltimore, Maryland 21236

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

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

John W. Guckert, Mickey A. Comelius, Donald W. Hayes, Lisa M. Kielian, Anthony R. Guckert, Shulin Li, Joseph J. Caloggero
Nancy F. Krupp

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

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

2200 Clarendon Boulevard, 13th Floor

Arlington, Virginia 22201

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

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

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

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

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

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

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

' (enter date affidavit is notarized)
for Application No. (s): FDPA 86-W-001-06

(enter County-assigned application number (s))

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

8300 Greensboro Drive, Suite 400

McLean, VA 22102

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

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

James A. Butz, Sole Member

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

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

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

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

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

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

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



Page Three
REZONING AFFIDAVIT

DATE: January 12, 2011
~ (enter date affidavit is notarized) \ o4 as ( @

for Application No. (s): FDPA 86-W-001-06
(enter County-assigned application number(s))

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 and zip code)

East Holding Company LP
8300 Greensboro Drive, Suite 400
McLean, VA 22102

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

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

Heron Pond Realty LLC, General Partner

Limited Partners:

James A. Butz

Gregory G. Lamb

The Heron Pond 2007 Revocable Trust f/b/o Cynthia T. Butz, James D. Butz, David T. Butz, Julie A. Butz

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

**% All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER,

CONTRACT PURCHASER, or LESSEE™* of the land that is a partnership, corporation, or trust, such successive breakdown
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER or LESSEE* of the land.
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate

partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on
the attachment page.

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



Page Four
REZONING AFFIDAVIT

DATE: January 12,2011 \m QS( a

(enter date affidavit is notarized)

for Application No. (s): FDPA 86-W-001-06
(enter County-assigned application number(s))

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

[ 1 Inaddition to the names listed in Paragraphs 1(a), 1(b), and 1(c) above, the following is a listing
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner,
and beneficiary of a trust) 10% or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCHASER, or LESSEE* of the land:

[«] Other than the names listed in Paragraphs 1(a), 1(b), and 1(c) above, no individual owns in the
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land.

2, That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of
his or her immediate household owns or has any financial interest in the subject land either
individually, by ownership of stock in a corporation owning such land, or through an interest in a
partnership owning such land.

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter “NONE?” on the line below.)

None

(check if applicable) [ ] There are more interests to be listed and Par. 2 is continued on a
“Rezoning Attachment to Par. 2” form.

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



Page Five
REZONING AFFIDAVIT

DATE: January 12, 2011 \ qu S\ a

(enter date affidavit is notarized)

for Application No. (s): FDPA 86-W-001-06
(enter County-assigned application number(s))

3. That within the twelve-month period prior to the public hearing of this application, no member of the
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate
household, either directly or by way of partnership in which any of them is a partner, employee, agent,
or attorney, or through a partner of any of them, or through a corporation in which any of them is an
officer, director, employee, agent, or attorney or holds 10% or more of the outstanding bonds or shares
of stock of a particular class, has, or has had any business or financial relationship, other than any
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank,

including any gift or donation having a value of more than $100, singularly or in the aggregate, with
any of those listed in Par. 1 above.

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter “NONE” on line below.)

None

(NOTE: Business or financial relationships of the type described in this paragraph that arise after
the filing of this application and before each public hearing must be disclosed prior to the
public hearings. See Par. 4 below.)

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

4. That the information contained in this affidavit is complete, that all partnerships, corporations,
and trusts owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each
and every public hearing on this matter, I will reexamine this affidavit and provide any changed
or supplemental information, including business or financial relationships of the type described
in Paragraph 3 above, that arise on or after the date of this application.

WITNESS the following signature:

(check one) [1] Applic%ﬁt) Q 4 [v] Applicant’s Authorized Agent

Lynne J. Strobel, attorney/agent
(type or print first name, middle initial, last name, and title of signee)

Subscribed and sworn to before me this 12 day of January 2011 in the State/Comm.

of Virginia _, County/City of Arlington .

Notafy Public

My commission expires: 11/30/2011

N O T T
Registration # 283945
Notary Public

\}\FORM RZA-1 Updated (7/1/06)
COMMONWEALTH OF VIRGINIA
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WALSH COLUCCI
LUBELEY EMRICH

Elizabeth D. Baker & WALSH PC

Land Use Coordinator
(703) 528-4700 Ext. 5414
ebaker@arl.thelandlawyers.com

Lrenen

RECEIVED
August 18,2010 Department of Planning & Zoning

AUG 18 2010

Regina C. Coyle Zoning Evaluation Division
Director, Zoning Evaluation Division

Fairfax County Department of Planning & Zoning
12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035

Re: Applications for Proffered Condition Amendment and Final Development Plan
Amendment
Jefferson at Fairfax Corner LLC (the “Applicant™)

Tax Map 56-1 ((15)) 5B, 14 (the “PCA Property”) and Tax Map 56-1 ((15)) pt. 14
(the “FDPA Property”)

Dear Ms. Coyle:

This letter serves as a statement of justification for two related applications affecting
portions of the Fairfax Government Center property in the Springfield District of Fairfax County.
One application seeks a proffered condition amendment on 90.388 acres and the other requests a
final development plan amendment on a 8.12 acre portion of the site. The PCA Property is often
referred to as Land Bay C of the Fairfax Government Center and is zoned to the PDC, Planned
Development Commercial District. The Government Center was rezoned via RZ 86-W-001 in
1986 and has been the subject of numerous amendments. Land Bay C is currently approved for

999,014 square feet of office use. A total of 674,943 square feet of office space has been
constructed.

The PCA Property is owned by Fairfax County. The County recently issued a request for
proposals to develop an 8.12 acre portion of the Government Center property with affordable
housing. The Applicant, Jefferson at Fairfax Corner LLC was selected as the developer. The
Applicant seeks a Proffered Condition Amendment, Conceptual Development Plan Amendment
and a Final Development Plan Amendment in order to revise the development program for Land
Bay C to allow both office and residential uses.

Land Bay C is located south of Monument Drive and primarily north of Government
Center Parkway. A small portion of Land Bay C lies in a narrow strip on the south side of
Government Center Parkway. The Government Center building and associated parking are
oriented to Government Center Parkway. The proposed area for the new residential development
is in the northern portion of Land Bay C and will be oriented to Monument Drive. An

PHONE 703 528 4700 1 FAX 703 5253197 # WWW.THELANDLAWYERS.COM
COURTHOUSE PLAZA 1 2200 CLARENDON BLVD., THIRTEENTH FLOOR 1 ARLINGTON, VA 22201-3359

{A0200561.DOC / 1 Justification leflgy; 3 QOR7SPEQLR003Y 737 3633 1 PRINCE WILLIAM OFFICE 703 680 4664
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Justification
Page 2

environmental quality corridor separates the existing government office from the proposed
residential component.

The Applicant proposes a development of 270 residential units in a four story building
with cellar. Two points of access would be provided from Monument Drive; one full movement
intersection across from Monument Way and a second right in/right out access to the east. A
small area of convenience parking is to be located near the primary site entrance; the majority of
parking is located to the rear of the building in a five level parking garage and additional surface
parking. Loading is accommodated in two spaces near the front door and two spaces near the
garage exit lane. The residential building is designed with two protected exterior courtyards; one
with a swimming pool, and both with attractive landscaping, walkways and seating. Amenities
in the interior of the building include a fitness center, clubroom with billiards, multi-
purpose/conference room, a business center, and coffee bar.

All units in the building are proposed as affordable units. It is anticipated that 47 percent
of the units will be affordable to households at 50 to 60 percent of the Average Median Income
(AMI). The other 53 percent will be affordable to households with incomes at 80 to 100 percent
of AMI. Such units will serve the housing needs of Fairfax County government employees as
well as others. Tax credit financing will be utilized to fund the construction.

The building will be designed with numerous green building elements such as high
efficiency heating and air conditioning units, high efficiency appliances, low emission paints,
and the use of recycled materials in carpets and other building elements. The intent is to be
certified under the new LEED for Homes pilot program.

Extensive open space and landscaping is proposed for the development along with
streetscape sections and details as specified in the Fairfax Center Area section of the
Comprehensive Plan. Much of the site will remain wooded and the adjacent Environmental
Quality Corridor will be preserved. Trails, walking paths and sidewalks will link the new
building with nearby government offices and the Fairfax Corner mixed-use project. A children’s
play area will be located east of the building and an outdoor seating area under a trellis will be
located west of the building. The proposal offers more than 60 percent open space for the
residential site and 50 percent for the larger Land Bay C.

The proposed stormwater management system for the site consists of one (1) proposed
underground SWM vault, made of 72” corrugated metal pipe. The proposed vault will be
privately maintained. The vault has been located at the south side of the residential site, and
discharges into an existing pond located to the southeast. The total 10 year discharge from the
proposed vault will be less than the allowable release rate of 3.94 CFS. Best Management
Practices is provided on site by the use of three (3) privately maintained filterras and one (1)
privately maintained stormfilter. Within the residential site, an acre of conservation easements
are proposed.

To accommodate the residential development, the application proposes to reduce the
approved office GFA for Land Bay C from 999,014 to 799,014 square feet, a reduction of

{A0200561.DOC / 1 Justification letter 2 006799 000003}



Justification
Page 3

200,000 square feet. This will leave 124,071 square feet of unbuilt office space in Land Bay C.
The 200,000 square feet will be converted to residential use. Due to the commitment to provide
all units as affordable units, the development is entitled to a 20 percent bonus (or 40,000 square
feet). Thus, a total of 240,000 GFA of residential use is proposed. An additional 15,000 square
feet, which is not included in GFA, is provided in the cellar.

The PCA Property and FDPA Property are located within the Fairfax Center Area of the
Area III Comprehensive Plan, specifically within Sub-unit P-1. The Comprehensive Plan text for
Sub-unit P-1 recommends office and mixed uses with an overall FAR not to exceed 0.35. The
proposed development is in conformance with the Plan recommendations and results in a mixed-
use development in Land Bay C with an overall FAR of 0.26, including bonus density associated
with affordable housing. A review of the residential development criteria is enclosed.

To the best of our knowledge, there are no known hazardous or toxic materials on the
PCA Property nor are there any planned with the proposed use. Furthermore, to the best of our
knowledge and belief, the proposed use will be in conformance with all applicable ordinances,
regulations and adopted standards with the following exception:

The Applicant hereby requests a waiver pursuant to Section 6-0303.8 of the Public Facilities

Manual to allow on-site stormwater management requirements to be met with underground
detention facilities in a residential development.

This proposal adds an attractive residential component to Land Bay C and offers housing

to households at and below the average median income. The design is sensitive to its wooded

environment and will include a number of green building practices. Close to employment

centers and shopping and dining opportunities, it is an ideal location for a new residential
community.

Thank you very much for your attention to this matter. Should you require any additional
information, please call me.

Very truly yours,

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

Elizabeth Z Baker

Land Use Coordinator

Enclosure

{A0200561.DOC / 1 Justification letter 2 006799 000003 }
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Residential Development Criteria Analysis
Jefferson at Fairfax Corner LLC
August 18,2010

Residential Development Criteria have been adopted in order to evaluate zoning requests
for new residential development. This document is a summary of the Jefferson at Fairfax Corner
LLC’s development proposal as it relates to these criteria.

Site Design—All rezoning applications are to be characterized by high-quality site

design. The Applicant believes that their proposal provides high-quality site design as
follows:

A.

Consolidation—There is no specific consolidation recommended in the
Comprehensive Plan, but this application includes more than 90 acres and

represents just one of four land bays in the larger Government Center
development.

Layout—The proposed layout provides logical, functional, and appropriate
relationships between the new use and adjacent existing and planned uses. Two
points of access on Monument Drive allow easy access to structured parking and
convenient surface parking spaces. The new building is situated close to the street
and creates a comfortable streetscape and also allows for substantial open space to
the sides and rear of the building.

Open Space—Large wooded areas are located to the sides and rear of the building
for the use of the residents and for the visual benefit of the larger community.
Features in the open space include a children’s play area, trellised seating area and
walking trails. The trails will connect the residential site to nearby government
offices and retail shops and restaurants, and will be used by residents, employees
and visitors to the area. Sixty-one percent (61%) open space is provided on the

residential site while fifty percent (50%) open space is provided on all of Land
Bay C.

Landscaping—While the majority of the site will remain in its natural wooded
state, ample landscaping is provided in open space areas adjacent to the building,
along the drive aisles, and in the private courtyards. Streetscape plantings in
conformance with the recommendations in the Comprehensive Plan are provided
along Monument Drive. A detailed landscaped plan has been provided.

Amenities—The on site amenities for the residents include a swimming pool, two
outdoor landscaped courtyards, interior fitness center, clubroom, business center,
multi-purpose/conference room, coffee bar, and children’s play area. The
development includes a variety of landscaped open space areas which serve as
places for meeting, gathering and passive recreation.



Residential Development Criteria Analysis

Page 2

IL

1.

IV.

Neighborhood Context—New developments are to fit into the fabric of their adjacent
neighborhoods. The proposed building addresses the public street yet maintains an

overall suburban feel. The preservation of trees and RPA mirrors the development style
of adjacent communities.

Environment—Rezoning proposals should be consistent with the policies and objectives
of the environmental element of the Plan.

A. Preservation—The adjacent EQC and RPA areas are being preserved and

protected. Much of the site remains heavily treed; the proposed design seeks
to minimize tree loss.

B. Slopes and Soils—Soil studies have been performed, and have been shown to
be adequate for residential development.

C. Water Quality—Best Management Practices for stormwater management will
be provided in the three privately maintained filterras and one privately
maintained stormfilter. One acre of conservation easements is also proposed.

D. Stormwater Management—Detention will be provided in an underground
vault made of 72 inch corrugated metal pipe. The vault will discharge into an
existing pond located southeast of the residential building. The total 10 year
discharge from the vault will be less than the allowable release rate.

E. Noise—Noise is not anticipated to be an issue at this location.

F. Lighting—All lighting on the site will be shielded and directed downward in
order to minimize neighborhood glare and impacts to the night sky. Proffers

will commit the Applicant to meet the County's adopted lighting and glare
regulations.

G. Energy/Green Building Practice—The dwelling units will be constructed with
high efficiency appliances and mechanical systems. Low emission paints and
recycled carpeting are also planned. The Applicant intends to construct the
building in keeping with the LEED for Homes pilot program.

Tree Preservation and Tree Cover Requirements—The site is currently wooded.
Considerable care has been taken to preserve the existing trees while accommodating the
new structure. More than 60 percent (60%) of the site has been left in open space. Tree
cover meeting or exceeding Ordinance requirements will be provided.

Transportation—All rezoning applications are to implement measures to address
planned transportation improvements. The inclusion of residential into this location will
develop a true live, work and play environment, reducing potential commuting trips as




Residential Development Criteria Analysis

Page 3

VI

VIL

VIII.

IV.

residents may work in nearby offices. A Transportation Impact Analysis has been
prepared and submitted to the County.

Public Facilities—It is anticipated that residential development impacts to the Public
Facility System will occur. These include impacts on the public schools and public

parks. The Applicant will be proffering a contribution to the Board of Supervisors for
impacted public facilities.

Affordable Housing— All units in the development are proposed as affordable units.
The site offers a rare opportunity to create affordable housing in close proximity to

government offices making it suitable to serve the needs of County employees as well as
others in Fairfax County.

Heritage Resources—There are no significant cultural, architectural, economic, social,
political, or historic heritage sites or structures located on the property.

Density— The Comprehensive Plan does not recommend a residential density in terms of
dwelling units per acre, but instead sets forth a range of floor area ratios. The
Application Property is located in Sub-unit P-1 of the Fairfax Center Suburban Area.
The maximum FAR in Sub-unit P-1 is .35, exclusive of affordable housing bonuses.
Utilizing bonuses applicable to affordable housing allows for a 20 percent increase. The
proposal results in a FAR on the residential site of 0.56 without bonuses and 0.067 with

bonuses. The FAR on the entirely of Land Bay C is 0.25 without bonuses and 0.26 with
bonuses.

{A0193293.DOC / I Res Devel Criteria 006799 000003}



APPENDIX 5

FA IRFAX . OFFICEOFTHE CLERK
- BOARD OF SUPERVISORS ' .
CO ‘ l N TY - 12000 Government Center Parkway, Suite 533 .

Fairfax, Virglma 22035-0072

Tel: 703-324-3151 « Fax: 703- 324-3926 TTY: 703-324-3903

: s N 1 A www.fairfaxcounty.gov/gov/bos/clerkhomepage.htm
1 R G _ I. . N ' . - Email: clerktothebos @fairfax county. 80V
 February 11, 2004

E@EWE

- FEB 25 a0

Francis A. McDermott, Esquire
. Hunton and Williams

_ J1751 Pinnacle Drive, Sulte 1700
~McLean, Virginia 22102

RE:  Proffered Condltlon Amendment/Final Development Plan Amen

: ®
Number PCA 86-W-001-10/FDPA 86-W-001-5-2-2 - w2
(Concurrent with PCA 86-P-089-6/FDPA 86-P-089-3 and 4

PCA 82-P-069-13/FDPA 82—P7069-14-3)

Dear Mr. McDermott:-

Enclosed you will find a copy of an Ordinance adopted by the Board of Supervisors at a regular
' meetmg held on January 26, 2004, approving Proffered Condition Amendment PCA 86-W-001-10 in .
the name of The Peterson Companies L. C., to amend the proffers and final development plan for RZ
86-W-001 previously approved for mixed use development (office and retail) to permit mixed use
development (re51dent1a1 and retall) with an overall Floor Area Ratio (FAR) of 0.48 including bonus
density for the provision of Affordable Dwelling Units (A.DUs) located in the southwest quadrant of
the intersection of Fair Lakes Parkway and West Ox Road, north of Interstate 66, Tax Map 55-2 ((1))

15 pt., subject to the proffers dated ¥ anuary 23,2004, cons1st1ng of approx1mately 30.79 acres located
in Spnngﬁeld DlStﬂCt

(NOTE: The Board walved the seven—day rule apphcable to amendments on affidavits for these land

use cases in order to allow the Board to proceed w1th the public hearing and dec151on on these cases -
today.) & :

The Board also approved Final Development Plan Amendment Apphcatlon FDPA 86-W-001-5- 2-2

subject to the final developrnent plan amendment condltxons dated January 22, 2003, except for the
deletion of number 11.

In addition the Bo'ard°

e Modlﬁed the PDC District standards for the percentage of re51dent1al uses to penmt 42
percent of the entire Government Center development as res1dent1a1 uses.



~ PCA 86-W-001-10/FDPA 86-W-001-5-2-2
February 11,2004
. R

° Modlﬁed the transmonal screemng and wa1ved the barrier requlrements along the
“southern boundary in accordance with landscaplng deplcted on the CDPA/FDPA

e Waived the 200 foot setback for residential buildings from Interstate 66 to permlt v

the residential units' a minimum of 52 feet from the nght-of—way as depicted on
the CDPA/FDPA.

e Waived the 75 foot setback for commercial b’uild'ings 'from Interstate 66 to permit 4
the commercial buildings a minimum of 28 feet from the nght-of—way as deplcted
on the CDPA/FDPA ’

e Approved a variance of the maximum fence height to p'erxnit a noise wall with'a.
‘maximum height of 48 feet along Interstate 66 and West Ox Road.

e Modified the loadmg space requlrements for the multr-farmly dwelhng units on
‘the western portion of the site to permit a total of two spaces, and waived the :

loading space requirement for the stacked multi-family units on the eastem
portion of the site. :

~ The Peterson Compames L.C. requested an exception to the criteria and requirernents of the :
Chesapeake Bay Preservation Ordinance under Section 118-6-9 General Resource Protection Area
Encroachment Exception to permit encroachment into the Resource Protection Area for the uses

depicted on FDPA 86-P-089-3, FDPA 86-W-001-05-02-02 and FDPA 82-P 069 14-3, and the
Board has made the following findings of fact '

e The requested exceptlon to the cntena is the minimum necessary to afford rehef

e Granting the exceptlon will not confer upon the appllcant any specral pnv11eges that '

are denied by this part to other property owners who are subject to its provrsrons and
who are srmllarly srtuated

e The exceptlon is in harmony W1th the purpose and intent of the Chesapeake Bay
Preservation Ordmance and is not of substantial detriment to water quahty

e The exceptlon request is not based upon condmons or cxrcumstances that are self-
created or self-1mposed :



" PCA 86-W-001-10/FDPA 86-W-001-5-2-2
TFebruary 11,2004 |
 Febr | ..

e Reasonable and appropnate condltlons are imposed, as warranted, that w111 prevent the
allowed activity from causmg a degradatlon of water quahty

o The water quality benefits resulting | ﬁom the proposed facﬂlty or unprovement exceed s
the assoc1ated water quality detriments. | o

Furthermore, while the construction of trails and public utilities depicted on the aforementioned =
FDPs are permitted or exempt uses in Resource Protection Areas and did not require an exceptlon,
the applicant addressed all the proposed encroachments as part of the Water Quality Impact
Assessment and the exception request. Approval of the exception request will automatically

permit all the proposed encroachments in the Resource Protection Area and eliminate the need for
separate determinations that such actlvmes are permitted.

Therefore, the Board of Supervisors approved Exceptlon Request # 026133 under Section 118-6-9 .
of the Chesapeake Bay Preservation Ordinance to permit the encroachments into the Resource
Protection Area depicted on FDPA 86-P-089-3, FDPA 86-W-001-5-2-2, and FDPA 82-P-069-14-3
subject to PCA 86-P-089-6 PCA 86-W-001-10, and PCA 82-P-069-13. This approval shall be
valid for as long as the FDPAs and PCAs remain valid. Additional proffered condition .-
amendments and amendments to the approved final development plans may be approved as long as
the amendment does not aggravate conflicts with the prov1810ns of the Ordinance. .

Nancy V

Clerk to the Board of Superv1sors
NV/ms

Sincerely,



At a regular meetlng of the Board of Supervisors of Fairfax County,‘Vtrgtma, held in
the Board Auditorium in the Government Center at Fairfax, Vrrglma, on the 26th day of
J anuary, 2004, the followmg ordmance was adopted

AN ORDINANCE AMENDING THE ZONING ORDINANCE =
PROFFERED CONDITION AMENDMENT/FINAL DEVELOPMENT PLAN
 AMENDMENT PCA 86-W-001-10/FDPA 86-W-001-5-2-2
(CONCURRENT WITH PCA 86-P-089-6/FDPA 86-P-089-3 AND .
PCA 82-P-069-13/FDPA 82-P- 069-14-3)

WHEREAS The Peterson Compames L C filed i in the proper form an apphcatron to
amend the proffers for RZ 86-W-001 hereinafter described, by amending conditions proffered
and accepted pursuant to Virginia Code A.nn. § 15 2-2303(a), and

WHEREAS, at a duly called pubhc heanng the Planning Commission considered the

application and the propriety of amending the Zoning Ordinance in accordance therewith, and- '.

thereaﬁer did submit to this Board 1t recommendatlon, and

WHEREAS, tlus ‘Board has today held a duly called pubhc heanng and after due
consideration of the reports, recommendation, testimony and facts pertinent to the proposed
~ amendment, the Board is of the opinion that the Ordlnance should be amended, .

NOW THEREFORE BE IT ORDAINED that that certaln parcel of land srtuated in ”

the. Spnngﬁeld District, and more partlcularly described as follows (see attached legal
descnptlon) .y

Be, and hereby is further restricted by the amended conditions proffered and accepted pursuant A

to Virginia Code. Ann., § 15.2-2303(a), which conditions are mcorporated into the Zomng
Ordmance as it affects said parcel, and -

BE IT FURTHER ENACTED that the boundaries of the Zomng Map heretofore
adopted as a part of the Zoning Ordinance be, and they hereby are, amended in accordance

with this enactment, and that said zoning map shall annotate and 1ncorporate by reference the-
addrtronal condmons govermng said parcels.

GIVEN under my hand this 26th day of Ja anuary, 2004

’Ylm,fo@w

Nancy V
Clerk to the Board of Superwsors




PROFFERS -
- PCA86-W-001-10
' PCA 86—P—089-6

. August25 2003 . . S P
T October 10,2003 . =~ - ' '
g . October 21,2003 '
+** ' November 10,2003 =
~ December 1, 2003 et -
December 15,2003 * BN !

December 31, 2003 ) :

January 12,2004 - -
.- January 14, 2004 -

o January23 2004

Pursuant to Sectmn 15-2. 2303A of the Code of Virginia, 1950 edmon as amcndcd, and
subject to the Board of Supervisors approval of the Proffered Condition Amendment and
. Conceptual Dcve]opmcm Plan/Final Development Plan Amendment, the Applicant/Owners,

their successors or assigns, herein after referred to as "the Applicant” proffers the following. All . o

previous proffcrs or development conditions which apply to the application property shall, as
applicable, remain in effect as stated in the proffer statements datcd July 25, 1988, and approved
August 1, 1988 by the Board of Supervisors. Should there be any inconsistencies between these

: »proffcrs and prior proffers, these proffers shall replace and supcrcede those pnor proffers or-
’ pomons thereof to thc extent of said i mconsrstencms. "

Paragraph Ala shall be added under Land Use PCA 86-W-001-2 RZ 86-P-089, _

. CDPA 86-W-001-2 to read as follows:

Al a. The applrcatron property, whrch consists of Tax Map Parcel 55-2-((1 ))-15 also known as

: Land Bay A of the Government Center ("Land Bay A"), (collectively the "Property"™),
shall be developed in conformance with the Conceptual Development Plan’ Amendment

" and Final Development Plan Amendment (CDPA/FDPA) consisting of eighteen (18) - -
sheets prepared by William H. Gordon Associates and dated June 2003, as revised = ' -
through December 31, 2003. The existing interim athletic fields may remain until such
time as development or earth storage or tree storage commences. A maximum of
667,926 gross square { feet (exclusive of ADU's and ADU related density) of retail, -

residential and perrmttcd accessory uses shall be dcve]oped on the propcrty, as deprcted
on the CDPA/FDPA. o

Paragraph 3 under Land Use PCA 86—W-001-2, RZ 86-P 089 CDPA 86-W-001-2 shall be
» revxsed to read as follows. _ . _ )
3. Heights of the buﬂdmgs shall be in conformiance with the CDPAIFDPA, withn no -

portion of any building exceeding one-hundred and twenty (1 20) feet for Land
Bays B, C and D and one hundrcd (100) feet for Land Bay A. .



Consxstent wnh the Fairfax County Zoning Ordinance, mechamca] pcnthouses

shall be permitted to exceed, respectively,.the one-hundred and twenty (120) foot

height or the one hundred (100) foot height provided that they meet the followmg :
' standards as detetmmed by’ DPWES

o Tbey compnse less than 25% of the roof of t.he buﬂdmg .

» Said mechanical penthouses do not exceed twenty (20) feet in height
Said mechamcal penthouses are located in the dedle of the building's
roof

Said mechanical penthouses are archltecturally clad with materials of a

~ texture and same/similar color compatible with matenals on the butldmg
upon whxch they are sxtuated.

* All Final Deve]opment Plan Amendments for Land Bays B, C and D of the
Government Center shall be the sub_]ect of public hearings before the Planning
Commission and the Board of Supervisors and subject to final approval by the
Board of Supervisors. Final Development Plan Amendments for Land Bay A

. shall be sub_)ect to the Planmng Commxssmn approval only. -

Paragraph 5 under Land Use PCA. 86-W-001-2 RZ 86-P-089 CDPA 86-W-001-2 shall be
rensed to read as follows. : "o

'S,

o All sxgnage other than that required by the Virginia Department of Transportanon :
 ("VDOT™") for the subject property shall be addressed through a Comprehenswe Signage

Plan pursuant to Section 12-210 of the Zomng Ordinance. No retail signs in Land Bay A
that are visible from I-66 shall exceed 200 squane feet each or as they may be further -

limited by a Comprehensive Sign Plan. No signage, mcludmg 51gnage visible fmm I-66

shall consist of exposed neon tubmg. '

. -Paragraphs 11-21 under Land Use PCA 86-W-001-2, RZ 86-P-089, CDPA 86-W—001-2

shall be added as follows:

11.

12.

!

Pursuant to Paragraph 4 of SectJon 16—403 of the Zoning Ordmance minor modlﬁcatmns

. from the approved CDPA/FDPA may be permitted as determiried by the Zoning "
Administrator. The Applicant shall have the flexibility to modify the layout shownon
‘the CDPA/FDPA for Land Bay A provided such changes are in substantial conformance

with the CDPA/FDPA and proffers, and do not increase the total square footage, dec 3 ., ,
the minimum amount of open space or dlstance to the penphery of Land Bay A shown toe

- be provided on: the CDPA/FDPA.

; Non-reSJdentlal bux]dmgs and landscaping shall be generally in character with the
' elevations and typical landscaping details as shown on Sheets 8, 11, 12, and 18 of the

CDPA/FDPA, as determined by Urban Forester of DPWES for landscapmg and by
DPWES for building elevanons S

If provided, all exposed facades of the parkmg structures shall be constructed of elthet
masonry, stone, metal panels or pre—cast or poured-m-place concrete and shall be



14.

15.

. 16.

“1.7‘.
18. -

19,

designed tobe consis;ent‘ wiih the facade treatments (in terms of color, rnateriai ’andlor' '_ :
architectural treatments) of the buildings which they serve, as determined by DPWES. -

The entry, plaza.and.couriyérrl'areas shall include specialty paving nmateﬁals enhanced.

landscaping, seating areas and site amenities as generally illustrated on Sheets 9, 10, 11,

12 and 13. The design of these entry, plaza and courtyard areas, mcludmg pedestnan and

vehicular connections to and through the plazas, are subject to modification by final .

engineering and architectural design without the requirement for an FDPA in accordance

- with Par 4 of Sect. 16-403 and i in substanhal conformance wnh the CDPAIFDPA.

Uses not- pcrxmtted for Buﬂdmgs S 1, S-2 and S-3 include: dnve throu gh uses, home
improvement store with or without a plant nursery, lumber yard or other large raw

building material components; high volume, large discount store; or more than 24,000

square feet of the total non-residential square feet as fast food restaurants and/or as eaung

establishments. The maxlmum s1ze of any smgle use in'S-1, S-2,0r S-3 shall be 70,000
square feet.

- The archnectuml desxgn of shoppmg center buﬂdmgs S-1, s2 and S-3 shall mclude
- elements which are architecturally compatible in terms of color; materials, and/or

architectural details with the Galyans building on Tax Map 55—2((1))14B3 as reflected. .
on Sheet 18 of the CDPA/FDPA as determined by DPWES.

Thene shiall be no outdoor stomge in Land Bay A.

‘As long as the Chantilly Youth Association remains as a lessee of a portion of a property,
it shall be provided written notice, not less than thirty (30) days prior to start of clearing

and grading or earth or tree storage activities on any portion of the property, that such

clearing and grading or earth or tree storage is to commence. The Applicant shall provide
the Chanully Youth Association not ]ess than t.huty (30) days notice to vacate use of the

- site.

: Telecomrnum’cation equipment, if any, shall be mounted not to extend nbov'e the io'p of " _
- the highest portion of the penthouse structure, and shall be flush mounted and of the same -

color as the penthouse, or mounted as far as possible from the outer edge of the building

~and screened to minimize visibility from the ground, as determined by DPWES.

Equipment cabinets shall be located on the roof or internal to the buﬂdmg, if located on
the roof, they shall be shielded by a screen wall. There shall be no sxgns on: sxte to-
advertise the telecommumcatlon fac111ty (ies)

The Applicant has conducted aPhase II archeologlcal study of that pomon of the
Property. identified as site 56-1#P6 and registered with the Virginia Department of
Historic Resources as number 44FX2723, the results of which Phase I study shallbe |
submitted to the Fairfax County Park Authonty Cultural Resource Protection Group (the
"Group”). Based on the Phase II study, the Group has determined that a Phase I - - -
archeological study is warranted on a portion of site 56-1#P6. The Applicant, prior to
clearing and gradmg on such portion, shall complete a Phase ITI data recovery of suach. -
pomon for review by the Group The Apphcant shall subm1t a Phase m Data Recovery



Report for review and approval by the Group prior to'site plan approval, The Applicant
- shall permit the Group and its agents, at their own risk and expense, to enter the Subject -
'Property to monitor the property at the time of initial clearing and grading and to recover -
~ artifacts, provided that such testing, studies, and removal do not um-easonably mtcrfu'e
. wnh or delay the Apphcant s constructxon schedule.

21. 'l'he area along the R-2 buildings' frontage on Falr Lakes Pa:d:way shall mclude

supplemental landscaping to the. maxxmum extent feasible, as determined by the Urban
. Forester.

Paragraph 1A under Land Use PCA 86-W-001-2 RZ 86- P-089 CDPA 86-W—001-2 shall be o
added as follows: . '

la. All nesxdenual buﬂdmgs in Land Bay A shall meet the thermal standards of the CABO

Model Energy Program for energy efficient homes, or its equivalent, as detenmned by
DPWES for either electric or gas energy homes as apphcable.

‘ Paragraph 6a under Resxdentlal PCA 86-W-001-2 RZ 86-P-89 CDPA 86-W-001-2 shall be |
added as followr : :

6a. The Apphcant shall provide 6.25% of thc R-2 units as affbrdable dwelling units,'as v
defined by Article 2 of the Zoning Ordinance. As depicted in the tabulations 6n the ' . .
“CDP/FDP, the FAR increase over 0.45 (667,926 square feet) for the Land Bay A portion -
- of the Property shall consist of ADU's or bonus units.as defined in Section 2-800 of the.

__Zoning Ordinance. If Building R-1 does not have any ADU's required, at the time of site
plan approval Applicant shall choose to either a) provxde 5% of the total units in R-1 as-
ADU's or b) donate ¥2% of the projected sales pnces of each unit in R-1 to the Housing
Trust Fund prior to issuance of first building permit in R-1. In the event that the R-1
units are available for rent, the Applicant's %% contribution would be based on the total
development cost of Building R-1 as determined by the Applicant in consultation with

"the staff of the Fairfax County Department of Housing and Commumty DeveIOpment and .
the Department of Public Works and Envuonmental Services.

Paragraphs 8-15 under ReSJdentlal PCA 86-W- 001-2 RZ 86-P-89, CDPA 86-W-001-2 shall .
be added to read as follows'

8. - Pursuantto Secnon 6—209 of the Zomng Ordinance the Apphcant shall pmwde the .
" recreational facilities to serve the Application Property. At the time of each site plan °

approval involving residential units, the Applicant shall demonstrate that the value of anj o

roposcd recreational amenities within the respective site plan area is equivalent to a
minimum of $955.00 per market-rate residential unit on such site plan as required by
Article 6 of the Zoning Ordinance. To the extent the Apphcant s expenditure for onsite
recreational facilities totals less than $955 per market-rate residential unit on such site .-
plan, the Applicant shall, at the time of such site plan approva.l contribute an amount ..
equal to the difference in total recreational funds expended (as compared to $955 per -
market-rate unit for that site) for onsite amenities to the Fairfax County Park Authority - -
foruse for athlehc f acﬂmes and ﬁelds at the Popes Head Estate Assemblage. If the



10.

- At the ttmc of issuance of the initial building penmt for R—l the Apphcant shall provrde

recreation facﬂmes in R—l are not avaﬂable to resrdents of R-2 the $955 requtrement shall
be calculated separately and no credit shall be provided for recreation facilities provided .

in R-1 towards the minimum requirement in R-2. At the time of each such site plan .
approval the Applicant shall contribute $378 per market-rate residential unit on such site . -

plan, above the $955 per market-rate unit, to the Fairfax County Park Authonty for use

for athletm facilities and ﬁelds at the Popes Head Estate Assemblage

to the Fairfax County Board of Supervisors a contribution of $7,500 per student for the -
students projected to be generated in R-1. At the time of issuance of the initial buﬂduig
permit in'R-2, the Apphcant shall provide a contribution of $7,500 per student for the .
students projected to be generated in R-2. Such contributions shall be available for use in
any of the public schools in Fairfax County. The number of students projectedtobe .
generated shall be based on the student yield ratio of 0.102 students per unit for umts in -

" the R-1 bu1]d1ng and 0.227 students per unit for units in the R-2 buildings.-

‘No ternporary signs (mcludmg popsrcle style paper or cardboard signs) wlnch are
- prohibited by. Article 12 of the Zoning Ordinance, and no signs which are prohibited by

- Chapter 7 of Title 33.1 or Chapter 8 of Title 46.2 of the Code of Virginia shall be placed. .
~onor off-site by the Applicant or by any builder or retail user, or at the Applicant's or any

builder's or retail user's direction, to assist in the initial marketing and/or rental of -
dwelling’ units or advertising of retail activity on the subject property.. The Applicant =
shall direct its agents and employees involved in marketing the Property, or. advemsmg of '

. retail act1v1ty, to adhere to this proﬁ'er. :

11,

12.

13,

14

_ A covenant shall be p]aced on each dwellmg unit that prohibtts the use of the garage for

any purpose which precludes the storage of vehicles. This covenant shall be recorded
among the land records of Fairfax County prior to the sale of lots and shall run to the:
benefit of the homeowners' association and to the Board of Supervisors. Prior to

recordation, the covenant shall be approved by the Fairfax County Attorney's office. .The

homeowners' association and leasmg documents shall expressly state th15 use restriction. -

The HOA documents for, and the contract of sale to the 1mt1al purchaser of each unit m,

the R-2 buildings shall expressly state that the HOA shall be responsible for, and HOA
reserves shall be established for the maintenance of, (x) all private streets within the -

development; and (ii) the noise attenuation walls adjacent to Interstate 66 and West Ox. .

Road (1f not located wrthm the nght-of-way and accepted by VDOT for mamtenance)

The resrdenttal arehttecture of buildings in R-1and R-2 shall be generally in character
with the elevations as shown on Sheets 16 and 17 of the CDPA/FDPA. :The two unit
types in R-2 shall consist of compatible colors, materials and/or architectural details, as. -

~ determined by DPWES, and as qualified in proffer 14 below. If the alternative Bmldmg e

R-1 layout is provided, the archrtecture shall be consrstent on all srdes of the bulldmg.

| The followmg shall be provrded wnthm R-2:

a The 51dewalk on tbe south side of Liberty Bndge Road shall be bnck.



b. Pedestrian su,ed street hghts shall bc mstallcd along the south sxde of Liberty Bndge
. . Road. "

- Dnvcways along becny Bndge Road shall be concrete and shall mclude

. enhancements such as: exposcd aggregate, 1inlaid brick and/or alternatc sconng
. patterms. - S
d. Regardless of the CDPA/FDPA the rear facades of all R-2 units shall havc bnck or

- masonry siding on the first level.

Regardless of the CDPA/FDPA, all side elevations (except the four side elcvanons
- adjacent to other interior side elevations west of Cider Hill Road) shall have enhanced

siding as depicted, respectively, on Shect 16 (the "H]gh Proﬁlc e]evatnons) andlor on - -
Y Sheet 17 of the CDPA/FDPA. -

Bricks of the same color fatmly shall be uuhzcd for all of the stackcd umts w1t.h brick
components

g Rooﬁng materials of the same co]or faxmly shall be utilized for all stacked units. '.

.15;-' All reSJdenUal dnvcways in R-2 shall be concrete.

Paragraph 3 under Stormwater Management PCA 86—W-001-2 RZ 86-P-89 CDPA 86-W
: 001-2 shall be revised to read as follows° L

3_; The stormwater mana gement facﬂmcs requxrcd to be located on the Property by the
applicable F.L. Promenade agreemenits shall be constructed in accordance with the -
requirements of the Public Facilities Manual and the terms of those agreements, as . .

" modified by the qualifications described in the Memorandum dated June 17, 2002 from -
Carl E. Bouchard to Michelle Brickner attached hereto as Attachment 1-and incorporated -
herein to the proffers. Additional plantings that can withstand periodic inundation from .
run-off shall be provided to the maximum extent feasible within cleared arcas: of the pond -
basin to retain an aesthetic, naturalized appearance for the stormwater management

ponds, to enhance the habitat potential, and to Immrmzc maintenance, subject to apprc;val
of the Urban Forester and DPWES.

- shall be added°

Paragraph 1(a) under Envxronmental PCA 86-W 001-2 RZ 86-P- 089 CDPA 86-W—001-2

l.a. Landscapmg in Land Bay A shall be prov:dcd in conformance with the CDPA/FDPA. At i

the time of plannng, deciduous trees shall have a minimum 2 % to.three (3) inch caliper

. and evergreen trees shall be a minimum of seven M to c1ght ®) feet in height. Where
consistent with County policies regarding planting in stormwater managcmcnt ponds, and
in those areas behind the pond embankment that need to be cleared, as determined by

DPWES, additional plantings shall be prov1dcd to the mammum extent fcasible ‘a8
dcternnncd by the Urban Forester.

Paragraph 2(a)-under Enwronmental PCA 86-W 001-2 RZ 86-P-089
CDPA 86-W—001-2 shall be revised to read as follows: '

22 As shown on the CDPA/FDPA the following landscaped buffers sha-u,i,e provided:



;A xmmmum of exghty (80) feet wxdc west of thc Routz 29 access road. |

| A minimum of one-hundrcd and tcn (1 10) fcet wxde along the southem boundary of

Land BayB..

A minimum of one-hundrcd (100) feet wide a]ong the southwestcm boundary of Land '

. 'Bay C, between fifty (50) and two-hundred and fifty (250) feet wide along the
o northwestcrn side of Land Bay D (nonh of Government Center Parkway)

A minimum of thuty ﬁvc (35) to fifty (50) feet wide along the southcm boundary of
Land Bay D parallcl to Route 29. o

In Land Bay A a landscapcd buffpr along Fa1r Lakcs Parkway shall be prowded as '.

a shown on the CDPA/FDPA.

Paragraphs 14-21 under Envxronmental PCA 86-W-001-2 RZ 86-P-089 CDPA 86-W-001-> .
- 2 shall be revxsed to read as fol]ows. .

U

15,

ghung shall. be prowdcd in accordance thh Part 9 of Section 14 of the Zomng :
Ordinance. All parking lot lighting shall not excccd thirty (30) feet in height, mcludmg ’
the pole base. Architectural illumination shall be permitted only for sales models during
the initial marketing period, until the models are no longer used for sales or 24 months
after a Non-RUP has been issued for the initial model, whichever occurs first, which
lighting shall be turned off no later than 10:00 p-m. each night. Street lights, parking lot
“lighting, security lighting, building illumination such as "wall packs,” lighting for

pedestrian paths and other common areas, shall be fully shxelded (i.e full cut—off ﬁxt\m
W 111 be used) and ducctcd downwan:l. '

Prior to the issuance-of thc first non-rcs:denual use oOr residential use permit the Apphcant e
shall restore degraded areas of the EQC to a more natural condition as provided herein. -
Prior to the approval of a site plan the Applicant shall submit an EQC restoration plan for
the review and approval by the Urban Forester. This plan, and the subscquent EQC
rcstoranon acuvmcs, shall provxde for the followmg

- The cmstmg gravel road bed in the EQC in thearea 1dcnt1ﬁed on the development
plan shall be re-graded such that a more natural topographic condition will be

provided along both sides of the stream in this area. Such re-grading will occur 1n a' A

manner that will minimize disturbance to wetlands and ‘mature woodlands on ither -
side of the road bed, as determined by the Urban Forester. The entirety of theroad .
bed in the EQC to the west of the stream shall be included in the' area to be rc-graded. -
and an equivalent or greater area shall be included to the east of the stream. The toe

of the slope along both sides of the stream in the area of the old road crossing shall be " . |
" stabilized using biological tcchmques, subject to Urban Forester approval. The .
“surfaces of the re-graded areas shall be tilled and amended with a layer of orgamc '

matter. After this layer has been installed, the re-gradéd areas shall be replanted w1th'

* native species of trees and shrubs that are well suited to the soil, topographic, and .

mxcrochmaﬁc condmons of the areas bemg planted. Plantmgs in the restoranon area
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‘shall be con51stent w1th Public Facilities Manual guldancc rcgardmg buffer area

. .. restoration (Section 12-0704.4)." In addition, if determined to be appropnate by the

 Urban Forester, the areas shall be seeded with a mixture containing native grasses.
pcncnmals, and woody vegetation in order to establish a native ground cover.. '

e The cxxsnng gravel road bed within the EQC and outside of the a.foremcnnoned
* restoration area shall be restored to a more natural condition where such restoration

would be consistent with the development plan, as (determined by DPWES. The

surfaces of any such areas shall, to the extent determined to be necessary-by the

' ——Urban Forester, be tilled and amended with a layer of organic matter.. After this Jayer .

has been installed, these areas shall be replanted with native species of trees and
shrubs that are well suited to the soil, topographic, and microclimatic conditions of
the areas being planted. P]antmgs in the restoration area(s) shall be consistent with

* Public Facilities Manual guidance. regarding the buffer area restoration. (Section 12-
0704.4). In addition, if determined to be appropriate by the Urban Forester, the arcas
shall be. secded with a mixture containing native grasses, perennials, and woody

_ vegetanon in ordcr to establish a: natxve ground cover.

A tree preservatxon plan shall be submlttcd for the trccs proposed to be prcscrved along

- Fair Lakes Parkway, east of the main site entrance to the property, and trees located

within twenty (20) feet of either side of the limits of clearing and grading clsewhere on '

_ the property, including the areas adjacent to the embankment of the SWM facility. The.

tree prcservanon plan shall be included as part of the first submission of the site plan.

"~ .The prescrvanon plan shall be prepared by a professmnal -with experience in the .

17,

) __preparation of tree preservation plans, such as a certified arborist or landscapc archlteot,

and shall bc rcvxcwed and approvcd by the Urban Forester.

The tree prcservatlon p]an shall consist of a tree survey that includes the locatlon, spccxw .
size, crown spread and condition rating of all trees greater than twelve (12) inches in

~ ‘diameter within twenty (20) feet of either side of the limits of clearing as shown on the

site plan. The tree survey shall also include areas of clearing and grading not shown on _
the CDPA/FDPA resulting from engineering requirements, such as off-site clearing and -~
grading for utilities or storm water outfall. The condition analysis shall be prepared using
methods outlined in the latest edition of the Guide for Plant Appra]sal pubhshed by the .
International Society of Arbonculturc Specific tree preservation activities that maxnmze
the survivability. of trees identified to be preserved, such as crown pruning, root. Ppruning,
mulching, fertilization, and/or other as necessary, shall be included in the plan for trees . .-
that are proposed for Ppreservation. a]ong Fair Lakes Parkway, West Ox Road, within the -
Village Green, ; and wnhm any other interior counyard where trees w1]1 be prescrved. '

The Applicant shall rctam the services of a certified arbonst or landscape m:hnect, and
shall have the limits of clearing and grading marked with a continuous line of ﬂaggmg
prior to the pre-construchon meeting. Before or dunng the pre-construction mectmg, the
Applicant's certified arborist or landscape architect shall walk the limits of clearing and
grading with an Urban Forester rcprcscntaﬂve to determine where minor adjustments to
the clearing limits can be made to increase the survivability of trees at the edge of the .
limits of clcanng and gradmg, pr0v1dcd, however, that such adjustments shall not result
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20.. -

ina rcductwn of the planned 1mprovements adjacent to the tnee preservatlon area. Trees
labeled for preservation on'the CDPA/FDPA which are not likely to survive due to then'
species and/or proximity to land disturbance will be identified at this time and the =~ |

Applicant shall remove them and provide replacement trees with the species and location.
of replacement trees subject to the approval of the Urban Forester. Any tree thatis .

designated for removal at the ed ge of the limits of clearing and grading or within a tree
preservation area shall be removed using a chain saw to avoid damage to surroundmg -
trees. If a stump must be femoved; this shall be done using a stump grinding machine in

a manner causmg as little disturbance as possible to the adjacent trees. Brush, trees up to

4"DB.H., vines and invasive vegetation mvmmm B
Parkway may be removyed using handtools only. No driven equipmerit shall be used in -
this area. Selected other trees may. be removed from the tree save area as xdcnuﬁed by

.-thc UfB"anForEéit’eT—" T vf a— T Te—

Trec protectmn fencmg shall bc erected at the limits of c]eanng and gradmg for arcas of
tree preservation and shall be shown on the tree preservation plan, phase I & Il erosion .-
and sediment control sheets. The tree protection fencing shall consist of six (6) foot high,

. eleven (11) gauge chain link fence attached to eight .(8) foot steel posts, two (2) inches in
. diameter, driven twenty—four (24) inches into the ground and placcd no further than ten- -

(10) feet apart. All tree protection fencing shall be installed prior to any clearing and
grading activities. Three days prior to the commencement of any clearing, grading, or
demolition activities, the Urban Forester shall be notified and given the opportunity to
inspect the site to assure that all tree protccnon devices have becn correctly installed.

'Devclopmcnt shal] strictly conform to the hmxts of clearing and gradmg gs shown on tbe B
-approved CDPA/FDPA, allowing for modifications only to provide for utility lines, trails,
" EQC restoration, and/or the stormwater management facility. For the stormwater

management facﬂ:ty, modifications to the limits of clearing and grading may be made
only to the.extent that such modifications are determined by DPWES to be needed to
provide for the stormwater management facility consistent with Stormwater Management
proffer 3. Utilities shall be located and désigned such that encroachments into the EQC -
will be avoided where practicable as determined by DPWES and the Urban Forester. To .
the extent that utilities are located within the EQC, they shall be designed such that land
d1stu1bancc and impacts to existing trees are minimized subject to review and approval
by the Urban Forester. Except as permitted elsewhere herein the EQC shall remain as
undisturbed open. space with the exception of stormwater management mamtcnance, the
removal of hazardous trees and selective maintenance to remove exotic and/or invasive

~ vegetation. Such activities shall be subject to the Urban Forester's approval. The -

construction of any retaining walls will be accomphshed without any gmd.mg.

' dJsturbanoc or cleanng w1thm the EQC.

th negard to the optional two-level parkmg garage in Land Bay A, a mix of dec1duons
trees shall be provided in planters within those portions of the top of the proposed ..
parking garage which are not otherwise designated for parking spaces, travel ways, or

- pedestrian access. ‘Such landscaping shall consist of five (5%) percent of the surface arca -

of the top level of the retail parking garage. These plantings will be of a type and planted
smc that are to the reasonable sansfacnon of thc Urban Forester '



.

Evidence thata Certification of Satfsfactory Completion of Remiediation based on the

. proposed development of the property (including residential development) has been |
“issued by the Virginia Department of Environmental Quahty shall be providedto ~

DPWES prior to site plan approval for any developmcnt on the western portion of Land

~ Bay A. The Applicant shall hire an indépendent, appropnately qualified consultant,

subject to DPWES approval to review and monitor the construction process for all |

development on the western portion of the site to ensure that the appropriate measures are

taken consistent with the DEQ certification and the Risk Assessment that was submltted
to DEQ by DPWES. The consultant shall report to DPWES monthly during the .

construction and once upon complenon of construction on the wesfern portion of the site

" to document that DEQ's requirements have becn followed..

Paragraph 4 shiall'be added Tm‘der'Nmse'AttenuahorrPCA**S&W 001-2 RZ 86-P-089
CDPA 86-W-001-2 to read as follows- -~'

.44"?

As provided in subscquent paragraphs of this proffcr norse mmganon mcasurcs wxll be
provxded to ensure: :

. That a mammum extenor noise level of DNL 65 dBA will be achrcved for any
outdoor recreation area associated with the residential units;

e That a maximum interior noise level of approximately DNL: 45 dBA wxll be . e
achieved for any dwclhng unit that will be exposed to noise levcls in excess of '
DNL 65 dBA; and

e That.a maximum extenor noise level of DNL 75 dBA wﬂl be achieved for all
facades including the uppcrmost lcvels (excluding attics) of all dwelhng umtx.

. In order toachieve comphance with thc above maximum exterior and mtenor noise

levels, a noise barrier will be constructed, using concrete pancls in VDOT nght-of-way‘

~ in the locations shown on Sheet 15 of the CDPA/FDPA prior to issuance of the first RUP

for buildings in R-2, sub_]cct to DPWES and VDOT approval and subject to the granting’
of an RPA exception, if required. In the event that either noise wall is not permitted
within the I-66 or West Ox Road nght—of-way, applicant shall dcmonsﬁate failed
attempts to the Director of DPZ. If the Director concurs that the applicant has used best .
efforts to locate such noise wall(s) within the VDOT right-of-way and the right has been

denied, then such noise wall(s) shall be located outside of the nght—of-way as dePlctg ™ -

Sheet 2 of the CDPA/FDPA.. The noise wall(s) will be consistent in ‘height with the

‘ recommendanons of the noise study prepared by Wyle Laboratories dated Novcmbq' 10,

2003, December 22, 2003 and December 23, 2003, subjéct to minor modification . -

 pursuant to paragraph C of this proﬁ'er. The noise wall(s) shall be constructed prior to . |

issuance of RUPs in R-2. The noise wall(s) will be architecturally solid from ground up,
with no gaps ‘or openings, other than the minimum needed for drainage, and will be :
consistent in materials and design with nioise attenuation walls constructed by the VDOT

a]ong Interstates, subject to final approval by DPWES in coordmatmn with DPZ. If the
noise wall is located north of the EQC line along bmldmgs in R-2, it shall not exceed 3s

B feet in height as measured on the residential side of the wall. In the event that gaps'in the -~
noise wall(s) are needed to provide for drainage as determined by DPWES, the gaps shall Pui
' be minimized subject to the dcterrmnanon of DPWES in coordmanon with DPZ and an

- 10



updated noise study shall be provided tbat demonstrates that the gaps would not rcsult in
- noise levels that would bein conﬂrct wrth those prcscnbcd in paragraph A.

. The Apphcant wrll submit a revrsed noise study, for review and approval by DPWES and R
. DPZ prior to the approval of the first site plan for residential dcveloprncnt of the R-l

- and/orR-2 bur]drngs that will document attainment of the maximum exterior noise’
standards set forth in paragraph A'of this proffer, based on final site topography and the

best available 1nformanon regarding future road and transit improvements within the
right of way of Interstate 66.

In addmon the revrsed noise study will provrde noise 1mpact pro_]ectrons (in terms of

DNL dBA) for all levels of bu1ld1ng facades that will be affcctcd by norse levels in excess - B
. of DNL 65 dBA. ' : s

%]
If necessary to achieve enher of the exterior noise standards of paragraph Aof thxs
proffer, minor modifications to the height and location of the noise barrier may be

permitted; however, substantial modifications, as determined by DPWES and DPZ, shall -

_ notbe pcrrmtted without.an amendment to these proffers.

. In order to aclneve a maximum interior noise level of approxrmatcly DNL 45 dBA, the
following building material standards will be met for all facades of dwelling units in the

R-1 and R-2 buildings with projected noise exposure impacts between DNL65 dBA and

DNL 70 dBA as identified in the revised noise study submrtted pursuant to paragraph C s

of this proffer'

- Exterior walls will have a laboratory sound transrmssron class (STC) ratmg of at
least 39
e Doors, windows, and other glazed areas will have a laboratory STC rattng of at
least 28. If doors, windows, and other glazed areas constitute more than 20% of. =
any exposed fagade, such features will have a laboratory STC rating.of at least 39.
e  Measures to seal and caulk between exterior wall surfaces will follow methods

approved by. the Arnencan Socrety for Testing and Matcnals to minimize sound
. transmission. : ,

Comphance with these burldmg matcnal standards will be dcmonstrated by the

Apphcant, to the satisfaction of DPWES pnor to the issuance of burldmg pcrmrts for the I
units in quesnon. : .

In order to achJevc a maxrmum interior norse level of apprommatcly DNL 45 dBA. the
following building material standards will be met for all facades of dwelling units in the -
R-1 and R-2 buildings with prOJected noise exposure impacts | between DNL 70 dBA and

- -. DNL 75 dBA as identified in the revrscd noise study submmCd pursuant to paragraph C " . %

of thxs proffer

. Extenor walls wﬂl have a laboratory sound transrmssron class (STC) ratmg of at |
least 45, :

11
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' -Comphancc with these bur]dmg material standards will be demonstrated by the

Doors wxndows and other g]azcd areas w111 have a laboratory STC ranng of at
least 37. If doors, windows, and other glazed areas constitute more than 20% of . -
any exposed fagade, such features will have a laboratory STC rating of at least 4S.
Measures to seal and caulk between exterior wall surfaces will follow methods

approved by the American Socrety for Testmg and Matenals to minimize sound -
tmnsmrssron. -

Apphcant, to the satisfaction of DPWES, pnor to the 1ssuance of buﬂdmg pcrmrts for the
units in question. _

As an alternative to paragraphs D and/or E of thrs proﬂ'er, the Apphcant may pursue othet '.

--metheds -of mitigating interior noise impacts if it can be demonstrated, through the noise

study and subject to the review and approval of DPWES and DPZ, that these methods

- _wﬂ]'bttffecuve‘m‘reducmgmtcnummsedevcmammnm-of-appmxrmatcly DNL

45 dBA.

- A reserve fund stody shall be conducted to determine the rriaﬁﬁtenanc‘e. and eventual

_ replacement cost of the noise wall if located outside the VDOT nght—of-way, and the

HOA fees for the units in the R-2 buildings shall reflect the results of the study. The
HOA 'shall be required to obtain and keep in force, an insurance policy for the

) replaccmcnt of the bamer if located outside the VDOT nght—of-way

~A noise mmgatron sheet will be provrded within any apphcable Site Plan subm.\ssxon. .

Thrs shcct will include the followmg mformauon.

a. A graphic illustrating the locanon desrgn details, and helght of the noise bamer
and identifying all building facadcs for whrch interior noise mitigation measures
will be provrded and ‘

b. A synopsrs of the recommendahons of the noise study/rcs

Prior to site plan approval for units in bu1ldmg R-1, the Apphcant shall demonstrate to
the satisfaction of DPWES that the maximum exterior noise level of DNL.75 dBA will,be
achieved for all facades of building R-1. Prior to issuance of RUPS for units in building

R-1, the Applicant shall demonstrate to the saIJsfacnon of DPWES that mtcnor noise
Jevels'shall not exceed 45 dBA. :

Plantmgs adjacent to the noise wall if built in the alternative location outside of the RPA N
shall be provided as mdrcated on the CDPA/FDPA and in coordmanon wrth the Urban

. Forcstcr Dmsron.

i In areas between the noise barrier and resrdcntral units, plantmgs shall be:
provided consistent with the Landscape Plan. Species that are selected for . .
planting shall be well suited to the conditions that will be present in'these areas”

(including shadmg from the bamer) and shall be sub_]cct to approval by the Urban -
Forester, - _ '

12



" ii. "In the area betwecn the noise bamer and West Ox Road, subject to approval by
- the Urban Forester and, where applicable, thé Virginia Department of
Tran5portat10n (VDOT), plantings shall be provided consistent in type and density -

with those identified on the Landscape Plan’ for areas betwecn the bamcr and
dwelhng umts. :

_1ii. If the barncr is not located in the nght—of—way, in the. unwoodcd areas bctween .
noise barrier and the right-of-way of 1-66 native species of trees shall be planted -
where such p]antmgs is determined appropriate by the Urban Forcstry Division.

The density of tree plantings shall be consistent with gmdance regandmg buffet
area restoration in the PFM. Section 12-0704 4.

K Thc Applicant shall dxsclosc to all 1mt1al rcs:dentxal purchascrs within the HOA
" documents that the developmcnt will include a noise wall. Maps depicting the locatxon

and height of the noise wall and prommlty to the individual units will be provided as part -

of said disclosure at the time of the contract execution for each such initial sale.
Notification of the height and location of the noise wall, as well as HOA mamtenance
reSpODSlblllt'y for it,’ shall also be prov1ded in. the HOA documents

" Paragraph 1c under Trails PCA 86-W 001-2, RZ 86-P- 089 CDPA sa-w-om-z shall be
revnsed to read as follows: ' . ,

lc. An cxght (8) foot wxde asphalt trail aJong Land Bay A's Falr Lake Parkway fnontage

‘Paragraph 2a under Trails PCA 86—W 001-2, RZ 86-P-089 CDPA 86-W-001-2 shall be
added to read as follows. .

28.‘ - At lcast one bicycle parkmg rack shall be prov:ded respcctwcly, at buﬂdlng R-l thhm |
' the R—2 buildings area and w1thm the reta1l parkmg lot.

Paragraph 4 shall be added under Tralls PCA 86-W-001-2 RZ 86-P-089,
CDPA 86-W-001-2 to read as follows:

4, A five (5) foot concretc sxdewalk shall be prov1dcd along East Market Strcct from Fair | ;
: Lakes Parkway to the western edge of Land Bay A. In addition to the sidewalks depicted
on the CDPA/FDPA, a sidewalk shall be provided along the western edge of Building S-

2 and sxdcwalks will be provxded on the ends of Tows of units along Beacon Grovc Road. ;& k3

| Paragraph 8 under Transportatlon PCA 86-W 001-2 RZ 86-P-089 CDPA 86—001-2 shall
~be rewsed to read as follows: ,

8. . Prior to the issuance of the first RUP or Non—RUP thc Apphcant shall constmct the
followmg road 1mprovemcnt8'

a  An castbound right rum/dece]eranon Jane into the western propcrty entrance on
 Fair Lakes Parkway;
‘b. An extension of the. westbound left turnldeceleratxon lane into the westem

pr0perty entrance on Falr Lakes Parkway;

13
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 Dual left tumi Janés onto nonhbound West Ox Road from Fair Lakes Parkway and

a modxﬁcanon of the traffic signal as determined by VDOT; in the event that
VDOT does not permit the dual left lanes the left turn Jane shall be extended to a
length deterrmned appropriate by VDOT;

The extension of eastbound right turn/dcceleratlon 1ane onto southbound Wcst 0x g
Road; and -

_The Apphcant shail submit a traffic si ignal warrant ana]yms and, if warranted,

désign and install a traffic signal at the main entrance to the site from Fair Lakes

Parkway at any point up to two years following the complete build out of the site .
-as.evidenced by the issuance of a tenant Non-RUP for the non-residential * '

buildings and RUPs for reSJdennal buildings. If at the end of: the two year period
after complete'build out VDOT has"determined that such'a si gnal is not’ ncccssary," '
thcApphcant shal] be releasedfrom th1$ obligation.—

Concunem_wm;_the-constmenon of m&eastcm—entranee—frem—Fax-Isakes—Pﬂsrkway-and pnor to

issuance of RUPs for thc buﬂdmgs in R-2, the Apphcant shall construct a right turn deceleration
- lane. '

Paragraph 10 under Transportatlon PCA 86-W-001-2 RZ 86-P—089 CDPA 86—W-001-2
- shall be revised to read as follows: '

10. Pnor to 1ssuancc of a RUP or Non-RUP a bus shelter s‘ha]] be provided on Fan' Lakes
© Parkwayina location to be determined by DOT. The Applicant shall maintain this bus

shelter. The maintenance responsxbllmes for the bus shelter shall be contamed in thc
"HOA documcnts. ‘

Paragraph 11 under Transportanon PCA 86-W-001-2 RZ 86-P 089, CDPA 86-W-001-2

will be met for Land Bay A by 8.e. above.

: Paragraphs 16-20 under Transportallon PCA 86-W-001-2 RZ 86-P- 089
- CDPA 86 'W-001-2 shall be revised to read as fOl]OWS’

16. - Right-of-way identificd on the COPA/FDPA for R.O.W. dedlcauon at 1-66 shall be-

dedicated to the County Board of Supervmors in fee simple upon record plat approval of -
the adjacent land or upon demand by Fairfax County, whichever occurs first. Prior to,

and until the begmmng of, construction of the I-66 improvements project requiring sald
right-of-way; thé Applicant may utilize said area for parking subject to a licensing - '
agreement with the County and/or VDOT. The Applicant, its successors or assigns, shall
bear the cost of the termination, vacation and removal of temporary parking spaces -
located in said right-of-way area. The Applicant shall dedicate an additional increment of
right-of-way approximately 20 feet in width as shown on Sheet 15 of the CDPA/FDPA, -

contingent upon VDOT acceptance of the noise attenuahon wall bemg locatcd within sald
_ addmonal mcrement of ri ght-of-way. :

17. Prior to issuance of 4 Non-RUP for Bm]dmg S-1, S-2, or S-3, or a RUP fof R-1 or R—2,

~travel ways to Fair Lakes Parkway . and Fair Lakes Circle via Roger Stover Drive shall be
constructed in conformancc wnh the Pubhc Facxhhcs Manual standards as depicted on

14



the CDPA/FDPA. In addmon the Apphcant shall provrde pubhc mgress—egress
easements for the internal streets and demonstrate the ability to access Roger Stover

. Drive to the west. The private streets within R-2 shall be-constructed in conformance
with the Pubhc Fac11mes Manual standards as depicted on the CDPA/FDPA. |

18.  Ancillary, temporary and permanent constructron easements pam]]el to the pmposed
o right of way reservation along the southern property line and no more than fifteen (15)
feet in width, shall be provided as necessary for the proposed public transportanon o
project on I—66 at no cost to the County Such easements shall not result in the petmanent

19. .. Resrdennal Dnveways in Land Bay A shal] bea rmmr.num of erghteen feetin length.

P

-20.  The East Market resrdentta] and non-resrdennal associations shall have the optton to '
' —*unimeﬂhe—Farr—Lakes—shutﬂese—long-as—rt m—m—operataen.

The Proffers/Development Conditions assocxated with PCA 86—W-001-6 PCA 86-P-089-3
FDPA 86- P-001-4, FDP 86-P-089, dated October 4, 1995, and approved by the Board d
Supemsors on October 30 1995 shall be deleted in their entlrety.

The Proffers/Development Condltlons assocrated wrth PCA 86-W-001-7 PCA 86-P-089-4,
FDPA 86-W-001-5, FDPA 86-P-089 dated July 11, 1997, and approved by the Board d
Supemsors on August 4, 1997, shall be deleted in thetr enhrety :

The ProlTers/Development Condltlons assocnated with PCA 86-W-001-9 ‘PCA 86-P-089-5 "
- ~—FDPA 86-W=-001-05-02-01, FDPA 86-P-089-02 dated September 18, 2002, and approved by L
the Board of Supemsors on September 23,2002, shall be deleted in thelr entirety c

Successors and Assigns. Each reference to "Applicant in this proffer statement shall 1ncludé
within its meaning, and shall be binding upon, Applicant's successor(s) in rnterest and/or the
developer(s) of the site or any portion of the site.

Counterparts -To facilitate executxon thrs Proffer Statement may be executed in as many .
counterparts as may be required. It shall not be necessary that the signature on behalf of all thc

~ parties to this Proffer Statement appear on each counterpart of this Proffer Statement. All
counterparts of thrs Proffer Statement shall collectively constttute a single mstmmcnt.

e everability.-Any of the secuons or mdmdual land bays may be Sllb_]CCt toa Proffered

" Condition Amendment ("PCA™).or FDPA without joinder and/or consent of the other sections 0: -

land bays, if such PCA or FDPA does not affect any other sections or land bays. Previously
approved proffered conditions or development conditions apphcable to the section(s) or land -
bay(s) not the subject of such a PCA or FDPA shall otherwrse remain in full forcc and effect. -

[SIGNATURES BEGIN ON' THE FOLLOWDIG PAGE]
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'ITI'LEOWNER

. Board of Superyisors of Faxrfax County, V1rg1ma

: .. By- | ‘%WS\*H_ -~

Anthony H, anﬁn,(da{}ny Exccutwe
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Government Center History

APPENDIX 5A

Applications Date Description
RZ 74-2-038 November 1, 1976 Rezoned 263 acres from RE-0.5 and RE-1
Districts to PDH-5 District.’
RZ 86-W-001 March 10, 1986 Rezoned 216.5 acres from R-1 and PDH-5
to PDC District for a mixed use
, development at 0.3346 FAR.2
PCA 86-W-001 August 3, 1987 Rezoned 0.03 acres from the PDH-5
CDPA 86-W-001-1 District and increased FAR to 0.3347.
FDP 86-W-001 Approved Land Bay A for a hotel and two
RZ 87-W-040 office buildings at 0.49 FAR.*
SE 87-P-116 May 31, 1988 Withdrawn. 4

PCA 86-W-001-2
CDPA 86-W-001-2
FDPA 86-W-001-1

August 1, 1988

Land swap with Fair Lakes for the 3.29
acres rezoned with RZ 86-P-089 for 2
acres in Land Bay A. Approved Land Bay

RZ 89-P-089 A for a hotel and two office buildings at
0.43 FAR®

CSP 86-W-001 June 20, 1990 Comprehensive sign plan for the Fairfax

CSP 86-P-089 County Government Center.®

PCA 86-W-001-3 April 8, 1991 Amended the recreation facilities in Land

PCA 86-P-089 Bay D.’

PCA 86-W-001-4
FDPA 86-W-001-2

December 7, 1992

Reduced proffered parking for Land
Bay C.°

PCA 86-W-001-5
FDPA 86-W-001-3
PCA 86-P-089-2

January 12, 1995

Withdrawn °

PCA 86-W-001-6
FDPA 86-W-001-4
PCA 86-P-089-3
FDP 86-P-089

October 30, 1995

Aegroved interim athletic fields in Land Bay
A

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

August 4, 1997

Redesigned Land Bay A stormwater
management pond and reconfigured the
hotel and office development at 0.43
FAR."

PCA 86-W-001-08

PCA 86-W-001-09

CDPA 86-W-001-03
FDPA 86-W-001-05-02-01
PCA 86-P-089-05

FDPA 86-P-089-02:

September 23, 2002

Transferred 25,000 SF from Land Bay C to
Land Bay A. Redesigned Land Bay A to
permit office and retail development at 0.45
FAR and 40% open space.'?

PCA 86-W-001-10

FDPA 86-W-001-05-02-02
PCA 86-P-089-06

FDPA 86-P-089-03

PCA 82-P-069-13

FDPA 82-D-069-14-03

January 26, 2004

Redesigned Land Bay A to permit retail
and residential development at 0.45 FAR
and 40% open space. Approved future
retail and parking for a portion of Land Bay
VB3 of Fair Lakes ."

1. On November 1, 1976, the Board of Supervisors approved RZ 74-2-038 to rezone 263
acres from the RE-0.5 (currently R-2) and RE-1 (currently R-1) Districts to the PDH-5
(Planned Development Housing — five dwelling units per acre) District. Land Bays B, C
and D of the Government Center were part of the original rezoning and later subject to
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RZ 86-W-001. A copy of the application is on file with the Zoning Evaluation Division of
the Department of Planning and Zoning.

On May 10, 1986, the Board of Supervisors approved RZ 86-W-001 to rezone 216.5
acres from the R-1 (Residential — one dwelling unit per acre), PDH-5 and WS Districts to
the PDC and WS Districts and approved a Conceptual Development Plan for a mixed use
development with an overall Floor Area Ratio (FAR) of 0.3346 (3,157,292 square feet)
and 49% open space. Land Bay A depicted office and hotel uses at 0.45 FAR and 40%
open space. Copies of the proffers and Conceptual Development Plan are on file with
the Zoning Evaluation Division of the Department of Planning and Zoning.

On August 3, 1987, the Board of Supervisors approved PCA 86-W-001,

CDPA 86-W-001-1, FDP 86-W-001 and RZ 87-W-040. The application rezoned 0.03
acres from PDH-5 to PDC to be incorporated in the Government Center development and
increased the FAR to 0.3347. Land Bay A was approved for a hotel and two office
buildings for a total of 695,000 square feet (0.49 FAR) and 40% open space. Copies of
the proffers, Conceptual/Final Development Plans and development conditions are on file
with the Zoning Evaluation Division of the Department of Planning and Zoning.

On May 31, 1988, a special exception request was withdrawn for Land Bay A to permit
stormwater detention in a floodplain.

On August 1, 1988, the Board of Supervisors approved PCA 86-W-001-2,

CDPA 86-W-001-2, FDPA 86-W-001-1 and RZ 86-P-089, which effectuated a land swap
with Fair Lakes Partnership for the incorporation of the 3.29 acres rezoned as part of

RZ 86-P-089 into Land Bay A and the deletion of two acres from RZ 86-W-001 on the
western portion of Land Bay A to be incorporated into the Fair Lakes development. In
addition, the applications transferred intensity from Land Bay A to Land Bay C to increase
the Government Center facility to 1,024,014 square feet and decrease the
commercial/office uses in Land Bays A and B to 1,414,592 square feet. The overall
Government Center development was increased to 3,171,786 square feet (0.3347 FAR).
Land Bay A was approved for 642,926 square feet (0.43 FAR) of development consisting
of a ten-story hotel and two office buildings. Copies of the proffers, Conceptual/Final
Development Plan Amendment are contained in Appendix 7.

On June 20, 1990, the Board of Supervisors approved CSP 86-W-001 and

CSP 86-P-089, for a comprehensive sign plan (CSP) for the Fairfax County Government
Center to show the location, type and size of signs permitted in Land Bays A, B, C and D.
Copies of the conceptual sign plan and conditions are on file with the Zoning Evaluation
Division of the Department of Planning and Zoning.

On April 8, 1991, the Board of Supervisors approved PCA 86-W-001-3 and

PCA 86-P-089, to revise the management and ownership structure of the recreation
facilities in Land Bay D. Copies of the proffers are on file with the Zoning Evaluation
Division of the Department of Planning and Zoning.

On December 7, 1992, the Board of Supervisors approved PCA 86-W-001-4 and

FDPA 86-W-001-2, to amend the proffers to reduce the proffered parking in Land Bay C.
Copies of the proffers, Conceptual/Final Development Plans and development conditions
are on file with the Zoning Evaluation Division of the Department of Planning and Zoning.

On January 12, 1995, PCA 86-W-001-5, FDPA 86-W-001-3 and PCA 86-P-089-2, which
proposed three options for residential development in Land Bay A, were withdrawn.

On October 30, 1995, the Board of Supervisors approved PCA 86-W-001-6,
FDPA 86-W-001-4, PCA 86-P-089-3 and FDP 86-P-089, to permit the construction of
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temporary athletic fields in Land Bay A on the western portion of the site until the
approved hotel was constructed. Copies of the proffers, Conceptual/Final Development

Plans and development conditions are on file with the Zoning Evaluation Division of the
Department of Planning and Zoning.

On August 4, 1997, the Board of Supervisors approved PCA 86-W-001-7,

FDPA 86-W-001-5, PCA 86-P-089-4 and FDPA 86-P-089, to permit a redesign of Land
Bay A to modify the stormwater management pond into a two-phase stormwater
management pond system and to reconfigure the hotel and office development for a total
development of 624,926 square feet (0.43 FAR) and 40% open space. Copies of the
proffers, Conceptual/Final Development Plans and development conditions are on file
with the Zoning Evaluation Division of the Department of Planning and Zoning.

On September 23, 2002, the Board of Supervisors approved PCA 86-W-001-08 to
transfer 25,000 square feet of intensity from Land Bay C to Land Bay A. The application
was approved concurrently with PCA 86-W-001-09, CDPA 86-W-001-03,

FDPA 86-W-001-05-02-01, PCA 86-P-089-05 and FDPA 86-P-089-02 to redesign Land
Bay A to permit office and retail development at 0.45 FAR and 40% open space. Copies
of the proffers, Conceptual/Final Development Plan and development conditions are
contained in Appendix 8 and are the proffers, development conditions and plans that
currently govern Land Bay A.

On January 26, 2004, the Board of Supervisors approved PCA 86-W-001-10,FDPA 86-
W-001-5-2-2, PCA 86-P-089-6, FDPA 86-P-089-3, and PCA 82-P-069-13 (with the
Planning Commission having previously approved FDPA 82-D-069-14-3 on January 22,
2004) for a 35.5 acre mixed-use development. The application property included Land
Bay A (34.08 acres) of the Government Center and a portion of Land Bay VB3 (1.45
acres) of Fair Lakes. PCA 86-W-001-10/FDPA 86-W-001-5-2-2; PCA 86-P-089-6/FDPA
86-P-089-3amended the proffers and Conceptual/Final Development Plan associated
with RZ 86-P-089 (3.29 acres) and a portion of RZ 86-W-001 (30.79 acres), which are
collectively known as Land Bay A (Tax Map 56-2 ((1)) 15) of the Government Center
zoned PDC and WS Districts. The Board of Supervisors approved a mixed-use
development consisting of residential uses; retail and other related non-residential uses.
Specifically, 190 multi-family units within either one or two buildings (R-1) and between
60,000 to 120,000 square feet of retail uses within either two or three buildings (S-1, S-2,
S-3) on the western portion of the site and210 stacked "townhouse" units (including 13
affordable dwelling units) on the eastern portion of the site (R-2). The western multi-
family would consist of either one four-story building (49 feet in height) with underground
parking or two ten-story buildings (100 feet in height) with the first two levels as parking.
Either western multi-family building option would result in the same number of
units/square footage, since the two ten-story buildings would have a smaller footprint
than the four-story building. The entire development consisted of 400dwelling units (11.8
dwelling units per acre), including 13 affordable dwelling units and 40% open space.
Chesapeake Bay Exception #026133 was also approved by the Board of Supervisors to
permit encroachment into the RPA for the proposed noise wall, roads, parking areas,
stormwater management facility, trails and utilities. PCA 82-P-069-13 and FDPA 82-D-
069-14-3 amended the proffers and CDP/FDP for the 1.45 acre portion (Tax Map 55-2
((1)) 14B1 pt.) of Land Bay VB3 of Fair Lakes (RZ 82-P-069) that is zoned PDC and WS
and located adjacent to Land Bay A for additional future retail and parking. Final design
of the parking and retail would require additional approval for Tax Map 55-2 ((1)) 14B1 pt,
but would not necessarily require concurrent approval for Land Bay A. The proffers for
PCA 86-W-001-2, CDPA 86-W-001-2,FDPA 86-W-001 and RZ 86-P-089 as amended by
PCA 86-W-001-08 and PCA 86-W-001-10 and PCA 86-P-089-06 currently governs Land
Bay A. The CDPA/FDPA approved with PCA 86-W-001-10, FDPA 86-W-001-5-2-2,

PCA 86-P-089-6 and FDPA 86-P-089-3 currently governs Land Bay A.



APPENDIX 6

County of Fairfax, Virginia

MEMORANDUM

DATE October 29, 2010

TO: Regina Coyle, Director
Zoning Evaluation Division, DPZ

FROM: Pamela G. Nee, Chief GH A
Environment and Development Review Branch, DPZ

SUBJECT: Land Use Analysis & Environmental Assessment: PCA 86-W-001-11
Jefferson at Fairfax Corner, LLC

The memorandum, prepared by John Bell, includes citations from the Comprehensive Plan that
provide guidance for the evaluation of the development plan as revised through

September 23, 2010. The extent to which the application conforms to the applicable guidance
contained in the Comprehensive Plan is noted. Possible solutions to remedy identified issues
are suggested. Other solutions may be acceptable, provided that they achieve the desired
degree of mitigation and are also compatible with Plan policies.

DESCRIPTION OF THE APPLICATION

The applicant, Jefferson at Fairfax Corner, LLC, seeks to develop the subject property under
the existing Planned District Commercial (PDC) zoning district with 270 multi-family ‘
dwelling units. All of the proposed dwelling units will be offered under the affordable
dwelling unit program in two categories. Approximately forty-seven percent of the dwelling
units will be affordable to households at 50-60 percent of the Average Median Income (AMI)
of the Washington, D.C. Metropolitan Statistical Area. The remaining dwelling units will be
affordable to households at 80-100 percent of the AMI. The proposed development will be
located on approximately 8.12 acres of land with direct access from Monument Drive. The
proposed building will have a height of approximately 55 feet. The proposed development will
have 433 parking spaces for a development which would require 432 according to current
Zoning Ordinance standards. The majority of these spaces will be located underground. The
development will have approximately 61% open space. An 8-foot wide woodchip trail will be
provided in the stream valley area. A 5-foot wide sidewalk will be provided along the property
frontage on Monument Drive. The applicant is seeking a waiver to permit the use of
underground detention in order to meet their stormwater management requirements.

Department of Planning and Zoning
Planning Division
12055 Government Center Parkway, Suite730

Fairfax, Virginia 22035-5509 ;
Phone 703-324-1380 2 <
Excellence * Innovation * Stewardship Fax 703-324-3056 PLANNING

Integrity * Teamwork * Public Service : www.fairfaxcounty.gov/dpz/ &ZONING
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LOCATION AND CHARACTER OF THE AREA

The subject property is located in Sub-unit P1 of the Fairfax Center Area. Surrounding
properties are all zoned to the PDC district. Properties to the north and east include a mix of
residential, commercial retail and office uses. The Fairfax County Government Center is
located south and west of the subject property. The area between the subject property and the
Government Center is bisected by a portion of the headwaters of Difficult Run. This area is
designated as a Resource Protection Area (RPA) and Environmental Quality Corridor (EQC).

COMPREHENSIVE PLAN CITATIONS:

Fairfax County Comprehensive Plan, Area III, 2007 Edition, Fairfax Center Area, as amended
through October 19, 2010, Sub-Unit P1, Land Use Recommendations, page 92:

“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 14 and H2
mentioned above are planned for office-mixed-use and the overall FAR should not exceed .35.

Buffering measures should be incorporated to mitigate potential impacts on adjacent residential
communities. Pedestrian linkages to the Government Center and Fairfax Center core area are

essential to the achievement of the objectives of the Plan.”

Environment

Fairfax County Comprehensive Plan, Policy Plan, 2007 Edition, Environment section as
amended through July 27, 2010, pages 7-16:

“Objective 2 Prevent and reduce pollution of surface and groundwater resources.
Protect and restore the ecological integrity of streams in Fairfax

County. .. ..
Policy d. Preserve the integrity and the scenic and recreational value of EQCs when

locating and designing storm water detention and BMP facilities. In
general, such facilities should not be provided within EQCs unless they
meet one of the following conditions:

. They are consistent with recommendations of a watershed management

plan that has been adopted by the Fairfax County Board of Supervisors;
or

« They will:

o Either:

0:\2010_Development_Review_Reports\ Rezonings\ PCA_86-W-001 -11_Jefferson@Fairfax_Corner_envlu.doc
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PCA 86-W-001-11
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Policy k.

o Be more effective in protecting streams and better support goals
of watershed management plans than stormwater management
measures that otherwise would be provided outside of EQCs; or

o Contribute to achieving pollutant reduction necessary to bring
waters identified as impaired into compliance with state water
quality standards or into compliance with a Municipal Separate
Storm Sewer System (MS4) permit in a manner that would be
more effective and/or less environmentally-disruptive than
approaches that would be pursued outside of EQCs;

and

o Replace, enhance and/or be provided along with other efforts to
compensate for any of the EQC purposes, as described in

Environmental Objective 9, Policy a below, that would be affected
by the facilities.

When stormwater management facilities within the EQC are determined to
be appropriate, encourage the construction of facilities that minimize
clearing and grading, such as embankment-only ponds, or facilities that are
otherwise designed to maximize pollutant removal while protecting,
enhancing, and/or restoring the ecological integrity of the EQC. . ..

For new development and redevelopment, apply better site design and low
impact development (LID) techniques such as those described below, and
pursue commitments to reduce stormwater runoff volumes and peak flows,
to increase groundwater recharge, and to increase preservation of
undisturbed areas. In order to minimize the impacts that new development
and redevelopment projects may have on the County’s streams, some or all
of the following practices should be considered where not in conflict with
land use compatibility objectives:

- Minimize the amount of impervious surface created. . . .

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

- Apply nonstructural best management practices and bioengineering

practices where site conditions are appropriate, if consistent with County
requirements. . . .

- Maximize the use of infiltration landscaping within streetscapes
consistent with County and State requirements. . . .

0:\201 O_Development_Review_Reports\ Rezonings\ PCA_86-W-001 -11_Jefferson@Fairfax_Corner_envlu.doc
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Development proposals should implement best management practices to reduce runoff
pollution and other impacts. Preferred practices include: those which recharge groundwater
when such recharge will not degrade groundwater quality; those which preserve as much
undisturbed open space as possible; and, those which contribute to ecological diversity by the

creation of wetlands or other habitat enhancing BMPs, consistent with State guidelines and
regulations. . . .

Programs to improve water quality in the Potomac River/Estuary, and Chesapeake Bay
will continue to have significant impacts on planning and development in Fairfax County.
There is abundant evidence that water quality and the marine environment in the Bay are

deteriorating, and that this deterioration is the result of land use activities throughout the
watershed. ‘

In order to protect the Chesapeake Bay and other waters of Virginia from degradation
resulting from runoff pollution, the Commonwealth has enacted regulations requiring localities
within Tidewater Virginia (including Fairfax County) to designate "Chesapeake Bay
Preservation Areas", within which land uses are either restricted or water quality measures

must be provided. Fairfax County has adopted a Chesapeake Bay. Preservation Ordinance
pursuant to these regulations. '

The more restrictive type of Chesapeake Bay Preservation Area is known as the
“Resource Protection Area (RPA).” With a few exceptions (e.g. water wells, recreation,
infrastructure improvements, "water dependent" activities, and redevelopment), new

development is prohibited in these areas. In Fairfax County, RPAs include the following
features: -

. water bodies with perennial flow;

. tidal wetlands;

. tidal shores;

. nontidal wetlands contiguous with and connected by surface flow to tidal wetlands
or water bodies with perennial flow;

. abuffer area not less than 100 feet in width around the above features; and

«  as part of the buffer area, any land within a major floodplain.

The other, less sensitive category of land in the Preservation Areas is called the
"Resource Management Area (RMA)." Development is permitted in RMAs as long as it meets
water quality goals and performance criteria for these areas. These goals and criteria include
stormwater management standards, maintenance requirements and reserve capacity for on-site
sewage disposal facilities, erosion and sediment control requirements, demonstration of
attainment of wetlands permits, and conservation plans for agricultural activities. In Fairfax
County, RMAs include any area that is not designated as an RPA. . . .

0:\2010_Development_Review_Reports\ Rezonings\ PCA_86-W-001-11_Jefferson@Fairfax_Corner_envlu.doc



Regina Coyle
PCA 86-W-001-11
Page 5

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

Policy a. Ensure that new development and redevelopment complies with the
County's Chesapeake Bay Preservation Ordinance. . . .

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: 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. This may include: habitat for species that have been
identified by state or federal agencies as being rare, threatened or
endangered; rare vegetative communities; unfragmented vegetated
areas that are large enough to support interior forest dwelling
species; and aquatic and wetland breeding habitats (i.e., seeps, vernal .
pools) that are connected to and in close proximity to other EQC
areas.

Connectivity: This segment of open space could become a part of a
corridor to facilitate the movement of wildlife and/or conserve
biodiversity. This may include natural corridors that are wide
enough to facilitate wildlife movement and/or the transfer of genetic
material between core habitat areas.

Hydrology/Stream Buffering/Stream Protection: The land provides,
or could provide, protection to one or more streams through: the
provision of shade; vegetative stabilization of stream - banks;
moderation of sheet flow stormwater runoff velocities and volumes;
trapping of pollutants from stormwater runoff and/or flood waters;
flood control through temporary storage of flood waters and
dissipation of stream energy; separation of potential pollution
sources from streams; accommodation of stream channel
evolution/migration; and protection of steeply sloping areas near
streams from denudation.

Pollution Reduction Capabilities: Preservation of this land would
result in significant pollutant reductions. Water pollution, for
example, may be reduced through: trapping of nutrients, sediment

~ and/or other pollutants from runoff from adjacent areas; trapping of

0:\2010_Development_Review_Reports\ Rezonings\ PCA_86-W-001-11_Jefferson@Fairfax_Corner_envlu.doc
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nutrients, sediment and/or other pollutants from flood waters;
protection of highly erodible soils and/or steeply sloping areas from

denudation; and/or separation of potential pollution sources from
streams.

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 valleys. 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 valleys; and

- All the land within a corridor defined by a boundary line which is 50
feet plus 4 additional feet for each % slope measured perpendicular
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.”

Fairfax Counfy Comprehensive Plan, 2007 Edition, Policy Plan, Environment, as amended
through July 27, 2010, pages 19-21:

“Objective 13:

Policy a.

Design and construct buildings and associated landscapes to use energy
and water resources efficiently and to minimize short- and long-term
negative impacts on the environment and building occupants.

Consistent with other Policy Plan objectives, encourage the application of
energy conservation, water conservation and other green building practices
in the design and construction of new development and redevelopment
projects. These practices can include, but are not limited to:

- Environmentally—sénsitive siting and construction of development.

- Application of low impact development practices, including
minimization of impervious cover (See Policy k under Objective 2 of
this section of the Policy Plan).

0:\2010_Development_Review_Reports\ Rezonings\PCA_86-W-001-11_Jefferson@Fairfax_Corner_envlu.doc
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Optimization of energy performance of struétures/energy—efﬁcient
design.

Use of renewable energy resources.

Use of energy efficient appliances, heating/cooling systems, lighting
and/or other products.

Application of water conservation techniques such as water efficient
landscaping and innovative wastewater technologies.

Reuse of existing building materials for redevelopment projects.

Recycling/salvage of non-hazardous construction, demolition, and
land clearing debris.

Use of recycled and rapidly renewable building materials.

Use of building materials and products that originate from nearby
sources.

Reduction of potential indoor air quality problems through measures
such as increased ventilation, indoor air testing and use of low-
emitting adhesives, sealants, paints/coatings, carpeting and other
building materials.

Encourage commitments to implementation of green building practices through certification
under established green building rating systems (e.g., the U.S. Green Building Council’s
Leadership in Energy and Environmental Design (LEED®) program or other comparable
programs with third party certification). Encourage commitments to the attainment of the
ENERGY STAR® rating where applicable and to ENERGY STAR qualification for homes.
Encourage the inclusion of professionals with green building accreditation on development
teams. Encourage commitments to the provision of information to owners of buildings with

green building/energy efficiency measures that identifies both the benefits of these measures
and their associated maintenance needs.

Policy b.

Ensure that zoning proposals for nonresidential development and zoning
proposals for multifamily residential development of four or more stories
within the Tysons Corner Urban Center, Suburban Centers, Community
Business Centers and Transit Station Areas as identified on the Concept
Map for Future Development incorporate green building practices sufficient
to attain certification through the LEED program or its equivalent, where
applicable, where these zoning proposals seek at least one of the following:

Development in accordance with Comprehensive Plan Options;

0:\2010_Development_Review_Reports\ Rezonin gs\PCA_86-W-001-11_Jefferson@Fairfax_Corner_envlu.doc
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. Development involving a change in use from what would be allowed
as a permitted use under existing zoning;

. Development at the Overlay Level; or

o Development at the high end of planned density/intensity ranges.
For nonresidential development, consider the upper 40% of the range
between by-right development potential and the maximum Plan
intensity to constitute the high end of the range. . . .

Policy d. Promote implementation of green building practices by encouraging
commitments to monetary contributions in support of the county’s
environmental initiatives, with such contributions to be refunded upon
demonstration of attainment of certification under the applicable LEED
rating system or equivalent rating system.

Policy e. Encourage energy conservation through the provision of measures which
support nonmotorized transportation, such as the provision of showers and
lockers for employees and the provision of bicycle parking facilities for
employment, retail and multifamily residential uses.”

COMPREHENSIVE PLAN MAP: Fairfax Center Area

LAND USE ANALYSIS

The current development plans and proffers propose the construction of a 270 unit multi-
family building. The applicant is proposing that 100% of the proposed units will be affordable
housing. Given that the proposed development is located in a designated mixed use center,
Fairfax Center Area, of the Comprehensive Plan, to be in conformance with the Policy Plan
guidance on green buildings, the four-story structure should be certified as a green building
under an applicable Leadership in Energy and Environmental Design (LEED) rating system or
third party equivalent program. While the applicant has indicated that the development will
attain green building certification, staff feels that the applicant should provide a clear
commitment including details on how the USGBC’s approach or the Earthcraft House
approach to green building certification will be achieved. With the exception of the
deficiencies noted regarding green building commitments, staff feels that the application is in
general conformance with Comprehensive Plan guidance for the proposed development.

Issue: Use and Intensity. The proposed 270-unit multi-family housing development consists
of 100% affordable dwelling and workforce housing units. The subject property makes up a
portion of Sub-unit P1 of the Fairfax Center Area which is planned for office-mixed-use with a
maximum -overall floor area ratio of .35. The proposed residential development conforms to
the basic land use and intensity recommendations of the Comprehensive Plan for this area.
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Issue: Height Limits. The applicant is proposing a building height of 55 feet, which is
generally consistent with other uses at this location as well as the adjacent residential uses.
Therefore, this issue has been adequately addressed.

Issue: Pedestrian Circulation The GDP’s Pedestrian Circulation Plan depicts circulation on
the site as well as connections offsite. Internal circulation and offsite connections appear to be
adequate. Staff feels that this issue has been adequately addressed.

ENVIRONMENTAL ANALYSIS

This section characterizes the environmental concerns raised by an evaluation of this site and
the proposed development. Solutions are suggested to remedy the concerns that have been
identified by staff. There may be other acceptable solutions. Particular emphasis is given to

opportunities provided by this application to conserve the county’s remaining natural
amenities.

Issue: Water Quality Control. The applicant is proposing an underground detention facility
to collect runoff from the proposed development. The proposed underground detention facility
will require waiver approval from the Department of Public Works and Environmental
Services (DPWES). The outfall from this proposed facility will be directed to a portion of the
Difficult Run headwaters located immediately adjacent to the property. This area is designated
as both a Resource Protection Area (RPA) and Environmental Quality Corridor (EQC). The
only other proposed encroachment into this area is part of a connection to the existing trail
system in this area. Trails may be located within an RPA and EQC. Any final determination
regarding the approval of the underground detention waiver or adequacy of proposed
stormwater management facilities will be determined by staff in DPWES. Staff feels that this
issue has been adequately addressed.

Issue: Green Building. The proposed multi-family dwelling which is being proposed in
Fairfax Center Area is subject to the Policy Plan guidance on green buildings. To be in
conformance with the green building policy, the applicant should obtain LEED certification or
an equivalent third party certification for the building. The applicant has provided two proffer
options for meeting this policy. Staff feels that either the USGBC’s LEED option or
certification by the EarthCraft House program would be acceptable. However, the proffer does
not specify an enforcement mechanism for implementation. Applicants have consistently
committed to posting an escrow for LEED certification. To avoid posting an escrow for LEED
certification, some applicants have committed to pre-certification of LEED Silver under the
Core and Shell program or LEED Silver through design review process under the New
Construction program. For Earthcraft House certification, applicants have committed to
demonstrate certification prior to issuance of Residential Use Permit (RUP) for each dwelling
unit. The current proffer only states that LEED certification or Earthcraft House certification
will be selected at site plan submission. Without identification of an enforcement mechanism
for implementation, staff finds the proposed green building proffer unacceptable. This issue
remains outstanding.

PGN: JRB
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ADDITIONAL PLAN CITATIONS

In the Fairfax County Comprehensive Plan, 2007 Edition, Area III, Fairfax Center Area, as
amended through October 19, 2010, Area Wide Recommendations, on page 14-18, the Plan
states:

“LAND USE

The Fairfax Center Area Plan recommends a range of development levels to guide
development within the land units of the area. To obtain the more intense uses and greater
‘densities, applicants must provide commensurate facilities and amenities. To develop the land
to its fullest potential at the overlay level, parcel consolidation must be achieved. It is intended
that such parcel consolidations will provide for projects that function in a well-designed,
efficient manner and provide for the development of unconsolidated parcels in conformance
with the Fairfax Center Area Plan.

Mixed-use developments are encouraged within the Suburban Center area of Fairfax Center.
Design review mechanisms are used to implement Plan recommendations in order to assure a
standard of excellence for development throughout the area.

All land uses should reinforce the overall goals and objectives of the Plan in both their type
and arrangement and should relate positively to the transportation and existing and proposed

open space systems, as well as to one another, in order to achieve the highest collective Plan
quality.

Existing stable neighborhoods should be preserved, enhanced, and reinforced. Infill
development in these neighborhoods should be of a compatible use, type, and intensity in
accordance with the guidance provided by the Policy Plan under Land Use Objectives 8 and
14. The Fairfax Center Area includes areas not scheduled for the expansion of public sewer.
Part of Difficult Run is included in this non-sewer area, a policy reaffirmed by the Board of
Supervisors in May 1989.

Existing spot commercial uses along Routes 29 and 50 are inconsistent with the land use
objectives for the Fairfax Center Area and should not be expanded or enhanced. With the
exception of the planned retail center and the planned office use at the northeast and northwest
quadrants respectively, of West Ox Road and Route 29, and land planned for office use in
Sub-unit Ul, no additional land should be used for commercial purposes along Route 29 in
Land Units L, M, O, R, S, T, or U. Along Route 50, no additional commercial uses should-be
allowed west of the Suburban Center Core Area in Land Units E and D along the south side of
Route 50, and west of Land Unit A along the north side of Route 50. In addition, retail centers
should only be sited in planned retail center locations. '

In the Fairfax Center Area, the overlay level should be considered the maximum allowable
density/intensity. Densities/intensities above the overlay level, utilizing PDH bonus provision
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or other bonus (except as permitted under the Affordable Dwelling Unit Ordinance) shall not
be allowed.

Open space definition through the planning of the continuous linear park along Monument
Drive and the east-west subconnector and other pedestrian/bicycle systems throughout the area
is desirable; these systems buffer development clusters and provide recreational and
transportation opportunities. Fairfax County currently encourages the formation of stream
valley parks, and actively pursues a policy of the protection of environmental quality corridors.

Buffers

Buffer needs between potentially incompatible land uses can occur at various scales -

area-wide and land unit specific. At the area-wide scale, the buffer mechanism can be land use
types and/or intensities planned in positive relationships to one another. It is expected that
transitions and buffers will occur so that the peripheral land uses of the area would be _
compatible in type and intensity to the adjoining areas outside the area confines so that existing
residential neighborhoods will be protected. At an individual land unit scale, land use

buffering should be encouraged wherever possible. The use of setbacks, berms, and vegetative
or structural (walls and fences) screens at this scale is recommended as a buffer treatment.

Planting and Landscaping

In addition to preserving natural vegetation through EQC implementation and enforcement of
the Tree Preservation and Planting requirements of the Erosion and Sedimentation Control and
Conservation Ordinance, the Fairfax Center Area should use planting guidelines that will
enhance the quality of development and make this area unique. To assure quality plantings,
the following considerations are appropriate: ’

Provide An Appropriate Design. Planting design must be appropriate in the choice of plant
materials and their uses. The size, form, texture and color of plants should relate to the
surrounding plants and architecture. They should also relate to the functional use of the plant.
The functional uses of a plant generally include:

*  Architectural uses - such as privacy control, screening objectionable views,
and space articulation;

. Engineering uses - such as glare, reflection, traffic, sound, and soil erosion controls;

. Climate control - such as sunlight, wind and temperature controls which are related to
energy conservation measures; and

. Aesthetic uses - such as softening hard architecture, framing a view, and emphasizing
a place (such as site entry zone, building entry area).
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Planting design should strive to achieve fulfillment of the above listed functional uses, so
that appropriate choice of plants can be made.

Create A Theme For The Area. Dominant tree species in greater quantity than any
other may be used in all major spaces to ensure unity and continuity in a planting design:
Smaller trees and shrubs, particularly flowering species may be repeated throughout the
entire area. Through this repetition of plant use, a main theme may be created for the
Fairfax Center Area, which will provide an effective impression and project a positive
image of the area. However, to.set certain areas apart or to create desired emphasis or to
relieve monotony, some variation of species and special landscape treatment is
encouraged. This may occur, for instance, at a site entry zone or building entry area.

Achieve immediate effects of planting. Large plants should be used to achieve
reasonably immediate effects of planting particularly for screening and buffering
purposes. All evergreen trees for screening and buffering purpose should be at least 6
feet tall. Deciduous trees should be at least 2.5 inch caliper. In the area of commercial
and office uses, the planting of a few trees of 4 inch caliper or more at important
locations should be encouraged.

An applicant should submit a planting plan incorporating the above considerations for

review. Planting plans should be provided for the following specific areas where
applicable:

. Major and minor streets;

. Parking lots;

. Screening/buffering;

. Site entry zone/Building entry area;

. Major plaza/Minor plaza; and

. Other public open spaces.

Planting design for major streets and minor streets should use major shade trees which
have the following characteristics: high branching, fast growing, tolerant of city
conditions and four seasonal interest, particularly good fall color. The plantings of
flowering trees are encouraged along minor streets. All plantings within future Virginia
Department of Transportation (VDOT) rights-of-way must conform to VDOT standards.
Planting design for parking lots and screening/buffering should be, at a minimum, in

accordance with the Landscaping and Screening Ordinance. Shade trees should be used
in parking lots for energy conservation purposes.
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Planting design for site entry zones, building entry areas, and plazas requires special
landscape treatments. Seasonal visual interest should be emphasized by using
ornamental plant materials.

Energy Efficient Planning and Design

Energy conservation methods must be incorporated in all land use decisions. Energy
conservation can be achieved in two major ways - through land use mixes that minimize the

need for transportation between uses, and through the siting and construction of buildings and
street to provide solar access and energy conservation.

Mixed-use development saves energy. Locating employment, commercial, residential and
recreational uses within close proximity to one another is highly energy efficient, especially
with densities high enough to support mass transportation. Consequently, mixed-use and
concentrated developments are encouraged within portions of the Fairfax Center Area for their
energy saving potential. Notwithstanding the foregoing, considerations of energy saving

potential shall not supersede the parameters of allowable intensity of development set forth
herein.

Careful site planning is not only cost efficient in regard to energy consumption, but also cost
effective for developers in regard to site work. This cost benefit results from working with
existing land forms, minimizing the need for extensive earthwork. Retention of natural
features and flexible site planning should be encouraged for their energy saving potentials.
Heating and cooling needs of residential and commercial structures can be greatly reduced
through the employment of various siting and construction techniques. A well-insulated and
sited house can reduce energy needs by as much as 70 percent.

Various siting considerations should be considered when locating structures to use the most
efficiently alternative energy sources and systems. Solar energy can be used in both active and
passive systems. Techniques that should be encouraged include the following:

. Buildings should be clustered. This reduces the amount of roads required as well as
length of power and sewer lines needed to serve the development. Cluster
development should be encouraged not only for these efficiencies, but also for its
ability to preserve the natural environment by reducing land requirements;

. In most conventional developments, streets should be designed to run from east to
west so that building lots run from north to south and thus maximize the extent of
solar access (glass oriented to the sun);

. South facing slopes allow greatest potential for solar access. Development of these
slopes first should be encouraged;

. The opportunity for buildings and accessory units to receive solar access must be
assured and protected,;
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Use of active and passive solar heating and cooling systems should be permitted
and encouraged; '

Standardized setback and orientation requirements are not always energy efficient.
Flexibility in siting and building orientation is strongly encouraged;

Arrangement of buildings should take advantage of access to natural cooling
breezes in the summer;

Vegetation, landforms and structures should be used to channel summer breezes
and to buffer structures from winter winds;

Parking lots, paved areas, streets and buildings should be shaded by trees or
structures to reduce temperatures in the summer; and

Cold air drains toward low topographic spots. Buildings should be discouraged in
these areas as they would require excess energy for winter heating.

In addition, employment of various construction techniques can greatly reduce energy
consumption. Included in these are the following:

Energy efficient building types should be encouraged. Certain building types are
innately more energy efficient than others. These include multi-family housing,
structures which share a common wall, and earth-integrated structures;

Window placement and the extent of exterior wall surface can also affect energy
consumption. There should be minimal placement of glass on the northwestern
sides of buildings. Consideration should be given to the use of double- and

triple-glazed glass in order to reduce energy consumption. These issues should be
considered in building design;

The reaction of different colors and materials to heat and light varies. Use of those
materials and colors that are most energy efficient should be encouraged; and

Sufficient insulation, weather stripping and thermal glazing must be encouraged.

The following energy conservation measures are inherent in sensitive site planning and
design practices: :

Locate maximum number of units in warm slope areas. Warm slopes include
eastern, western, southeastern, southern and southwestern slopes. These slopes
provide better habitats for people since they receive more solar heat in the winter
and cooler breezes in the summer. For these reasons it is suggested that maximum
number of units and higher intensity development be located on the warm slopes,
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particularly on southeastern, southern and southwestern slopes. Cold slopes include
northern, northeastern, and northwestern slopes, and are more appropriate for less

intensive development. If a site has limited or no warm slopes, this criteria would
not be applicable;

Provide proper solar orientation for majority of units. Proper solar orientation is a
basic requirement for proper solar access and is necessary for buildings
incorporating active or passive solar technologies. Proper solar orientation is
equally important for a properly weatherproofed conventional building to obtain
significant energy savings. In Fairfax County, proper solar orientation occurs when
the main axis of a building is perpendicular to a line no more than 22°-30° from due
south. The use of east-west street alignments (within a range of 25°north or south
of a due east-west direction) will facilitate the provision of proper solar oriented
lots and is suggested as the first attempt in site layout to achieve proper solar
orientation for a majority of units; '

Protect solar access for all units. Solar access is necessary for buildings
incorporating active or passive solar technologies. It is also important for a
conventionally designed building to have access to winter sunlight. To develop
solar access and shadow diagram, one may refer to information in the Architectural
Graphic Standards and other energy site planning related books;

Encourage greater use of active and passive solar energy. The use of active solar
energy equipment, facilities and devices should be encouraged to the extent
possible. Their design and location should be well considered so as not to create an

unsightly view. Passive architectural design measures such as glazing methods and
shading devices should be encouraged; and

Provide energy-conscious planting. There are two major aspects of this kind of
planting:

- Shading of parking lots and other large paved areas to reduce the cooling
demands of adjacent buildings. Shaded parking lots are also welcomed by
motorists in the summer.

- Providing summer shade and winter warmth by using deciduous trees, and
protecting the north facade with an evergreen windbreak.
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County of Fairfax, Virginia

MEMORANDUM

November 5, 2010

TO: Suzie Zottl, Staff Coordinator
Zoning Evaluation Division, DPZ

FROM: Hugh Whitehead, Urban Forester II W
Forest Conservation Branch, DPWES

SUBJECT: Residences at the Government Center
PCA 86-W-001-11 and FDPA 86-W-001-06

1. Comment: The plan proposes significant tree save area, in the west end of the site, which is not
proposed for protection in a conservation easement.

Recommendation: Request that all areas on the site protected as tree save areas be proposed for
protection in perpetuity as conservation easements.

2. Comment: Open areas are shown west and south of the temporary turn around and south of the
parking lot south of the buildings. These areas are outside of the access loop and within the
limits of clearing and grading. These areas are shown to be cleared, but only portions of these
cleared areas are proposed for replanting, as indicated on the landscape plan. It is assumed that
maintained grass is proposed for these areas. The County's environmental vision encourages the
implementation of practices that result in a cleaner and healthier environment benefiting
residents and the region's biological diversity. Natural landscaping techniques use, among other
practices, biodegradable mulch and reduced lawn areas to create diverse landscapes, reduce
maintenance, enhance air and water quality, and conserve resources.

Recommendation: Require that all cleared areas outside of the access loop be replanted with
trees and shrubs to minimize turf areas and reduce mowing. To minimize the cost of
reforestation, 3-yr seedlings in 4-foot tall protective tubes could be used over 50 percent of the
area to be replanted. To aid in stabilization, seed the area using a native grass seed mix.

HCW/
UFMID #: 155146

ccC: Anna Bentley, Planner III, Planning and Development Division, FCPA
RA File
DPZ File
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County of Fairfax, Virginia

MEMORANDUM

DATE: January 28, 2011

TO: Regina Coyle, Director
Zoning Evaluation Division
Department of Planning and Zoning

Site Analysis Section
Department of Transportation

FROM: Angela Kadar Rodeheaver, Chief AR % . W

FILE: 3-4 (RZ 86-W-001)
SUBJECT: Transportation Impact

REFERENCE: PCA 86-W-001-11, FDPA 86-W-001-06; Jefferson at Fairfax
Corner, L.L.C.
Land Identification Map: 56-1 ((15)) Part of 14

The following comments reflect the position of the Department of Transportation, and are
based in part on the applicant’s traffic impact analyses dated June 10, 2010, the development
plan revised to December 27, 2010, and draft proffers revised to December 22, 2010.

The revised proffers commit to the provision of a 1,000gsf community meeting room. The
meeting room includes use by off-site groups in the evenings, but the development plan does
not provide the additional parking spaces needed to serve the meeting room. Few if any
options are available to add parking on the site.

The revised proffers also provide a commitment to Transportation Demand Management.
However, the commitment could be strengthened by adding a commitment to provide Smart
Trip Cards to new residents, an charge for residents parking more than one vehicle, and a 20%
trip reduction goal instead of a 15% goal. Given the close proximity to transit and HOV access
on Interstate 66, a 20% commitment would seem appropriate.

Note that due to the need for adequate sight distance requirements, it may not be possible to
plant trees and shrubs as proposed along the front of the site.

AKR/CAA

Michelle Brickner, Director, Office of Site Development Services, Department of Public
Works and Environmental Services.

Fairfax County Department of Transportation
4050 Legato Road, Suite 400

Fairfax, VA 22033-2895

Phone: (703) 877-5600 TTY: 711

Fax: (703) 877-5723
www.fairfaxcounty.gov/fcdot

Serving Fairfax County
" for 30 Years and More




COMMONWEALTH of VIRGINIA

DEPARTMENT OF TRANSPORTATION

GREGORY A. WHIRLEY 4975 Alliance Drive
COMMISSIONER Fairfax, VA 22030

December 2, 2010

Ms. Regina Coyle

Director of Planning and Zoning

Office of Comprehensive Planning

12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5511

Re:

Residences At The Government Center
Chapter 527 Comments

Tax Map # 56-1((15)) 0005B & 0014
Fairfax County

Dear Ms. Coyle:

VDOT has reviewed the above plan and traffic impact study submitted on August 12, 2010,
and received on August 16, 2010. The proposed site is located on the south side of
Monument Drive adjacent to the Fairfax County Government Center. The Residences at the
Government Center proposes the construction of 270 apartment units with 240,000 gross
Vehicular access to the property will be provided via a full movement
intersection opposite of existing Monument Way along Monument Drive with a right-in/right-out
entrance situated to the east. The proposal would add about 136 AM and 166 PM peak hour
trips when fully constructed and occupied. The proposed development would add about 1,760

square feet (GSF).

daily (24-houir) trips on weekdays. The following comments are offered:

1.

2.

The terrain for the site should be identified.

The Tax Map Number for the site should be identified at the beginning of the
report.

No mitigation of the impacts was proposed with the study.

The annual growth factors assumed in the study are not documented. It is
unclear what data was used for the “historical growth”. This number seems
to be in line with the regional growth.

Exhibit 3 shows Rt. 29 carrying 37,000 vehicles as the existing condition and
Exhibit 10A shows 29,400 vehicles for the 2013 buildout year. The same
issue occurs in the design year of 2019 with 31,200 shown as the ADT.
These can not be correct given the regional growth factor of 2% for the build
out year and 1% for the design year.

We Keep Virginia Moving



Residences At The Government Center
December 2, 2010
Page 2

Additional Recommendations
6. An eastbound right turn lane should be provided at the Monument
Drive/Monument Way intersection.

7. The new driveways wil be required to meet the Access Management
Requirements.

8. The median noses will need to be modified to provide better turning radii and to
permit simultaneous left turn movements across the intersection.

9. A pdf file of the study text is required with each submittal. None was provided
with this package.

Please address these concerns on the next submittal. Please contact me if you have
any further questions regarding these comments.

Sincerely,

Yper Nebaee,

Kevin Nelson
Transportation Engineer

cc: Ms. Angela Rodeheaver

527Info2010-0124pca1ResidencesAtGovernmentCtrComments12-2-10RC
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Department of Facilties and Transportation Services
FAIRFAX COUNTY Office of Facilities Planning Services
PUBLIC SCHOOLS 8116 Gatehouse Road, Suite 3300
Falls Church, Virginia 22042
February 3, 2011
TO: Suzianne Zottl
Fairfax County Department of Planning & Zoning
Zoning Evaluation Division
FROM: Denise M. James, Director wad‘
. Office of Facilities Planning SerVices
SUBJECT: PCA 86-W-001-11/FCPA 86-W-001-06, Jefferson at Fairfax Corner
ACREAGE: 8.12 acres
TAX MAP: 56-1 ((15)) 5B, 14 & 56-1 ((15)) pt. 14
PROPOSAL: Proffer condition amendment on 90.388 acres (Land Bay C of the Fairfax

Government Center) and a final development plan amendment on an 8.12 acre
portion of the site to permit 270 affordable dwelling units.

CONMMENTS: This revises a previous memo dated October 20, 2010 to reflect that the proposal is for
mid-rise multi-family units not low-rise multi-family units.

The proposal is within the Eagle View Elementary School, Lanier Middle School, and Fairfax High School
boundaries. The chart below shows the existing school capacity, enroliments, and projected enroliments.

School Capacity Enrollment 2011-2012 Capacity 2015-16 Capacity
(9/30/10) Projected Balance Projected Balance
Enroliment | 2011-2012 | Enroliment 201516

Eagle View ES 841 928 1023 -182 1214 -373
Lanier MS 1200 1236 1175 25 1408 -208
Fairfax HS 2389 2375 2580 -191 2797 -408

Capacity and enrollment are based on the draft FCPS FY 2012-16 CIP.

The school capacity chart shows a snapshot in time for student enroliments and school capacity
balances. Student enroliment projections are done on a six year timeframe, currently through school year
2015-16 and are updated annually. As the chart above indicates, the proposed application is anticipated
to further exacerbate the capacity deficit at the receiving schools. Beyond the six year projection horizon,
enrollment projections are not available. It is noted that there is an ongoing boundary study for the
southwestern region of the county to address capacity and school attendance area boundaries. Eagle
View Elementary is part of the boundary study.

The application proposes 270 mid-rise multi-family residential units in a four story building, which are all
intended to be affordable units. Based on the proposal, it is anticipated that 47% of the units will be
affordable to households at 50-60% of the average median income (AMI). The other 63% will be
affordable to households with incomes at 80-100% of AMI. Such units will serve the housing needs of
Fairfax County government employees and others.



The chart below shows the number of projected students by school level based on the current countywide
student yield ratio.

School Mid/high-rise Proposed Student
level ratio units yield
Elementary 0.047 270 13
Middle 0.013 270 4
High 0.027 270 7
24 Total
SUMMARY::

Suggested Proffer Contribution

The application is anticipated to yield 24 new students. In accordance with the proffer formula guidelines
set forth in the Residential Development Criteria, the students generated would justify a proffer
contribution of $225,072 (24 students x $9,378) in order to address capital improvements for the receiving
schools. It is recommended that all proffer contributions be directed to the Fairfax HS pyramid and/or to
Cluster VII schools that encompass this area at the time of site plan approval or building permit approval.
It is also recommended that notification be given to FCPS when construction is anticipated to commence
in order for FCPS to include the timely projection of students into its five year Capital Improvement
Program.

In addition, a proffer contribution for “an escalation condition” is recommended. The suggested proffer
contribution is updated on an annual basis to reflect current market conditions and the amount has
decreased over the last couple of years because of the down turn in the economy and lower construction
costs for FCPS. As a result, an escalation condition would allow for payment of the school proffer based
on either the current suggested proffer contribution or the proffer contribution in effect at the time of
development, whichever is greater. This would better reflect the per student proffer contribution at the
time of development, given that in this economy, development may not immediately commence. For your
reference, below is an example of an escalation condition that was included as part of an approved
proffer contribution to FCPS.

A. Adjusiment to Contribution_Amounts, Following approval of this Application
and prior ta the Applicant’s payment of the amount(s) sct forth in this Proffer, if
Fairfax County should increase the ratio of students per high-rise mulifamily unit
or the amount of the comuribution per student, the Applicant shall increase the
amount of the comuibution for that phase of development 1o reflect the then-
current ratio and/or contribution. 1f the County should decrease the ratio or
contribution amount, the Applicant shall provide the grester of the two amounts.

Attachment: Locator Maps

ce: Elizabeth T. Bradsher, School Board, Springfield District
liryong Moon, School Board, At-Large
James L. Raney, School Board, At-Large
Martina A. Hone, School Board, At-Large
Janice Miller, School Board, City of Fairfax
Ann Monday, Superintendent, City of Fairfax
Dean Tistadt, Chief Operating Officer, FCPS
Linda Burke, Cluster VI, Assistant Superintendent
Patty Granada, Principal, Eagle View Elementary School
Scott Poole, Principal, Lanier Middle School
David Goldfarb, Principal, Fairfax High School
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FAIRFAX COUNTY PARK AUTHORITY

----------------------------------------------------------------------------------------------

MEMORANDUWM

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

FROM: Sandy Stallman, Manager
Park Planning Branch, PDD

DATE: February 7, 2011

SUBJECT: PCA 86-W-001-11 (Concurrent with FDPA 86-W-001-06), Residences at
Government Center - ADDENDUM
Tax Map Number(s): 56-1 ((15)) 5B, 14

The following remarks augment comments previously submitted by the Park Authority on
November 10, 2010. Trail segments described are central to providing adequate pedestrian
connections - both to and from the existing trail system.

Trail segment on the west side of the proposed development

e A 6 foot wide asphalt trail is requested, but 8 foot wide asphalt would be acceptable
(given the altered route described below and in the November 10 memo); wood chips are
not acceptable and not in accordance with the PFM.

e The segment should turn southward just west of the development, as noted in earlier
comments, perhaps near the 406' elevation line shown on provided plans (Sheet 10, May
2010 plans). This minimizes intrusion into the mature forest (a core goal) while providing
needed access to the existing trail system for future residents. The adjustment may also
permit the applicant to increase the area of the proposed conservation easement.

e This segment of the trail should conform to ADA guidelines, maintaining 5% slope for
the majority of the segment, and keeping 8% and 10% portions at ADA-acceptable
levels. A quick review using elevations available on the provided plans indicates this is
possible.

Trail segment on the east side of the proposed development

e A 6 foot wide asphalt trail is requested; wood chips are not acceptable and not in
accordance with the PFM. :

e Itisessential to provide a trail connection on the eastern side of the development. The
segment may run from the tot lot area, south of the BMP area to connect to the existing
trail, as described in the November 10 memo, or may run along the roadway on the
northeastern corner of the site, turning southward and slightly westward to connect to the
existing trail -- in @ manner to minimize intrusion to the BMP area and existing mature
forest.
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e This segment of the trail should maintain slopes not in excess of 10 to 15%. Due to
elevations (as shown on the plans) and the distance within which to achieve the

connection, the Park Authority understands it may not be possible to conform to ADA
guidelines on this eastern segment.

In both cases, and as described in the November 10 memo, it is recommended that the applicant
work with the Park Authority’s Trail Program Manager on the exact route of the recommended
trail segments. During construction, field adjustments to save specific trees are both desired and

acceptable. The Park Authority also recommends that the new trails be completed with issuance
of the first residential use permit (RUP).

FCPA Reviewer: Anna Bentley
DPZ Coordinator: Suzianne Zott]

Copy Elizabeth Croneaur, Trail Coordinator, Special Projects Branch
Cindy Walsh, Director, Resource Management Division
Chron Binder
File Copy

P:\Park Planning\Development Plan Review\DPZ Applications\PCA\1986\PCA 86-W-001-
11\PCA 86-W-001-11_Addendum.doc
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FAIRFAX COUNTY PARK AUTHORITY

TO: Regina M. Coyle, Director
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Sandy Stallman, Manager
Park Planning Branch, PDD

DATE: November 10, 2010

SUBJECT: PCA 86-W-001-11 (Concurrent with FDPA 86-W-001-06), Residences at
Government Center
Tax Map Number(s): 56-1 ((15)) 5B, 14

BACKGROUND

The subject of this application is an 8.12 portion of a larger approximately 90 acre site located
within the Fairfax Planning District. The site is within the Fairfax Center Area on the south side
of Monument Drive, bounded to the west by Government Center Parkway, to the south by the

Government Center, and to the east by public open space. The entire site is owned by Fairfax
County.

The Park Authority owns and operates Carney Park near the application parcel. In addition, the

Park Authority’s Area 5 Maintenance crew conducts maintenance operations on Parcel 14 on
behalf of the County.

The Park Authority staff has reviewed the proposed Development Plan dated August 18, 2010,
for the above referenced application. The Development Plan shows 270 new multi-family
residential units on an 8.12 acre portion of the larger approximately 90 acre site. The entire site is
planned for and currently developed with office. The proffer condition amendment proposes
including a combination of affordable and workforce housing residential units (no market rate
units) on a portion of the site.

Based on an average multi-family household size of 2.0 in the Fairfax Planning District, the
development could add 540 new residents to the Springfield Supervisory District.

COMPREHENSIVE PLAN CITATIONS

The County Comprehensive Plan includes both general and specific guidance regarding parks
and resources. The Policy Plan describes the need to mitigate adverse impacts to park and
recreation facilities caused by growth and development; it also offers a variety of ways to offset
those impacts, including contributions, land dedication, development of facilities, and others
(Parks and Recreation, Objective 6, p.8). The Policy Plan also cites differing needs for more
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urban development and presents Urban Park Development guidance (Parks and Recreation, Park
Classification System, p.10-11). Resource protection is addressed in multiple objectives,
focusing on protection, preservation, and sustainability of resources (Parks and Recreation
Objectives 2 and 5, p.5-7).

The Fairfax Center Area recommendations in the Area III Plan describe the importance of
neighborhood parks and trails. In addition, recommendations for the sub-unit containing this
application site specifically cite the importance of pedestrian links to achieving the Plan’s
objectives (Area III, Fairfax Center Area, Area-Wide Recommendations, Parks and Recreation,
pp- 41-42, 92).

Finally, text from the Fairfax District chapter of the draft Great Parks, Great Communities Park
Comprehensive Plan echoes recommendations in the Countywide Comprehensive Plan. Specific
District chapter recommendations include adding playgrounds at local parks in the district,
constructing a trail in Carney Park between two developer-built trails, protecting remaining
natural areas in the district, and improving existing corridors, linkages and watersheds.

ANALYSIS AND RECOMMENDATIONS

Needs Assessment and Facility Standards Analysis:

Currently, there are 45 parks located in the Fairfax Planning District. There is a need for local
and district parkland and recreational facilities in this district. Existing nearby parks (e.g., Jack
Carney Park, Dixie Hill, Random Hills, Fairfax Villa, Piney Branch Stream Valley) meet only a
portion of the demand for parkland generated by residential development in the Fairfax Center
Area. In addition to parkland, the recreational facilities in greatest need in this area include
playgrounds, basketball courts, and rectangle fields.

The applicant’s site plan shows a tot lot, which would serve residents of this proposed
development and contribute to off-setting the deficit of playgrounds in the area.

Recreational Impact:

The Fairfax County Zoning Ordinance requires provision of open space and recreational features
within Planned Development Districts (see Zoning Ordinance Sections 6-110 and 16-404). The
minimum expenditure for park and recreational facilities within these districts (P-Districts) is set
at $1,600 per non-ADU residential unit for outdoor recreational facilities to serve the
development population. Whenever possible, the facilities should be located within the
residential development site.

The proffer condition amendment memorandum proposes all below-market residential units —
approximately 47% affordable units (50-60% AMI) and 53% workforce units (80-100% AMI).l
The affordable dwelling units (ADUs) are exempt from the minimum expenditure; the workforce
units (WDUs) are not. With 143 non-ADUs proposed, the Ordinance-required amount to be
spent onsite is $228,800. Any portion of this amount not spent onsite should be conveyed to the
Park Authority for recreational facility construction at one or more park sites in the service area
of the development. The final development plan (FDP) shows a pool, an urban-type pocket park

! Please note: the FDP dated May 2010 states 48% ADUs and 52% WDUs. The application memorandum, dated
August 18, 2010, states 47% ADUs and 53% WDUs. The more current estimate is used for calculations.
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with seating, a tot lot, and describes an indoor gym area. These amenities should be provided, as
described and will be credited towards the on-site P-District required funds for recreation. The
Park Authority also requests clarification regarding the specific amenities and facilities to be
provided within the indoor gym area in order to apply credit appropriately.

The $1,600 per unit funds required by Ordinance offset only a portion of the impact to provide
recreational facilities for the new residents generated by this development. Given the proposed
on-site facilities, it is anticipated that a large portion if not all of the Ordinance-required funds
are used for outdoor recreational amenities onsite. As a result, the Park Authority is not
compensated for the increased demands caused by residential development for other recreational
facilities that the Park Authority must provide.

With the Countywide Comprehensive Policy Plan as a guide (Appendix 9, #6 of the Land Use
section, as well as Objective 6, Policy a, b and ¢ of the Parks and Recreation section), the Park
Authority requests a fair share contribution of $893 per new resident with any residential
rezoning application to offset impacts to park and recreation service levels. This allows the Park
Authority to build additional facilities needed as the population increases. Again, ADU units are
exempt from this fair share contribution, but workforce units are not. To offset the additional
impact caused by the non-ADU units in the proposed development, the applicant should
contribute $255,577 to the Park Authority for recreational facility development at one or more
park sites located within the service area of the subject property.

Natural Resources Impact:

The applicant’s site is currently a mature forest stand which may contain some unique resources
with intact soils. The removal of this entire forest stand would represent an irreplaceable loss for
this part of the County. The FDP shows several areas set aside as tree save areas. The Park
Authority recommends that all areas on the site shown as tree save be put in an easement that
allows the unique resources to be protected in perpetuity and managed to maintain quality (e.g.,
invasive plant management). Recommended adjustments to the proposed trail, described in the
Trails section below, would allow additional forested areas to be preserved. '

Only a portion of the site’s cleared areas are proposed for replanting, as indicated on the
landscape plan. The County's environmental vision encourages the implementation of practices
that result in a cleaner and healthier environment benefiting residents and the region's biological
diversity. Natural landscaping techniques use, among other practices, biodegradable mulch and
reduced lawn areas to create diverse landscapes, reduce maintenance, enhance air and water
quality, and conserve resources. The Park Authority recommends that all cleared areas outside of
the access loop be replanted with trees and shrubs to minimize turf areas and reduce mowing. To
minimize the cost of reforestation, 3-yr seedlings in 4-foot tall protective tubes could be used
over 50 percent of the area to be replanted. To aid in stabilization, the area should be seeded
using a native grass seed mix.

Finally, throughout the site, the Park Authority recommends the use of native plants in
landscaping.

Cultural Resources Impact:
No cultural resource impacts.




Regina M. Coyle
PCA 86-W-001-11 (Concurrent with FDPA 86-W-001-06), Residences at Government Center
Page 4

Trails:

As has been noted, the affected parcels are adjacent to the Government Center complex and Park
Authority maintained areas. Existing trails wind through this area, providing nearby residents
and Government Center employees with recreational opportunities and access to natural areas.
The trails are heavily used and provide a critical recreational and natural resource to the Fairfax
Center Area.

The applicant has proposed a wood chip trail that would be accessible from Monument Drive to
connect the residential complex to the existing gravel and asphalt trail network. The Park
Authority supports the provision of trails connecting the proposed development to existing
networks, but suggests an alternate alignment that would increase connectivity and trail access
with less intrusion into the mature forest. The alignment shown on the FDP runs approximately
half-way between and parallel to the proposed development and existing trail network. The
proposed trail cuts through mature forests described above in Natural Resources Impacts.
Instead, two shorter connections to the existing trail are recommended, as shown in the figure
below. The western segment would run from the temporary turn around area and wind westward
and south to connect to the existing network. The eastern connection could initiate near the
proposed tot lot and wind eastward and slightly south to meet the existing trail. This connection
would likely require switchbacks to ensure accessibility.
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Both trail segments should be asphalt and 6 feet wide. Trails should be constructed to the
County’s Public Facilities Manual (PFM) standards.

It is recommended that the applicant work with the Park Authority’s Trail Program Manager on
the exact route of the recommended trail segments. The Park Authority also recommends that
the new trails be completed with issuance of the first residential use permit (RUP). The
applicant should also coordinate with the Park Authority regarding trail maintenance where the
two segments meet existing County trails.

SUMMARY OF RECOMMENDATIONS

This section summarizes the recommendations included in the preceding analysis section.

e The ADU units proposed are exempt from contributions; workforce housing units are not.
Required and recommended recreation contribution amounts for the non-ADU multifamily
units are:

o P-District Onsite Expenditure: $228,800
o Requested Park Proffer Amount: $255,577
o Total contribution: $484,377

e All areas on the site shown as tree save should be put in a conservation easement to
ensure the resources are protected in perpetuity.

e Cleared areas outside of the access loop should be replanted with trees and shrubs to
minimize turf areas and reduce mowing. To minimize the cost of reforestation, 3-yr
seedlings in 4-foot tall protective tubes could be used over 50 percent of the area to be
replanted; to aid in stabilization, the area should be seeded using a native grass seed
mix.

e The use of native plants in landscaping is recommended.

e Two shorter connections to the existing trail are recommended: a western segment
from the temporary turn around area and an eastern segment from near the proposed

tot lot. Both segments should be asphalt, 6 feet wide, and completed with issuance of
the first RUP.

FCPA Reviewer: Anna Bentley
DPZ Coordinator: Suzianne Zottl

Copy: Cindy Walsh, Director, Resource Management Division
Heather Schinkel, Manager, Natural Resource Management
Julie Cline, Manager, Land Acquisition & Management Branch
Dan Sutherland, Manager, Park Operations Division
Chron Binder
File Copy

P:\Park Planning\Development Plan Review\DPZ Apphcat1ons\PCA\I986\PCA 86-W-001-
11\PCA 86-W-001-11 RPT rev.doc
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County of Fairfax, \7irginia

MEMORANDUM

DATE: Octobér 5, 2010

TO: Regina Coyle, Director
Zoning Evaluation Division
Department of Planning and Zoning

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

SUBJECT: Fire and Rescue Department P.reliminary Analysis of Proffered Condition
Amendment PCA 86-W-001-11 concurrent with Final Development Plan
Amendment Application FDPA 86-W-001-06

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

1. The application property is serviced by the Fairfax County Fire and Rescue Department
Station #440, Fairfax Center

2. After construction programmed this property will be serviced by the fire |
station

3. In summary, the Fire and Rescue Department considers that the subject rezoning
application property:

X_a. currently meets fire protection guidelines.

b. will meet fire 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. The application property is of a mile outside the fire
protection guidelines. No new facility is currently planned for this area.

Proudly Protecting and

Fire and Rescue Department
Serving Our Community re . partmen

4100 Chain Bridge Road
Fairfax, VA 22030
703-246-2126
www.fairfaxcounty.gov
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County of Failrfax,Virginia

MEMORANDUM

DATE: November 19, 2010

TO: Staff Coordinator
Zoning Evaluation Division
Department of Planning & Zoning

FROM: Lana Tran (Tel: 703 324-5008)
Wastewater Planning & Monitoring Division
Department of Public Works & Environmental Services
SUBJECT: Sanitary Sewer Analysis Report

REFERENCE: Application No. PCA86-W-001-11

Tax Map No. 056-1/15//0014Pt.

‘The following information is submitted in response to your request for a sanitary sewer analysis for above
referenced application:

1. The application property is located in the Accotink Creek (M-9) watershed. It would be sewered into the
Noman M. Cole Pollution Control Plant (NMCPCP).

2. Based upon current and committed flow, there is excess capacity in the NMCPCP. For purposes of this
report, committed flow shall be deemed that for which fees have been paid, building permits have been
issued, or priority reservations have been established by the Board of Supervisors. No commitment can be
made, however, as to the availability of treatment capacity for the development of the subject property.

Availability of treatment capacity will depend upon the current rate of construction and the timing for
development of this site. '

3. An existing_18” inch line located on the property is adequate for the proposed use at this time. -

4. The following table indicates the condition of all related sewer facilities and the total effect of this
application.
Existing Use Existing Use
Existing Use + Application + Application
+Application Previous Rezonings + Comp Plan
Sewer Network Adeq. Inadeq. Adeq. Inadeq. Adeq. Inadeq.
Collector X_ X X
Submain X X X
Main/Trunk X B X X
Interceptor
- Outfall

5. Other pertinent information or comments:

Department of Public Works and Environmental Services
Wastewater Planning & Monitoring Division

12000 Government Center Parkway, Suite 358

Fairfax, VA 22035-0052

~Phone: 703-324-5030, Fax: 703-324-3946
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County of Fairfax, Virginia

MEMORANDUM

0CT 1- 2010

TO: Suzie Zottl, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

FROM:

\

Elfatih Salim, Senior Engineer IlI

Stormwater and Geotechnical Section

Environmental and Site Review Division

Department of Public Works and Environmental Services

SUBJECT: Proffered Condition Amendment and Final Development Plan
Amendment Applications #PCA 86-W-001-1 and FDPA 86-W-001-
06; Jefferson at Fairfax Corner; CDP/FDP dated August 13, 2010;
Difficult Run Watershed; LDS Project #007656-ZONA-002-1; Tax
Map #056-1-15-00-0005-B and 0014; Springfield District

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

Chesapeake Bay Preservation Ordinance (CBPQO)
There is a 1993 Resource Protection Area (RPA) on this site. An RPA boundary
delineation study will be required in accordance with the Letter to Industry #08-12.
Guidelines for determining locations of Resources Protection Areas and identifying
wetlands and water bodies with perennial flow are found at PFM § 6-1704.

If applicant is proposing any disturbance in the RPA, a Water Quality Impact
Assessment (WQIA) will be required {PFM § 6-1703 and CBPO § 118-4-3}.

Floodplain
There are regulated minor floodplains on the property. No disturbance in the

floodplain is proposed with this development and therefore a floodplain determination
letter will not be required.

Department of Public Works and Environmental Services

Land Development Services, Environmental and Site Review Division
12055 Government Center Parkway, Suite 535

Fairfax, Virginia 22035-5503

Phone 703-324-1720 « TTY 711 « FAX 703-324-8359
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Applications
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Downstream Drainage Complaints
There are no downstream drainage complaints on file.

Stormwater Detention

Stormwater detention is proposed with an underground detention facility. A separately
submitted Public Facilities Manual (PFM) modification to allow underground
stormwater management in residential areas is required {PFM § 6-0303.8}. The
concurrent PFM modification request will be reviewed by DPWES and forwarded to

DPZ to be sent to the Board of Supervisors for consideration in conjunction with the
PCA/FDPA application.

Water Quality Control

Water Quality Control Best Management Practices (BMPs) are provided onsite by the
use of three Filterras, one StormFilter, and a total of one-acre of three conservation
easements. The Filterras and the StormFilter need to be privately maintained and a
private maintenance agreement will be required. The conservations easements need

to stay perpetually undisturbed and placed in conservation easements and without
other encumbrances.

Site Outfall

An outfall narrative and three cross-sections at the end point of the outfall analysis
have been provided on sheets 14 and 15. However, the entire downstream drainage
system, between the starting point and the end point of the outfall analysis, need to be
adequate {ZO § 16-501.1 and PFM § 6-0203}.

Please contact me at 703-324-1720 or elfatih.salim@fairfaxcounty.gov if you require
additional information.

ESig

cc: Craig Carinci, Director, Stormwater Planning Division, DPWES

Jeremiah Stonefield, Chief, Stormwater and Geotechnical Section, ESRD,
DPWES

Mike Zakkak, Chief Site Review Engineer, ESRD, DPWES
Zoning Application File
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County of Fairfax, Virginia

MEMORANDUM

DATE
TO: Suzie Zottl, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning
FROM: Elfatih Salim, Senior Engineer III
Stormwater and Geotechnical Section
Environmental and Site Review Division
Department of Public Works and Environmental Services
SUBJECT: Proffered Condition Amendment Application #PCA 86-W-001-11,

CDPA/FDPA Layout with Grading and Stormwater Management Plan -
Residences at the Government Center dated October 8, 2010 (Plan), Tax
Map #056-1-15-0014 and 0005-B (Property), Springfield District

REFERENCE: Waiver Request #007656-WPFM-006-1, for Location of Underground
Facilities in a Residential Area

We have reviewed the referenced submission for consistency with Section 6-0303.8 of the
Public Facilities Manual (PFM), which restricts use of underground facilities located in a
residential development (Attachment B). The Board of Supervisors may grant a waiver
after taking into consideration possible impacts on public safety, the environment, and the

burden placed on applicant for maintenance. Underground facilities located in residential
developments allowed by the Board:

shall be privately maintained;

* shall be disclosed as part of the chain of title to all future owners responsible for
maintenance of the facilities;

e shall not be located in a County storm drainage easement; and,

o shall have a private maintenance agreement, in a form acceptable to the Director of
the Department of Public Works and Environmental Services (DPWES), executed
before the construction plan is approved.

The applicant has indicated that the preferred method for stormwater management is use of
underground detention, StormFilters, and Filterras.

In the waiver application, the applicant states that the Jefferson at Fairfax Corner
underground stormwater management system will be maintained by the applicant.

Department of Public Works and Environmental Services

Land Development Services, Environmental and Site Review Division
12055 Government Center Parkway, Suite 535

Fairfax, Virginia 22035-5503

Phone 703-324-1720 « TTY 703-324-1877 » FAX 703-324-8359
www.fairfaxcounty.gov/dpwes




The draft proffers shall state that, the applicant, its successors, and assigns, in accordance
with DPWES, will privately maintain the underground stormwater management facilities.
Said maintenance responsibility shall be incorporated in and agreement to be reviewed and
approved by the Fairfax County Attorney’s office and recorded among the Fairfax County
land records. Said agreement shall address the following issues:

e County inspection and all other issues as may be necessary to ensure that the facilities
are maintained by the applicant in good working order acceptable to the County to
detain the flow of stormwater, which results from development of the subject site;

e Liability and insurance in an amount acceptable to the Director of the Department of
Public Works, Fairfax County;

e A restriction that the applicant, their successors, and assigns, shall not petition DPWES
for future maintenance; and

DPWES recommends that the development conditions be amended to require that the
facilities not be located in a County storm drainage easement, a private maintenance
agreement is executed for the applicant to maintain the stormwater management and best
management practice facilities, and disclosure is made in the chain of title of the
maintenance responsibility. The applicant is required to maintain a minimum $1,000,000
liability policy, and the applicant places sufficient monies in an escrow account for the initial
reserve fund, to cover a 20-year maintenance cycle and replacement costs of the
underground facility.

An analysis of the possible impacts on public safety, the environment, and the burden
placed on applicant for maintenance is as follows:

ANALYSIS:

Impacts on Public Safety — The proposed underground facilities will be designed with
adequate measures to ensure public safety. They are located mostly in the surface parking
areas and within the proposed grass and landscape areas. The units in the landscape areas
will be designed such that there is cover above the structure and will have only manhole
access with lockable lids. The structure in the parking lots will have an offset inlet structure
and standard grate inlets, locked as required.

The applicant shall propose to construct the underground facilities with precast concrete
which concord with DPWES position that the underground detention in the residential area
be constructed entirely with reinforced concrete products only. Further, the stormwater
detention system shall provide access points per the PFM Section 6-1306.3H.

If it is the intent of the Board to approve the waiver request, the applicant should provide
adequate access for maintenance and safety. The detention pipe and Stormfilter vault
should be constructed entirely with reinforced concrete products only, is a minimum of 72"
in height, and should comply fully with the PFM Section 6-1306.3H. The applicant should
provide liability insurance in an amount acceptable to Fairfax County as a waiver condition.
A typical liability insurance amount is $1,000,000 against claims associated with
underground facilities. The maintenance agreement should also hold Fairfax County
harmless from any liability associated with the facilities.

Department of Public Works and Environmental Services

Land Development Services, Environmental and Site Review Division
12055 Government Center Parkway, Suite 535

Fairfax, Virginia 22035-5503

Phone 703-324-1720 » TTY 703-324-1877 « FAX 703-324-8359
www.fairfaxcounty.gov/dpwes




Impacts on the Environment - The stormwater underground detention system is proposed
under parking areas where no trees or shrubs will be permitted to be planted directly above
or adjacent to the underground facilities, or in the outfall channel. Staff does not believe

that there will be any adverse impact on the environment from constructing the proposed
underground facilities.

Burden Placed on Applicant for Maintenance and Future Replacement - The proposed
multiple-family dwelling building will contain up to 270 dwelling units. The developer
acknowledges the obligation to maintain the underground SWM facilities. The facilities will
be maintained by experienced professional management companies providing the requisite
knowledge and funding to insure proper maintenance.

RECOMMENDATION:

DPWES recommends that the Board of Supervisors approve the waiver of underground
facilities in residential areas for the Residences at the Government Center development
plan, subject to Waiver #007656-WPFM-006-1 Conditions dated February 1, 2011, as
contained in Attachment A.

If you have any questions, or need further assistance, please contact me at 703-324-1720.

ATTACHED DOCUMENTS:

Attachment A - Waiver #007656-WPFM-006-1 Conditions, Residences at the
Government Center, February 1, 2011

Attachment B - PFM Section 6-0303.8

cc: Robert A. Stalzer, Deputy County Executive
James Patteson, Director, Department of Public Works and Environmental Services
Bruce Nassimbeni, Director, Environmental and Site Review Division, DPWES

Steve Aitcheson, Director, Maintenance and Stormwater Management Division, DPWES
Waiver File

Department of Public Works and Environmental Services

Land Development Services, Environmental and Site Review Division
12055 Government Center Parkway, Suite 535

Fairfax, Virginia 22035-5503

Phone 703-324-1720 « TTY 703-324-1877 « FAX 703-324-8359
www.fairfaxcounty.gov/dpwes




Attachment A

Waiver #007656-WPFM-006-1 Conditions

Residences at the Government Center
PCA 86-W-001-11
February 1, 2011

. The underground facilities shall be constructed in accordance with the development
plan as modified by these conditions and approved by the Director of the
Department of Public Works and Environmental Services (DPWES).

. The underground facilities shall be located as shown on the approved CDPA/FDPA,
as determined by DPWES.

. The underground facilities shall be constructed of reinforced concrete products only
and incorporate safety features, including locking manholes and doors, as
determined by DPWES at the time of construction plan submission.

. The underground facilities shall be constructed with a minimum interior height of 72"
to facilitate maintenance.

. The underground facilities shall be privately maintained and shall not be located in a
County storm drain easement.

. A private maintenance agreement, as reviewed and approved by the Fairfax County
Attorney’s Office, shall be executed and recorded in the Land Records of the

County. The private maintenance agreement shall be executed prior to final plan
approval.

The private maintenance agreement shall address:

e County inspection and all other issues as may be necessary to insure that the
applicant maintains the facilities in good working condition acceptable to the
County to control stormwater generated from the development of the Residences
at the Government Center site.

e A condition that the applicant, their successors, or assigns shall not petition the
County to take future maintenance or replace the underground facilities.

e Establishment of a reserve fund, for future replacement of the underground
facilities.

e Establishment of procedures to follow to facilitate inspection by the County, i.e.
advance notice procedure, whom to contact, who has the access keys, etc.

¢ A condition that the applicant provide and continuously maintain, liability
insurance. The typical liability insurance amount is at least $1,000,000, against
claims associated with underground facilities.

e A statement that Fairfax County shall be held harmless from any liability
associated with the facilities.



Attachment A
#007656-WPFM-006-1

7. Operation, inspection, and maintenance procedures associated with the
underground facilities shall be incorporated in the site construction plan, private
maintenance agreement, and documents, which insure safe operation, inspection,
and maintenance of the facilities.

8. Prior to final construction plan approval, the developer shall escrow sufficient funds
which will cover a 20-year maintenance cycle of the underground facilities. These
monies shall not be made available to the management company until after final
bond release.

9. The applicant and its successors and assigns shall disclose, as part of the chain of
title, to all future property owners, the presence of the underground stormwater
facilities and the responsibility for operation, inspection, maintenance and
replacement of such facilities, by including the following language within the
documents:

“The applicant and its successors and assigns are responsible for the operation,
inspection, maintenance, and replacement of the underground stormwater
facilities as set forth in the documents and a private maintenance agreement
entered into with the County.”



Attachment B

The Public Facilities Manual (PFM) Section 6-0303.8 (24-88-PFM, 83-04-PFM)
Underground detention facilities may not be used in residential developments, including rental
townhouses, condominiums and apartments, unless specifically waived by the Board of
Supervisors (Board) in conjunction with the approval of a rezoning, proffered condition
amendment, special exception, or special exception amendment. In addition, after receiving
input from the Director regarding a request by the property owner(s) to use underground
detention in a residential development, the Board may grant a waiver if an application for
rezoning, proffered condition amendment, special exception, and special exception amendment
was approved prior to, June 8, 2004, and if an underground detention facility was a feature
shown on an approved proffered development plan or on an approved special exception plat.
Any decision by the Board to grant a waiver shall take into consideration possible impacts on
public safety, the environment, and the burden placed on prospective owners for maintenance of
the facilities. Any property owner(s) seeking a waiver shall provide for adequate funding for
maintenance of the facilities where deemed appropriate by the Board. Underground detention
facilities approved for use in residential developments by the Board shall be privately maintained,
shall be disclosed as part of the chain of title to all future homeowners (e.g. individual members
of a homeowners or condominium association) responsible for maintenance of the facilities, shall
not be located in a County storm drainage easement, and a private maintenance agreement in a
form acceptable to the Director must be executed before the construction plan is approved.
Underground detention facilities may be used in commercial and industrial developments where
private maintenance agreements are executed and the facilities are not located in a County storm

drainage easement.
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County of Fairfax, Virginia

To protect and enrich the quality of life for the people, neighborhoods and diverse communities of Fairfax County

MEMORANDUM

TO: Suzianne Zott] . DATE: November 1, 2010
Peter Braham '
Department of Planning & Zoning

FROM: Charlene Fuhrman-Schulz
Department of Community Development, DHCD

SUBJECT: Jefferson at Fairfax Corner, LLC: PCA 86-W-001-11

REFERENCE: Residences at the Government Center

The following are preliminary comments on the above referenced rezoning. As this project will
be built on property that is owned by the Fairfax County Board of Supervisors, there are
commitments made as part of the ground lease that should also be in the proffer statement.

Architectural Design:

1. LEED for Home certification: In addition to the Energy Star Certification, the applicant
shall proffer to attaining LEED for Home certification. (See Jefferson Apartment Groups
description at bottom.)

2. Universal Design: the applicant shall proffer to meeting at a minimum, universal design
criteria as set forth by VHDA LIHTC 2010 Low Income Housing Tax Credit Universal
Design Guidance: (see link:
http://www.vhda.com/BusinessPartners/MFDevelopers/LIHTCProgram/Pages/Universal
Design.aspx)

Pedestrian Facilities/Recreation Facilities/ other Amenities:

1. Trails/Connectivity: The applicant shall show on the FDPA and proffer to the provision
of trails that provide for connectivity for the residents, employees and particularly visitors
to the nearby governmental offices, as well as nearby retail shops and restaurants.

2. The project shall, at a minimum, include a fitness center, swimming pool, outdoor

courtyards, business center, club room, conference room, coffee bar, leasing/management
office and community room.

3. The applicant shall provide (see Ground Lease, Article 1, page 6 and Article 37, page 75)
a “Multi-Purpose Room” that is, at a minimum, 1,000 square feet. The multi-purpose
room shall be designed and constructed on the Premises as part of the project. In
addition:

Department of Housing and Community Development

3700 Pender Drive, Suite 300

Fairfax, Virginia 22030-6039

Office: 703-246-3700, Fax: 703-246-5115, TTY: 703-385-3578

http://www.fairfaxcounty.eov




a. Reservation of Multi-Purpose Room. Landlord shall have a priority right to reserve
the use the Multi-Purpose Room for public activities and events run or sponsored by
the County of Fairfax, Virginia on the following days and times: Monday through
Thursday from 8 a.m. until 10 p.m. and Friday from 8 a.m. until 6 p.m. Landlord may
reserve the Multi-Purpose Room by verbal or written notice to Tenant at least one (1)
business day in advance. Tenant (i.e. Tenant and tenants in the Project) shall have a
priority right to use the Multi-Purpose Room on the following days and times: Friday
after 6 p.m. and Saturdays, Sundays and holidays when Fairfax County Government
Center is closed. Landlord and Tenant shall work together to establish reasonable
rules and regulations regarding the use and reservation of the Multi-Purpose Room
(which shall provide, inter alia, that one party may request to use the Multi-Purpose
Room for a time during which the other party has a priority right to reserve the Multi-
Purpose Room, and in the event that such requesting party gives the other party at
least two (2) weeks prior notice and the other party approves (or fails to disapprove)
such request within two (2) business days thereafter, such requesting party shall have
the right to use the Multi-Purpose Room during the date and time so requested).

b. Emergency Shelter. In the event of a countywide or regional emergency, the County
shall be entitled to use the Multi-Purpose Room as an emergency shelter without prior
notice to Tenant. ‘

c. Cost of Use. Landlord shall be solely responsible for all costs and expenses incurred
by Tenant or Landlord in connection with any uses of the Multi-Purpose Room by
Landlord. Landlord shall be responsible for any costs and expenses incurred by
Tenant in repairing any damage to the Premises resulting from any use of the Multi-
Purpose Room by Landlord pursuant to this Article 37.

4. Retaining Wall: Architectural treatment with landscape buffer to transition to the natural
wooded area that is between this development and the government center.

Affordable Workforce Housing:

1. The Project shall be used as a mixed-income rental residential development having one
hundred percent (100%) of the dwelling units in the development operated as affordable
workforce housing. The units will be in compliance with the (a) the federal Low-Income
Housing Tax Credit Program (LIHTC Program); and as applicable with (b) the Fairfax
County Affordable Dwelling Unit Program (ADU Program) and (c) the Fairfax County
Workforce Dwelling Unit Program (WDU Program) as further stipulated in Exhibit H of
the Ground Lease.

2. The average net rentable square footage of the units shall be approximately:

Studio Unit 575 square feet
1-bedroom unit 725 square feet
2-bedroom unit 933 square feet
3-bedroom unit 1277 square feet

Department of Housing and Community Development

3700 Pender Drive, Suite 300

Fairfax, Virginia 22030-6039

Office: 703-246-3700, Fax: 703-246-5115, TTY: 703-385-3578
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a. However, nothing herein precludes the developer from providing larger sized units, in
terms of the square footage and or number of bedrooms.

b. The minimum bedroom size of any bedroom in the development, exclusive of closet
area, shall not be less than 100 square feet.

c. All 2 and 3 bedroom units shall contain a minimum of two full baths.

3." Approved site plans and building plans shall include a table setting forth the number of
units in each of the bedroom count categories and shall demonstrate that such units meet
the minimum floor area limitations.

4, Administration: The administration of rental affordable workforce dwelling units shall be
in accordance with the terms of the Ground Lease, including, but not limited to, the terms
of Exhibit H of the Ground Lease and/or all applicable LIHTC requirements.

5. Preference shall be given to applicants for the workforce housing leases who either live
or work in Fairfax County, Virginia. »

6. Distribution of Affordable Workforce Housing Units by AMI Level and Unit Type: The
applicant is proffering to the provision of 47% of the units affordable to households at 50
to 60% of the AMI with the remaining 53% of the units affordable to households at 80 to
100% of the AMI. Nothing herein shall prevent the applicant from proffering to the
provision of more units at the lower tiers; however at a minimum, the applicant must
meet the intent of the provisions of the following table:

Area Median Studio | One - Two- Three- TOTAL | Percent
Income (AMI) bedroom | bedroom | bedroom of Units
50% AMI 9 23 19 3 54 20.00%
70% AMI 5 17 12 2 36 13.33%
80% AMI 5 17 12 2 36 13.33%
90% AMI 10 33 25 4 72 26.67%
100% AMI 10 33 25 4 42 | 26.67%
TOTAL 39 123 93 15 270 100.00%

If I can be of further assistance, please contact me at 703-246-5164.

Cc:  John Payne, HCD
Rex Peters, HCD

Department of Housing and Community Development

3700 Pender Drive, Suite 300

Fairfax, Virginia 22030-6039

Office: 703-246-3700, Fax: 703-246-5115, TTY: 703-385-3578
http://www fairfaxcounty.goyv
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County of Fairfax, Virginia

MEMORANDUM

DATE: October 12, 2010

TO: Regina Coyle, Director
~ Zoning Evaluation Division,
Department of Planning & Zoning
NS
FROM: Barbara A. Byron, Director
Office of Community Revitalization and Reinvestment

SUBJECT: Urban Design Comments
PCA 86-W -001-1/ FDPA 86-W-001-06
Jefferson at Fairfax Corner

The Office of Community Revitalization and Reinvestment (OCRR) has reviewed the above
referenced PCA/FDPA marked as “Received” by the Planning and Zoning Department on

September 24, 2010. The following analysis and recommendatlons are offered for
consideration regarding this application.

OCRR Recommendations:

Meeting Room

Agreements were made with the county to provide a meeting room on the property. There is
no evidence of this agreement in zoning documents. Applicant should provide proffer
commitments that reflect prior agreements with Fairfax County.

Landscaping

1. Comment: The disturbed areas south of the entry drive, parking lot, and retaining wall
are shown with minimal planting.

2. Recommendation: These areas should be planted more heavily and with greater native
diversity to reestablish woodland that is consistent with the existing landscape.
Include native canopy trees, evergreen trees, understory trees as well as a native shrub
layer that mimic a regional native woodland landscape. Consult with the Fairfax
County Forestry Division for plant list recommendations. A commitment to irrigating
these plants for a 2-year establishment period should also be provided.

oRR)

Office of Community Revitalization and Reinvestment
12055 Government Center Parkway, Suite 1048

: Fairfax, VA 22030

- 703-324-9300, TTY 711

www.ferevit.org



Energy Conservation and Green Building techniques.

1. Comment: A greater commitment to sustainable site stormwater remediation is
desired. '

2. Recommendation: The inclusion of more sustainable site design techniques will
decrease the size of the underground stormwater vault and lessen the size of and impact
of the stormwater outfall located adjacent to the public trail on the south side of the
property. Reduce the amount of stormwater that leaves the site by:

1. Including green roof construction for some or all of the buildings.
2. Including Low Impact Development techniques such as permeable paving or
rain gardens in the landscape.

ce: Suzie Zottl, Staff Coordinator, DPZ/PD v
i Lucia Bowes Hall, Revitalization Program Manager, OCRR
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FAIRFAX CENTER CHECKLIST Transportation Systems

Case Number: PCA 86-W-001-11
Plan Date:
"~ Not
Applicable Applicable  Essential Satisfied Comments

I. AREA WIDE BASIC DEVELOPMENT ELEMENTS
A. Roadways

1. Minor street dedication and construction X
2. Major street R.O.W. dedication X
B. Transit
1. Bus loading zones with necessary signs and
pavement; Bus pull-off lanes

bus shelter provided

2. Non-motorized access to bus or rail transit stations

3. Land dedication for transit and commuter parking
lots

C. Non-motorized Transportation
1. Walkways for pedestrians X

2. Bikeways for cyclists

>
K<

3. Secure bicycle parking facilities X

II. AREA WIDE MINOR DEVELOPMENT ELEMENTS
A. Roadways

1. Major roadway construction of immediately needed
portions

2. Signs
B. Transit

1. Bus shelters X X X

2. Commuter parking X

C. Non-motorized transportation

1. Pedestrian activated signals X
2. Bicycle support facilities (showers, lockers) X
D. Transportation Strategies

information to be provided to

| Ri . )
Ridesharing programs X X X residents

2. Subsidized transit passes for employees X

Page 1 of 10



FAIRFAX CENTER CHECKLIST

Transportation Systems

Case Number: PCA 86-W-001-11
Plan Date:
Not
Applicable Applicable  Essential Satisfied Comments
III. AREA WIDE MAJOR DEVELOPMENT ELEMENTS

A. Roadways

1. .Contribution towards major (future) roadway X g;?i:?ﬁ;:ngnu;e; t;)aia(x)rffax

improvements ‘i :
original rezoning
2. Construct and/or contribute to major roadway
improvements

3. Traffic signals as required by VDOT
B. Transit

1. Bus or rail transit station parking lots X
C. Transportation Strategies

L Local. shuttle service X X X meets i.ntent— bus service available

at the site

2. Parking fees X
D. Non-motorized Circulation

1. Grade separated road crossings X

Page 2 of 10



FAIRFAX CENTER CHECKLIST

Case Number:

PCA 86-W-001-11

Not
Applicable

Applicable

Essential

Satisfied

Environmental Systems

Comments

I. AREA-WIDE BASIC DEVELOPMENT ELEMENTS

A. Environmental Quality Corridors (EQC)

1. Preservation of EQCs as public or private open
space

B. Stormwater Management (BMP)

1. Stormwater detention/retention

2. Grassy swales/vegetative filter areas

C. Preservation of Natural Features

1. Preservation of quality vegetation

2. Preservation of natural landforms

> [ <

> | <

3. Minimize site disturbance as a result of clearing or
grading limits

D. Other Environmental Quality Improvements

1. Mitigation of highway-related noise impacts

2. Siting roads and buildings for increased energy
conservation (Including solar access)

Green Building proffer

II. AREA-WIDE MINOR DEVELOPMENT ELEMENTS

A. Increased Open Space

1. Non-stream valley habitat EQCs

2. Increased on-site open space

B. Protection of Ground Water Resources

1. Protection of aquifer recharge areas

C. Stormwater Management (BMP)

1. Control of off-site flows

2. Storage capacity in excess of design storm
requirements

D. Energy Conservation

1. Provision of energy conscious site plan

I1I. AREA-WIDE MAJOR DEVELOPMENT ELEMENTS

Page 3 of 10



FAIRFAX CENTER CHECKLIST Environmental Systems

Case Number: PCA 86-W-001-11
Not
Applicable Applicable Essential Satisfied Comments

A. Innovative Techniques

1. Innovative techniques in stormwater management X X

2. Innovative techniques in air or noise pollution control X
and reduction

3. Innovative techniques for the restoration of degraded X
environments

Page 4 of 10



FAIRFAX CENTER CHECKLIST Provision of Public Facilities

Case Number: PCA 86-W-001-11
Not
Applicable Applicable Essential Satisfied Comments

I. AREA-WIDE BASIC DEVELOPMENT ELEMENTS

A. Park Dedications
1. Dedication of stream valley parks in accordance X
with Fairfax County Park Authority policy

B. Public Facility Site Dedications
1. Schools X
2. Police/fire facilities X

II. AREA-WIDE MINOR DEVELOPMENT ELEMENTS
A. Park Dedications

1. Dedication of parkland suitable for a neighborhood X
park
B. Public Facility Site Dedication

1. Libraries X
Intent met- i iori

2. Community Centers X X X . Co.unty gzl Pty
access to multi-purpose room

3. Government offices/facilities X X X tent st Cqunty Euien PTiabry
access to multi-purpose room

III. AREA-WIDE MAJOR DEVELOPMENT ELEMENTS
A. Park Dedications

1. Community Parks X
2. County Parks X
3. Historic and archeological parks X
B. Public Indoor or Outdoor Activity Spaces
1. Health clubs X
2. Auditoriums/theaters X
3. Athetic fields/major active recreation facilities X X no "Fair Share" contribution
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FAIRFAX CENTER CHECKLIST Land Use - Site Planning

Case Number: PCA 86-W-001-11

Not
Applicable Applicable  Essential Satisfied Comments

I. AREA-WIDE BASIC DEVELOPMENT ELEMENTS

A. Site Considerations
1. Coordinated pedestrian and vehicular circulation : ; ;

P : X X X trail connections provided

systems

2. Transportation and sewer infrastrucure construction
phased to development construction

3. Appropriate transitional land uses to minimize
the potential impact on adjacent sites
4. Preservation of significant historic resources

B. Landscaping
1. Landscaping within street rights-of-way X X X Meets streetscape guidelines

2. Additional landscaping of the development site
where appropriate

3. Provision of additional screening and buffering X proffers provide additional planting

II. AREA-WIDE MINOR DEVELOPMENT ELEMENTS
A. Land Use/Site Planning
1. Parcel consolidation X
2. Low/Mod income housing X
B. Mixed Use Plan
1. Commitment to construction of all phases in

X X 100% ADU and WDU

mixed-use plans

2. 24-hour use activity cycle encouraged through
proper land use mix

3. Provision of developed recreation area or facilities X X X
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FAIRFAX CENTER CHECKLIST Land Use - Site Planning

Case Number: PCA 86-W-001-11

Not
Applicable Applicable Essential Satisfied Comments

III. AREA-WIDE MAJOR DEVELOPMENT ELEMENTS

A. Extraordinary Innovation

1. Site design X X X topography/tree save

2. Energy conservation X X proffered to green building
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FAIRFAX CENTER CHECKLIST

Case Number:

PCA 86-W-001-11

Not
Applicable

Applicable

Essential

Satisfied

Detailed Design

Comments

I. AREA-WIDE BASIC DEVELOPMENT ELEMENTS

A. Site Entry Zone

1. Signs

2. Planting

3. Lighting

4. Screened surface parking

KR

B. Street Furnishings

1. Properly designed elements such as lighting, signs,
trash receptacles, etc.

>

II. AREA WIDE MINOR DEVELOPMENT ELEMENTS

A. Building Entry Zone

1. Signs

2. Special planting

3. Lighting

B. Structures

1. Architectural design that complements the site
and adjacent developments

2. Use of energy conservation techniques

C. Parking

1. Planting - above ordinance requirements

2. Lighting

D. Other Considerations

1. Street furnishing such as seating, drinking fountains

2. Provision of minor plazas

IIH. AREA WIDE MAJOR DEVELOPMENT ELEMENTS

i
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FAIRFAX CENTER CHECKLIST

Case Number:

PCA 86-W-001-11

Detailed Design

Not
Applicable Applicable Essential Satisfied Comments
A. Detailed Site Design

1. Structured parking with appropriate landscaping X
2. Major plazas X
3. Street furnishings to include strucures (special

planters, trellises, kiosks, covered pedestrian areas

X

(arcades, shelters, etc.), Water features/pools,

ornamental fountains, and special surface treatment
4. Landscaping of major public spaces X

Page 9 of 10



II.

II1.

IV.

VL

FAIRFAX CENTER CHECKLIST

Case Number: PCA 86-W-001-11

BASIC DEVELOPMENT ELEMENTS

1. Applicable Elements 20
2. Elements Satisfied 18
3. Ratio 0.90

MINOR DEVELOPMENT ELEMENTS

1. Applicable Elements 19
2. Elements Satisfied 14
3. Ratio 0.74

MAJOR DEVELOPMENT ELEMENTS

1. Applicable Elements 6
2. Elements Satisfied 4
3. Ratio 0.67

ESSENTIAL DEVELOPMENT ELEMENTS

1. Applicable Elements 32
2. Elements Satisfied 29
3. Ratio 0.91

MAJOR TRANSPORTATION DEVELOPMENT ELEMENTS
1. Applicable Elements |

2. Elements Satisfied ]

3. Ratio 1.00

LOW/MODERATE INCOME HOUSING ELEMENT ves  [_]

Summary

Page 10 of 10



APPENDIX 17
‘RESIDENTIAL DEVELOPMENT CRITERIA

: Fairfax County expects new- residential development to enhance the community by: fitting into the
fabric of the neighborhood, respecting the environment, addressing transportation impacts, addressing impacts
“on other public facilities, being responsive to our historic heritage, contributing to the provision of affordable
“housing and, being responsive to the unique site specific considerations of the property. To that end, the
following criteria are to be used in evaluating zoning requests for new residential development. The resolution
of issues identified during the evaluation of a specific development proposal is critical if the proposal is to
receive favorable consideration.

Where the Plan recommends a possible increase in density above the existing zoning of the property,
achievement of the requested density will be based, in substantial part, on whether development related issues
are satisfactorily addressed as determined by application of these development criteria. Most, if not all, of the
criteria will be applicable in every application; however, due to the differing nature of specific development
proposals and their impacts, the development criteria need not be equally weighted. If there are extraordinary
circumstances, a single criterion or several criteria may be overriding in evaluating the merits of a particular
proposal. Use of these criteria as an evaluation tool is not intended to be limiting in regard to review of the
application with respect to other guidance found in the Plan or other aspects that the applicant incorporates into
the development proposal. Applicants are encouraged to submit the best possible development proposals. In
applying the Residential Development Criteria to specific projects and in determining whether a criterion has
been satlsﬁed, factors such as the following may be considered: :

the size of the project
site specific issues that affect the applicant’s ability to address in a meamngful way relevant
development issues
- ® whether the proposal is advancing the guidance found i the area plans or other planning and policy
goals (e.g. revitalization).

‘When there has been an identified need or problem, credit toward satisfying the criteria will be awarded
based upon whether proposed commitments by the applicant will 51gn1ﬁcanﬂy advance problem resolution. In
all cases, the responsibility for demonstrating satisfaction of the criteria rests with the applicant. |

1. Site Design:

All rezoning applications for residential development should be characterized by high quality site
design. Rezoning proposals for residential development, regardless of the proposed density, will be
evaluated based upon the following principles, although not all of the principles may be applicable for
all developments. ,

a) Consolidatz'on Developments should provide parcel consolidation in conform‘ancé with afly site
. specific text and applicable policy recommendations of the Comprehensive Plan. Should the Plan
text not specifically address comsolidation, the nature and extent of amy proposed parcel
consolidation should further the integration of the development with adjacent parcels. In any event,
the proposed consolidation should not precludc nearby properties from developing as recommcnded
by the Plan. g

b) Layout The layoui should:

. 'prov1de logn:al, flmctlonal and appropriate I'ClathDShlpS among the various parts (e. g dwclhng
-umits, yards, streets, open space, stormwater management facﬂmes existing vegctatlon, noise
mitigation measures, sidewalks and fences);
. prov1dc dwelling units that are oriented appropnately to adJ acent streets and homes, 3



"o include usable yard areas within the individual lots that accommodate the future construction of
decks, sunrooms, porches, and/or accessory structures in the layout of the lots, and that provlde
. space for landscaping to thrive and for maintenance activities;
o provide logical and appropriate relatlonshlps among - the proposed lots including 'the
' relationships of yards, the orientation of the dwelling umts and the use of pipestem lots;
» provide convenient access to transit facilities;
¢ Identify all existing utilities and make every effort to identify all proposed uﬁlmes and
stormwater management outfall areas; encourage utility collocauon Where feasible.

¢) Open Space: Developments should provide usable, accessible, and Well—mtegrated open spaee
This principle is applicable to- all projects where open space is required by the Zoning: Ordma.nce
and should be considered, where appropriate, in other circumstances.

d) Landscaping: Developments should provide appropﬂate landscaping: for example, in parking lots,
in open space areas, along streets, in and around stormwater management facilities, and on

individual lots.

€) Amenities: Developments should provide amenities such as benches, gazebos, recreational
amenities, play areas for children, walls and fences, specxal paving treatments, street furniture, and

lighting.’

2. Neighborhood Context

All rezoning applications for residential development, regardless of the proposed density, should be
. designed to fit into the commumity within which the development is to be located. Developments
should fit into the fabric of their adjacent neighborhoods, as evidenced by an evaluation of:

transitions to abutting and adjacent uses;

lot sizes, particularly along the periphery;

bulk/mass of the proposed dwelling units;

setbacks (front, side and rear);

L ]
o - orientation.of the proposed dwelling units to adjacent streets and homes;
» architectural elevations and materials;
» pedestrian, bicycle and vehicular connections to off-site trails, roadways, transit fac:lmes and
© land uses;
~» existing topography and vegetative cover and proposed changes to them as a result of clearing
and grading. : .

It is not expected that developments will be identical to their neighbors, but that the development fit into
the fabric of the community. In evaluating this criterion, the individual circumstances of the property

" will be considered: such as, the nature of existing and planned development surrounding and/or adjacent

" to the property; whether the property provides a transition between different uses or densities; whether
- access to an infill development is through an existing neighborhood; or, whether the property is within
" an area that is planned for redevelopment. ‘

3. Environment:

Al rezoning applications for residential development should respect the environment. Rezoning
* proposals for residential development, regardless of the proposed density, should be consistent with the
policies and objectives of the environmental element of the Policy Plan, and will also be evaluated on

_. the following principles, where apphcable



a) Preservation: Developments should conserve natural envirommental resources by protecting, »
enhancing, and/or‘ restoring the habitat value and pollution reduction potential of floodplains, stream
valleys, EQCS, RPAs, woodlands, wetlands and other environmentally sensitive areas. :

b) Slopes and Soils: The design of developments should take existing tepographic conditions and soil
characteristics into consideration. _

c) Water Quality: Developments should minimize off-site iinpacts on water quality by commitments
to state of the art best management practices for stormwater management and low—lmpact site
design techmques

d) Drainage: The volume and velocity of stormwater runoff from new development- should be
managed in order to avoid impacts on downstream properties. Where drainage is a particular
concern, the applicant should demonstrate that off-site drainage impacts will be mitigated and that
stormwater management facilities are designed and sized appropriately. Adequate drainége outfall
should be verified, and the location of dramagc outfall (onsite or offsite) should be shown on

- development plans.

€) Naise.“ Developments should protect future and current residents and others from the adverse
impacts of transportation generated noise.

f) Lighting: Developments should commit to exterior lighting fixtures that minimize nmghborhood
glare and impacts to the night sky.

g) Energy: Developments should use site design techniques such as solar orientation and landscapmg
to achieve energy savings, and should be demgmed to encourage a.nd facﬂﬂ:ate walking and

bicycling.

4. Tree Preservation and Tree Cover Requirements:

All rezoning applications for residential development, regardless of the pmposed demsity, should be
designed to take advantage of the existing quality tree cover. If quality tree cover exists on site as
determined by the County, it is highly desirable that developments meet most or all of their tree cover
requirement by preserving and, where feasible and appropriate, transplanting existing trees. Tree cover
~ in excess of ordinance requirements is highly desirable. Proposed- utilities, including stormwater

management and outfall facilities and samta.ry sewer lines, should be located to avoid conflicts with tree
preservation and planting areas. A »

5. Transportation: -

All rezoning applications for residential development should implement measures to address planned
transportation improvements. Applicants should oﬁ'set their impacts to the transportation network.
Accepted techniques should be utilized for analysis of the development’s impact on the network.

' Residential development considered under thése criteria will range widely in density and, therefore, will

result-in differing impacts to the transportation network. Some criteria will have universal applicability
while others will apply only under specific circumstances. Regardless of the proposed density,
applications will be evaluated based upon the fo]lowmg principles, although not all of the principles
may be applicable. -

a) I ran&portatzon Improvements: Resideniial development should provide safe and adequate access to
the road network, maintain the ability of local streets to safely accommodate traffic, and oﬂset the
impact of additional traffic through commitments to the followmg' ; :



b)

Capacity enhancements to nearby arterial and collector streets;

Street design features that mprove safety and mobility for non—motonzed forms of
transportahon, )

Signals and other traffic control measures; :

Development phasing to coincide with identified transpoﬁaﬁon improvements;
- Right-of-way dedication; .

Construction of other improvements beyond ordinance requirements;

Monetary contributions for improvements in the vicinity of the development.

>

Transit/Transportation Management: Mass transit usage and other h’ansporta‘uon measures to
reduce vehicular trips should be cncouraged by: .

Provision of bus shelters;

Implementation and/or participation in a shuttle bus service;
Participation in programs designed to reduce vehicular trips;
Incorporation of transit facilities within thc development and mtegratlon of transit with adjacent
areasj;

- e Provision of trails and facilities that increase safety and mobility for non-motorized travel.

d)

Interconnection of the Street Network: Vehicular cannectzons between neighborhoods should be
provided, as follows

e Local streets within the development should be connected with adjacent local streets to improve
neighborhood circulation;

o When appropriate, existing stub streets should be connected to adjoining parcels. If street
connections are dedicated but not constructed with development, they should be identified with
signage that indicates the street is to be extended;

* Streets should be designed and constructed to accommodate safe and convenient usage by buses
and non-motorized forms of transportation;

e Traffic calming measures should be implemented where needed to dlscoumgc cut-through
traffic, increase safety and reduce vehicular speed;

o The number and length of long, single-ended roadways should be minimized; -

o Sufficient access for public safety vehicles should be ensured.

Streets: Public streets are preferred. If private streets are proposed in single family detached
developments, the applicant shall demonstrate the benefits for such streets. Applicants should make
appropnate design and construction commitments for all private streets so as to minimize
maintenance costs which may accrue to future property owners. Furthermore, convenience and

- safety issues such as parking on private streets should be considered during the review process.

Non-motorized Facilities: Non-motorized facilities, such as those listed below, should be provided:

- Connections to transit facilities;
Connections between adjoining neighborhoods;"
Connections to existing non-motorized facilities;
Connections to_off-site retail/commercial uses, public/community facilities, and natural and
recreational areas;
e An internal non-motorized facility network with pedestrian and natural amenities, particularly
those included in the Comprehensive Plan;
e Offsite non-motorized facilities, particularly those included in the Comprehensive Plan;
e Driveways to residences should be of adequate length to accommodate passenger vehicles
without blocking walkways;



o Construction of non-motorized facilities on both sides of the street is preferred. If construction -
on a single side of the street is proposed, the' apphcani shall demonstrate the public benefit of a
hmlted facility.

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

6. Public Facilities:

Residential development impacts public facility systems (i.e., schools, parks, libraries, poﬁce, fire and
rescue, stormwater management and other publicly owned community facilities). These impacts will be
identified and evaluated during the development review process. For schools, a methodology approved
by the Board of Supervisors, after input and recommendation by the School Board, will be used as a
_guideline for determmmg the impact of addltlonal students generated by the new development.

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

All rezoning applications for residential developmem‘. are expected to offset their public facility impact
and to first address public facility needs in the vicinity of the proposed development. Impact offset may
be accomplished through the dedication of land suitable for the construction of an identified public
facility need, the construction of public facilities, the contribution of specified in-kind goods, services or
cash earmarked for those uses, and/or monetary contributions to be used toward funding capital
mprovement projects. Selection of the appropriate offset mechanism should” maximize the pubhc
benefit of the contribution. ;

Furthenﬁore, phasing of development may be required to ensure mitigation of impacts.

7. - Affordable Housing:

Ensuring an adequate supply of housing for low and moderate income families, those with special
accessibility requirements, and those with other special needs is a goal of the County. Part 8 of
Article 2 of the Zoning Ordinance requires the provision of Affordable Dwelling Units (ADUs) in
certain circumstances. Criterion #7 is applicable to all rezoning applications and/or portions thereof that -
are not required to prov1de any Affordable Dwelhng Umts regardless of the planned density range for

' the site.

"a) Dedication of Units or Land: If the applicant elects to fulfill this criterion by providing affordable
units that are not otherwise required by the ADU Ordinance: a maximum density of 20% above the
upper limit of the Plan range could be achieved if 12.5% of the total mmmnber of single family
detached and attached umits are provided pursuant to the Affordable Dwelling Unit Program; and, a.
maximum density of 10% or 20% above the upper limit of the Plan range could be achieved if
6.25% or 12.5%, respectively of the total number of mmltifamily units are provided to the
Affordable Dwelling Unit Program. As an altemative, land, adequate and ready to be developed. for
an equal number of units may be provided to the Fairfax County Redevelopment and Housmg
Authority or to such other entity as may be approved by the Board.

b) Houszng Trust Fund Contributions: Satisfaction of this cnteuon may also be aehleved by a
contribution to the Housing Trust Fund or, as may be approved by the Board, a monetary and/or in-
kind contribution to another entity whose mission is to provide affordable housing in Fairfax

" County, equal to 0.5% of the value of all of the units approved on the property except those that
result in the provision of ADUs. This contribution shall be payable prior to the issuance of the first



. building permit. For for-sale projects, the percentage set forth above is based upon the aggregate
. sales price of all of the units subject to the contribution, as if all of those units were sold at the time
of the issuance of the first building permit, and is estimated through comparable sales of similar.
type units. For rental projects, the'amount of the contribution is based upon the total development
cost of the portion of the project subject to the contribution for all elements necessary to bring the
project to market, including land, financing, soft costs and construction. The sales price or
development cost will be determined by the Department of Housing and Commuinity Development,
' in consultation with the Apphcant and the Department of Public Works and Environmental
Services. If this criterion is fulfilled by a contribution as set forth in this paragraph, the density
bonus permlttcd in a) above does not apply.

8. Hentage Resources*

chtage resources are those s1tcs or structures including their landscape settings, that exemplify the
cultural, architectural, economic, social, political, or historic heritage of the County or its communities.
Such sites or structures have been 1) listed on, or determined eligible for listing on, the National
Register of Historic Places or the Virginia Landmarks Register; 2) determined to be a contributing
structure within a district so listed or eligible for listing; 3) located within and considered as a
contributing structure within a Fairfax County Historic Overlay District; or 4) listed on, or having a
reasonable potential as determined by the County, for meeting the criteria for listing on, the Fairfax
County Inventories of Historic or Archaeologmal Sites. .

In reviewing rezoning applications for properties on which known or potential heritage resources are -
“located, some or all of the following shall apply:

a) Protect hcﬂtage resources from deterioration or destruction until they can be documented,
evaluated, and/or preserved; '

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

| c) Submlt proposals. for archaeological Work to the County for review and approval and, unless
otherwise agreed, conduct such work in accordance w1th state standards;

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

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

f) Document hcntage resources to be demohshed orrelocated;

g) Design new structurcs and site improvements, mcludmg clearmg and gradmg, to enhance rather
’ than harm heritage resources;

h) Estabhsh easements that w111 assure continned preservation of ' heritage ‘resources with an’
appropriate entity such as the County’ s Open Spacc and Historic Preservauon Eascmoni Program;
and :

i) Provide a Fairfax Comﬁy Historical Marker or Virginia Historical nghway Marker on or near the
. . site of a heritage resource, 1f rocommcnded and approved by the Fa:rfax County Hlstory

: Comrmssmn.



APPENDIX I8

ARTICLE 16

DEVELOPMENT PLANS

PART 1 16-100 STANDARDS FOR ALL PLANNED DEVELOPMENTS

16-101 General Standards 7 ~

A rezoning application or development plan amendment application may only be approved fora
planned development under the provisions of Article 6 if the planned development satisfies the
following general standards:

1.  Theplanned development shall substantially conform to the adopted comprehensive plan
with respect to type, character, intensity of use and public- facilities. Planned
developments shall not exceed the density or intensity permitted by the adopted
comprehensive plan, except as expressly permitted under the applicable density or
intensity bonus provisions.

2. The planned development shall be of such design that it will result in a development
achieving the stated purpose and intent of the planned development district more than
would development under a conventional zoning district.

3. Theplanned development sha]l efficiently utilize the available land, and shall protect and
preserve to the extent possible all scenic assets and natural features such as trees, streams
and topographic features _ ‘,_,/"‘

\

4.  The planned development shall be designed to prevent substantial injury to the use and
value of existing surrounding development, and shall not hinder, deter orvunpede
development of surrounding undeveloped properties in accordance with the adopted
comprehensive plan.

5. The planned development shall be located in an area in which transportation, police and
fire protection, other public facilities and public utilities, including sewerage, are or will
be available and adequate for the uses proposed; provided, however, that the applicant
may make provision for such facilities or utilities which are not presently available.

6.  The planned development shall provide coordinated linkages among internal facilities
and services as well as connections to-major external facilities and services at a scale
appropriate to the development.

16-102 Des1gn Standards

Whereas it is the intent to allow flexibility in the de31gn of all planned developments it is
deemed necessary to establish design standards by which to review rezoning applications,
development plans, conceptual development plans, final development plans, PRC plans, site
plans and subdivision plats. Therefore, the following design standards shall apply:

1.  Inorder to complement development on adjacent properties, at all peripheral boundaries
of the planned development district, the bulk regulations and landscaping and screening
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provisions shall generally conform to the provisions of that conventiory 5] zbm'ng distiet
which most closely characterizes the particular type of development unQYer consideration

Other than those regulations specifically set forth in Article 6 for a Pax~ticular P district
the open space, off-street parking, loading, sign and all other similar regeuations set fortl;;.
in this Ordinance shall have general application in all planned develoyoments.

Streets and driveways shall be designed to generally conform to the proyisions set forth

in this Ordinance and all other County ordinances and regulations contxolling same, and
where applicable, street systems shall be designed to afford convenienyt gccess to I’nas )
transportation facilities. In addition, a network of trails and sidewalks shall be

- coordinated to provide access to recreational amenities, open space, public facilities
2

vehicular access routes, and mass transportation facilities.

16-4



APPENDIX 19

GLOSSARY
This Glossary is provided to assist the public in understanding
the staff evaluation and analysis of development proposals.
It should not be construed as representing legal definitions.
Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan
or Public Facilities Manual for additional information.

ABANDONMENT: Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing
process, to abolish the public's right-of-passage over a road or road right-of way. Upon abandonment, the right-of-way automatically
reverts to the underlying fee owners. If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the
adjacent property owners if there is no evidence to the contrary.

ACCESSORY DWELLING UNIT (OR APARTMENT): A secondary dwelling unit established in conjunction with and clearly subordinate to

a single family detached dwelling unit. An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning
Appeals (BZA). Refer to Sect. 8-918 of the Zoning Ordinance.

AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT: Residential development to assist in the provision of affordable housing for
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance
regulations. Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the
construction of additional housing units. See Part 8 of Article 2 of the Zoning Ordinance.

AGRICULTURAL AND FORESTAL DISTRICTS: A land use classification created under Chapter 114 or 115 of the Fairfax County Code

for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to
Chapter 58 of the Fairfax County Code.

BARRIER: A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses. Refer
to Article 13 of the Zoning Ordinance for specific barrier requirements.

BEST MANAGEMENT PRACTICES (BMPs): Stormwater management techniques or land use practices that are determined to be the

most effective, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve
water quality.

BUFFER: Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or
intensities of land uses; may also provide for a transition between uses. A landscaped buffer may be an area of open, undeveloped land

and may include a combination of fences, walls, berms, open space and/or landscape plantings. A buffer is not necessarily coincident -
with transitional screening.

CHESAPEAKE BAY PRESERVATION ORDINANCE: Regulations which the State has mandated must be adopted to protect the
Chesapeake Bay and its tributaries. These regulations must be incorporated into the comprehensive plans, zoning ordinances and
subdivision ordinances of the affected localities. Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations.

CLUSTER DEVELOPMENT: Residential development in which the lots are clustered on a portion of a site so that significant
environmental/historical/cultural resources may be preserved or recreational amenities provided. While smaller lot sizes are permitted in a

cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district. See
Sect. 2-421 and Sect. 9-615 of the Zoning Ordinance.

COUNTY 2232 REVIEW PROCESS: A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the

plan. Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in
substantial accord with the Plan.

dBA: The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value
describes a sound at a given instant, a maximum sound level or a steady state value. See also Ldn.

DENSITY: Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of
dwelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre.

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

DEVELOPMENT CONDITIONS: Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in
a "P" district. Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with
the Zoning Ordinance and/or conformance with the Comprehensive Plan. For example, development conditions may regulate hours of
operation, number of employees, height of buildings, and intensity of development.



DEVELOPMENT PLAN: A graphic representation which depicts the nature and character of the development proposed for a specific land
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are
generally included on a development plan. A development plan is s submission requirement for rezoning to the PRC District. A
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts
other than a P District. A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally
referred to as an SE or SP plat. A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site. A
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning

application for a P District other than the PRC District; an FDP further details the planned development of the site. See Article 16 of the
Zoning Ordinance.

EASEMENT: A right to or interest in property owned by another for a specific and limited purpose. Examples: access easement, utility
easement, construction easement, etc. Easements may be for public or private purposes.

ENVIRONMENTAL QUALITY CORRIDORS (EQCs): An open space system designed to link and preserve natural resource areas,
provide passive recreation and protect wildlife habitat. The system includes stream valleys, steep slopes and wetlands. For a complete
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan.

ERODIBLE SOILS: Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled. Silt and
sediment are washed into nearby streams, thereby degrading water quality.

FLOODPLAIN: Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with

environmental quality corridors. The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood
occurrence in any given year.

FLOOR AREA RATIO (FAR): An-expression of the amount of development intensity (typically, non-residential uses) on a specific parcel

of land. FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the
site itself.

FUNCTIONAL CLASSIFICATION: A system for classifying roads in terms of the character of service that individual facilities are providing
or are intended to provide, ranging from travel mobility to land access. Roadway system functional classification elements include
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and
Local Streets. Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged. Minor arterials are

designed to serve both through traffic and local trips. Collector roads and streets link local streets and properties with the arterial network.
Local streets provide access to adjacent properties.

GEOTECHNICAL REVIEW: An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils.

HYDROCARBON RUNOFF: Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point
source pollution. An oil-grit separator is a common hydrocarbon runoff reduction method.

IMPERVIOUS SURFACE: Any land area covered by buildings or paved with a hard surface such that water cannot seep through the
surface into the ground.

INFILL: Development on vacant or underutilized sites within an area which is already mostly developed in an established development
pattern or neighborhood.

INTENSITY: The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of
impervious surface, traffic generation, etc. Intensity is also based on a comparison of the development proposal against environmental

constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without
adverse impacts.

Ldn: Day night average sound level. It is the twenty-four hour average sound level expressed in A-weighted decibels; the measurement

assigns a "penalty” to night time noise to account for night time sensitivity. Ldn represents the total noise environment which varies over
time and correlates with the effects of noise on the public health, safety and welfare.

LEVEL OF SERVICE (LOS): An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic

conditions. Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic
conditions and LOS-F describing jammed or grid-lock conditions.

MARINE CLAY SOILS: Soils that occur in widespread areas of the County generally east of Interstate 95. Because of the abundance of
shrink-swell clays in these soils, they tend to be highly unstable. Many areas of slope failure are evident on natural slopes. Construction
on these soils may initiate or accelerate slope movement or slope failure. The shrink-swell soils can cause movement in structures, even
in areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc. Also known as slippage soils.



OPEN SPACE: That portion of a site which generally is not covered by buildings, streets, or parking areas. Open space is intended to
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational purposes.

OPEN SPACE EASEMENT: An easement usually granted to the Board of Supervisors which preserves a tract of land in open space for
some public benefit in perpetuity or for a specified period of time. Open space easements may be accepted by the Board of Supervisors,

upon request of the land owner, after evaluation under criteria established by the Board. See Open Space Land Act, Code of Virginia,
Sections 10.1-1700, et seq.

P DISTRICT: A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned
Development Commercial (PDC) District or a Planned Residential Community (PRC) District. The PDH, PDC and PRC Zoning Districts
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to
promote a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum flexibility in order to

achieve excellence in physical, social and economic planning and development of a site. Refer to Articles 6 and 16 of the Zoning
Ordinance.

PROFFER: A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property.
Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the
land. Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning

action of the Board and the hearing process required for a rezoning application applies. See Sect. 15.2-2303 (formerly 15.1-491) of the
Code of Virginia.

PUBLIC FACILITIES MANUAL (PFM): A technical text approved by the Board of Supervisors containing guidelines and standards which
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services.

RESOURCE MANAGEMENT AREA (RMA): That component of the Chesapeake Bay Preservation Area comprised of lands that, if

improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of
the Resource Protection Area. See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance.

RESOURCE PROTECTION AREA (RPA): That component of the Chesapeake Bay Preservation Area comprised of lands at or near the
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are
sensitive to impacts which may result in significant degradation of the quality of state waters. In their natural condition, these lands
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse
effects of human activities on state waters and aquatic resources. New development is generally discouraged in an RPA. See Fairfax
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance.

SITE PLAN: A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all information required
by Article 17 of the Zoning Ordinance. Generally, submission of a site plan to DPWES for review and approval is required for all
residential, commercial and industrial development except for development of single family detached dwellings. The site plan is required
to assure that development complies with the Zoning Ordinance.

SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP): Uses, which by their nature, can have an undue impact upon or can be
incompatible with other land uses and therefore need a site specific review. After review, such uses may be allowed to locate within given
designated zoning districts if appropriate and only under special controls, limitations, and regulations. A special exception is subject to
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit
requires a public hearing and approval by the Board of Zoning Appeals. Unlike proffers which are voluntary, the Board of Supervisors or

BZA may impose reasonable conditions to assure, for example, compatibility and safety. See Article 8, Special Permits and Article 9,
Special Exceptions, of the Zoning Ordinance.

STORMWATER MANAGEMENT: Engineering practices that are incorporated into the design of a development in order to mitigate or
abate adverse water quantity and water quality impacts resulting from development. Stormwater management systems are designed to
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions.

SUBDIVISION PLAT: The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter
101 of the County Code.

TRANSPORTATION DEMAND MANAGEMENT (TDM): Actions taken to reduce single occupant vehicle automobile trips or actions taken
to manage or reduce overall transportation demand in a particular area.

TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS: This term is used to describe a full spectrum of actions that may be
applied to improve the overall efficiency of the transportation network. TSM programs usually consist of low-cost alternatives to major
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit
promotion or operational improvements to the existing roadway system. TSM includes Transportation Demand Management (TDM)
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems.



URBAN DESIGN: An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and

play. A well-designed urban or suburban environment demonstrates the four generally accepted principles of design: clearly identifiable
function for the area; easily understood order; distinctive identity; and visual appeal.

VACATION: Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision. Upon vacation, title to the road right-of-way transfers
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated.

VARIANCE: An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such as lot width, building
height, or minimum yard requirements, among others. A variance may only be granted by the Board of Zoning Appeals through the public

hearing process and upon a finding by the BZA that the variance application meets the required Standards for a Variance set forth in Sect.
18-404 of the Zoning Ordinance.

WETLANDS: Land characterized by wetness for a portion of the growing season. Wetlands are generally delineated on the basis of
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity for water, and the
presence or evidence of surface wetness or soil saturation. Wetland environments provide water quality improvement benefits and are

ecologically valuable. Development activity in wetlands is subject to permitting processes administered by the U.S. Army Corps of
Engineers

TIDAL WETLANDS: Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:
includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers. Development
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board.

Abbreviations Commonly Used in Staff Reports

A&F Agricultural & Forestal District PDH Planned Development Housing

ADU Affordable Dwelling Unit PFM Public Facilities Manual

ARB Architectural Review Board PRC Planned Residential Community

BMP Best Management Practices RC Residential-Conservation

BOS Board of Supervisors RE Residential Estate

BZA Board of Zoning Appeals RMA Resource Management Area

COG Council of Governments RPA Resource Protection Area

cBC Community Business Center RUP Residential Use Permit

CDP Conceptual Development Plan RZ Rezoning

CRD Commercial Revitalization District SE Special Exception

DOT Department of Transportation SEA Special Exception Amendment

DP Development Plan SP Special Permit

DPWES Department of Public Works and Environmental Services TDM Transportation Demand Management
DPZ Department of Planning and Zoning TMA Transportation Management Association
DU/AC Dwelling Units Per Acre TSA Transit Station Area

EQC Environmental Quality Corridor TSM Transportation System Management
FAR Floor Area Ratio UP & DD Utilities Planning and Design Division, DPWES
FDP Final Development Plan VC Variance

GDP Generalized Development Plan VDOT Virginia Dept. of Transportation

GFA Gross Floor Area VPD Vehicles Per Day

HC Highway Corridor Overlay District VPH Vehicles per Hour

HCD Housing and Community Development WMATA Washington Metropolitan Area Transit Authority
LOS Level of Service WS Water Supply Protection Overlay District
Non-RUP  Non-Residential Use Permit ZAD Zoning Administration Division, DPZ
OSDS Office of Site Development Services, DPWES ZED Zoning Evaluation Division, DPZ

PCA Proffered Condition Amendment ZPRB Zoning Permit Review Branch

PD Planning Division

PDC Planned Development Commercial
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