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Office and Retail

To rezone from the PRM, HC and CRD District to the
C-8, HC and CRD District to permit development of a

6,000 SF shopping center use and modifications and
waivers in a CRD.

Staff recommends approval of RZ 2010-MV-011 subject to the execution of proffers
consistent with those found in Attachment 1 of this addendum.

Staff recommends approval of a modification of the transitional screening and barrier
requirements along the eastern and southern property lines.

Staff recommends approval of a modification of the peripheral parking lot
landscaping requirements in favor of the landscaping shown on the Generalized

Development Plan (GDP).
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Staff recommends approval of a modification of the Richmond Highway Commercial
Revitalization District streetscape requirements along Richmond Highway and East Lee
Avenue in favor of that shown on the GDP.

Staff recommends approval of a deviation from the tree preservation target
requirement to that shown on the GDP.

Staff recommends approval of a waiver of the minimum lot width requirement.

Staff recommends approval of a waiver of construction of the service drive required
along Richmond Highway.

It should be noted that it is not the intent of the 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 rezoning does not interfere with, abrogate or annul any
easement, covenants, or other agreements between parties, as they may apply to the
property subject to this application.

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




Applicant: MEMORIAL VENTURE, LLC

Rezoning Application Accepted: 08/25/2010
RZ 2010-MV-011 Proposed: COMMERCIAL
Area: 1.23 AC OF LAND; DISTRICT - MOUNT VERNON

Located: SOUTHEAST QUADRANT OF THE INTERSECTION
OF RICHMOND HIGHWAY AND EAST LEE AVENUE

Zoning: FROM PRM TO C- 8

Overlay Dist: CRDHC

Map Ref Num: 093-1- /18/D /0117 /18/D /0126
/18/D /0130 /18/D /0138
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BACKGROUND

The applicant, Memorial Venture, LLC, is proposing to rezone the subject
property from the PRM (Planned Residential Mixed) District, HC (Highway
Corridor) Overlay District, and CRD (Commercial Revitalization District) to the C-
8 (Highway Commercial) District, HC District, and CRD District in order to
develop a 6,000 square foot (SF), one-story shopping center comprised of either
two 3,000 SF buildings or one 6,000 SF building with a floor area ratio (FAR) of
0.11. The height of the proposed structure(s) is 18 feet, approximately 49% open
space is proposed (15% is required). The proposed shopping center would have
vehicular access from East Lee Avenue. The original staff report published on
June 10, 2011 recommended denial of the site designs depicted on Exhibits 1a
and 1b below.
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In its first report, staff recommended denial of the proposed development for the
following reasons:

Comprehensive Plan Issues

e Buildings and parking are not oriented to encourage pedestrian traffic;

o The development is not adequately screened and buffered from the
adjacent residential neighborhood in accordance with zoning regulations;

¢ The development does not provide compatible architecture treatments to
avoid creating an adverse visual impact on adjacent residential
development; and

 The application does not commit to achieve at least a 50% phosphorous
removal to improve stormwater quality;

Proffer Concerns

¢ A commitment has not been made to retain a LEED AP as part of the
project’s design and construction team; and

¢ [nadequate dedication of ROW for the future widening of Richmond
Highway.

Transportation Concerns

¢ Qutstanding waiver request for construction of a right turn lane on
Richmond Highway; and

¢ Qutstanding Access Management Exception request.
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On June 23, 2011, the Planning Commission public hearing was held and the decision
was deferred to July 20, 2011, to allow the applicant time to formally submit a revised
GDP and proffers to address the issues raised by staff and others during the public
hearing. This addendum discusses the revisions that were made to the GDP and proffers.
Revised proffers and a reduction of the revised GDP are contained in Attachments 1 and
3 respectively.

ANALYSIS
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The applicants submitted a GDP, as revised through July 8, 2011, with the
following revisions:

o Dedication of right-of-way for future road improvements has increased
from 80 feet to 88 feet in conformance with the Richmond Highway
guidelines in the Comprehensive Plan.

e The proposed building is now located 64.5 feet from the Richmond
Highway right-of-way.

* Proposed number of parking spaces has been reduced from 37 spaces to
25 spaces.

* A single row of parking is shown parallel to Richmond Highway, rather
than the double row of parking shown on the previously proposed site
design.

e The width of the on-site landscaping along the Richmond Highway
frontage has been increased to now range from five to ten feet in width
resulting in up to 13 feet of streetscape width between the 10 foot wide
trail and the travel way.

These changes are discussed below.

Right-of-Way Dedication

In the staff report published on June 10, 2011, staff stated that the applicant
proposed to dedicate an insufficient amount of right-of-way for future road
improvements on Richmond Highway. The revised GDP increases the
proposed right-of -way from 80 feet to 88 feet. This issue is now resolved.

Parking

Previously, the applicant proposed 37 parking spaces with the majority of the
parking located at the front of the site between the building and the Richmond
Highway frontage. Staff advised the applicant to consider a number of design
modifications to include reducing the amount of parking; moving more of the
parking spaces to the rear; and shifting the building closer to the front of the
site to make it more attractive for pedestrians to access the building, to
reduce the potential for pedestrian and vehicular conflicts, and to create an
overall pedestrian-friendly environment, as recommended by the
Comprehensive Plan. The revised GDP reduces the number of parking
spaces from 37 to 25, thereby reducing the parking along Richmond Highway
to a single row. While 11 parking spaces are still located at the front of the
site, the applicant has increased the width of the landscaped strip along the
Richmond Highway frontage, resulting in an approximately 50 foot building
setback to this landscaped area. With these design changes, this issue has
been addressed.
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Proffers

Stormwater Management/Best Management Practices

Staff advised the applicant to commit to a minimum 50% phosphorous removal to
conform to the recommendations of the Comprehensive Plan. The applicant has
revised the stormwater management proffer to reflect such a commitment.
Therefore, this concern has been addressed.

Green Building Practices

It was noted in the staff report that a commitment had not been made to retain a
LEED accredited or equivalent accredited professional as part of the project’s
design team. The applicant has revised the green building proffer to reflect this
commitment.

Transportation

As stated earlier in this report, previously the applicant proposed to dedicate
an insufficient amount of right-of-way for future road improvements on
Richmond Highway. The revised GDP increases the proposed right-of -way
from 80 feet to 88 feet from the centerline of Richmond Highway.
Transportation proffer 2a has been revised to reflect this increase.

VDOT requested that the applicant provide a right turn lane along Richmond
Highway. The applicant submitted a waiver request to VDOT and also
proposed that if the waiver request is not approved, that the right turn lane
would be constructed within the 88 feet of right-of-way proposed for
dedication. VDOT is in the process of reviewing the applicant's waiver
request. Staff advised the applicant to revise proffer 2c to state that if the
applicant’s turn lane waiver request is not approved by VDOT prior to site
plan approval, and the applicant is unable to provide alternatives that are in
substantial conformance with the GDP and are acceptable to VDOT, then a
proffered condition amendment would be required. The applicant has revised
the proffer to reflect this commitment. Staff feels that it is acceptable to
proceed to the site plan process with the current proffer.

Design

The applicant submitted to staff an architectural exhibit and revised proffers to
address the Comprehensive Plan provision regarding the proposed development
providing compatible architecture treatments to avoid creating an adverse visual
impact on the adjacent residential development. Proffer 3 was revised to include
language which states that the building shall be in substantial conformance with
the general type, quality, and proportion of materials and will include awnings as
depicted in the illustrative elevation attached to the proffers. It also states that
the building(s) shall be constructed of masonry and pre-cast concrete on all four
(4) sides. Further, it states that mechanical equipment shall be screened from
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view on all sides. Staff notes that the architectural style of a previous exhibit (see
Attachment 3) would better enhance the image and aesthetics of the built
environment along the Richmond Highway corridor than the exhibit attached to
the proffers.

CONCLUSIONS AND RECOMMENDATIONS

Staff Conclusions

As previously discussed, this application is a request to rezone the subject
property from the PRM (Planned Residential Mixed) District, HC (Highway
Corridor) Overlay District, and CRD (Commercial Revitalization District) to the C-8
(Highway Commercial) District, HC District, and CRD District in order to develop a
6,000 square foot (SF), one-story shopping center comprised of either two 3,000
SF buildings or one 6,000 SF building with a floor area ratio (FAR) of 0.11.

The revisions that have been made to the GDP and to the proffers are sufficient to

staff to recommend approval of the proposed rezoning. However, the following
feature of the proposal could be improved:

o Additional screening and buffering to the adjacent residential neighborhood.

Recommendations

Staff recommends approval of RZ 2010-MV-011 subject to the execution of
proffers consistent with those found in Attachment 1 of this addendum.

Staff recommends approval of a modification of the transitional screening and
barrier requirements along the eastern and southern property lines.

Staff recommends approval of a modification of the peripheral parking lot
landscaping requirements in favor of the landscaping shown on the Generalized
Development Plan (GDP).

Staff recommends approval of a modification of the Richmond Highway
Commercial Revitalization District streetscape requirements along Richmond
Highway and East Lee Avenue in favor of that shown on the GDP.

Staff recommends approval of a deviation from the tree pfeservation target
requirement to that shown on the GDP.

Staff recommends approval of a waiver of the minimum lot width requirement.

Staff recommends approval of a waiver of construction of the service drive
required along Richmond Highway.
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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 applicants/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
recommendations of staff; it does not reflect the position of the Board of Supervisors.

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

ATTACHMENTS

1. Revised Proffers

2. Revised GDP

3. Office of Community Revitalization and Reinvestment Analysis and Architectural
Exhibit



ATTACHMENT 1

DRAFT PROFFERS
RZ 2010-MV-011
Memorial Venture, LLC
July 12, 2011

Pursuant to Section 15.2-2303(a) Code of Virginia, 1950, as amended, Memorial Venture, LLC,
(hereinafter referred to as the “Applicant”), for itself, successors and assigns in RZ 2010-MV-
011 filed for property identified as Tax Map 93-1 ((18)) (D) 117, 126, 130, and 138 (hereinafter
referred to as the “Application Property”) hereby proffers that the development of the
Application Property shall be in accordance with the following proffers, provided that the Board
of Supervisors approves RZ 2010-MV-011. These proffers shall supersede and replace all
previously approved proffers applicable to the Application Property.

1. GENERAL

a. Generalized Development Plan. Subject to the provisions of 18-204 of the
Fairfax County Zoning Ordinance (hereinafter referred to as the “Zoning
Ordinance”), development of the Application Property shall be in substantial
conformance with the generalized development plan (“GDP”) consisting of eight
(8) sheets, prepared by Dominion Surveyors, Inc. dated July 8, 2011.

b. Minor Modifications. Minor modifications to the GDP may be permitted as
determined by the Zoning Administrator. The Applicant reserves the right to
modify the layout shown on the GDP at time of site plan based on final
engineering and design provided that there is no decrease in the amount or
location of open space or landscaping, or distances to peripheral lot lines as
shown on the GDP.

-3 Uses. As shown on the GDP, the Application Property shall be developed as a
shopping center. Development on the Application Property shall include a
maximum of 6,000 square feet of gross floor area (“GFA”). The Applicant shall
not exceed a single fast food restaurant use on the Application Property. No more
than six (6) tenant spaces shall be permitted on the Application Property.

Permitted uses shall include the following:

. Business service and supply service establishments;
Eating establishments;

Fast food restaurant that complies with the provisions of Section 4-805 of
the Zoning Ordinance;

Financial institutions;
Garment cleaning establishments;
Health clubs;
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w Offices;
Personal service establishments;
Public uses;

. Private schools of special education;

. Quick service food stores that comply with the provisions of Section 4-
805 of the Zoning Ordinance;

* Repair service establishments;

. Retail sales establishments.

Special Exceptions. The Applicant shall request special exception approval for
any fast food restaurant or quick service food store that does not meet the
limitations of Section 4-805 of the Zoning Ordinance. As determined by the
Zoning Administrator, a special exception application shall not require a proffered
condition amendment provided that there is no decrease in the amount or location
of open space, landscaping, distance to peripheral lot lines, or increase in the total
square footage as shown on the GDP.

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

2. TRANSPORTATION

a.

Richmond Highway. The Applicant shall dedicate right-of-way for public street
purposes up to 88 feet from the centerline of Richmond Highway along the entire
site frontage in fee simple without encumbrances to the Board of Supervisors, as
shown on the GDP, prior to site plan approval or upon demand, whichever shall
occur first.

East Lee Avenue. Prior to the issuance of a Non-Residential Use Permit (non-
RUP), the Applicant shall construct a five (5) foot sidewalk on East Lee Avenue
as shown on the GDP.

Right Turn Lane/Access Management. The Applicant shall obtain approval of a
turn lane waiver and access management request by VDOT prior to site plan
approval. If the necessary approvals are not obtained, or alternatives acceptable
to VDOT and in substantial conformance with the GDP are not provided, then
approval of a proffered condition amendment shall be required.

3. DESIGN

a.

The Applicant shall be permitted to develop the Application Property with one (1)
building consisting of a maximum of 6,000 square feet or two (2) buildings that
total a maximum of 6,000 square feet. The Applicant reserves the right to shift
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b.

C.

square footage between the buildings provided there is no decrease in open space
and/or building setbacks.

The Applicant shall ensure that the final architectural design of the building(s)
shall be in substantial conformance with the general type, quality, and proportion
of materials depicted in the illustrative elevation attached to these proffers. The
building(s) shall be constructed of masonry and pre-cast concrete on all four (4)
sides of the building(s). The building(s) shall include awnings.

The Applicant shall screen all mechanical equipment from view on all sides.

4. GREEN BUILDING PRACTICES

a.

b.

C.

The Applicant shall include, as part of the site plan submission and building plan
submission for the Application Property, a list of specific credits within the
project’s registered version of the U.S. Green Building Council’s Leadership in
Energy and Environmental Design—New Construction (LEED®-NC) rating
system, or other LEED rating system determined to be applicable by the U.S.
Green Building Council (USGBC), or its equivalent (as determined jointly by the
Applicant and Fairfax County), that the Applicant anticipates attaining.

A LEED accredited or equivalent-accredited professional shall be included as part
of the design team. A LEED or equivalent-accredited professional shall provide
certification statements at the time of site plan review and building plan
submission confirming that the items on the list will meet at least the minimum
number of credits necessary to attain LEED-NC certification of the project.

Prior to site plan approval, the Applicant shall submit documentation, to the
Environment and Development Review Branch of DPZ, regarding the USGBC’s
preliminary review of design-oriented credits in the LEED program. This
documentation will demonstrate that the project is anticipated to attain a sufficient
number of design-related credits that, along with the anticipated construction-
related credits, will be sufficient to attain LEED-NC certification

Prior to approval of the site plan for each 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 $12,000. This escrow
will be in addition to and separate from other bond requirements and will be
released upon demonstration of attainment of 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—New
Construction (LEED®-NC) rating system or other LEED rating system
determined, by the U.S. Green Building Council, to be applicable to the building.
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 certification will be sufficient to satisfy this commitment. If the
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Applicant fails to provide documentation to the Environment and Development
Review Branch of DPZ demonstrating attainment of LEED certification within
three (3) years of issuance of the non-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.

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.

If the Applicant provides to the Environment and Development Review Branch of
DPZ, within three (3) years of issuance of the non-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 (3) points of attainment of LEED
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 three (3) years of issuance of the non-
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 (3) 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 may be extended as determined
appropriate by the Zoning Administrator, and no release of escrowed funds shall
be made to the Applicant or to the County during the extension.

3 STORMWATER MANAGEMENT/BEST MANAGEMENT PRACTICES

The Applicant shall provide Stormwater Management (SWM) and Best Management
Practices (BMP) in the locations as generally shown on the GDP. Said facilities shall be
designed in accordance with the PFM and the Chesapeake Bay Preservation Ordinance,
unless modified by DPWES. All or a portion of the SWM/BMPs may be provided
underground, on-site in a location and manner acceptable to DPWES. The Applicant
shall achieve at least 50% phosphorus removal to improve stormwater quality.
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6.

STREETSCAPE

a.

The Applicant shall install a streetscape generally consisting of landscaping, a
trail, and a browsing strip along the Application Property’s Richmond Highway
frontage as shown on the GDP. Subject to approval by Urban Forest Management
(UFM), in addition to what is shown on the GDP, the Applicant shall install
ground cover, shrubs, and flowers along the Richmond Highway frontage. The
Applicant shall coordinate the installation of the proposed streetscape with
VDOT. The Applicant reserves the right to make minor modifications to
landscaping to reasonably accommodate utility lines, provided such relocated

landscaping shall retain a generally equivalent number of plantings as shown on
the GDP.

The Applicant shall install a streetscape generally consisting of landscaping and a
sidewalk along the Application Property’s East Lee Avenue frontage as shown on
the GDP. The Applicant shall coordinate the installation of the proposed
streetscape with VDOT. The Applicant reserves the right to make minor
modifications to landscaping to reasonably accommodate utility lines, provided
such relocated landscaping shall retain a generally equivalent number of plantings
as shown on the GDP.

LANDSCAPING AND SCREENING

a,

Peripheral parking lot landscaping shall be provided as generally shown on the
GDP.

Transitional screening and barriers shall be provided as generally shown on the
GDP.

The Applicant shall provide a seven (7) foot wall, as generally shown on the
GDP, provided that the distance from the wall to the eastern and southern
property lines is not reduced from that shown on the GDP. The Applicant shall
determine the final location of the wall at time of site plan to accommodate
screening to the greatest extent possible. The wall shall be constructed of
architectural block or masonry materials.

HERITAGE RESOURCES

Prior to any land disturbing activities on the Application Property, Applicant shall
conduct a Phase I archaeological study of the undisturbed areas of the Application
Property, and provide the results of such study to the Park Authority Cultural Resources
Management and Protection Section (CRMPS). The study shall be conducted by a
qualified archaeological professional approved by CRMPS, and shall be reviewed and
approved by CRMPS within a reasonable time period so as to not delay construction.
The Phase I study shall be performed in accordance with a scope provided by CRMPS.
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There shall be no land disturbing activities on the Application Property until the Phase I
study has been reviewed and approved by CRMPS. If any archeological resources are
found by the Phase I study and determined to be potentially significant, then the
Applicant shall conduct a Phase II archeological study. The Phase II study data recovery
shall be performed in accordance with a scope provided by CRMPS. Archeological
reports produced as a result of the Phase I and/or Phase II studies shall be submitted for
approval to CRMPS. Said approval process shall be completed within a reasonable time
period so as to not delay construction.,

o SUCCESSORS AND ASSIGNS

These proffers shall bind and inure to the benefit of the Applicant and its successors or
assigns.

{A0226695.DOC / | Draft Profters - 7-12-11 (¢in) 006807 000002 }

[SIGNATURE BEGINS ON NEXT PAGE]



Applicant/Title Owner of Tax Map 93-1 ((18)) (D) 117,
126, 130, 138

MEMORIAL VENTURE, LLC

By: Erik J. Dorn
Its: Managing Member

[SIGNATURE ENDS]
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HAINTAMNED STORH SEWER STSTEM, AT RATES LESS THAN EXISTING AND
IS CONSIDERED AS AN *ADEQUATE OUTFALL' BY STATE AND COUNTY
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ATTACHMENT 3

\ County of Fairfax, Virginia

MEMORANDUM

DATE: July 11, 2011
TGk Barbara Berlin, Director
?%ning Evaluation Division
FROM: Barbara A. Byron, er
Office of Revitalization and Reinvestment (OCRR)
SUBJECT: RZ 2010-MV-011, Memorial Venture, LLC

The Office of Community Revitalization and Reinvestment (OCRR) has reviewed the
Generalized Development Plan dated July 8, 2011 and proffers related to the above
referenced rezoning.

This application provides additional landscaping along the Richmond Highway
frontage, providing for an improved streetscape. Also, the proffer to screen all
mechanical equipment should ensure that such equipment is not visible from any
direction. Lastly, the proffer to construct the building(s) of masonry and pre-cast
concrete on all four sides of the building(s) ensures quality materials will be used on
all four sides. However, a previous rendering using these materials in a different
architectural style (see attachment) would better enhance the image and aesthetics of
the built environment in the Richmond Highway Corridor than the illustrative elevation
attached to the proffers.

cc. Kelli-Mae Goddard-Sobers
OCRR files

oRR)

Office of Community Revitalization and Reinvestment
12055 Government Center Parkway, Suite 1048

Fairfax, VA 22035

703-324-9300, TTY 711

www ferevit.org






