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FAIRFAX
COUNTY

V I R G I N I A

APPLICATION FILED : December 2, 2002
PLANNING COMMISSION : July 14, 2005

BOARD OF SUPERVISORS : August 1, 2005
@ 4:00 PM

July 5, 2005

STAFF REPORT

APPLICATION RZIFDP 2002-HM-043
(Concurrent with PCA 79-C-037-5, SE 2002-HM-046 and

RPA Exception # 1504-W RPA-001-1)

HUNTER MILL DISTRICT

APPLICANTS: L. Farnum Johnson, Jr. & Jeffrey J. Fairfield,
Managing Co-Trustees of the Ruth C. Launders
Marital Trust, David I. Meiselman and Winifred C.
Meiselman , Trustees and Meiselman Family LLC

PRESENT ZONING : R-1 (50.29 acres)
1-4 (3.55 acres)

REQUESTED ZONING:

PARCELS:

ACREAGE:

FAR:

OPEN SPACE:

PLAN MAP:

PROPOSAL:

MODIFICATIONS/WAIVERS:

PDC

Tax Maps 16-3 ((1)) 4B, 4C, 5, 5A, 39A

53.8 acres

0.79 FAR

35%

Mixed-Use

Request to rezone the site from the R-1 and 1-4 Districts
to the PDC District for a mixed-use development.

Modification of the use limitation for the PDC District to permit the gross floor area of
residential to exceed fifty percent of the principal uses to allow 716,650 square feet of
residential uses , including ADUs and bonus units.

Waiver of the service drive requirement along the Dulles Airport Access Road.
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Waiver of the 600 foot maximum length for a private street.

Waiver of the 200 square foot privacy yard for rear-load single family attached units.

Waiver of the loading space requirement for the site.

Modification ,of the trail requirement to permit Centreville Road trail location in accordance
with the trail depicted on the CDP/FDP.

Modification to allow decks for single family attached units to be closer than two feet from
the rear lot line for rear yards of seventeen feet or less.

STAFF RECOMMENDATIONS:

Staff recommends denial of PCA 79-C-037-5.

Staff recommends denial of RZ 2002-HM-043. However, if it is the intent of the Board
of Supervisors to approve RZ 2002-HM-043, staff recommends that such approval be
subject to the proffers consistent with those contained in Appendix 1. Approval of this
application should be contingent upon the applicants' payment of funds according to
the Board of Supervisors' formula for the rezoning of commercial and industrially
zoned land to residential use within the Route 28 Tax District, with such payment to
be received prior to the effective date of the rezoning as set by the Board of
Supervisors. Staff recommends that the Board of Supervisors set a date, up to sixty
(60) days from the Board's decision on this application, as the "effective date of the
rezoning". Failure by the applicant to provide payment to the County of the full
amount determined by the formula described herein prior to the effective date of this
rezoning decision shall men that the change in zoning requested by the applicant
shall not become effective and that this rezoning decision shall be void in accordance
with Virginia Code Section 15.2-4608(C).

Staff recommends denial of FDP 2002-HM-043 as submitted. However, if it is the
intent of the Planning Commission to approve FDP 2002-HM-043, staff recommends
that such approval be subject to proposed final development plan conditions
contained in Appendix 2 and the Board of Supervisors approval of RZ 2002-HM-043.

Staff recommends denial of SE 2002-HM-046 as submitted. However, if it is the
intent of the Board of Supervisors to approve SE 2002-HM-046, staff recommends
that such approval be subject to the development conditions contained in Appendix 3.

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

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



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

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days advance notice. For
additional information on ADA call (703 ) 324-1334 or TTY 711 (Virginia Relay Center).
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APPLICATION FILED : December 2, 2002
PLANNING COMMISSION : July 14, 2005

BOARD OF SUPERVISORS : August 1, 2005
@4:00 PM ...

V I R G I N I A

July 5, 2005

STAFF REPORT

APPLICATION PCA 79-C-037-5
(Concurrent with RZ/FDP 2002-HM-043, SE 2002-HM-046 and

RPA Exception # 1504-WRPA-001-1)

HUNTER MILL DISTRICT

APPLICANTS: L. Farnum Johnson, Jr. & Jeffrey J. Fairfield,
Managing Co-Trustees of the Ruth C. Launders
Marital Trust

PARCELS: Tax Maps 16-3 ((1)) 4B and 4C

ACREAGE: 3.55 acres

PLAN MAP: Mixed-Use

PROPOSAL : Request to delete the 3.55 acre site from the proffers
associated with RZ 79-C-037 in order for the area to be
rezoned to the PDC District as part of RZ 2002-HM-043.

STAFF RECOMMENDATIONS:

Staff recommends denial of PCA 79-C-037-5 as submitted.

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

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

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

O: IASHRIBIRezoning)RZ 2002-HM-043 JohnsonFairfieldlpca79C037 cover.doc

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



FAIRFAX
COUNTY174'.x.
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V I R G I N I A

APPLICATION FILED : December 2, 2002
PLANNING COMMISSION : July 14, 2005

BOARD OF SUPERVISORS : August 1, 2005
@ 4:00 PM

July 5, 2005

STAFF REPORT

APPLICATION SE 2002-HM-046
(Concurrent with RZ/FDP 2002-HM-043, PCA 79-C-037-5 and

RPA Exception # 1504-WRPA-001-1)

HUNTER MILL DISTRICT

APPLICANTS: L. Farnum Johnson, Jr. & Jeffrey J. Fairfield,
Managing Co-Trustees of the Ruth C. Launders
Marital Trust, David I. Meiselman and Winifred C.
Meiselman , Trustees and Meiselman Family LLC

PARCELS: Tax Maps 16-3 ((1)) 4B, 4C, 5, 5A, 39A

ACREAGE: 53.8 acres

PLAN MAP: Mixed-Use

SE CATEGORY : Category 6, Use 2; Uses in a Floodplain

PROPOSAL: Request to permit uses in the floodplain for the
construction of a stormwater management facility, nature
trails, boardwalk, gazebo, roadway and related clearing,
grading and fill.

STAFF RECOMMENDATIONS:

Staff recommends denial of SE 2002-HM-046 as submitted. However, if it is the
intent of the Board of Supervisors to approve SE 2002-HM-046, staff recommends
that such approval be subject to the development conditions contained in Appendix 3.

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.

O:IASHRIBIRezoninglRZ2002-HM-043 JohnsonFaidieldISE2002HM046 cover.doc



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

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

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



Rezoning Application
RZ 2002-HM-043

Applicant: L FARNUM JOHNSON JR AND JEFFREY J
FAIRFIELD MANAGING CO- TRUSTEES OF
THE RUTH C. LAUNDERS MARITAL TRUST,
DAVID I . MEISELMAN AND WINFRED C.
MEISELMAN, TRUSTEES, AND MEISELMAN
FAMILY LLC

Filed: 12/02/2002
Area: 53.80 AC OF LAND; DISTRICT - HUNTER MILL
Proposed: MIXED USE DEVELOPMENT
Located: NORTHWEST AND SOUTHWEST QUADRANT OA

THE INTERSECTION OF CENTREVILLE ROAD
AND SUNRISE VALLEY DRIVE

Zoning : FROM R- 1 TO PDC, FROM 1- 4 TO PDC
Overlay Dist:
Map Ref Num: 016-3- /01/ /0004B /01/ /0004C /01/ /0005

/01/ /0005A 016-3- /01/ /0039A (PREVIOUSLY
KNOWN AS 016-3- /01/ /0004 /01/ /0039)

Final Development Plan
FDP 2002-HM-043

Applicant: L FARNUM JOHNSON JR AND JEFFREY J
FAIRFIELD MANAGING CO- TRUSTEES OF
THE RUTH C. LAUNDERS MARITAL TRUST,
DAVID I. MEISELMAN AND WINFRED C.
MEISELMAN, TRUSTEES, AND MEISELMAN
FAMILY LLC

Filed: 12/02/2002
Area: 53.80 AC OF LAND; DISTRICT - HUNTER MILL
Proposed: MIXED USE DEVELOPMENT

Located: NORTHWEST AND SOUTHWEST QUADRANT OF
THE INTERSECTION OF CENTREVILLE ROAD
AND FOX MILL ROAD

Zoning: PDC

Overlay Dist:
Map Ref Num : 016-3- /01/ /0004B /01/ /0004C /01/ /0005

/01/ /0005A 016-3- /01/ 10039A (PREVIOUSLY
KNOWN AS 016-3- /01/ /0004 /01/ /0039)
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Rezoning Application Final Development Plan
RZ 2002-HM-043 FDP 2002-HM-043

Applicant: L FARNUM JOHNSON JR AND JEFFREY J Applicant: L FARNUM JOHNSON JR AND JEFFREY J
FAIRFIELD MANAGING CO- TRUSTEES OF FAIRFIELD MANAGING CO- TRUSTEES OF
THE RUTH C. LAUNDERS MARITAL TRUST, THE RUTH C. LAUNDERS MARITAL TRUST,
DAVID I. MEISELMAN AND WINFRED C. DAVID I. MEISELMAN AND WINFRED C.
MEISELMAN, TRUSTEES, AND MEISELMAN MEISELMAN, TRUSTEES, AND MEISELMAN
FAMILY LLC FAMILY LLC

Filed: 12/02/2002 Filed: 12/02/2002
Area: 53.80 AC OF LAND; DISTRICT - HUNTER MILL Area: 53.80 AC OF LAND; DISTRICT - HUNTER MILL
Proposed: MIXED USE DEVELOPMENT Proposed: MIXED USE DEVELOPMENT

Located: NORTHWEST AND SOUTHWEST QUADRANT O Located: NORTHWEST AND SOUTHWEST QUADRANT OF
THE INTERSECTION OF CENTREVILLE ROAD THE INTERSECTION OF CENTREVILLE ROAD
AND SUNRISE VALLEY DRIVE AND FOX MILL ROAD

Zoning: FROM R- 1 TO PDC, FROM 1- 4 TO PDC Zoning: PDC
Overlay Dist: Overlay Dist:
Map Ref Num: 016-3- /01/ /00048 /01/ /0004C /01/ /0005 Map Ref Num: 016-3- /01/ /0004B /01/ /0004C /01/ /0005

/01/ /0005A 016-3- /01/ /0039A (PREVIOUSLY /01/ /0005A 016-3- /01/ /0039A (PREVIOUSLY
KNOWN AS 016-3- /01/ /0004 /01/ /0039) KNOWN AS 016-3- /01/ /0004 /01/ /0039)
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Special Exception Application Proffered Condition Amendment
SE 2002-HM-046 PCA 79-C -037-05

Applicant: L FARNUM JOHNSON JR AND JEFFREY J Applicant : L FARNUM JOHNSON JR AND JEFFREY J
FAIRFIELD MANAGING CO- TRUSTEES OF THE FAIRFIELD MANAGING CO- TRUSTEES OF
RUTH C. LAUNDERS MARITAL TRUST, DAVID I. THE RUTH C. LAUNDERS MARITAL TRUST
MEISELMAN AND WINIFRED C. MEISELMAN, Filed: 12/02/2002
TRUSTEES AND MEISELMAN FAMILY LLC Area: 3.55 AC OF LAND; DISTRICT - HUNTER MILL

Filed: 12/02/2002 Proposed : AMEND RZ 79-C-037 PREVIOUSLY APPROVED
Area : 53.80 AC OF LAND; DISTRICT - HUNTER MILL FOR INDUSTRIAL DEVELOPMENT TO MODIFY
Proposed : USES IN THE FLOODPLAIN PROFFERS
Zoning Dist Sect: 02-0904 Located : WEST SIDE OF CENTREVILLE ROAD
Art 9 Group and Use: 6-02 APPROXIMATELY 400 FEET SOUTH
Located : NORTHWEST AND SOUTHWEST QUADRANT OF ITS INTERSECTION WITH SUNRISE VALLEY

OF THE INTERSECTION OF CENTREVILLE DRIVE FORMERLY FOX MILL ROAD
ROAD AND FOX MILL ROAD Zoning: 1-4

Zoning: PDC Plan Area: 3
Overlay Dist: Overlay Dist:

Map Ref Num : 016-3- /01 / /0004B /01/ /0004C /01/ /0005 Map Ref Num : 016-3- /01/ /0004B /01/ /0004C
/01/ /0005A016-3- /01/ /00039A (PREVIOUSLY

= PORTION OF PROFFERED CONDITION AMENDMENTKNOWN AS 016-3- /01/ /0004 /01/ /0039)
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ARROWBROOK CENTRE
CONCEPTUAL / FINAL DEVELOPMENT PLAN

RZ/FDP 2002-HM-043; PCA 79-C-037-5
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The landscape features show the
general Intent and character of the
proposed development and may vary
with final building design , site plan and/or
possible marketing / trademark design
features desired by the end users.
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PRE-DEVELOPMENT CONDITIONS

SCALE 1 "=200'

STORMWATER MANAGEMENT NARRATIV

STORMWATER MANAGEMENT REQUIREMENTS WILL BE MET WITH A PROPOSED WETLAND
POND FACILITY (51051-I) LOCATED ON UNOOAY G . AS WELL AS A FNRFAX COUNTY
MNNTNNED OFT-SITE REGIONAL DRY POND (/H-09). A PREUMINARY DESIGN FOR
THE ON-SITE POND IS SHOWN DIN SHEET 20 ANTI INCLUDES GRADING FOR ME
EMBANKMENT AND WETLANDS . A MNNTENANCE ACCESS (GRAVEL OR NATURAL
SURFACE). OUTFALL PIPES, MO LANDSCAPE AMENITIES SUCH AS NATME WETANDPLANTINGS,

BMRDWAIHS . A GAZEBO, AND TRNLS . PREUMINARY STORMWATER
MANAGEMENT COMPUTATIONS HAVE BEEN PERFORMED AND DETERMINED THAT
APPROXIMATELY 56.000 CUBIC FEET OF STORAGE IS NEEDED FOR BMP IN ME POND
(SEE WAIF COMPUTATION SHEET 28 ). FOR THE POND APPROXIMATELY 192,000
CUBIC FEET OF STORAGE IS NEEDED TO DETAIN THE TEN-YEAR STORM EVENT.

THE OUTLET CONTROL STRUCTURE IS DESIGNED TO SERVE AS ME EMERGENCY
SPILLWAY FOR ME POND . SINCE ME PROPOSED POND EMBANKMENT IS ADJACENT
TO THE FLOOOPWN, FINAL ENGINEERING WILL VERIFY THAT NO DOWNSTREAM
PROPERTY DAMAGE WILL OCCUR TO EXISTING STRUCTURES . ME POND IS DESIGNED
TO PROVIDE DETENTION FOR APPROXIMATELY 28.4 ACRES , AS WELL AS TWO
ADDITIONAL OFFSITE ,RES . 2.1 AC FROM THE NORTHEAST THAT CURRENTLY DRAINS
DIRECTLY TO MERRYOROOK RUN, AND 5 . 3 AC FROM A DEVELOPED SITE TO ME
WEST NEAT DRAINS TO AN EXISONC POND MAY IS BEING REPLACED BY THIS
APPLICATION. APPROXIMATELY 9.5 ACRES OF THE DEVELOPED PORTION OF THE SITE
DRANS THROUGH THE WESTERN DEVELOPED OFFSITE AREA TO A FNRFAX COUNTY
REGIONAL POND /H-O9.

THE TOTAL DRAINAGE AREA SERVED BY ME PROPOSED ONSTIE POND IS
APPROXIMATELY 35.8 ACRES . STORMWATER WILL BE CONVEYED TO THE POND IN A
PROPOSED UNDERGROUND STORM SEWER SYSTEM INCLUDING A CROSSING (SHOWN
ON THE PLAN) UNDER SUNRISE VALLEY DRIVE . OVERLAND REUEF WILL BE
PROVDED THROUGH ME PROPOSED PROJECT IN ACCORDANCE WITH CURRENT
COUNTY CRITERIA TO PRECLUDE FLOODING POTENTIAL

INN
WEN
vlw

CDP/FDP/PCA
ARROWBROOK CENTRE

REVISION

HNNIYR MILL ,TRI('R
FA W'AX COLMIY , VIIM2MA

STORMWATER OUTFAIL

THE STORMWATER OUMALL FROM THE PROPOSED POND IS DIRECTLY INFO ME
MERRYBROOK RUN FLOODPWN AS SHOWN ON ME PLANS . (SEE FAIRFAX COUNTY
PLAN J15134- FP-DI-T) ME FLOW RATES OF ME PROPOSED TWO AND TEN YEAR
STORM EVENT RELEASE WILL BE AT OR LESS THAN ME EXISTING FLOWRATE AT ME
OUTFALL POINT OF ME POND . VELOCITIES WILL BE DISSIPATED , IN ACCORDANCE
WITH CURRENT COUNTY CRITERIA , BEFORE REACHING ME EXISTNG BED AND BANKS
OF ME CHANNEL

APPROXIMATELY 9.5 ACRES OF ME NORTHWESTERN PORTION OF THE SITE DRAINS
OFFSTE IN A WESTERLY DIRECTION . ME ADJACENT WESTERLY PROPERTIES WERE
DEVELOPED AND DD PROVIDE THE NECESSARY CAPACITY TO CONVEY ME
STORMWATER RUNOFF GENERATED FROM ME ULTIMATE BUILD OUT PROPOSED ON
THIS APPLICATION . ME 9.50 ACRES OF THIS SITE EVENTUALLY OUTFNLS AT A
FAIRFAX COUNTY REGIONAL POND /H-9. A OETAKFD OUTFALL ANALYSIS IS SHOWN
ON SHEETS 29,30.

THERE ARE APPROXIMATELY 13.6 ACRES OF ME SITE THAT WILL BE TOO LOW IN
ELEVATION TO DRAIN TO ME PONO (SWM-T) THESE AREAS ME LARGELY
UNDISTURBED EXCEPT FOR SOME TRAILS A% LANDSCAPING AMENITIES.
CONSEG HENTLY . CONCENTRATED MO NON-CONCENTRATES FLOWS FROM THESE
AREAS MAY DISCHARGE DIRECTLY IMO ME MERNYBROOK RUN FLOODPLAIN.
PROPOSED VELOCTES FROM THESE OUIF 'AIL5 WILL BE MNTGATED IN ACCORDANCE
WITH CURRENT COUNTY CRITERI BEFORE REACHING ME E)IISTNG BED AND BANKS
OF ME EXISTING CHANNEL

IN OUR PROFESSIONAL OPINION , ME EXISTING STORMWATER OUTFALLS ANTS
DOWNSTREAM SYSTEMS MENTIONED ABOVE SHOULD BE PROVEN TO BE MEOUATE AS
RECURED BY THE CURRENT COUNTY CRRERIA DURING THE FINAL ENGINEERING
PHASE OF TH15 PROJECT.

SWM MAPS
AND NARRATIVE

POST-DEVELOPMENT CONDITIONS

SCALE, 1 r'=200

STORMWATER MANAGEMENT PRQPQSED POND

PRELIMINARY SUMMARY TABLE

TOTAL SHED AREA = 42 AC

CONTROLLED AREA - 28.4 AC
UNCONTROLLED AREA - 13.6 AC

OFFSITE CONTROLLED AREA = 7.4 AC

PRE-DEVELOPED FLOW - 57.7 CFS •10-YR STORM

POST-DEVELOPED FLOW - 53.8 CFS '10-YR STORM

VOLUME OF DETAINED WATER - 191.000 CF '10-YR STORM
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OVERALL SMP DESIGN CALCULATIONS

1. WATER QUALITY NARRATIVE
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ARROWBROOK CENTRE
SPECIAL EXCEPTION FOR FILLING IN THE FLOODPLAIN

NOTES
1. The wb(en properly is looted al Foldae Cady Tee Asesment may 16-3
((I )) Parcels 4, 48, AC, S, 5A end 39 . The epplkonl Is requeding a Category 6
Special E.e.pdn for filling In ,he floodplehn. The pmpany subject le rh!, Special
E¢epIien candor of 53 . 8± acres (2,345,460± SP ) ahhoogh the general
I--dplein ore, canprism eppmeimoely 15.3+ acres of this prop.dy. Th.
Properly Is .lord R-I old 1 - 4 (Parcel, 45 and AC). A CamepNnl/Flnal
O.eelopmeal Plan Io I.ran . it,. pmpany to the PDC dlstdct end It Proffered
CeadMee Amendnenl m delve land area )Parcels 45 old AC) am also been
filed carcunen ly wllh 04, epplkolien . The following app asap hav. been
obtained, the RPA Ikons (3717-RPA-02, approved 10-2-01), a Flmdpl,l. Sally
(1504-FP- 01-1, eppm,md 3.25 -03) and --Hood penadb (see Nor. 6 blew(.
M RPA Ee,epllen and Wele, Eiualtly hoped Assessment (preeaely epp,ee,d
en 5.13 -OA, No 1504-WO-01-1) Is balm amended end flied enn mlarrey.16,
this plan to dasify grading and mperellee of wellands within t e RPA

Part-b A,46 ,4Cr4' end 39 am In the names of I. Fannon Johreon , Jr. and Jeffrey
J. Fefdleld, Managln Co - Tmatea, of the Rob C mounds.. Madtel Tlm, as

horded In Deed look 12ABS at Page 1019. Parcel SA Ie In the names of
David I . Mehebnen and Winifred C . Meb,I,.% Tmaee, end The M.N.M,m
Family L . I.T. es reendetl in Deed Seeb 8002 el Po e. 576, as eaneaed k Deed

Is 6200 as Page 636, and In Deed Book 10332 at Page 1873, and In Deed
Beak 11251 m Page 1394 end Deed Book 11254 ei Page 1396, ell ammg the
land records If Felrfee County, lilrginlo,

Edatkg coning cod lend a.a adios.. I. it, die am
Wee 1-A Use, OHke, Hotel
Nelda R-3, C-8 Use : SAee1, Hats)
Co.,. PDC, C -8, PDH-30 , C-6 Lee Conal,,10, Multi-Famny Redd., Hotel
Senh , PDC, POH - 12 Use, Undeveloped

2. The boundary hfomele Is from a boundary ancey by PHR+A
lepegrephle Inlorm-Nan is Item -Hot wrvey. The tense,., Inerval is ten (2)
feet.

3. The wb(esi pmpany is penlelly undeveloped ; her. are ,esldenms old
..nsory,ile,Nm, on Penab 39 and 5A The eaielng Impmeee.ena wem built

brwem 1900 and 1952 and ell amMres.seept these on Panel 5A MR be
demolished when ea thl dlon eommeoess en the pmpmad development
pr,gmm. Cenlredlle Road and Sundae Valley Ode. am proposed to be
widened end dghtol-way dedlcafed per approved Fold,, Carly Sit. Plan
663-SP -01.2. A. Pon of 'hot she plan epp,eeei , a cansenalbn eelemen was
healed edlamnt ,e the fkadpleln la Lou of flung on SE Iw +0-Ig M If,.
floodplmn end ie offset RPA Impom to, the ao eR the proposed entrance off
of C.ntmsllle Road . This eppikmbn mansion to voce. the oomeno.6e,
.merlon wilt the filing of this Spacial Eon.prec

A. The plop hen been prepar.If en h to benefit of a this rope" fanlded by
Slewen ibis Guerenry Cempaey, Ceeniment No . C-9912 - 1442970 , effemve
Jun 1, 1999 and teenier. , this plot does not eemaeeily balk.,. d1

,mb.o,ces In the pmparh ban that data . A ,eMlory sewer .eeme. woe
enrded e, Parcel SA In Deed Book 10773 of Page 1865 an Febmary 2,

1999. Ce the base of ar Mowledga, ahem an en motor underground utility
aemenIs lmmed an the bled property. Al e.lsling 25-feet sanlmry sewer

meet lens dsagh he satheedem penkn of the die. A 100-yea,
fmoodploln and stem drelnege Re,ement widen then 25 feel eeee,poam t he
1W-year fleodplole

SE 2002-HM-046
The pmpeend SWM/RMP ..lend fondly pmpeed ponlally wIR,ln he FCC will
pro.lde a regional beefil by repledng degraded penlem of The EOC and
e.paMnq the .Herds. aloe by, the e.eollon of e, eseie of "Road hoboes
.hero lone mrronly a,his, largely In erases .aldde of end edlomm In the ESC,
a,dtenei,n the Intended (tastiest of 6,. POT by the met as of e micm-peal and
sedlmam fembey that facnhotes removal of .,llama from nomworen raelfl

seeding the RMP mqulmment for pbe,phome ,.mesol to, Rte die by I2.S le
20%., Inmlrn eppm.imelaly 7.4 am, of ethel. am, .Rei m the Dulles Alrpan
Aaass Read ,Ighl,f-way , the Sondse Valley Dal, t dgM-of -ney a n d en edleceal
propely To the cash, and prod den peals. and educotlmIA eopenuallks ter
,he eomrmm"y Raeegh the croallen ei sons and beedeebe .lhm t,e entlend
habitat.

The f nndplni, north of S.H. Valley Ddv. all be preserved ..cep, fen an
a e voving form Cealmvm, Read, people satiety eewer,wmMlam, end
miner Oiling for a blke ,ell and The proposed .morose e m Sundae Volley DHee.
The floodplell sold, of Sundae Valley DAs. w16 be pullolly filled by aeol,e It
,menwamr management ..Hondo fanAity and unnamed as epm spore and
ed enn.d as a sonar deer pod with mshohlen (lo, raised bee,dwalln and o
Nevin, Rumba.

6. Welland. e, .hewn have bean ecdTsd wish a 1,dadkHe ei derennhoNen
(Pmien No. 01-+0085) by Ne Coors of E,gMmn doled August 13, 7001.
W.eland penmlls fen the son-Non, of the Pemwalsr wedond /.dilly heve
been approved under an Indhldael DEG VlrgMs, We,.r Pretecsla. Peron No.
V WPP 03.0244 eapidoe Jme 10, 2018 and , Corps ai Cegheen Slob
Preen,. General Peen" No. SPOP 03-VO24A eeplne g lame 26, 201 & TM
Ceen.NHle Road alb- that aortas M.nybmok R. he, been pemened under
Abbrovlafed SM.dend Permit ASP I8 eep1An Aug. 24, 2004 s,Hh an
e.tenden reeaM dread Apdl 15, 2004.

7. Th..slog vattelelson Is down en IM SE. Al EVM he, been Prepared and
ebWieed separately.

R. A grave ilea adds as Pavel 39 near Me-brook Rm. The deselolmmt will
net Import Marva. site.

9. T. 0e be of our knowledge, ,e herdaa er bale wbslesees ore p--I
en .11... et fells In Title 40, Code of Fednol 0eguleliom Par. 116.4, 302.4,
and 355, all he.e,deas eecse meet fell , I. Cam,neeeefh of
VIrglMa/Deportment of Wane Menegeeent R.guiaNea VR 672 - 10-1 - Vlrginin
Hmedea Woes . Me laem.,l R.guielioml and/e, panolean products as
defined 1, TIN. 40, Code oI Federal Ragdoepns Pan 280. To the bet. 1 ear
Mewled,, the pmpes.d de eeiepeenl .Ill not gm.rme, anilke . Pero, small or
statute of any Pod, sebdetcm an she.

10. A bkyde hail Is pmpmad per,le Comprslemha Plan en Ihe e-ar side of
CenlreNlle Read and le south dd. of Sank. Valley D4,.. The epplke,
p,Paes I. build Ne ban for Cmh.Mlle Rood aleng be wed bank of
Menybreel R. to Sa .),. Valley Dd.. Indeed of dbealy sang CenIranR.
Reed le e.nld gmding and fill hoped. M lro aaeaiflsa arolegieal area between
Ca-ell. Read and Ma,rybroak hem.

11. R1gM-of.wa, is bell , dedirofed along CmtmNRe end 9mrb Valley Biro
far kepeosemete born, mad. fm .1d-Mg of lose read. Pursuant as Is .4. phs,
(Fordo. Co. No. 663-SP -01.21 by .,he.. The COP/FOP filed en,aemn6y sal"
this epplke"- proposes Its d.dlcaee additional Bain-el-way en he Monello
of A. Sallee Tag Reed old C-411. Read and In the ,e,Nh side el Sadee
Valley Drhe.

13. This eppllmllen proposes pmleeden and pneservaie, of ass e.I,'Mg
wmlond, where Possible, the roaerollal of disturbed ..,lands end the -.,I-
of new wetlands within the aomwmer management fodNy to promos.
bIn-fRtedng of aomwmen -If prior ail mtedng M."b,aek Run abeun
valley.

IA. Nn pnrking Is Proposed Mlhln the flendpieln at,..

15. Th. dla 1111 t,. Henepen Creek .monied. Sl ohn monngemsnl
(SWM) and Bea Menagsmenl Prankes )IMPI fadI,l., will be pmod.d as 0-
an The SE to esppon P. purposed deselepmanl ano m sheen en The CDP/FDP
filed cananenuy *IA N,1, applksoll . See The CDP/FOP to, eddlfenel
Imermeln on SWM end RMP.

16. Padlc wore, rerske to the proper,, wnl be prodded by m edeakn of
state, en ..Ming 12' waleenein In Sunrha Valley Dde, en 1 ..IsIlng 16"
wale,noin M CenIrealla Read Detailed weld work, dodge dell be
mmpleled de,bg goal eng !ne.dng.

17. Publk emhary ewer woke will be provided a if,. prepeay by en
e.lenskn of en e.IAing 18 ' sanitary sewer er sib ar M Cemresnle Road
Dmalled design deIf be enmplefed dur ing fheei englneering.

I8. In,", and egren to the property is Aa two p,epe,ed ententes arse
Ceatrevilt. Reed and a re an Sundae Valley Od,.. A oral. means an
C:-.-Ill. Road Is .poodle Weodland P0A Road and Is secondary dgk-In,
doh--I .mores. h nosh of l,. main .lover...

19. A dewing gaaebe ba no gran Rear a,,, b proposed wINHn the Tendplah,
ee. Sc. A. CDP/FDP flied osonrmdy all, IN . epplicmkn fee Mfermeyen

rere.mbg A . pnepe,ed de-Lop-1 of are mmek,d., of de Ate.

20. M ale goon, p-11 hall be eblolned em ,d prodded paler he
cemmeMarnaM of --;.a , if mulaslaol,

21. Appro.lmom flmlh If deen19 and grading an sheen an l,e SE, and will
sot, based en final engkeed ,n and dsor0n. Whom he R.I. of dealing and
gmdina am ,et dew., It b ,,.ad that 01 flails, ealndda wed, the loner
besndeny of if.. Who.

22. Ta the ban of oa knowledge, this SE will be M en,femece with appl.bl.
,rdhoncas, rogalattom, and adopted Cendard, misled m lasso so the
floodplmn. Sae he CDP/FDP filed romoman,ly with this epplrotlan for waken
en medifl.eHOm mimed to the proposed Wised-use development.

23. Par Sndlan 2.904 d dre 2-fag Odlnarcm

2.8.(1) the prepared heraeane.H Nil hewer ar mad, le adding I DO.ye,.
fbodpleln elesonen and am onlldpomd as Improm sad not tae,, any eddlinecl
fboding er amslw preblam, ,hoe whet may ..1st. The eahgng 100-year flaedpiak
eleveten pmsemly goods a pollen of Sad,. Voney Thin, and Cemmahl. Road.

2.5.(2) Welland, pemlf, a, Mdkakd undo, Note 6 hose been oblained paler e
mstarbIrn eny ..irdng wemland.

2.0. See Sham 5 Ie dteroge hap-assent, and wore, mnlgy hrpmmn,e,h by
deaden If nonnwater w.Nends and fnbA,g of mdienh l,eegh see of fombay
and mkmpeal.

5. The prspeny dellneaed en the p!m h located In Flood Zete'%', an ano
atdde the 500-yeer fleedplaln as dememhed by safe- to Cenemolty Pare!
No. 5155250050 D, Maid 5, 1990, a peblld,ed by l,. Federal Emergency
Menegemrd Agency (Wind). A flnedplel b -t shown en the PEMA map lea a
motor 100-year fleedptuln par Fulda. Canny agulalom on, as he p,epeery
as d.nnealed by an epprosed fleodpial, study (1540-FP-0 I appmsad March
25, 2003) pmpmmd by PHR+A Th. ISO-yen, floodpleln h e1so del bad as Is
Pe,oame Proteelen Area )RPA) per A. Folds. Camay Oesapeake Bay
Prmewlisn Are. Ordbsnce and as d.lin.eIad end epproe.d by Foide.
Carry Nan Na 3137-RPA-02-1. A. Enwamenel OualIly Canfdot )ESC) Is
defined by the 100-year fleodplotn pee en e.b,.Iw,M IN Cenn.Mle Read
5.4!11 of S.A. Valley Ott-

ewe /11/01

' meb R 9E9o S
W

;,06-03-05pe

%\IrHaK
OFTCPon. I DATE ICI norm I ,n,3(w.E

REVISION

12. Spedol ameniles withi, end ad(mee Io the fleadploin ame IMkda
pedooll hurls, aired weed beoedwallo IMmnh melard,, a bun-fly garden,
It ple,lc dtelt., end en .lowed Ae.I n geeebe-
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SUMMARY OF CUT/FILL
VOLUMES IN TIE EXI5T.
100-YEAR FLOODPLAIN

FILL AREA VOLUME
1,200 CY

2 1,530 CY
3 54.0 CY
4 13.5 CY
5 1,225.5 CY

TOTAL CY FILL 4,326.0 CY

CUT AREA OLUM
A 7,490.0 CY
B 2,210.0 Cy
C 13.5 CY

TOTAL CY CUT 9,713.5 CY
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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 applicants, L. Farnum Johnson, Jr. & Jeffrey J. Fairfield, Managing Co-
Trustees of the Ruth C. Launders Marital Trust, David I. Meiselman and Winifred
C. Meiselman, Trustees; and Meiselman Family LLC, have filed four concurrent
applications for the 53.8 acres site.

PCA 79-C-037-5

The applicants request approval to delete a 3 . 55 acre site (Tax Maps 16-3 ((1))
4B and 4C ) zoned 1 -4 from the proffers associated with RZ 79 -C-037, to permit
the area to be rezoned to the PDC District as part of RZ/FDP 2002 -HM-043.

RZ/FDP 2002 -HM-043

The applicants request to rezone Tax Maps 16-3 ((1)) 4B, 4C, 5, 5A and 39A,
comprised of 50.29 acres zoned R-1 and 3.55 acres zoned 1-4, to the PDC
District for the development of Arrowbrook Centre, a mixed-use development
consisting of office, hotel, retail, residential and park uses. The applicant has
divided the site into land bays, labeled A through G. Below is a table depicting
the proposed mix of uses for Arrowbrook Centre.

Uses Square Footage Range % of Development
Office 680,000 - 780,000 SF 37%-43%
Hotel 200,000 - 240,000 SF 8%-10%
Retail 150,000 - 186,000 SF 11 % - 13%
Residential 716,650 SF1 40%1
Total 1,822,000 SF 100%

Includes 103,750 square feet of Affordable Dwelling Units (ADUs) and bonus market rate units. Approximately
612,900 square feet or 36% of the development is residential uses prior to ADUs and bonus market rate units.

The proposed 1,822,000 square foot Arrowbrook Centre will have an overall 0.79
FAR inclusive of ADUs and bonus market rate units, 0.73 FAR (1,718,250
square feet) before ADUs and bonus market rate units. Thirty five percent (35%)
of the development will remain as open space.
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The applicant has proposed a 19.62 acre dedication to the Fairfax County Park
Authority (FCPA) (11.7 acres located within the RPA), which is encumbered by a
0.85 acre life estate. The park dedication includes the provision of a 4.4 acre
urban park that would be constructed by the applicant. Stormwater management
and passive recreation facilities located in Land Bay G will be dedicated to the
FCPA as part of the park dedication, with maintenance performed by the
applicant.
Copies of the draft proffers, proposed final development plan conditions, affidavit
and statement of justification are contained in Appendices 1, 2, 4 and 5,
respectively.

Modifications/Waivers Requested:

• Modification of the use limitation for the PDC District to permit the gross
floor area of residential uses (secondary use) to exceed 50% of the
principal uses, excluding affordable dwelling units and bonus market rate
units.

• Waiver of the service drive requirement along the Dulles Airport Access
Road.

• Waiver of the 600 foot maximum length for a private street.

• Waiver of the 200 square foot privacy yard for the single family attached
units.

• Modification of the loading space requirement.

• Modification to allow decks for single family attached units to be closer
than two feet from the rear lot line for rear yards of seventeen feet or less.

• Modification of the trail requirement to permit Centreville Road trail
location in accordance with the trail depicted on the CDP/FDP.

• Modification of the minimum eight foot wide planting requirement to permit
the use of tree pits. This is a modification of the Public Facilities Manual,
which the applicant will be requesting of the Department of Public Works
and Environmental Services with the submission of the site plan.

SE 2002 -HM-046

An existing. Resource Protection Area (RPA) encumbers the majority of proposed
Land Bay G and the southeast portions of Land Bays E and F. Located within
the RPA is a floodplain and wetlands associated with Merrybrook Run that
traverses the site. An Environmental Quality Corridor (EQC) exists on-site,
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which is defined as the floodplain delineation minus a small portion of Land Bay
F, which is degraded due to its conversion from wetland to agricultural use. The
applicants request approval of a special exception for uses in the floodplain to
permit the construction of a stormwater management facility (wet pond), nature
trails, boardwalk, gazebo, roadway and related clearing, grading and fill within
the floodplain. Land Bay G, located south of Sunrise Valley Drive, is proposed
for a stormwater management facility, trails and boardwalk. The area north of
Sunrise Valley Drive is proposed for roadway improvements. The applicants
request to cut 9,713.5 cubic yards of dirt and to add 4,326 cubic yards of fill. In
addition to being located in the 100-year floodplain, the cut and fill of the site
impact the existing RPA, EQC (Environmental Quality Corridor) and wetlands.
Copies'of the proposed development conditions and affidavit are contained in
Appendices 3 and 4, respectively.

LOCATION AND CHARACTER

Site Description:

The site is located west of Centreville Road , south of the Dulles Access Airport
and Toll Roads ( DAAR) and north and south of Sunrise Valley Drive. The site is
accessed from Centreville Road and is currently developed with two single family
detached houses and several agricultural buildings. The existing dwelling unit
and associated buildings on a portion of Tax Map 16-3 ((1)) 4A are proposed to
remain in a 0 . 85 acre life estate, but could later be removed . The other existing
buildings are to be removed with the proposed redevelopment. There is an
existing cemetery located on Tax Map 16 -3 ((1)) 39 located near Centreville
Road within the RPA that would remain . Merrybrook Run stream valley runs
through the area south of Sunrise Valley Drive (Land Bay G) and along the
eastern edge of the site north of Sunrise Valley Drive (Land Bays D and F). This
area of the site is impacted by 100-year floodplain and wetlands , and is defined
as a RPA and EQC.

Surrounding Area Description:

Direction Use Zoning Plan
North School, Hotel R-3, C-8 Town of Herndon

Across the Dulles Airport Access Road
South Dulles Center - Office, Hotel, Retail PDC Mixed-Use

Coppermine Associates - Single Family PDH-12
Attached, Multi-Family

East Woodland Park - Office, Hotel, PDC, C-6, Mixed-Use
Multi-Family C-8, PDH-30

West Dulles Technology Center - Office, Hotel 1-4 Mixed-Use
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Application Date Description

RZ 79-C-037 July 23, 1979 Rezoned 142 acres from the R-1 District to the
1-4 District.'

PCA 79-C-037 Janua 7, 1985 Withdrawn.
AF 88-C-002 July 24, 1989 Established an Agricultural and Forestry District

for 30.32 acres for eight years .2
PCA 79-C-037-2 November 23, 1999 Withdrawn.
PCA 79-C-037-3 November 23, 2000 Deleted 0.63 acres from RZ 79-C-037 and 0.64
PCA 81-C-060 acres from RZ 81-C-060. Rezoned 6.68 acres
RZ 2000-HM-003 from the R-1 and 1-4 Districts to the C-3 District.'
PCA 79-C-037-4 April 7, 2003 Deleted 27.5 acres from RZ 79-C-027 to be

rezoned to PDH-12 as part of RZ 2002-HM-035.'

1. On July 23, 1979, the Board of Supervisors approved RZ 79-C-037 to rezone 142 acres (Tax
Maps 15-4 ((1)) 34B, 35 pt.; 16-3 ((1)) 4B, 4C, 4D, 4M, 4N1, 30B, 30C, 30D, 31, 31A1, 32B,
33A, 33B, 33C, 32D, and 40) from the R-1 District (Residential, one dwelling unit per acre) to
the 1-4 District to develop the Dulles Technology Center. The Generalized Development Plan
(GDP) provided for the alignment of streets and open space but did not depict the location of
buildings. The proposed rezoning application will include Tax Maps 16-3 ((1)) 4B and 4C and
replace the existing proffers and plans for the portion of the site included in the application.
Copies of the GDP and proffers are on file with the Zoning Evaluation Division of the
Department of Planning and Zoning.

2. On July 24, 1989, the Board of Supervisors approved AF 88-C-002 to establish and
Agricultural and Forestry (A&F) District for eight years on Tax Map 16-3 ((1)) 4 for 30.32
acres. The A&F District expired on July 24, 1997. Copies of the plans and conditions are on
file with the Zoning Evaluation Division of the Department of Planning and Zoning.

3. On November 20, 2002, the Board of Supervisors approved RZ 2000-HM-003,
PCA 79-C-037-3, and PCA 81-C-060. PCA 79-C-037-3 deleted 0.63 acres and
PCA 81 -C-060 deleted 0.64 acres from the southern portion Dulles Technology Center in
order for the land area to be included as part of RZ 2000-HM-003. RZ 2000-HM-003 rezoned
6.68 acres from the R-1 and 1-4 Districts to the C-3 District for the development of 203,726
square feet of office buildings. This area was later rezoned as part of RZ 2002-HM-035 to the
PDH-12 District. Copies of the GDP and proffers are on file with the Zoning Evaluation
Division of the Department of Planning and Zoning.

4. On April 7, 2003, the Board of Supervisors approved PCA 79-C-037-4 to delete 27.5 acres
from the proffers of RZ 79-C-037 to permit the area to be included as part of
RZ 2002-HM-035 which was approved on 56.31 acres to rezone the area to the PDH-12
District. Copies of the CDP/FDP and proffers are on file with the Zoning Evaluation Division of
the Department of Planning and Zoning.

COMPREHENSIVE PLAN PROVISIONS (Appendix 6)

The Fairfax County Comprehensive Plan, 2003 Edition, AREA III, Dulles
Suburban Center, as amended through December 6, 2005, under the heading
Dulles Suburban Center Land Unit Recommendations, Land Unit A, beginning
on page 54 states:
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This land unit is planned for a complementary mix of land uses including
office, hotel and support retail at .50-1.0 FAR, except as may be described in
"Other Recommendations." Optional residential uses should be considered as
part of mixed-use projects or in accordance with the site-specific and other
recommendations set forth below. A cohesive mixture of residential and non-
residential uses should provide convenience to those who live and work in the
area. Development in this land unit should provide for the incorporation of
possible future transit related facilities and pedestrian access to transit.

A core area within Land Unit A is envisioned as a transit station mixed-use
area and has been designated as part of the Route 28/CIT Transit Station Area.
It includes high density residential uses, of relatively greater land use intensity
and urban scale than most other areas in the Dulles Suburban Center. In
addition to the higher intensities, the highest urban design standards are
envisioned for this area. As planned, this core is large enough for the
development of an urban concentration of uses, yet small enough to promote
pedestrian circulation throughout the area. The pedestrian network should link
the residential areas, community facilities and employment centers to any future
transit site. The Urban Design Guidelines in the Reston-Herndon Suburban
Center and Transit Station Areas section of the Plan apply to development in the
portion of Land Unit A located north of Coppermine Road.

It is important that mixed-use projects that include residential use be
phased to ensure the development of both the residential and non-residential
components. This phasing requires that the residential and non-residential
components be developed at the same time or that a substantial portion of the
non-residential development be in place prior to residential development. All
residential components should be of sufficient size to create a viable residential
community and to ensure that a high quality living environment can be created
through the provision of a well-designed project with active recreation and other
site amenities.

In general, development intensities should be highest along Horse Pen
Road, the central spine road, and should transition down both at the southern
periphery of the land unit defined by Frying Pan Creek and transition toward the
northeast to maintain campus office densities in those areas outside of the
Route 28/CIT Transit Station Area core.

3. Parcel 16-3 ((1)) 39, located west of Centreville Road, north of Fox Mill
Road and south of the Dulles Airport Access Road, was formerly
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located within an Agricultural and Forestal District which expired
in 1997. It is desirable that this land be acquired for use as a
community park to provide active recreation opportunities for
employees and residents of the area. Land acquisition and facility
development may be achieved through a variety of mechanisms
including dedication, donation, or purchase. If the land is not acquired
as a park, it is recommended that this land and any adjacent parcels
submitted under a common development plan be developed under the
conditions outlined above in the General and Core Area
Recommendations, and that a minimum of 10 acres be dedicated to
the Fairfax County Park Authority to serve the active recreation needs
of the employees and residents of the area. As an option, all of the
density associated with these parcels may be permanently transferred
to the core area of Land Unit A provided that the entire site is
dedicated to the Park Authority for Community Park use."

ANALYSIS

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

Title of CDP/FDP:

Prepared By:

Original and Revision Dates:

"Arrowbrook Centre"

Patton Harris Rust & Associates, PC

November 22, 2002, as revised through
July 1, 2005

Description of the Plan:

The combined Conceptual Development Plan/Final Development Plan
(CDP/FDP) consists of twenty nine sheets.

CDP/FDP SHEET INDEX
Sheet # Contents

1 Cover Sheet
2 Site and Building Tabulations
3 Existing Conditions
4 CDP/FDP Layout
5 CDP/FDP Landscape Plan
6 Site Cross Sections
7 Typical Building Elevations
8 Illustrative Perspective
9 Land Bay A - Plan and Sections
10 Land Bay A - Site Amenities
11 Land Bays B and C - Plan and Sections
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12 Land Bays B and C - Site Amenities
13 Land Bay D - Plan and Sections
14 Land Bay D - Site Amenities
15 Land Bay D - Site Amenities
16 Land Bays E and F - Plan and Sections
17 Land Bays E and F - Site Amenities
18 Land Bay F - Plan and Section
19 Land Bay G - Plan and Amenities
20 Entry Feature Details
21 Site Details
22 Road Improvements Exhibit
23 RPA, EQC and Environmental Plan
24 Drainage Shed Maps
25 SWM Maps and Narrative
26 BMP Computations/Maps
27 BMP Computations
28 Outfall Exhibit
29 Outfall Narrative and Regional Pond Information
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Below is a diagram of the applicants' proposed land bays within Arrowbrook
Centre and a table depicting the size of each land bay and the amount of RPA
located within each land bay.

0 E

.00*11
C

A

Land Bay Total Acres Acres Outside RPA Acres Within RPA
Land Bay A 10.41 acres 10.41 acres 0
Land Bay B 4.16 acres 4.16 acres 0
Land Bay C 4.25 acres 4.25 acres 0
Land Bay D 9.52 acres 8.38 acres 1.14 acres
Land Bay E 3.40 acres 3.40 acres 0
Land Bay F 8.72 acres 5.02 acres 3.70 acres
Land Bay G 10.9 acres 2.68 acres 8.22 acres
ROW 2.44 acres
Total 53.8 acres 38.30 acres 13.06 acres
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Proffer #5 states that the applicants "may alter building footprint sizes , modify

landscape plazas , adjust pedestrian and vehicular circulation areas , and/or
adjust gross square footage between buildings in the same land bay , provided
that the total gross floor area for all land bays does not exceed 1,717,310,
excluding gross square footage associated with ADUs and associated bonus
units; the building heights as shown on the CDP/FDP are not exceeded; the
minimum open space , level of amenities , and peripheral dimensions to lot lines
are not reduced and the changes are in accordance with the range for buildings
and uses indicated on Sheet 2 of the CDP /FDP." This proffer allows the
applicants tremendous flexibility to alter the layout as shown on the CDP/FDP.

The applicants proposes to develop the site with a mixture of office , retail and
residential uses , an artificial turf recreational field, and passive recreational
amenities located within the RPA , 100 Year Floodplain and EQC . An analysis of
each land bay and the uses proposed therein follows.

Land Bay A

LAND

Building Use
Square Max . Stories
Footage Height

A-1 Office
125,000 154 7-9
-150,000 feet stories

A-2 Office
125,000 140 6-8
-150,000 feet stories
200,000

154 10-12
A-3 Hotel - 1 feet stories

240,000
Office 125,000

-150,000 140 6-8
A-4 Retail 5,000 feet stories

- 7,000

A 5
Retail 30,000 50 feet 2 story

3 6 , 000
Office 200,000

-225,000 154 10-12
A-6 Retail 5,000 feet stories

- 7,000
1. Approximately 400 rooms
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Land Bay A (Sheets 9 and-10) will be located on the south side of the Dulles
Access Airport Road (DAAR) and west of Centreville Road. The six buildings in
Land Bay A are shown to be arranged in a linear pattern parallel to the DAAR,
with a two to three story parking structure containing 2,090 spaces located
underneath the buildings. Surface parking spaces are shown on the east side of
Bldg. A-6 and on the north side of the private street in front of the buildings. In
lieu of providing structured parking as shown on the CDP/FDP, the applicants
have provided Note 14 on the cover sheet that permits surface parking lots, and
the note on Sheet 6 permits the incorporation of parking within the lower levels of
buildings. An eight foot wide asphalt trail parallel to the DAAR will provide
access from Centreville Road to the property to the west. Landscaping
approximately twenty feet in width and a seven foot ten inch tall retaining wall will
separate Land Bay A from the DAAR, which is at a higher elevation than the
subject property. Three loading areas are shown in Land Bay A, with access
provided to each by a service road parallel to the DAAR. Site amenities in Land
Bay A include a passive recreation area depressed below street level between
Buildings A-1 and A-22 consisting of a lawn panel, seating and landscaping.
Seating areas are shown to be situated on the east and west sides of the
platform entrance to Building A-5. Green roofs designed to the Leadership in
Energy and Environmental Design (LEED) standards, which are a voluntary high-
performance, sustainable building rating system, will be incorporated into a
minimum of 50% of the roof area of Buildings A-4 and A-5.

Land Bays B and C

f -
raRrr.

Mou C-2tl BLOO C-1 1 D T 14-0- RESIDENTIAL -STORY REST EN
.11Y,Eg0; S.F.-

2 LANDBAYS B & C: PLAN
SGLE: f' •.

P Y b
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Buildin Use Square Footage Max . Heig ht Stories # Dwelling Units
B-1 Clubhouse 5,000 35 feet 1
B-2 Office 100 , 000 140 feet 5-7
C-1 Multi - Family 106 , 080 - 116 , 000 75 feet 4-5 105
C-2 Multi-Family 110,770 - - 119,690 75 feet 4-5 109

Land Bays B and C (Sheets 11 and 12) will be located in the western portion of
the property, south of Land Bay A and north of Land Bay E. Land Bay B is
shown with a five story office building (Bldg B-2), clubhouse (Bldg. B-1), tot lot,
pool and a six story parking structure (384 spaces). The parking structure is
shown to be located between Buildings B-1 and B-2, and the residential
community amenities are shown west and south of Building B-1. Land Bay C is
shown to contain two four story multi-family residential buildings with a five story
parking structure (360 spaces) located between the two buildings. Recreational
amenities for the residential buildings in Land Bay C will be provided for in Land
Bay B. A bioretention area will be provided south and west of Land Bay B for the
purpose of providing water quality control for Land Bays A and B.

Land Bay D
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Building Use Square Footage Max. Height Stories # Dwelling Units
D-1 Retail/

Multi-Family
30,000 - 40,000
98,000 - 117,150

95 feet 4-6 107

D-2 Retail/
Multi-Family

10,000 - 13,000
120,400 - 138,900

125 feet 7-9 126

D-3 Retail 20,000 - 23,000 50 feet 2
D-4 Retail/

Multi-Family
50,000 - 60,000
98,800 - 115,760 SF

95 feet 4-6 105

Land Bay D (Sheets 13-14) will be located in the eastern portion of the property
south of Land Bay A and north of Land Bay F. Buildings D-1, D-2 and D-4 are
shown to consist of ground floor retail below four to nine story multi-family
residential units; Building D-3 is shown to be a two story retail building. The four
buildings illustrated in Land Bay D are shown to be situated around a six story
parking structure (1,080 spaces) with additional surface parking spaces provided
on the east side of Land Bay D to support the retail portions of each building.
Buildings D-1 and D-4 will incorporate green roof amenities (rooftop gardens)
into a minimum of 50% of the roof area. Amenities in Land Bay D include
pedestrian plazas located around each building.

Land Bays E and F

LANDBAVS E d Ft PUN q̂IGIE : t•=50 711_ n sa
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ALTERNATIVE)
SCALE: 1" = 100, 14
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Buildin g Use Square Footage Max . Heig ht Stories # Dwellin g Units
E Single Family 130,750 - 177,200 60 feet 3-5 37

Attached
E (option ) Multi Famil 130 ,750 - 177,200 60 feet 4 160

F Dedicated
Park Site

F Single Family 5,400 35 feet 2 1
Detached
(existing)

Land Bay E (Sheets 16 and 17) will be located in the western portion of the site,
north of Sunrise Valley Drive and south of Land Bay C. This Land Bay is shown
to consist of 37 single family attached dwelling units with an option for 160 multi-
family dwelling units and a five story parking structure. The fronts of the interior
units are shown to be oriented towards common areas, while the other units are
shown to front on the internal street system. The individual yards of each unit
have been designed with five foot minimum side yards and three foot minimum
rear yards for all units (three foot long driveways), with minimum front yards of
five feet for units fronting on the street and eight foot minimum front yards for
those units fronting on common areas. Each unit will have a rear load garage
with second story decks permitted to extend within three inches of the rear
property boundary (waivers of privacy yards and deck extensions discussed in
the waivers and modifications section of this report). Amenities for Land Bay E
include landscaped common areas consisting of landscaping, trails, seating
areas and a gazebo. The multi-family option depicts no amenities.

Land Bay F (Sheets 16-18) is located north of Sunrise Valley Drive, west of
Centreville Road and east of Land Bay E. Land Bay F consists of 8.72 acres,
inclusive of right-of-way and RPA.
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The 4.4 acres of Land Bay F outside of the RPA are proposed to be developed
as a park site to be dedicated to the Fairfax County Park Authority.
Development of this park site will include a full size lighted soccer field, two
volley ball courts, a croquet field, a bocci ball area, horse shoe pits, picnic areas,
a tot lot, stage, pergolas and forty-nine parking spaces. Access to the parking
area and park site will be from the east side of the development's private road,
approximately 180 feet north of its intersection with Sunrise Valley Drive.

Approximately 0.85 acres within the eastern portion of Land Bay F contains a
single family detached dwelling and accessory structures that will be maintained
as life estate for the current owners , the Meiselmans. During the existence of
the life estate, the applicant has proffered to restrict lighting and use of the field
after 10:00 PM, and to defer construction of the boccie ball court and the trail
across their property by providing an interim trail connection until the extinction of
the life estate. The life estate will be accessed from the south side of the
development's private road, approximately 300 west of its intersection with
Centreville Road.

Land Bay G

Land Bay G (Sheets 19) will consist of 10.9 acres, with all but 2.68 acres
impacted by RPA, floodplain, EQC and wetlands. This area is proposed to be
developed with a stormwater management facility (wet pond) and wetlands, as
well as passive recreational amenities to include a nature trail, boardwalk,
gazebo, butterfly garden and a fifteen space parking lot. Details of the
stormwater management facility are provided on Sheets 24-29 (to be discussed
in greater detail below).

Site Amenities

Entry features (Sheet 20) will be provided at each of the entrances from
Centreville Road, to consist of a stone wall, plantings and clock tower. Site
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details (Sheet 21) to be provided will consist of lights, trash receptacles,
gazebos, focal points, specialty pavers, crosswalks and playground equipment,
which will be provided throughout the site and within the pedestrian plazas.

Architecture

Sheet 7 of the CDP/FDP provides illustrations of the elevations of the proposed
buildings. According to the proffers, building materials may include one or more
of the following: masonry, stone, pre-cast concrete, metal panels, cementitious
or vinyl siding, exterior finishing and insulating system (EFIS) and glass. The
architectural styles depicted on the CDP/FDP propose residential buildings
(single family attached and multi-family) sharing common architectural themes
including dormers and pedimented roof lines. The multi-family buildings
(Buildings D-1, D-2 and D-4) and office buildings (Buildings A-4 and A-6)
incorporate retail uses within a portion of the first floor. All retail buildings, and
portions of buildings with retail uses on the first floor, incorporate awnings with
panel signage above plate glass storefronts.

Vehicle and Pedestrian Network

Sheet 22 depicts the proposed road improvements for Centreville Road and
Sunrise Valley Drive, most of which have been performed by others in
association with previously approved development projects in the vicinity.
Access to the site will be provided by two entrances from the west side of
Centreville Road. The northernmost entrance on Centreville Road will permit
right in/right out access , and the westernmost entrance on Centreville Road will
be a full intersection with Woodland Park Road. The Sunrise Valley Drive
access will be limited to right-in /right-out and left-in movements , permitting
access to the site for traffic traveling eastbound on Sunrise Valley Drive. Left
turn movements exiting the site onto eastbound Sunrise Valley Drive will not be
permitted. The applicant has set up several potential future interparcel access
connections to the west of the site (Dulles Technology Center), which could
permit a future connection to the Dulles Technology Drive/Sunrise Valley Drive
intersection.

Pedestrian improvements include the construction of an eight foot wide
pedestrian/bike trail on the west side of Centreville Road that will permit access
onto the site with connections to the internal sidewalk system. The
pedestrian/bike trail will avoid Merrybrook Run on the property's eastern frontage
by traversing the site and connecting to the sidewalk and trail on Sunrise Valley
Drive; a nature trail will be located in Land Bay G around the stormwater
management facility. An extension of the pedestrian/bike trail will run parallel to
the Dulles Airport Access Road on the north side of Land Bay A, which will
provide a future connection to the proposed Metro station.
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Title of SE Plat:

Prepared By:

Original and Revision Dates:
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"Arrowbrook Centre"

Patton Harris Rust & Associates, PC

May 31, 2002, as revised through
June 3, 2005

Special Exception Plat Descri ptions
Sheet # Contents

1 Cover Sheet
2 Overall Plan
3 Cut and Fill Volumes in Flood lain south of Sunrise Valley Drive
4 Cut and Fill Volumes in Flood lain north of Sunrise Valley Drive
5 Wet Pond Detail and Site Amenities

• The special exception is filed on the entire site (53.8 acres); Sheet 2
reflects the overall development plan as shown on the CDP/FDP. The
area contained within the floodplain comprises approximately 15.3 acres
of the 53.8 acre site. As discussed later in this report, Resource
Protection Area (RPA) Encroachment Exception # 1504-WRPA-001-1 has
been recommended for approval by the Department of Public Works and
Environmental Services (Appendix 14). In addition to RPA and floodplain,
the site is impacted by EQC and wetlands. Overall, the applicant
proposes 9,731.5 cubic yards of cut and 4,326 cubic yards of fill within the
existing floodplain.

• Sheet 3 depicts the area south of Sunrise Valley Drive (Land Bay G) that
is proposed for the development of a stormwater management facility (wet
pond), boardwalk, nature trail and gazebo. As proposed, the wet pond
would be located within the EQC; the objectives of the Policy Plan
recommend against such proposals unless the stormwater management
facility provides a regional benefit. To facilitate the development of the
stormwater management facility, boardwalk, trail and gazebo in the
RPA/EQC, the applicant must cut 7,490 cubic yards (Cut Area A) of soil
directly adjacent to the Merrybrook Run stream. There is an additional
2,210 cubic yards (Cut Area B) located within the RPA, but not directly
adjacent to the stream. The applicant will be providing 3,030 cubic yards
of fill (Fill Areas 1 and 2) within the RPA directly adjacent to the proposed
wet pond.

• Sheet 4 depicts the area north of Sunrise Valley Drive where a five lane
divided road is proposed to cross the floodplain requiring 1,228.5 cubic
yards of fill (Fill Area 5). Thirteen and one half (13.5) cubic yards of cut
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(Cut Area C) and an additional 67.5 cubic yards of fill (Fill Areas 3 and 4)
are proposed along Sunrise Valley Drive within two locations. As part of
the cut and fill, a 13,850 square foot conservation easement will be
vacated. The conservation easement was established in connection with
the proposed improvements to Centreville Road and Sunrise Valley Drive
(Site Plan 663-SP-01-2), and to offset any proposed impact to the RPA.
This SE application and the RPA Exception requests serve the intended
purpose of this conservation easement by addressing the proposed fill in
the floodplain activities as shown on the SE Plat.

STAFF ANALYSIS

Major Issues

The applicants' proposal to rezone the 53.84 acre site to the PDC District to
permit the development of 1,822,000 square feet (0.79 FAR) of office,
residential , hotel and retail uses presents a multitude of issues that staff believes
remain outstanding. Though the site is ideally located for a transit-oriented,
mixed-use development of this magnitude, the specific aspects of the proposal
do not achieve this result. This section of the staff report focuses on the three
major outstanding issues (design , parks and transportation ) which are
paramount to this application ; other issues are discussed subsequently.

Design

The property is located along the DAAR, in close proximity to a future Metro
station location and is planned for a mix of uses that reflect that location. The
Comprehensive Plan envisions that such development will be transit-oriented
and that it will achieve a high quality living and working environment. The
proposal does not achieve this goal for the following reasons. Staff believes that
the development should be redesigned at a somewhat more urban scale that
does not include single family attached dwelling units or two story retail buildings
and that minimizes the number of four story multi-family residential buildings.
This would allow the applicant to retain the proposed intensity of development
while providing a development that is much less crowded than the one proposed;
one that incorporates more internal open space; one that provides a better
pedestrian connection to the Metro station ; and one that presents a better buffer
along the DAAR that is more in keeping with the "greenway" image of that
roadway.

Staff believes that the proposed two-story retail, four story multi-family residential
buildings and single family attached dwelling units do not integrate well with each
other and do not create a high quality mixed use development, thus preventing the
application from conforming to the requirements of the Comprehensive Plan. As an
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alternative, residential and retail uses should be integrated into the design of
buildings concentrated at the north and west portions of the site. The single family
attached dwelling units proposed on Land Bay E (3.4 acres) are a major concern of
staff's because, not only are they an inappropriate unit type that does not integrate
well into the site, but they provide insufficiently sized front and rear yards and are
located very close to non-residential buildings off-site without sufficient transition;
these units should be integrated into the multi-family residential buildings. In
addition , a large free -standing parking garage is located along the western boundary
of the site . Staff believes that this structure should be integrated into the uses it
serves. As currently located, it provides a barrier between the site and the future
Metro, thereby diminishing the benefits envisioned by the Plan for Metro-oriented
development. The applicant has provided pedestrian plazas and rooftop amenities
within the development that help create a sense of place ; these are desirable
features which could continue to be incorporated into the buildings if the site were to
be redesigned in a more urban manner , with taller buildings and urban plazas, and
with densities decreasing to the south and east as envisioned by the Plan.

Furthermore, the CDP/FDP and proffers allow the applicant to use surface
parking lots in lieu of the parking structures shown on the CDP/FDP, as long as
the minimum required number of parking spaces is provided for the applicable
land bay. This could result in the permanent location of large surface parking
lots which is not only unattractive,, but also is not conducive to creating a
pedestrian orientation to Metro , where the walk to the Metro station should be
designed to provide interest that encourages people to walk to and use the
station . While some interim surface parking is acceptable , there should be a
clear phasing commitment associated with the provision of parking structures to
ensure that vast areas of surface parking do not occur. An additional note on
Sheet 6 of the CDP/FDP states that parking may be provided in the lower levels
of buildings, which is not graphically depicted on the CDP/FDP; therefore, staff
cannot evaluate the effect this may have on the design and layout of the site.

A redesign of the site as generally discussed above would also resolve the park
issue discussed below, since the land area of Land Bay E could be used for park
purposes , and could address the Plan recommendation that intensities decrease
at the eastern and southern edges of Land Unit A.

Parks (Appendix 13)

The Comprehensive Plan recommends the dedication of a minimum of 10 acres
of the subject property to the Fairfax County Park Authority to serve the active
recreation needs of the employees and residents of the area. While the
applicants have attempted previously to have that requirement deleted from the
Comprehensive Plan, those efforts were unsuccessful and the requirement
remains.
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The applicants have proposed to satisfy the recommendation of the
Comprehensive Plan by dedicating 19.62 acres within Land Bays F and G to the
Park Authority; however, only 7.08 acres of this area are located outside the
RPA/roads and can/will be used for active recreation. The remainder of the land
to be dedicated is environmentally sensitive lands that cannot be used for active
recreation. The applicants propose to compensate for the shortfall in land by
making a monetary contribution to the Park Authority.

The applicants' proposal fails to satisfy the Comprehensive Plan
recommendations for this site, which state that a minimum of ten acres should
be dedicated to the Fairfax County Park Authority (FCPA) to serve the active
recreational needs of the area. The applicants have committed to construct a
4.4 acre park that includes an artificial turf field as the focal feature , along with
other minor recreation fields and courts (volleyball, croquet, boccie) and a 47
space parking lot; passive recreational facilities (picnic tables and stage); and a
trail network that traverses environmentally sensitive areas. The 4.4 acre park is
further constrained by the fact that it does not include the 0.85 acre Meiselman
life estate located on Land Bay F, which according to the proffers, will prohibit
the lighting and use of the field after 10:00 PM, defer construction of the boccie
ball court and completion of the trail network until the life estate expires. To
meet the Comprehensive Plan, a ten acre park should be provided on-site. This
could be readily achieved with the elimination of the single family attached uses
and a somewhat more condensed development that has taller buildings located
in the north and west portions of the property.

The Comprehensive Plan has identified Land Unit A as an area deficient in
active recreational amenities , which will only worsen with additional residential
development . Therefore , staff believes that it is imperative that this Plan issue
be resolved in accordance with the Plan guidance. To off-set the on-site deficit,
the applicant has proposed a $2,000,000 contribution to the FCPA for park
construction and improvements within the Hunter Mill District. Even if an off-site
contribution was to be determined to satisfy the intent of the Comprehensive
Plan, staff estimates that the proposed monetary contribution is only about half
of the true value of the land not provided on-site for active recreation. The
applicants' proposal to dedicate funds for off-site improvements does not solve
the problem of the lack of active recreational amenities within the land unit.
Instead, failing to provide the recommended parkland on-site will force future
residents within Land Unit A to access active recreational amenities by
automobile, thereby further increasing automobile traffic on an already
congested road network.

Staff concludes that the proposal does not satisfy the active recreational needs
of employees and residents in Land Unit A as recommended by the
Comprehensive Plan.
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The major outstanding transportation issues are the inadequate phasing of the
development based upon existing and proposed transportation improvements,
including the future Metro station to be located approximately'/2 mile west of the
site; interparcel access connections that are not possible until and if the property
to the west redevelops, and the already failing Level of Service of the existing
road network.

Given the already failing Level-of-Service in the vicinity of the application
property, staff concluded that it is essential to develop a phasing plan for the
development that ties development levels to transportation infrastructure
improvements. In response, the applicants propose to permit no more than 275
residential use permits (RUPS) until a minimum of 200,000 square feet of non-
residential uses have been constructed or are under construction, and to permit
no more than 500 RUPS until 350,000 square feet of non-residential uses have
been constructed or are under construction. The applicants have also proposed
to develop the site with a maximum GFA of 1,200,000 (0.51 FAR) until either the
metro station is operational or the interparcel connections to the property to the
west are provided. Staff does not support this phasing plan because it permits
66% of the development to be constructed prior to either of these critical events
occurring. Staff strongly recommends that this development be phased so that
even less square footage and fewer residential units are permitted until both the
metro station is operational and the interparcel connections to the property to the
west are provided. Both of these transportation improvements are imperative to
supporting a development of this intensity in this location, due to the severe
access restrictions of this property; without them, the site should not be
developed as intensely as proposed.

The site has a limited number of access points that fail based upon the proposed
intensity and mix of uses of the development. The only full point of access will
be provided on Centreville Road opposite Woodland Park Road. A right-in/right-
out access to Centreville Road north of Woodland Park will be provided, forcing
all traffic exiting at this point to pass through the Centreville Road/Woodland
Park Road intersection. Access will also be provided on Sunrise Valley Drive
west of Centreville Road, but because of median break spacing standards, this
access will be limited to right-in/right-out and left-in only movements. The limited
access points place a greater importance on the ability to provide interparcel
access through the property to the west so that vehicles from the subject
development have an additional access to Sunrise Valley Drive. However, that
access is not available at the present time and it is unknown when or if that
access will become available. Because of the restricted access to the site, staff
is concerned about the amount and type of retail use proposed. The applicants
have proposed 150,000-186,000 square feet of retail use with a restriction that
there can only be one establishment larger than 40,000 square feet in size. This
does not preclude additional establishments of just fewer than 40,000 square
feet, which is a large retail establishment. Due to access issues, staff believes
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that the retail uses on the site should be limited to those uses designed to
primarily serve the residents and workers in the development and should not be
destination retail. The applicant has not resolved this issue.

To address the Level-of-Service issue, the applicants have proffered a
Transportation Demand Management (TDM) program that proposes a 20%
reduction of single occupancy vehicles through the use of transit, TDM marketing
and other means. The program calls for periodic monitoring to assess whether
the goal is being reached and proposes penalties if it is not of $0.10 per
occupied square foot of office use and $100 per residential dwelling unit, which
staff believes is not enough to provide an effective penalty. Staff is also
concerned about the unspecified funding mechanism of this proposed TDM
program.

In summary, even with a successful TDM program, staff believes that the amount
of trips generated by this development under the applicants' phasing program,
prior to the availability of Metro and the interparcel connections, is unacceptable
due to the failing conditions of the existing road network.

Residential Development Criteria

In addition to the major outstanding issues discussed above, the application is
being reviewed in accordance with the Residential Development Criteria, which
are located in Appendix 9 of the Land Use Section of the Policy Plan. (A
complete copy of the text of the Residential Development Criteria is contained in
Appendix 16 of this report.) While application of the residential development
criteria is typically limited to the residential portions of developments, in this case
staff has applied the criteria to the entire development because of the integration
of residential and non-residential uses into the same buildings and in close
proximity to one another.

Fairfax County expects new residential development to enhance the community
by: fitting into the fabric of the neighborhood and addressing land use issues,
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 used in evaluating zoning requests for new residential development.
This analysis does not include the elements of the Residential Development
Criteria that were addressed above.

Site Design

Criterion 1 of the Residential Development Criteria states that all rezoning
applications should be characterized by high quality site design. Rezoning
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proposals, regardless of the proposed density, should be evaluated based upon
the following principles, among others. (Specific site design issues are discussed
in the Land Use Analysis contained in Appendix 6.)

Consolidation: Developments should provide parcel consolidation in
conformance with any site specific text and applicable policy recommendations
of the Comprehensive Plan. Should the Plan text not specifically address
consolidation, the nature and extent of any proposed parcel consolidation should
further the integration of the development with adjacent parcels. In any event,
the proposed consolidation should not preclude nearby properties from
developing as recommended by the Plan.

The applicant has consolidated the remaining R-1 parcels and an undeveloped I-
4 parcel to create the 53.8 acre site. The consolidation permits the site to meet
the Zoning Ordinance requirement for minimum lot size in the PDC District, and
would not preclude adjacent sites from redeveloping under the Comprehensive
Plan. However, since the parcels to the west have been developed with no
interparcel access, the applicants' site has severe limits on access points, which,
as stated below, severely affect its ability to efficiently accommodate the
proposed intensity.

Layout: The layoutshould: provide logical, functional and appropriate
relationships among the various parts (e. g. dwelling units, yards, streets, open
space, stormwater management facilities, existing vegetation, noise mitigation
measures, sidewalks and fences); provide dwelling units that are oriented
appropriately to adjacent streets and homes; include usable yard areas within
the individual lots that accommodate the future construction of decks, sunrooms,
porches, and/or accessory structures in the layout of the lots, and that provide
space for landscaping to thrive and for maintenance activities; provide logical
and appropriate relationships among the proposed lots including the
relationships of yards, the orientation of the dwelling units, and the use of
pipestem lots; provide convenient access to transit facilities; identify all existing
utilities and make every effort to identify all proposed utilities and stormwater
management outfall areas; encourage utility collocation where feasible.

Layout/design concerns comprise one of the major outstanding issues with this
development. As these were discussed in the preceding section, they will not be
reiterated here.

Open Space: Developments should provide usable, accessible, and well-
integrated open space. This principle is applicable to all projects where open
space is required by the Zoning Ordinance and should be considered, where
appropriate, in other circumstances.

The applicants have provided for 35% of the site to remain as open space and
have committed to dedicate 19 . 62 acres to the Park Authority. This dedication
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includes 11.7 acres located within the RPA and 4.4 acres for an urban park,
which the applicants have proffered to construct as is detailed under the Park
Authority Analysis below. In addition, a clubhouse, pool, tot lot and open play
area are provided for the residential uses along the western portion of the site
within Land Bay B. Staff believes that more internal open space should be
provided which could be programmed with plazas and other internal gathering
and focal points for the benefit of residents and employees.

Landscaping: Developments should provide appropriate landscaping: for
example, in parking lots, in open space areas, along streets, in and around
stormwater management facilities, and on individual lots.

Tree save activity is limited to the areas impacted by the RPA. The applicant
has not proffered to any RPA/EQC re-vegetation other than the areas associated
with the wet pond that will be significantly cleared within the RPA. Appropriate
landscaping is provided in common open space areas and along streets.
Specialty paving, focal plantings and architectural landscape elements are
included to highlight key pedestrian areas and gathering spots. Surface parking
areas are also landscaped. The CDP/FDP depicts various streetscape designs
which include different trees and plantings along the major roads - Centreville
Road and Sunrise Valley Drive as well as the major interior streets.

Amenities: Developments should provide amenities such as benches, gazebos,
recreational amenities, play areas for children, walls and fences, special paving
treatments, street furniture, and lighting.

The development provides for plazas and courtyards for the office and
residential buildings throughout the site that are developed with street furniture
and landscaping. A clubhouse, pool, tot lot and open play area is provided for
the residential uses. The applicant will be developing a 4.4 acre park and the
wet pond is being designed with trails and boardwalks to make it a passive
recreational amenity. Trails and sidewalks are being provided within and along
the development. Passive recreational amenities will be provided within each of
the developed land bays for use by the residents, employees and customers.

Neighborhood Context:

Criterion 2 states that all rezoning applications, regardless of the proposed
density, should be designed to fit into the community within which the
development is to be located. Developments should fit into the fabric of their
adjacent neighborhoods, as evidenced by an evaluation of: transitions to abutting
and adjacent uses; orientation of the proposed dwelling units to adjacent streets
and homes; architectural elevations and materials; pedestrian, bicycle and
vehicular connections to off-site trails, roadways, transit facilities and land uses;
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 will fit into the fabric of the



RZ/FDP 2002-HM-043
PCA 79-C-037-05
SE 2002-HM-046

Page 23

community. (Specific neighborhood context issues are discussed in the Land
Use Analysis contained in Appendix 6.)

The applicants propose a 0.79 FAR for the site that is located along the eastern
edge of Land Unit A. Woodland Park, the development to the east, is developed
at 0.7 FAR. Dulles Center, the development to the south, is developed at 0.68
FAR. Dulles Technology, the development to the west is permitted to develop at
0.7 FAR. While the uses proposed by the applicants (with the exception of the
single family attached units) are not incompatible with the surrounding
developments, a more urban layout would be equally, if not more compatible and
would be more appropriate for a transit-oriented design close to a future Metro
station.

Environment:

Criterion 3 of the Residential Development Criteria states that all rezoning
applications should respect the environment. Rezoning proposals, regardless of
the proposed density, should be consistent with the policies and objectives of the
environmental element of the Policy Plan, and will also be evaluated on the
following principles, where applicable. (Specific environmental issues are
discussed in the Environmental Analysis contained in Appendix 7.)

A Water Quality Impact Assessment (WQIA) (Waiver #1 504-WQ-01 -1) was
approved by DPWES on October 24, 2002, for encroachment activities within the
RPA to include the construction of a stormwater management facility, trails and
an entrance road into the site. DPWES granted a twenty four month extension
of this WQIA in May 2004. During the review of the current applications, it was
determined by DPWES that the amount of cut and fill within the RPA proposed
under the current applications differs from the area that was approved under the
original WQIA. Due to changes in the Chesapeake Bay Preservation Ordinance,
the applicants submitted a revision to their previously approved WQIA.
Resource Protection Area Exception # 1504-WRPA-001-1 has been
recommended for approval by DPWES, subject to specific development
conditions, to permit the construction of the applicants' proposed RPA
encroachments (See Appendix 14 for DPWES report and proposed development
conditions for RPA Exception # 1504-WRPA-001-1).

Environmental Objective 2, Policy d of the Policy Plan that states:

"Preserve the integrity and the scenic and recreational value of stream valley
EQCs when locating and designing storm water detention and BMP facilities. In
general, such facilities should not be provided within stream valley EQCs unless
they are designed to provide regional benefit or unless the EQCs have been
significantly degraded. When facilities within the EQC are appropriate,
encourage the construction of facilities that minimize clearing and grading, such
as embankment-only ponds, or facilities that are otherwise designed to maximize
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pollutant removal while protecting, enhancing, and/or restoring the ecological
integrity of the EQC."

The Merrybrook Run stream valley courses through a significant portion of the
subject property. The stream valley originates from the southwest, and then
bends in a northerly direction and traverses north/south along the eastern
section of the property. Land Bay G is almost entirely stream valley and large
portions of Land Bays D and F are affected as well. The stream valley
comprises an Environmental Quality Corridor (EQC), a Resource Protection Area
(RPA) and a 100-year floodplain. The EQC delineation for the site is contiguous
with the 100-year floodplain. The applicant proposes significant development of
the stormwater management facility within those areas that dominate Land Bay
G.

An extended dry detention facility with a sediment forebay, low marsh areas,
high marsh areas, a butterfly garden, gazebo and boardwalk are proposed to be
located within the RPA/EQC south of Sunrise Valley Drive (Land Bay G). The
Objectives of the Policy Plan recommend against permitting total encroachment
into, and use of the EQC for the development of stormwater management
facilities, unless it has been determined that the facility will provide a regional
benefit, which is defined as the ability to provide detention and water quality
controls for the entire upstream watershed of an area greater than 100 acres.
The applicants' primary reason for the proposed placement of stormwater
facilities in the EQC is that the EQC is currently degraded, and the
implementation of the extended dry detention basin will provide an enhancement
and improvement to the degraded stream valley corridor. The CDP/FDP
indicates that the stormwater management facility will control a total of 35.8
acres consisting of 28.4 acres on-site and 7.4 acres off-site; 9.5 acres located
within Land Bays A and B will be controlled through a bioretention area and in an
off-site facility (Fairfax County regional pond #H-09); and 13.6 acres of primarily
undisturbed areas on-site along Centreville Road will discharge directly into the
Merrybrook Run floodplain. According to these computations, DPZ staff does
not believe that the proposed stormwater facility will have a regional benefit;
therefore, staff cannot support the location of this facility within the EQC, and
continues to recommend that this area be revegetated with no further
encroachments into the EQC.

Although it may appear that these two agency positions stand in conflict with one
another, it should be understood that DPZ and DPWES are charged with
different responsibilities when evaluating the use and development of
environmentally sensitive lands. Department of Planning and Zoning (DPZ) staff
enforce the Policy Plan, which prohibits encroachments into the RPA/EQC in
order to ensure continued ecological, stream connectivity and water quality
benefits, unless a clear regional benefit can be demonstrated. Department of
Public Works and Environmental Services (DPWES) staff enforce the Public
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Facilities Manual (PFM), which permits encroachments into the RPA/EQC when
it is demonstrated that the proposed development is necessary and it can be
ensured that no adverse impact will be created. RPA Exception # 1504-WRPA-
001-1 has been recommended for approval by DPWES to permit these
proposed encroachments into the RPA. Furthermore, the applicant has acquired
the necessary permits from the United States Army Corps of Engineers and the
Virginia Department of Environmental Quality to permit the development within
the RPA/EQC. According to the DPWES report for the RPA Exception, wetland
enhancement activities will be required, which in their opinion will provide a
benefit to the degraded RPA, even though it conflicts with the Objectives of the
Policy Plan.

Noise: Developments should protect future and current residents and others
from the adverse impacts of transportation generated noise.

At staff's request the applicant conducted a traffic noise analysis for the site.
The noise study determined that the outdoor areas for recreation would not
exceed 65 dBA and that the interior noise levels for the residential, office and
hotel uses could be reduced to satisfactory levels with the use of interior noise
mitigation that the applicant has proffered to. Because the subject property is
located within close proximity of Dulles International Airport, the proffers state
that full disclosure of this fact will be provided to all tenants and/or initial
purchasers in writing prior to entering into a lease or contract of sale. This
disclosure will be included in the HOA documents as well.

Lighting: Developments should commit to exterior lighting fixtures that minimize
neighborhood glare and impacts to the night sky.

The applicants have proffered to provide outdoor lighting in accordance with the
performance standards of the Zoning Ordinance. All lighting will be of a low
intensity design, utilizing full cut-off features and will not to exceed twenty feet in
height. The proposed urban park and soccer fields would also be lit by the
applicant.

Energy: Developments should use site design techniques such as solar
orientation and landscaping to achieve energy savings , and should be designed
to encourage and facilitate walking and bicycling.

The roads are efficiently located with an east/west orientation; however, the
buildings do not have predominate north/south exposure to provide for optimal
solar orientation. To encourage bicycling as a transportation mode, the office
buildings will be provided with bike storage and shower facilities and the
residential buildings will provide bike storage areas. The applicants have
provided a mixed-use development with trails along the frontage of the site and
between the on-site uses to encourage walking between the proposed uses.
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Furthermore, the applicant has proffered to provide energy efficient buildings.
Finally the applicant has proffered to provide for green roofs on Buildings A-5, A-
6, D-1 and D-4, which will provide heating and cooling benefits for the buildings
as well as to provide passive recreational amenities.

Tree Preservation and Tree Cover Requirements:

Criterion 4 of the Residential Development Criteria states that all rezoning
applications, regardless of the proposed density, should be designed to take
advantage of the existing quality tree cover. If quality tree cover exists on site, it
is highly desirable that developments meet most or all of their tree cover
requirement by preserving and, where feasible and appropriate, transplanting
existing trees. Tree cover in excess of ordinance requirements is highly
desirable. Proposed utilities, including stormwater management and outfall
facilities and sanitary sewer lines, should be located to avoid conflicts with tree
preservation and planting areas. (Specific tree preservation issues are
discussed in the Environmental Analysis contained in Appendix 7.)

Sheet #5 of the CDP/FDP is a landscape plan for the proposed development.
Urban Forest Management has performed a detailed analysis of the
development proposal regarding improvement and enhancement of the
landscaping which has been proposed for the subject property. The CDP/FDP
indicates a very small tree save area located within a RPA west of Land Bay D
and north of the main entrance to the site on Centreville Road. The site is
supposed to be designed as an urban development; therefore, significant tree
save is difficult to achieve.

Transportation:

Criterion 5 of the Residential Development Criteria states that all rezoning
applications for residential development should implement measures to address
planned transportation improvements. Applicants should offset their impacts to
the transportation network. Accepted techniques should be utilized for analysis
of the development's impact on the network. Residential development
considered under these criteria will range widely in density and, therefore, will
result in differing impacts to the transportation network. Some criteria will have
universal applicability while others will apply only under specific circumstances.
Regardless of the proposed density, applications will be evaluated based upon
the following principles, although not all of the principles may be applicable.
(Specific transportation issues are discussed in the Transportation Analysis
contained in Appendix 8.)

Transportation Improvements: Residential developments should provide safe
and adequate access to the road network, maintain the ability of local streets to
safely accommodate traffic, and offset the impact of additional traffic through
commitments to the following: capacity enhancements to nearby arterial and
collector streets; street design features that improve safety and mobility for non-
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motorized forms of transportation; signals and other traffic control measures;
development phasing to coincide with identified transportation improvements;
right-of-way dedication; construction of other improvements beyond ordinance
requirements; monetary contributions for improvements in the vicinity of the
development.

Major outstanding transportation issues have been discussed previously in this
report; in summary, staff does not believe that the applicants' proposed phasing
adequately supports the proposed development.

Interconnection of the Street Network: Vehicular connections between
neighborhoods should be provided, as follows: local streets within the
development should be connected with adjacent local streets to improve
neighborhood circulation ; when appropriate , existing stub streets should be
connected to adjoining parcels . If street connections are dedicated but not
constructed with development, they should be identified with signage that
indicates the street is to be extended ; streets should be designed and
constructed to accommodate safe and convenient usage by buses and non-
motorized forms of transportation; traffic calming measures should be
implemented where needed to discourage cut-through traffic, increase safety
and reduce vehicular speed ; the number and length of long, single-ended
roadways should be minimized; sufficient access for public safety vehicles
should be ensured.

As previously discussed , the applicants have set up the potential for several
interparcel access points to the office development to the west ; however, no
interparcel access points are currently provided on the adjacent site. Any access
to the west would not be possible until that site redevelops.

Streets : Public streets are preferred . If private streets are proposed in single
family detached developments , the applicant shall demonstrate the benefits for
such streets . Applicants should make appropriate design and construction
commitments for all private streets so as to minimize maintenance costs which
may accrue to future property owners. Furthermore, convenience and safety
issues such as parking on private streets should be considered during the review
process.

The proposed mixed-use development will provide private streets in excess of 600
feet (waiver discussed below in the waivers and modifications section). The private
streets will be constructed with materials and a depth of pavement consistent with
public street standards in accordance with the Public Facilities Manual, and will be
maintained by the commercial property owners and Homeowners
Associations/Condominium Associations (HOA/COA). Maintenance responsibility of
these private streets will be disclosed to residential purchases and will be included
in the HOA/COA documents.
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Non-motorized Facilities: Non-motorized facilities, such as those listed below,
should be provided: connections to transit facilities; connections between
adjoining neighborhoods; connections to existing non-motorized facilities;
connections to off-site retail/commercial uses, public/community facilities, and
natural and recreational areas; an internal non-motorized facility network with
pedestrian and natural amenities, particularly those included in the
Comprehensive Plan; offsite non-motorized facilities, particularly those included
in the Comprehensive Plan; driveways to residences should be of adequate
length to accommodate passenger vehicles without blocking walkways;
construction of non-motorized facilities on both sides of the street is preferred. If
construction on a single side of the street is proposed, the applicant shall
demonstrate the public benefit of a limited facility.

The applicants have provided a commitment to a TDM program, although staff
believes it is too weak to be effective. As previously discussed, the proposed
development, although within 1/2 mile of a future Metro stop to the west, has not
been designed to optimize this connection. A massive parking structure
obstructs the optimal area for pedestrian connection, and it appears that little
consideration has been given to making the site inviting and amenable for future
pedestrian activity to the west.

Additionally, the trail along Centreville Road, north of Sunrise Valley Drive is
proposed to be relocated further into the site to avoid impacts to the RPA and
floodplain. Furthermore, this trail is not proposed to be constructed until after the
expiration of the life estate on Land Bay F, which staff feels is unacceptable
because it forces pedestrian traffic to enter deep into the site rather than
continue uninterrupted along Centreville Road. In contrast, a detailed pedestrian
circulation system is provided for the internal site which integrates the office,
retail, residential and open space/stream valley areas/park land for pedestrian
access.

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.

There are no alternative street designs proposed.

Public Facilities:

Criterion 6 of the Residential Development Criteria states that residential
development impacts public facility systems (i.e., schools, parks, libraries, police,
fire and rescue, stormwater management and other publicly owned community
facilities). All rezoning applications 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



RZ/FDP 2002 - HM-043
PCA 79-C-037-05
SE 2002 - HM-046

Page 29

earmarked for those uses, and/or monetary contributions to be used toward
funding capital improvement projects. Selection of the appropriate offset
mechanism should maximize the public benefit of the contribution. Furthermore,
phasing of development may be required to ensure mitigation of impacts.
(Specific public facilities issues are discussed in detail in Appendices 9-14).

Sanitary Sewer Analysis (Appendix 9)

The site is located in the Horsepen Creek watershed (A2) and would be sewered
into the Blue Plains Treatment Plant. Based upon current and committed flow,
there is excess capacity and an existing eighteen inch line located in an
easement on the property is adequate for the proposed use.

Water Service Analysis (Appendix 10)

The property is located within the Fairfax County Water Authority service area
and adequate domestic water service is available at the site from existing twelve
and sixteen inch water mains located at the property.

Fire and Rescue Analysis (Appendix 11)

The site is serviced by the Frying Pan Station #436 of the Fairfax County Fire
and Rescue Department and currently meets fire protection guidelines.

Schools Analysis (Appendix 12)

There are between 570 and 692 dwelling units proposed by the applicant. The
unit type ranges from 37 single family attached units and 532 multi-family to 692
multi-family units. The multi-family height ranges from 3-9 floors and are all
served by structured parking. The site is served by the McNair Elementary
School which is projected to be 307 students over capacity in 2007/2008; Carson
Middle School which is projected to be 98 students under capacity in 2007/2008;
and Westfields High School which is projected to be 78 students under capacity
in 2007/2008. The development proposal is projected to generate 43 additional
students, for a cumulative increase of 69 students. An appropriate contribution
to accommodate the proposed impact upon school populations would be
between $322,500 (43 students x $7,500 per student) and $517,500 (69
students x $7,500). The applicant has proffered to contribute $322,500 to the
Board of Supervisors prior to issuance of a building permit for the 50th residential
dwelling.

Affordable Housing:

Criterion 7 of the Residential Development Criteria 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
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of the County. The applicant can elect to fulfill this criterion by providing
affordable units that are not otherwise required by the ADU Ordinance. As an
alternative, land, adequate and ready to be developed for an equal number of
units may be provided to the Fairfax County Redevelopment and Housing
Authority or to such other entity as may be approved by the Board. Satisfaction
of this criterion may also be achieved by a contribution to the Housing Trust
Fund or, as may be approved by the Board, a monetary and/or in-kind
contribution to another entity whose mission is to provide affordable housing in
Fairfax County, equal to 0.5% of the value of all of the units approved on the
property except those that result in the provision of ADUs.

The applicant proposes to provide ADUs in excess of the Zoning Ordinance
minimum requirement by providing for 5% of the multi-family and 12.5% of the
single family attached units as ADUs, for a total of approximately 32 ADUs.

Heritage Resources:

Criterion 8 of the Residential Development Criteria states that heritage resources
are those sites or structures, including their landscape settings that exemplify the
cultural, architectural, economic, social, political, or historic heritage of the
County or its communities. In reviewing rezoning applications for properties on
which known or potential heritage resources are located, some or all of the
following shall apply: protect heritage resources from deterioration or destruction
until they can be documented, evaluated, and/or preserved; conduct
archaeological, architectural, and/or historical research to determine the
presence, extent, and significance of heritage resources; and to submit
proposals for archaeological work to the County for review and approval.
(Specific heritage resource issues are discussed in the Park Authority Analysis
contained in Appendix 13.)

The property contains two houses that are potentially eligible for the National
Register of Historic Places and have "Public Significance" status under the
County Heritage Resources Plan. The Ratcliffe-Meiselman-Hanna house is
listed in the Fairfax County Inventory of Historic Sites. The Arrowhead Farm
structure has not yet been inventoried. Staff requested that the applicants
evaluate the existing buildings on-site for their potential eligibility for listing on the
National Register of Historic Places and to document the buildings. However,
the Park Authority is not interested in having ownership of these properties.

There is a high probability of potentially significant archaeological resources
including out-buildings, trash middens, and other features associated with 18th
and 19th century farms on this property. Additionally, there is one documented
cemetery (and a second cemetery was reputed to be) on the property. At staff's
request the applicant conducted a Phase I archaeological survey on the property
that indicated that no additional investigations were needed. The applicants
should commit to the preservation and maintenance of the existing cemetery on
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site. The CDP/FDP does depict the location of the cemetery, and the imposition
of the proposed development conditions would ensure that the cemetery is
properly maintained and disclosure of this responsibility is included in the
HOA/COA documents.

ZONING ORDINANCE PROVISIONS (Appendix 15)

The application must comply with the applicable regulations of the Zoning
Ordinance found in Article 6, Planned Development District Regulations and
Article 16, Development Plans, among others.

Article 6

Sect. 6-201 states that 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 produce detrimental effects on neighboring properties if not strictly
controlled as to location and design; to insure high standards in the lay out,
design and construction of the commercial developments."

The PDC District is meant to ensure a high standard of design for a commercial
district, which staff believes has not been accomplished. The applicants have
failed to satisfy the Comprehensive Plan recommendation to provide a 10 acre
park site for active recreational purposes that are desperately needed in this
section of the County. In order to provide a development with a high standard of
design, staff has recommended that the layout be revised to provide the full ten
acre park site with taller commercial and residential buildings to create a more
urban place. In addition, staff believes that the CDP/FDP represents a suburban
scale development that fails to satisfy the recommendations of the
Comprehensive Plan.

Par. 5 of Sect. 6-206 states: "secondary uses shall be permitted in a PDC District
which contains one or more principal uses. Unless modified by the Board in
conjunction with the approval of a conceptual development plan in order for
further implementation of the adopted Comprehensive Plan, the gross floor area
devoted to dwelling units as a secondary use shall not exceed fifty percent of the
gross floor area of all principal uses in the development, except that the floor
area for affordable dwelling and market rate dwelling units which compromise the
increased density pursuant to Part 8 of Article 2 shall be excluded from this
limitation. The gross floor area of all other secondary uses shall not exceed
twenty-five percent of the gross floor area of all principal uses in the
development."

The applicants have requested a modification of the use limitations to permit the
percentage of residential uses to exceed that permitted by the Zoning Ordinance.
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The residential portion of the site will comprise 36% of the overall gross floor
area (GFA) of the proposed development, which will consist of 1,105,350 square
feet of non-residential uses and 716,650 square feet of residential uses. As
proposed, residential uses excluding ADUs and bonus units (103,750 square
feet) would comprise 55% of the proposed principle uses, (65% including ADUs
and bonus units). The applicant committed to provide a minimum of 5% of the
multi-family and 12.5% of the attached units as ADUs, which would exceed the
minimum ADU requirement. Staff would be able to support this waiver only if all
of the other issues discussed in this report are resolved.

Par. 1 of Sect. 6-207 requires that a PDC District result in a minimum yield of
100,000 square feet of gross floor area or that the proposed development be a
logical extension of an existing P District and yield a minimum of 40,000 square
feet of gross floor area.

The development proposes 1,822,000 square feet of development which is more
than the minimum of 100,000 square feet.

Par. 3 of Sect. 6-208 permits a maximum FAR of 1.5.

The development proposes 0.73 FAR before the inclusion of ADUs and bonus
units and 0.79 FAR with those units included and therefore is less than the
maximum permitted FAR.

Par. 1 of Sect. 6-209 requires that a minimum open space area of 15% be
adhered to in the PDC District.

The development provides for 35% open space and therefore exceeds the
minimum requirement.

Article 16 , Sects . 16-101 and 16-102

All planned developments must meet the general standards specified in
Sect. 16-101.

General Standard 1 requires substantial conformance with the Comprehensive
Plan. As previously discussed, the applicant has failed to meet the
recommendations of the Comprehensive Plan.

General Standard 2 requires that the design of the proposed planned
development result in a more efficient use of the land and in a higher quality site
design than could be achieved in a conventional district. The proposed mix of
uses could not be developed under a conventional district; however, the
applicant has failed to provide a higher quality site design anticipated under the
PDC District in the Dulles Suburban Center.
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General Standard 3 requires that the design of the proposed development
protect and preserve the natural features on the site. The development does not
preserve the natural features on the site. The applicant will be clearing and
grading within the RPA/EQC/wetlands and floodplain for the provision of a wet
pond and site amenities instead of preserving the area, which contradicts the
environmental objectives of the Policy Plan.

General Standard 4 requires that the proposed development be designed to
prevent substantial injury to the use and value of existing surrounding
development and not to hinder, deter, or impede development of surrounding
undeveloped properties in accordance with the adopted Comprehensive Plan.
The applicant has provided for potential future interparcel connections to the
property to the west should it redevelop in the future, which will provide that
property with more direct access to Centreville Road, though this connection
would most benefit the subject property by providing additional access to Sunrise
Valley Drive.

General Standard 5 requires that the planned development be located in an area
where transportation, police, fire protection and other public facilities are
available and adequate for the proposed use. As previously discussed, the
applicant has not adequately phased the development so that the transportation
network can adequately accommodate the proposed development.

General Standard 6 requires that the planned development coordinate linkages
among internal facilities and services as well as provide connections to major
external facilities and services at a scale appropriate to the development. The
applicant has requested modification of trail locations along the perimeter of the
site. Inadequate vehicular access points are proposed to the site, which could
be resolved with the provision of interparcel access to the adjacent parcels to the
west. Staff notes that the applicant has provided for interparcel access but those
access points would not be usable until if and when those parcels to the west
redevelop in the future, providing the necessary connection between the sites.

All planned developments must meet the Design Standards of Section 16-102 of
the Zoning Ordinance.

Sect. 16-102 Design Standards:

Design Standard 1 states that at all peripheral lot lines bulk regulations,
landscaping and screening provisions shall generally conform to the provisions
of that conventional zoning district which most closely characterizes the
particular type of development under consideration.

The only dimensions shown on the CDP/FDP are the distances to peripheral lot
lines and those for the single family attached dwelling units. The distances
between individual buildings are not depicted on the CDP/FDP; all dimensions
stated in this report have been scaled by staff and are not exact, nor has the
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applicant committed to them. The non-residential portion of the proposed
development most closely resembles the C-4 District; the following table depicts
the bulk regulations of the C-4 District and is staff's estimate of how the
proposed non residential development of the site conforms to these bulk
regulations.

Bulk Standards (C-4)
Standard Required Provided
Front Yard 25° angle of bulk plane (ABP), but not less

than 40 feet. (79 feet for 170 foot tall building)
122 feet from Centreville Road

Rear Yard 20° ABP, but not less than 25 feet.
(62 feet for 170 foot tall building)

45 feet

Side Yards No Requirement 75 feet
Height 120 feet 154 feet
FAR 1.65 FAR 0.79 FAR'
Open Space 15% 35%1

. For the entire site.

The multi-family residential portion of the development most closely resembles
the R-30 District with Affordable Dwelling Units (ADUs); the following table
depicts the bulk regulations of the R-30 District and is staff's estimate of how the
proposed residential development conforms to these bulk regulations.

Bulk Standards (R-30)
Standard Required Provided
Front Yard Min. 20° ABP, but not less than 60 feet from Sunrise Valley Drive

15 feet. (45 feet for 125 foot 230 feet from Centreville Road
tall building) 5 feet for SFA units fronting street

8 feet for SFA units fronting common
area

Rear Yard 15° ABP, but not less than 3 feet for SFA
15 feet.

Side Yard 15° ABP, but not less than 5 feet for SFA
10 feet. (16 feet for a 60 foot
tall SFA building and 20 feet
for a 75 foot MF tall building)

Building Height 150 feet 125 feet
Dwelling Units/Acre 30 du/ac (36 du/ac including 10.97 du/ac based on entire 53.8 acres

ADUs and bonus units) 34.3 acres based on Land Bays C, D
and E (location of dwelling units)

Open Space 26% 35%'
or the entire site.

As depicted in the above tables, the multi-family residential development
appears to meet the perimeter setbacks and open space requirements of the R-
30 District, but the minimally sized yards of the single family attached units
appear deficient.
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Design Standard 2 states that the development must provide adequate open
space, parking and loading spaces as set forth in the Ordinance. The
development exceeds the minimum required open space and parking
requirements (4,214 spaces proposed; 4,114 spaces required) of the Zoning
Ordinance. As stated below, the applicant has requested significant
modifications of the loading space requirements.

Design Standard 3 states that the streets and driveways shall be designed to
conform to the Zoning Ordinance, and that a network of trails and sidewalks shall
provide access to recreational amenities and open space . The streets are being
designed in accordance with the Ordinance. The proposed driveways for the
single family attached units will not be of an adequate length (three feet) to
permit parking in the driveway, though each unit will have a two-car garage. As
stated below the applicant will be requesting modifications of the trail
requirement.

Special Exception General Standards

Additional Standards 1 and 2 state that the proposed fill in the floodplain shall be
in harmony with the adopted comprehensive plan and general purpose and
intent of the applicable zoning district regulations . As previously stated, the
application is not in harmony with the Comprehensive Plan.

Sect. 9-606 Provisions for Uses in a Floodplain

The following special exception standards apply to SE 2002-HM-046, which
seeks to permit the construction of a stormwater management facility (wet pond),
nature trails , boardwalk , gazebo , roadway and related clearing , grading and fill
within the floodplain

Sect. 2-905 Use Limitations

1. Except as may be permitted by Par. 6 and 7 of Sect. 903 above, any new
construction substantial improvements, or other development, including
fill, when combined with all other existing , anticipated and planned
development , shall not increase the water surface elevation above the
100-year flood level upstream and downstream, calculated in accordance
with the provisions of the Public Facilities Manual.

It is anticipated that the proposed stormwater management facility will
lower or match the existing 100-year floodplain elevation.
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2. Except as may be permitted by Par. 8 of Sect. 903 above, the lowest
elevation of the lowest floor of any proposed dwelling shall be eighteen
(18) inches or greater above the water-surface elevation of the 100-year
flood level calculated in accordance with the provisions of the Public
Facilities manual.

The applicants do not propose constructing any dwellings with the
floodplain.

3. All uses shall be subject to the provisions of Par. 1 of Sect. 602 above.

The applicants have submitted a Geotechnical Study Report with their
RPA Exception request, which has been recommended for approval by
DPWES.

4. No structure or substantial improvement to any existing structure shall be
allowed unless adequate floodproofing as defined in the Public Facilities
manual is provided.

The only structures proposed to be located within the floodplain are a
boardwalk and gazebo.

5. To the extent possible, stable vegetation shall be protected and
maintained in the floodplain.

The applicants will revegetate portions of the disturbed RPA and
floodplain as shown on Sheet 20 of the CDP/FDP, and in compliance with
their approved permits with the U.S. Army Corps of Engineers and the
Virginia Department of Environmental Quality.

6. There shall be no storage of herbicides , pesticides , or toxic or hazardous
substances as set forth in Title 40, Code of Federal Regulation, Parts
116.4 and 261.30 et seq ., in a floodplain.

The storage of hazardous substances within the floodplain is a violation of
Federal law. The applicant does not propose the storage of hazardous
materials within the floodplain.

7. For uses other than those enumerated in Par . 2 and 3 of Sect . 903 above,
the applicant shall demonstrate to the satisfaction of the approving
authority the extent to which:

A. There are no other feasible options available to achieve the
proposed use; and

B. The proposal is the least disruptive option to the floodplain; and
C. The proposal meets the environmental goals and objectives of the

adopted comprehensive plan for the subject property.
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It is staff's belief that the applicants have not adequately demonstrated
that the proposed stormwater management facility provides a regional
benefit; which is defined as providing detention for the upstream portion of
the watershed of an area greater than 100 acres. As previously
discussed, the applicants proposed stormwater management facility does
not provide detention and water quality controls for the entire site (53.8
acres) Therefore, even though the proposed stormwater management
facility conforms to the provisions of the PFM, staff continues to believe
that the proposed location of the stormwater management facility outside
the EQC is preferable.

8. Nothing herein shall be deemed to prohibit the refurbishing, refinishing,
repair, reconstruction or other such improvements of the structure for an
existing use provided such improvements are done in conformance with
the Virginia Uniform Statewide Building Code and Article 15 of this
Ordinance.

The only structures proposed within the floodplain are a boardwalk and
gazebo.

9. Nothing herein shall be deemed to preclude public uses and public
improvements performed by or at the direction of the County.

As previously discussed, the applicants propose to dedicate Land Bays F
and G to the Fairfax County Park Authority. Passive recreational
amenities (boardwalk, trails and gazebo) for use by the public are
proposed within Land Bay G, which encroach into the RPA and floodplain.

10. Notwithstanding the minimum yard requirements specified by Sect. 415
above , dwellings and additions thereto proposed for location in a
floodplain may be permitted subject to the provisions of this Part and
Chapter 118 of The Code.

No buildings are proposed to be constructed within the floodplain.

11. All uses and activities shall be subject to the provisions of Chapter 118 of
The Code.

As previously stated, DPWES has recommended approval of RPA
Exception # 1504-WRPA-001-1 to permit the construction of a stormwater
management facility and associated recreational amenities within the RPA
and floodplain.
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12. When as-built floor elevations are required by federal regulations or the
Virginia Uniform Statewide Building Code for any structure, such
elevations shall be submitted to the County on a standard Federal
Emergency Management Agency (FEMA) Elevation Certificate prior to
approval of the final inspection. If a non-residential building is being
floodproofed, then a FEMA Floodproofing Certificate shall be completed in
addition to the Elevation Certificate. In the case of special exception
uses, the Elevation Certificate shall show compliance with the approved
special exception elevations.

No buildings are proposed to be constructed within the floodplain.

Waiver/Modification:

Waiver of the service drive requirement along the Dulles Airport Access Road.

The applicants have requested a waiver of the service drive requirement along
the Dulles Airport Access Road. There is no approved or proposed service drive
connection and the service drive requirement has been waived with the
development of other adjacent parcels along the Dulles Airport Access Road.
Staff has no objection to this waiver request.

Waiver of the 600 foot maximum length for a private street.

The applicants request a modification of maximum length for private streets of
600 feet. The internal streets within the development will be private streets and
the applicant states that the use of private streets achieves the specific form of
design with a modified grid. The use of private streets and the need for the
maximum length waiver are common place within large mixed-use developments
and staff has no objection to the proposed request.

Waiver of the 200 square foot privacy yard for single family attached units.

The applicants are requesting a waiver of the 200 square foot privacy yard for
single family attached units. The CDP/FDP depicts rear yards of 3 feet, and
front yards of 5 feet for units fronting on the street, and 8 foot front yards for units
fronting on common areas. The proposed attached units have the garages in
the rear of the dwellings and a rear-load unit precludes the provision of the
standard privacy yard. The provision of rear load units does provide for a more
active street frontage, since the front of the units and streetscape would not be
dominated by garage doors. While the rear-load units that face each other have
a shared common area in front of them, the units that front on the road have no
such open space. As such staff does not support the proposed waiver as
requested.
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Modification to allow decks for single family attached units to be closer than two
feet from the rear lot line for rear yards of seventeen feet or less.

The applicant has requested a modification of Par. 3B (3) of Sect. 2-412 of the
Zoning Ordinance that would require a two foot setback for decks from the rear
lot of the single family attached dwelling units. The proposed second floor decks
would be located above the driveways six inches from the rear lot line. In staff's
opinion the applicant has not adequately justified this modification request.

Modification of the loading space requirement for the site.

The applicants have requested a modification of the loading space requirement
for the development. The statement of justification states that the multi-family
buildings would require 12 loading spaces and since the development is of an
urban nature and in close proximity to each other and have an ability to share
loading spaces a modification of the multi -family spaces should be permitted to
allow between 4-8 spaces for the five to six multi-family buildings. The applicant
indicates on the CDP/FDP that a modification of the 25 office loading spaces is
requested to provide between 7-14 spaces. The 3 required hotel spaces are
being requested to be modified to provide between 1-2 spaces. Finally the 11
required retail spaces are being requested to be modified to between 4-6
spaces. According to the applicant, the entire development would require 52
loading spaces and they are requesting a modification to provide between 16-30
spaces. The CDP/FDP depicts five loading areas for the entire site but does not
depict the actual number of loading spaces being requested . In other instances,
staff has supported modification of loading spaces for mixed-use developments
due to the proximity of uses and ability to share spaces. However, staff can not
support the modification request since the applicants request is so open-ended
with little to no justification for the modification. The applicant would have the
opportunity to request the modification at site plan submission if determined
appropriate by the Director of DPWES.

Modification of the Trail Requirements

The applicants request a modification of the trail requirement to permit the
revision of the Centreville Road trail location in accordance with the trail depicted
on the CDP/FDP. The proposed location would avoid additional impacts to the
floodplain, RPA and EQC located along Centreville Road. In addition, the trail
would require additional fill in the floodplain. While the proposed location may be
adequate, staff points out that the proposed stormwater management facility is
located within the same floodplain, RPA, EQC and wetlands area that would
require a significant amount of cut and fill to develop as the trail.
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The applicants will be requesting a modification of the minimum eight foot wide
planting requirement to permit the use of tree pits typically 6 feet by 12 feet in
dimensions. The applicant states that the urban nature of the development
requires the use of the proposed tree pits instead of the required eight foot
planting widths. This is a modification of the Public Facilities Manual that the
applicant will be requesting of DPWES during site plan review.

CONCLUSIONS AND RECOMMENDATIONS

Staff Conclusions

The application proposes a mixed-use development consisting of office, retail,
hotel, residential and open space/stream valley uses at an overall floor area ratio
(FAR) of up to 0.79, including affordable dwelling units and bonus densities.
There is a range of square footage for each type of use proposed: 680,000-
780,000 square feet of office use (37-43%), 150,000-186,000 square feet of
retail use (8 -10%), 200,000-240,000 square feet of hotel use (11-13%) along
with 716,650 square feet of residential use (532-692 multi-family units, 0-37
single family attached units and 1 single family detached unit) (39%). A 19.62
acre dedication to the Fairfax County Park Authority is proposed that will consist
of 4.4 acres of active, and 15.22 acres of passive recreational amenities and a
stormwater management facility.

Staff believes that the applications are deficient in three major areas: design,
parks and transportation. As proposed, Arrowbrook Centre will be constructed at
a perceived suburban scale (building heights and layout) and does not maximize
the benefits of a location in proximity to a Metro station. The development fails
to meet the Comprehensive Plan recommendation of providing a ten acre park
site for active recreational purposes, and has instead proposed to construct a 4.4
acre park site and contribute additional money for off-site park improvements.
Staff believes that the proposed development cannot be supported without the
availability of Metro and interparcel connections to the west, which are currently
not available. Staff believes that the proposed development should be phased
until such time as both of these imperative transportation improvements become
available, which is an issue that the applicant has failed to adequately address.
As a result of these major outstanding issues, staff concludes that the subject
applications are not in conformance with the Comprehensive Plan and applicable
Zoning Ordinance provisions.

Staff Recommendations

Staff recommends denial of PCA 79-C-037-5 as submitted.
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Staff recommends denial of RZ 2002-HM-043 as submitted. However, if it is the
intent of the Board of Supervisors to approve RZ 2002-HM-043, staff
recommends that such approval be subject to the proffers consistent with those
contained in Appendix 1.

Staff recommends denial of FDP 2002-HM-043 as submitted. However, if it is
the intent of the Planning Commission to approve FDP 2002-HM-043, staff
recommends that such approval be subject to proposed final development plan
conditions contained in Appendix 2 and the Board of Supervisors approval of
RZ 2002-HM-043.

Staff recommends denial of SE 2002-HM-046 as submitted. However, if it is the
intent of the Board of Supervisors to approve SE 2002-HM-046, staff
recommends that such approval be subject to the development conditions
contained in Appendix 3.

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
recommendations of staff; it does not reflect the position of the Board of Supervisors.

APPENDICES

1. Draft Proffers
2. Proposed Final Development Plan Conditions
3. Proposed Special Exception Development Conditions
4. Affidavit
5. Statement of Justification
6. Plan Citations and Land Use Analysis
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8. Transportation Analysis
9. Sanitary Sewer Analysis

10. Water Service Analysis
11. Fire and Rescue Analysis
12. Schools Analysis
13. Park Authority Analysis
14. Stormwater Analysis including RPA Exception # 1504-W RPA-001-1 Report
15. Applicable Zoning Ordinance Provisions
16. Residential Development Criteria
17. Glossary of Terms
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APPENDIX 2

FINAL DEVELOPMENT PLAN CONDITIONS

FDP 2002 -HM-043

July 5, 2005

If it is the intent of the Planning Commission to approve
FDP 2002-HM-043 for a mixed-use development located at
Tax Maps 16-3 ((1)) 4B, 4C, 5, 5A and 39A staff recommends that the Planning
Commission condition the approval by requiring conformance with the following
development conditions:

Development of the property shall be in substantial conformance with the
CDP/FDP entitled "Arrowbrook Centre" consisting of thirty sheets
prepared by Patton Harris Rust & Associates dated November 22, 2002
as revised through July 1, 2005.

2. All residential buildings and residential dwelling units shall meet the
requirements of the R-30 District bulk regulations of the Zoning Ordinance
(Sect. 3-3007).

3. All non- residential buildings shall meet the requirements of the C-3 District
bulk regulations of the Zoning Ordinance (Sect 4-306).

4. The grave sites indicated on the CDP/FDP shall be fenced and a
memorial marker identifying the burial area shall be installed.

5. A public access easement shall be provided to the cemetery.

6. Perpetual maintenance of the cemetery shall be provided by the
Homeowners Association /Condominium Owners Association (HOA/COA).
This maintenance responsibility shall be placed within the HOA/COA
documents and disclosed to initial purchasers of residential dwelling units.

The above proposed conditions are staff recommendations and do not reflect the
position of the Planning Commission unless and until adopted by the Planning
Commission.
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APPENDIX 3

PROPOSED DEVELOPMENT CONDITIONS

SE 2002-HM-046

July 5, 2005

If it is the intent of the Board of Supervisors to approve a special
exception for uses in the floodplain requested by L. Farnum Johnson, Jr. & Jeffrey J.
Fairfield, Managing Co-Trustees of the Ruth C. Launders Marital Trust located at
Tax Maps 16-3 ((1)) 4B, 4C, 5, 5A and 39A to permit use of a wet stormwater
management pond, trails boardwalk, roadway and related clearing, grading and fill in
the floodplain in accordance with Sect. 9-606 of the Fairfax County Zoning
Ordinance, the staff recommends that the Board condition the approval by requiring
conformance with the following development conditions:

1 This Special Exception is granted for and runs with the land indicated in
this application and is not transferable to other land.

2. This Special Exception is granted only for the purpose(s), structure(s)
and/or use(s) indicated on the special exception plat approved with the
application, as qualified by these development conditions.

3. This Special Exception is subject to the provisions of Article 17, Site Plans, as
may be determined by the Director, Department of Public Works and
Environmental Services (DPWES). Any plan submitted pursuant to this special
exception shall be in substantial conformance with the approved Special
Exception Plat entitled "Arrowbrook Centre" consisting of five sheets prepared
by Patton Harris Rust & Associates dated November 22, 2002 as revised
through June 3, 2005. Minor modifications to the approved special exception
may be permitted pursuant to Par. 4 of Sect. 9-004 of the Zoning Ordinance.

4. No additional encroachment into the floodplain shall be permitted other
than that shown on the special exception plat.

5. Clearing within the 100-year floodplain shall be minimized to the maximum
extent feasible, as determined by the Department of Public Works and
Environmental Services (DPWES).

6. Hold harmless and indemnification agreements shall be executed with
the County for all adverse effects which may arise as a result of the
location of the site within a floodplain area.

7. A 2x2 foot sign shall be placed near the travelway located in the
floodplain that states: "Warning: High Water and Flooding during Heavy
Rains."
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The above proposed conditions are staff recommendations and do not
reflect the position of the Board of Supervisors unless and until adopted by
that Board.

This approval, contingent on the above noted conditions, shall not relieve the
applicant from compliance with the provisions of any applicable ordinances,
regulations, or adopted standards. The applicant shall be himself responsible for
obtaining the required Non-Residential Use or Residential Use Permits through
established procedures, and this Special Exception shall not be valid until this has
been accomplished.

Pursuant to Section 9-015 of the Zoning Ordinance, this special exception shall
automatically expire, without notice, thirty (30) months after the date of approval
unless the use has been established or construction has commenced and been
diligently prosecuted. The Board of Supervisors may grant additional time to
establish the use or to commence construction if a written request for additional time
is filed with the Zoning Administrator prior to the date of expiration of the special
exception. The request must specify the amount of additional time requested, the
basis for the amount of time requested and an explanation of why additional time is
required.
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ARROWBROOK CENTRE

PROFFERS

RZ 2002-HM-043

July 1, 2005

Pursuant to Section 15.2-2303(a), Code of Virginia, 1950 as amended, and upon the
express condition that the Board of Supervisors approve rezoning, special exception, Resource
Protection Area Exception and related applications to permit the development under the PDC
zoning district, in substantial conformity with the proposed Conceptual Development Plan/Final
Development Plan ("CDP/FDP") in RZ/FDP 2002-HM-043, of property identified as parcel
numbers 16-3 ((1)) 4B, 4C, 5, 5A and 39A (formerly parcels 4 and 39) on the Fairfax County
Tax Map (hereinafter referred to as the "Property"), L. Farnum Johnson, Jr., and Jeffrey J.
Fairfield, Managing Co-Trustees of the Ruth C. Launders Marital Trust, David I. Meiselman and
Winifred C. Meiselman, Co-Trustees of the David I. Meiselman Revocable Trust and the
Winifred Charm Meiselman Revocable Trust, and the Meiselman Family, LLC, (hereinafter
collectively referred to as "the Applicant") in RZ/FDP 2002-HM-043 proffer for themselves, and
their successors and assigns, the following conditions. In the event the foregoing rezoning and
related applications are approved, then any previous proffers for the Property are hereby deemed
null and void and hereafter shall have no effect on the Property.

1 Development Plan. Development of the Property shall be in substantial conformance
with the CDP/FDP prepared by Patton , Harris , Rust & Associates, P.C., consisting of 29

sheets dated June 3 , 2002 revised through July 1, 2005 , which CDP/FDP proposes a

maximum gross floor area of 1,717,310, excluding gross square footage associated with

Affordable Dwelling Units ("ADUs") and associated bonus units . The Property is

divided into seven (7) land bays , identified as Land Bays A through G.

2. Uses. The following Principal and Secondary Uses may be permitted within the
buildings shown on the CDP/FDP:

A. Accessory uses and accessory service uses.
B. Business service and supply service establishments.
C. Eating establishments, including outdoor seating.
D. Establishments for scientific research, development and training where assembly,

integration and testing of products in a completely enclosed building are
incidental to the principal use of scientific research, development and training.

E. Fast food restaurants, only if located within the same structure as other principal
or secondary uses and not to include a drive-through.

F. Financial institutions, not to include a drive-through bank.
G. Health clubs.
H. Institutional uses.
1. Medical offices.
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J. Personal service establishments.
K. Offices.
L. Private clubs and public benefit associations.
M. Public uses.
N. Quick service food stores.
0. Repair service establishments
P. Retail sales establishments with the limitation that only one tenant may occupy

retail space greater than 40,000 square feet in size.
Q. Exposition halls and facilities to house cultural or civic events.
R. Bank teller machines.
S. Dwellings.
T. Hotels.
U. Private schools of general education and/or special education.
V. Colleges and/or universities, excluding establishments greater than 50,000 square

feet in size.

Additional Principal and Secondary uses not listed above may be permitted with the
approval of a Final Development Plan Amendment (FDPA) or Special Exception (SE).
A Proffered Condition Amendment (PCA) application may not be required so long as the
layout is in substantial conformance with the CDP/FDP.

3. CDP Elements. Notwithstanding that the CDP/FDP is presented on Sheets 2 and 4 and
said CDP/FDP is the subject of Proffer 1 above, it shall be understood that the CDP shall
be the entire plan shown on Sheets 2 and 4 relative to the location of access, the
maximum square footage, the amount of open space, the general location and
arrangement of the buildings, uses, and parking garages, and the peripheral setbacks. The
Applicant shall have the option to request a FDPA for elements other than the CDP
elements from the Planning Commission for all of or a portion of the CDP/FDP in
accordance with the provisions set forth in Section 16-402 of the Zoning Ordinance, if in
conformance with the approved CDP and proffers.

4. Minor Modifications. Pursuant to Paragraph 4 of Section 16-403 of the Zoning
Ordinance, minor modifications from the FDP may be permitted as determined by the
Zoning Administrator. The Applicant shall have the flexibility to modify the layouts
shown without requiring approval of an amended FDP provided such changes are in
substantial conformance with the FDP as determined by the Zoning Administrator.

5. Alterations. The Applicant reserves the right to alter building footprint sizes, modify
landscape plazas, adjust pedestrian and vehicular circulation areas, and/or adjust gross
square footage between buildings in the same land bay, provided that the total gross floor
area for all land bays does not exceed 1,717,310, excluding gross square footage
associated with ADUs and associated bonus units; the building heights as shown on the
CDP/FDP are not exceeded; the minimum open space, level of amenities, and peripheral
dimensions to lot lines are not reduced and the changes are in accordance with the range
for buildings and uses indicated on Sheet 2 of the CDP/FDP.
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6. Centreville Road.

A. The Applicant has previously dedicated to the Board of Supervisors in fee simple,
all lands necessary for the construction of a southbound half section of Centreville
Road as a six lane divided roadway from and between the intersection of the
eastbound off-ramp of the Dulles Airport Toll Road and Centreville Road and the
intersection of Sunrise Valley Drive, (formerly known as Fox Mill Road) with
Centreville Road, and a right turn/deceleration lane off southbound Centreville
Road onto Sunrise Valley Drive. The applicant in approved PCA C-696-4 has
commenced construction of the road improvements described above per the
design specifications set forth in approved PI site plan # 663-SP-O1-2 as revised.
If for any reason the applicant in PCA C-696-4 fails to complete the construction
of such road improvements in accord with the design requirements of approved PI
site plan # 663-SP-01-2, then the Applicant shall do so, subject however to the
claim of the Applicant for reimbursement of any costs incurred in completing
such highway improvements against any public facility performance bond posted
in connection with approved PI site plan # 663-SP-01-2 as revised. These
improvements shall be complete and open for public use, although not necessarily
accepted by the Virginia Department of Transportation (VDOT), prior to issuance
of the first Residential Use Permit (RUP) or Non-Residential Use Permit (Non-
RUP) for the Property.

B. At the time of site plan approval for Land Bay A, the Applicant shall dedicate to
the Board of Supervisors in fee simple approximately 14,216 square feet at the
intersection of the Dulles Airport Access Road and Centreville Road, as shown on
the CDP/FDP. The Applicant shall also construct a right turn lane along Land
Bay A's Centreville Road frontage as shown on the CDP/FDP and as may be
approved by VDOT.

7. Sunrise Valley Drive. The Applicant has previously dedicated to the Board of
Supervisors in fee simple all lands necessary for the construction of 1) an additional left
turn/deceleration lane from Sunrise Valley Drive, (formerly known as Fox Mill Road)
onto Centreville Road at the Sunrise Valley Drive/Centreville Road intersection, and 2)
an additional westbound lane on Sunrise Valley Drive west of the aforesaid intersection
in order to accommodate a free flow right turn movement of traffic from southbound
Centreville Road and westbound Sunrise Valley Drive. The applicant in approved PCA
C-696-4 has commenced construction of the road improvements described above per the
design specifications set forth in approved PI site plan # 663-SP-O1-2 as revised. If for
any reason the applicant in PCA C-696-4 fails to complete the construction of such road
improvements in accord with the design requirements of approved PI site plan # 663-SP-
01-2, then the Applicant shall do so, subject however to the claim of the Applicant for
reimbursement of any costs incurred in completing such highway improvements against
any public facility performance bond posted in connection with approved PI site plan #
663-SP-01-2 as revised. These improvements shall be complete and open for public use,
although not necessarily accepted by VDOT, prior to issuance of the first RUP or Non-
RUP for the Property.
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8. Internal Roads. The Applicant shall construct the internal road system in substantial
conformance with the CDP/FDP commensurate with the construction of buildings of the
Property. However, the Applicant reserves the right at time of site plan approval to
convert the traffic circle shown on the CDP/FDP to a four legged intersection, with traffic
signal as may be deemed necessary by DPWES. The Applicant shall retain ownership of
the streets and roads comprising the internal road system as shown on the CDP/FDP as
private streets. All private streets shall be constructed with materials and depth of
pavement consistent with public street standards in accordance with the Public Facilities
Manual, as determined by DPWES. The Applicant and subsequent commercial property
owners, and Homeowners Associations/ Condominium Associations (HOA/COA), or
comparable property owners' associations, shall be responsible for the maintenance of all
private streets. Initial purchasers shall be advised in writing prior to entering into a
contract of sale that the HOA/COAs will be responsible for the maintenance of the
private streets. Maintenance responsibilities shall be included in the HOA/COA
documents.

If requested by the Board of Supervisors, the Applicant shall dedicate to the Board of
Supervisors in fee simple, all or such portion of the internal road system as shown on the
CDP/FDP. Nothing in this proffer shall require the internal road system or any of its
component streets or related facilities, as shown on the CDP/FDP to conform to all
VDOT design standards.

9. Turn Lanes. The Applicant shall dedicate in fee simple to the Board of Supervisors the
necessary right-of-way and construct a left hand turn lane from eastbound Sunrise Valley
Drive into the Property ' s site entrance as shown on the CDP/FDP and to a standard as
required by VDOT. The Applicant shall install a traffic signal at this intersection if
warranted and requested by VDOT at the time of site plan approval for the first on-site
building . Said dedication , construction and signal installation , if warranted and
requested , shall occur prior to issuance of the first RUP or Non-RUP.

10. Intersection Improvements at Centreville Road and Woodland Park Drive . The Applicant
shall design and construct the following improvements at the intersection of Centreville
Road and Woodland Park Drive : ( 1) a second left hand turn lane from westbound
Woodland Park Drive to southbound Centreville Road , and (2) a 5 foot median at the
location of the pedestrian crosswalk by means of reducing the lane widths (i.e., from 12
foot to 11 foot), as such improvements are approved by VDOT. The Applicant shall
further design , construct and install a pedestrian pedestal in the median of this pedestrian
crosswalk to access the pedestrian crossing signal . Nothing in this proffer shall obligate
or require the Applicant to acquire any additional public right-of-way or off-site
easements to construct and install the foregoing improvements.

11. Traffic Signal Modification . The Applicant shall modify the existing signal at Centreville
Road and Woodland Park Drive to accommodate the fourth approach being constructed
by the Applicant as approved by VDOT. The signal shall provide for pedestrian phases
as approved by VDOT. Said modification shall occur at the time of completion of the ...
fourth approach.
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12. Inter-parcel Access. Coincident with the development of Land Bays A, B and E, the
Applicant shall • construct road connections up to its western property line to facilitate
future inter-parcel access between the Property and the parcels to the west, as generally
shown on the CDP/FDP. The Applicant shall record access easements over these private
roads in a form approved by the County Attorney.

A. Subject to the Applicant's acquisition of the required off-site ingress-egress
easement from the adjacent landowner, the Applicant shall, at its sole cost and
expense, construct an inter-parcel vehicular connection to and from the
southwesterly portion of Land Bay E across the western boundary of the Property
in order to connect up with the existing edge of pavement of the parking lot on the
abutting property as shown generally on the area of Land Bay E as shown on the
CDP/FDP marked "Interparcel Access". Such connection shall be constructed at
the time of development of Land Bay E subject to acquiring the necessary
ingress-egress easement. Nothing in this proffer shall require the Applicant to
purchase or otherwise acquire this off-site easement. However, the Applicant
shall use reasonable efforts to obtain the ingress-egress easement. If it is unable
to acquire the easement, the Applicant shall provide documentation of its efforts
to DPWES.

B. The road located between the community pool and the open play area shall be
built as a two lane section up to the Property's western boundary line coincident
with the first development on Land Bay B, as shown on the CDP/FDP. However,
at the time of site plan approval for this road, the Applicant shall escrow the cost
of improving this road to a three lane undivided section, anticipating that the
future redevelopment of the adjacent parcel identified as Tax Mapl6-3 ((1)) 30B
will allow extension of this road to align with the existing intersection of Dulles
Technology Drive and Sunrise Valley Drive. The amount of the escrow shall be
determined by DPWES.

C. In order to provide for the future extension of this private road through Tax Map
16-3 ((1)) 30B, at the time of site plan approval for the road identified in proffer
12B, the Applicant shall escrow the cost of constructing a two-lane road from the
Property's western boundary line to Sunrise Valley Drive. The amount of the
escrow shall be determined by DPWES. At the same time, the Applicant shall
escrow the cost of installing a traffic signal at the intersection of this new road
with Dulles Technology Drive and Sunrise Valley Drive, in an amount not to
exceed $150,000. If at the time of final bond release, the signal is not warranted,
then the County or VDOT may use the escrowed monies for other transportation
improvements within Land Unit A of the Dulles Suburban Center.

13. Bus Shelters . The Applicant shall provide one (1) bus shelter along its Sunrise Valley
Drive frontage and one ( 1) bus shelter along its Centreville Road frontage , with the
specific locations to be determined by WMATA/FCDOT. The bus shelters shall be the
typical open type and the installation shall be limited to the concrete pad, the shelter itself
and a trash can. No bus turn outs or special lanes shall be provided by the Applicant. If,
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by the time of site plan approval for the parcels fronting on Sunrise Valley Drive,
WMATA/FCDOT has not determined the exact location of the bus shelter, the Applicant
shall escrow $20,000 with DPWES to be used for a future bus shelter on Sunrise Valley
Drive in the immediate area of the Property or for other transportation related
improvements. If, by the time of site plan approval for the parcels fronting on
Centreville Road, WMATA/FCDOT has not determined the exact location of the bus
shelter, the Applicant shall escrow $20,000 with DPWES to be used for a future bus
shelter on Centreville Road in the immediate area of the Property or for other
transportation related improvements. If installed along the Property's frontage, the bus
shelters and trash cans shall be maintained by the Applicant.

14. Transportation Demand Management (TDM).

Mass transit, ride-sharing, and/or other strategies shall be utilized to reduce single vehicle
occupancy vehicle (SOV) trips during weekday AM and PM peak hours (generally 6:00
to 9:00 AM and 4:00 to 7:00 PM). The goal at build out will be to reduce the peak hour
trips generated by the on-site residential and office uses by a minimum of 20 percent
through the use of transit, TDM marketing and other means.

For purposes of establishing the TDM baseline, the volume of trips anticipated to be
generated by Arrowbrook Centre shall be estimated based on the Institute of
Transportation Engineers, 7th edition, Trip Generation rates/equations with the exception
of townhouse units. The trips anticipated to be generated by the townhouse units shall be
determined based on Fairfax County rates. On-site retail uses are exempt and shall not be
subject to trip reduction strategies. In the event that published equations are not available,
the average rates shall be utilized.

The Applicant (or assigns) agrees to develop and submit to the Director of the Fairfax
County Department of Transportation (FCDOT), or his designee, a transportation
management plan (TMP) for the site in its entirety within 60 days after approval of the
first site plan submitted for any residential and/or office use on site. The initial TMP
submission shall establish, with County concurrence, TDM targets and measures for each
phase of development, including a protocol for conducting and evaluating trip reductions
on-site. No subsequent site plan or subdivision plan shall be approved until the initial
TDM program is submitted to FCDOT. Respective elements of the TDM program shall
be incorporated within the initial marketing for the property and shall be in place and
implemented with the initial sales/leasing.

The County shall reiew said plan and provide comments back to the Applicant within 60
days upon receipt. The Applicant or assigns shall notify FCDOTof the date that the TDM
program is implemented.

The transportation management plan shall be developed in accordance with the following
guidelines and strategies:

A. Participation and Funding
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i The Applicant or assigns shall provide an initial contribution of $100,000
to establish a fund to support the development, implementation, and
evaluation of a TDM program for all of Arrowbrook Centre Funds in this
account shall be used solely to support the TDM program. The property
owners association(s) shall be responsible for providing on-going funding
of TDM programs.

ii. All property owners, residents, tenants, and employers of Arrowbrook
Centre shall be advised of the TDM program and informed of their
funding obligations pursuant to this proffer prior to purchase of units.
The potential requirement for an annual contribution to the TDM program
fund shall be included in all purchase documents and within any
individual and/or joint Association documents.

iii. The Applicant, and assigns when appropriate, shall enroll as Commuter
Connections members, as well in the Metropolitan Washington Council of
Governments (MWCOG) Clean Air Partner Program and encourage
individual employers/tenants to do so.

B. Elements and Strategies. The nature and design of the TDM program shall be
fluid and subject to modification as may be appropriate as additional unit types
are completed or community transportation circumstances evolve. However, the
following elements shall be included in the initial and all subsequent TDM
programs, subject to FCDOT staff approval:

i. Transportation coordination duties shall be carried out by one or more
designated property managers or transportation management coordinators
("TDM Coordinators") whose primary responsibility shall be to
implement the TDM program and to advise all residents, tenants,
employers, and employees of the availability and location of the TDM
Coordinator and program at least once a year. The transportation
management position may be part of other duties assigned to the
individual;

ii. The TDM Coordinator shall be located in a centralized common space that
is easily accessible to all residents and employees and guests of
Arrowbrook Centre; cost of the space shall not accrue to the TDM
program;

iii. Information regarding Metrorail, Metrobus, Fairfax Connector,
ridesharing, and other relevant transit options shall be disseminated in all
initial sale/lease/tenant packages;

iv. Membership in the Dulles Area Transportation Association (DATA), a

recognized commonwealth public -private transportation management
association.



PROFFERS
RZ 2002-HM-043
Page 8

v. A website shall be designed and established to provide information
regarding the TDM strategies, transit and ridesharing options, with links
provided to relevant County and regional TDM resources.

vi. Metro maps, schedules, transit marketing materials, ridesharing and other
relevant transit option information shall be made available to occupants of
each residential and office building by placing such materials in a
common area of each such building;

vii. Office buildings shall contain high capacity, high bandwidth
communication lines. Building management shall encourage individual
employers/tenants to provide employees with access to their networks via
such lines;

viii. All residential units shall be pre-wired with broadband, high capacity
data/network connections in multiple rooms, in addition to standard phone
lines. All high-rise residential buildings (over 4 stories) shall provide in-
building antennae systems to support wireless systems;

ix. At least one on-site business center (including at a minimum access to a
copier, fax and internet services) shall be made available and open to all
residents of the Property who choose to work from home.

X. At the time of initial lease up/sales, SmarTrip cards shall be provided in
the amount of $10.00 for free to employees of all tenants signing leases
and to all residential lessees, and $100.00 shall be provided to residential
purchasers at settlement.

xi. A voluntary car pool/van pool programs shall be established for
employees and residents with the program under the direction of the TDM
Coordinator;

xii. Preferential parking spaces for carpools/vanpools and hybrid vehicles shall
be provided throughout Arrowbrook Centre;

xiii. One (1) bus shelter on Centreville Road and one (1) bus shelter on Sunrise
Valley Drive shall be provided as specified in Proffer 13 above;

xiv. Pedestrian walkways shall be constructed providing reasonable access
among the various buildings and common areas on the Property, and
subject to the ability to acquire the necessary off-site easements, providing
reasonable access, either presently or in the future, to properties
contiguous to the Property; and

xv. Amenities for bicyclists and walkers including conveniently located
bicycle racks, showers and lockers shall be provided in all office buildings
as well as bicycle racks at each of the multi-family residential buildings.
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C. Performance and Monitoring. As residents/tenants move into the new community
and bi-annually thereafter, the effectiveness of the TDM program shall be
evaluated using County supervised surveys and traffic counts to be conducted on
a regular basis as established with the TDM Coordinator in accordance with the
reporting protocols established under the terms of this proffer.

i. The surveys shall include, but not be limited to, mid-week traffic counts
conducted at all entry points into and out of Arrowbrook Centre as well as
at all other on-site locations as may be necessary in order to accurately
determine the volume of trips generated by the on-site uses. Traffic
counts shall not be conducted during weeks which include, precede or
follow a state or federal holiday or when Fairfax County public schools
are not in session.

ii. Required TDM evaluation submissions shall at a minimum consist of
traffic counts, (methodology, location, times, etc. to be coordinated and
approved by FCDOT) and a listing of the TDM measures in use. Other
evaluation measures such as resident/tenant surveys, sales of Metrochecks,
or other measures may be included in the TDM evaluation submission.

iii. Within two months following each survey deadline, the Applicant or
assigns shall submit to FCDOT the results of the analyses conducted of
residents, visitors, tenants, and employees of the Property in order to
determine their travel characteristics and whether the required reduction in
trips has been achieved. The deadline may be extended at the discretion of
the FCDOT if seasonal traffic fluctuations would adversely affect the
quality of the data collection process. Surveys shall be conducted
beginning 12 months after the issuance of the first Non-RUP or 100th RUP
issued for the Property whichever first occurs and bi-annually thereafter.

D. Penalties and Incentives. If the transportation surveys indicate that a reduction of
SOV trips by 20% during peak hours has not occurred, $100 per residential
dwelling unit and $.10 per occupied square footage of commercial office use shall
be contributed annually to a transportation demand management fund to be
established for the Property until such time as the reduction has occurred.

15. Density Credit. Density credit shall be reserved as may be permitted by the provisions of
Paragraph 4 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.

16. Phasing.

A. Until such time as either 1) Metro rail service is operational at the Wiehle Avenue
transit station and a shuttle is provided from the Property to the transit station, or
2) the inter-parcel road from the Property west to Sunrise Valley Drive as
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described in Proffer 12C is operational and open to traffic, development on the
Property shall be limited to a GFA of 1,200,000 or an FAR of .512, of which there
shall be no more than 120,000 GFA of retail and restaurant uses.

B. No more than 275 residential use permits ("RUPs") shall be issued for the
Property until a minimum of 200,000 square feet of non-residential uses (which
may include office, retail and/or hotel uses) have been constructed or are under
construction. No more than 500 residential use permits ("RUPs") shall be issued
for the Property until an additional 150,000 square feet (for a total of 350,000
square feet) of non-residential uses (which may includie office, retail and/or hotel
uses) have been constructed or are under construction. For the purposes of this
proffer, "under construction" shall be defined as having completed four levels of
columns and beams, or if the building is less than four (4) levels, all levels of the
columns and beams necessary for its construction. During phasing of
development, the Applicant reserves the right to provide surface parking spaces to
be located in land bays or building footprints yet to be developed, in lieu of
structured parking spaces, as long as the number of such spaces is otherwise in
conformity with the CDP and all other applicable requirements.

17. Site Amenities. Site amenities shall include:

A. A clubhouse/swimming pool/recreation complex in Land Bay B as conceptually
shown on Sheet 12.

B. Roof top recreational amenities on Buildings D-1 and D-4 as conceptually shown
on the CDP/FDP.

C Landscaped residential courtyards and open space features as conceptually shown
on Sheets 10, 12, and 17.

D Enhanced plazas and entry zones for office and hotel uses as conceptually shown
on Sheet 10.

E. Wetland amenities south of Sunrise Valley Drive, including boardwalks, nature
trails, a gazebo, butterfly garden and interpretative stations as generally shown on
Sheet 19.

F. Extensive streetscaping with specialty sidewalks, street trees with understory
plantings, street lighting and furnishings, as conceptually illustrated on Sheets 9,
11, 13, and 16.

Construction of these site amenities shall be phased with the development of the
Property. Construction of the clubhouse/swimming pool/recreation complex in Land Bay
B as conceptually shown on Sheet 12 shall not be required until more than 375 RUPs
have been issued for dwelling units on the Property.



PROFFERS
RZ 2002-HM-043
Page 11

18. Landscape Plan. A landscape plan shall be submitted as part of the site plan(s) and shall
be coordinated with and approved by Urban Forest Management. This plan shall be in
substantial conformance with the landscape concepts plan as to quantity and quality of
plantings, and in general conformance with the location of plantings as shown on Sheet 5.
Location of plantings may be modified based on utility location, sight distance
easements, and final engineering details as approved by the Urban Forester.

19. Tree Preservation.

A. The Applicant shall submit a tree preservation plan as part of the first and all
subsequent site plan submissions for Land Bays showing tree preservation on
FDP. The preservation plan shall be prepared by a professional with experience in
the preparation of tree preservation plans, such as a certified arborist or landscape
architect, and reviewed and approved by the Urban Forest Management Branch.
The tree preservation plan shall consist of a tree survey that includes the location,
species, size, crown spread and condition rating percentage of all trees ten (10)
inches in diameter and greater within twenty (20) feet of either side of the limits
of clearing and grading. The condition analysis ratings shall be prepared using
methods outlined in the latest edition of the Guide for Plant Appraisal published
by the International Society of Arboriculture. Specific tree preservation activities
that will maximize the survivability of trees identified to be preserved, such as:
crown pruning, root pruning, mulching, fertilization, and other techniques as
necessary, shall be included in the plan.

B. The trees designated to be saved shall be protected by chain link fencing, a
minimum of four (4) feet in height attached to 6 foot steel posts driven 18 inches
into the ground and placed no further than 10 feet apart, placed at the dripline of
the trees. The fencing shall be installed prior to any work being conducted on the
site, including demolition of existing structures and shall remain at all times
during construction. Signage affirming restricted access shall be provided on the
temporary fence highly visible to construction personnel. The landscape architect
contracted by the Applicant shall monitor the construction of the proposed
development to ensure consistency with the landscape/tree preservation plan.
Three days prior to commencement of any clearing, grading, or demolition
activities, the Urban Forest Management Branch shall be notified and given the
opportunity to inspect the site to assure that all tree preservation devices have
been correctly installed.

C. If as a result of final engineering, the areas designated as tree save areas on the
CDP/FDP are modified or cannot be preserved, equivalent tree save areas or
equivalent landscaped areas shall be substituted on the Property, as determined by
the Urban Forest Management Branch.

20. Architectural Design. Building materials shall include one or more of the following:
masonry, stone, pre-cast concrete, metal panels, cementitious or vinyl siding, exterior
finishing and insulating system, and glass. The architectural styles shall be in keeping
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with the general character of those depicted on Sheet 7. The Applicant reserves the right
to refine the elevations as a result of final architectural design, so long as the character
and quality of design remains consistent with those shown.

21. Noise Attenuation. Polysonics Corp. has prepared a Traffic Noise Analysis of the
Property dated January 20, 2005. This report provides an analysis of noise impacts
associated with the Dulles Airport Access Road and Centreville Road. The Applicant
shall submit the report to DPWES with submission of the site plans. Based on the
findings of that report, the Applicant shall provide the following noise attenuation
measures:

A. Residential Noise Attenuation and Notification

(i) In order to reduce interior noise to a level of approximately 45 dBA Ldn,
units in Residential Buildings C-2, D-1, D-2 which are projected to be
impacted by highway noise levels above 65 dBA Ldn, shall be constructed
with the following acoustical measures:

Exterior walls should have a laboratory sound transmission class (STC)
rating of at least 39. Doors and glazing shall have a laboratory STC rating
of at least 28 unless glazing constitutes more than 20% of any facade
exposed to noise levels above Ldn 65 dBA. If glazing constitutes more
than 20% of an exposed facade, then the glazing shall have a STC rating
of at least 39. All surfaces should be sealed and caulked in accordance
with methods approved by the American Society for Testing and Materials
(ASTM) to minimize sound transmission. Any units requiring mitigation
shall be identified on the site plan.

(ii) Prior to the issuance of building permits, alternative interior noise
attenuation measures may be provided subject to the implementation of a
refined noise study as reviewed and approved by DPWES after
consultation with the Department of Planning and Zoning.

(iii) Tenants or initial purchasers of the residential dwellings on the Property
shall be advised in writing prior to entering into a lease or contract of sale
that the Property is in close proximity to Dulles Airport and as such may
be subject to airport-related noise. Homeowners' Association documents
shall state that the dwelling units are in close proximity to Dulles Airport
and may be subject to airport related noise.

B. Hotel Noise Attenuation

(i) In order to reduce interior noise to a level of approximately 45 dBA Ldn,
facades of Hotel Building A-3 which are projected to be impacted by
highway noise having levels above 70 dBA Ldn, shall be constructed with
the following acoustical measures:
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Exterior walls should have a laboratory sound transmission class (STC)
rating of at least 45. Glazing shall have a laboratory STC rating of at least
37 unless, glazing constitutes more than 20% of any facade exposed to
noise levels above 70 dBA Ldn. If glazing constitutes more than 20% of
an exposed facade, then a building shell analysis will be performed to
determine modifications needed to ensure recommended interior noise
levels. Doors shall have a laboratory STC rating of at least 28. All
surfaces should be sealed and caulked in accordance with methods
approved by the American Society for Testing and Materials (ASTM) to
minimize sound transmission. Any facades requiring mitigation shall be
identified on the site plan.

(ii) Prior to the issuance of building permits, alternative interior noise
attenuation measures may be provided subject to the implementation of a
refined noise study as reviewed and approved by DPWES after
consultation with the Department of Planning and Zoning.

C. Office Noise Attenuation

(i) In order to reduce interior noise to a level of approximately 50 dBA Ldn,
facades of Office Buildings A-1, A-2, A-4 and A-6 which are projected to
be impacted by highway noise having levels above 70 dBA Ldn, shall be
constructed with the following acoustical measures:

Exterior walls should have a laboratory sound transmission class (STC)
rating of at least 39. Windows and glazing shall have a laboratory STC
rating of at least 34, unless glazing constitutes more than 20% of any
facade exposed to noise levels above 70 dBA Ldn. If glazing constitutes
more than 20% of an exposed facade, then a building shell analysis will be
performed to determine modifications needed to ensure recommended
interior noise levels. Doors shall have a laboratory STC rating of at least
28. All surfaces should be sealed and caulked in accordance with methods
approved by the American Society for Testing and Materials (ASTM) to
minimize sound transmission. Any facades requiring mitigation shall be
identified on the site plan.

(ii) Prior to the issuance of building permits, alternative interior noise
attenuation measures may be provided subject to the implementation of a
refined noise study as reviewed and approved by DPWES after
consultation with the Department of Planning and Zoning

22. FAA Approval. The Applicants shall obtain FAA approval for the height of the buildings
prior to site plan approval. If FAA approval is not received, the Applicants shall lower
the height of the building to that approved by the FAA.
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23. Sidewalks. Sidewalks shall be provided throughout the interior of the Property
connecting the various buildings and garages as generally shown on Sheet 4 of the
CDP/FDP. Delineated pedestrian crossings shall be provided at the main entrance to the
Property at Centreville Road, and at the entrance to the Property at Sunrise Valley Drive.
In addition, delineated pedestrian crossings shall be provided at major street intersections
within the interior of the Property as shown on the CDP-FDP.

24. Lighting. All outdoor lighting fixtures shall be in accordance with the Performance
Standards contained in Part 9 (Outdoor Lighting Standards) of Article 14 of the Zoning
Ordinance. Fixtures used to illuminate streets, parking areas and walkways shall not
exceed twenty (20) feet in height, shall be of low intensity design and shall utilize full
cut-off fixtures which shall focus directly on the Property. All upper level parking deck
lighting fixtures shall not exceed a height of fifteen (15) feet.

25. Recreational Facilities. The Applicant shall comply with Paragraph 2 of Section 6-110 of
the Zoning Ordinance regarding developed recreational facilities for the residential uses.
The Applicant proffers the minimum expenditure for the recreational facilities shall be
$955.00 per Non-ADU residential unit. The Applicant shall receive credit for the on-site
recreational facilities which shall include, but not be limited to, swimming pools and a
community center with exercise facilities, tot lots and trails. Recreational facilities
depicted on the roof tops of Buildings D-1 and D-4 as shown on the CDP/FDP shall be
provided with the construction of such buildings.

26. Swimming Pool. All wastewater resulting from the cleaning and draining of any
swimming pool on the Property shall contain a minimum dissolved oxygen concentration
of 4.0 milligrams per liter prior to discharge. The Applicant shall neutralize pool waters
to a pH from 6.0 to 9.0 prior to discharge. Sufficient amounts of lime or soda ash shall be
added to achieve a pH of approximately equal to that of the receiving stream. If the water
being discharged from the pool is discolored or contains a high level of suspended solids
that could affect the clarity of the receiving stream, it shall be allowed to stand so that
most of the solids settle out prior to being discharged. 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 discharge.

27. Stormwater Management.

A. The Applicant shall construct the enhanced wetlands/storm water detention and
water quality facility in the location as depicted on the CDP/FDP. Subject to
DPWES approval, this extended detention embankment stormwater management
pond and Best Management Practices (BMP) facility shall incorporate features to
enhance its environmental qualities such as a sediment forebay, a butterfly
garden, outlet micropool and vegetated cover of riprap spillways and outfalls (by
use of topsoil dispersed within riprap) as depicted on Sheet 19 of the CDP/FDP.
In order to implement this facility design, it. is understood that DPWES has
already issued to the Applicant an approved floodplain study and that the
Applicant is requesting a special exception to construct a major fill in the
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floodplain and a Resource Protection Area Exception (RPAE) to permit
construction of a portion of the pond in the Resource Protection Area. The
clearing and grading necessary to construct the pond and related features shall be
minimized as depicted on the CDP/FDP.

Notwithstanding the fact that the Applicant shall construct the ponds as described
above, the Applicant shall be able to temporarily use such pond for erosion and
sediment control measures and postpone planting of wetlands within the facility
until such time the pond is no longer used for sediment and control measures and
construct alternative storm water management/Best Management Practices (BMP)
facilities to serve the development on a temporary basis as determined by
DPWES. In keeping with Proffer 31 below, the storm water management facilities
described above shall be dedicated to Fairfax County for public use. However,
the Applicant and, its successors or assigns shall at their sole cost and expense
manage and maintain such facilities without imposing the cost of such
management and maintenance upon any fee simple or condominium owner of a
residential dwelling constructed upon the Property. Such maintenance
responsibility shall include periodic dredging of the ponds described above to
ensure their continued functionality per their applicable design characteristics.
The Applicant shall enter into a separate written maintenance agreement with
DPWES and/or the Fairfax County Park Authority (FCPA) to implement this
proffer paragraph.

B. The Applicant shall provide a BMP facility for the northwestern portion of the
Property not draining to the storm water detention and water quality facility
described above. The BMP shall be either a bio-retention facility as depicted on
the CDP/FDP, or a dry pond, sand filter system, or other facility as may be
approved by DPWES.

28. School Contribution. Per the Residential Development Criteria Implementation Motion
adopted by the Board of Supervisors on September 9, 2002, effective January 7, 2003,
prior to the issuance of a building permit for the 50th dwelling unit on the Property, the
Applicant shall contribute a sum of $322,500 to the Board of Supervisors for transfer to
the Fairfax County School Board. These funds shall be allocated by the Board of
Supervisors for capital improvements contained in the adopted Capital Improvement
Program (CIP) for public schools within Fairfax County.

29. Affordable Dwelling Units. The Applicant shall comply with the Affordable Dwelling
Unit (ADU) Program as set forth in Section 2-801 of the Zoning Ordinance unless
modified by the ADU Advisory Board. The Applicant shall provide a full five percent
(5%) of the total number of dwelling units on the Property as ADUs, which exceeds the
County's ADU requirement for development of the Property. The Applicant reserves the
right to provide ADUs for all of the Property within the multi-family buildings.
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30. Trails.

A. The Applicant shall construct within Land Bays D, F and G an asphalt trail
system a minimum of eight feet (8') in width suitable for pedestrian and bicycle
use as depicted on the CDP/FDP. The Applicant shall provide a pedestrian/
bicycle crossing of Sunrise Valley Drive at its intersection with Centreville Road.
The crossing will include an expanded median, painted crosswalk and pedestrian
signal, subject to approval and modification of VDOT. The Applicant shall
construct this north-south trail system prior to the issuance of the 375th RUP for
the Property or Non-RUP for more than 275,000 square feet of non-residential
uses on the Property, whichever occurs first. Until such time as the life estate of
Mr. and Mrs. David I. Meiselman, as more fully described in Proffer 31 below,
expires, the Applicant reserves the right to defer construction of that portion of the
trail system located on Land Bay F along the front of the principal dwelling
known as Merrybrook and instead to re-route such portion of the trail along the
sidewalk to be constructed adjacent to the internal streets abutting Land Bay F.
Any portion of the trail system not located within the area of park dedication as
described in Proffer 31 shall be subject to a public access easement in a form
acceptable to the office of the County Attorney.

B. The Applicant shall construct within Land Bay A an asphalt trail a minimum of
eight feet (8') 'in width suitable for pedestrian and bicycle use along the Dulles
Airport Access and Toll Road frontage as depicted on the CDP/FDP.
Construction of this trail shall occur coincident with development of the buildings
in Land Bay A.

31. Park Dedication.

A. The Applicant shall dedicate in fee simple to FCPA approximately 19 acres of
land identified as Land Bays F and G on the CDP/FDP, less and except the land
area occupied by the life estate of Mr. and Mrs. David I. Meiselman as more fully
described in this Proffer, for the development of public parkland. This area
consists of approximately 4.4 acres in Land Bay F and 2.68 acres of Land Bay G
located outside of the Resource Protection Area ("RPA"). At the FCPA's option,
the streetscape elements and community stage on Land Bay F can either be
dedicated with the Applicant providing maintenance in perpetuity, or may be
retained in fee simple by the Applicant with maintenance responsibilities. The
CDP/FDP illustrates the use of the proposed parkland in Land Bay F as an urban
park with active recreational facilities and the proposed parkland in Land Bay G
as a passive park and stormwater management facility. The Applicant or its
successors-in-interest and/or assigns, reserves the right to modify the park land
design as may be necessary with final engineering for Land Bays F and G and to
revise secondary facilities, add trails, picnic facilities, and other similar park
facilities on Land Bays F and G, without the requirement for a FDPA if approved
by FCPA and otherwise in general conformance with the CDP/FDP. In addition
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to dedication, the Applicant shall provide the following services and
improvements:

B. Access easements to the Board of Supervisors over the proposed private roads
from Centreville Road and Sunrise Valley Drive to the park in a form approved
by the County Attorney;

C. Preparation of requisite site plans and approval of necessary construction and
VDOT entrance permits;

D. Site preparation work shall conform to Chapter 104 of The Code of Fairfax
County, Virginia, and shall include:

(i) clearing and grubbing of existing vegetation;

(ii) stripping and stockpiling of topsoil;

(iii) dust prevention;

(iv) silt fencing;

(v) rough grading of the field, secondary facilities and parking lot;

(vi) installation of site drainage; and

(vii) loaming and seeding of the disturbed area.

E. Construction of the following facilities on Land Bay F:

(i) one (1) soccer field/community green with minimum playing dimensions
of approximately 195' by 300' suitable for both adult and youth play and
improved with a synthetic , all-weather turf surface and with field lighting
sufficient to accommodate nighttime competitive play and designed to
meet the requirements of Part 9 of Article 14 of the Zoning Ordinance;

(ii) two (2) volley ball courts;

(iii) one ( 1) boccie ball court;

(iv) one (1) croquet field;

(v) one (1) tot lot;

(vi) two (2) horse shoe pits;

(vii) a covered stage , pergola , and architectural columns;

(viii ) picnic shelter and tables;
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(ix) sidewalks and trails as described in Proffer 30A;

(x) a parking lot containing approximately 47 parking spaces;

(xi) retaining walls with decorative finish;

(xii) seeding of the area of the portion of the urban park intended for
recreational use but not improved with the soccer field;

(xiii) landscaping as generally shown on the CDP/FDP.

F. Construction of the following facilities in Land Bay G:

(i) construction of the enhanced wetlands/storm water detention and water
quality facility as described in Proffer 27 and as approved by DPWES;

(ii) landscape improvements and passive recreational facilities depicted on the
CDP/FDP including boardwalks, a gazebo and interpretive nature exhibits
along the length of Merrybrook Run, including the wetlands nature area;

(iii) trails as described in Proffer 30A; and

(iv) a parking lot containing approximately 15 spaces.

G. The dedication of the park land shall be subject to the following stipulations:

(i) The Applicant reserves the right to record conservation easements in a
form approved by the County Attorney and the FCPA for BMP purposes
on areas of Land Bay G prior to dedication.

(ii) The Applicant reserves the right to record sign easements on Land Bay F
to accommodate entrance features and signage along Centreville Road as
generally depicted on Sheet 20 of the CDP/FDP and as may be similarly
planned on Sunrise Valley Drive.

(iii) The Applicant reserves the right to record easements as may be reasonably
necessary to construct and utilize various facilities and amenities as
depicted on the CDP/FDP, such as streets, sidewalks, as well as utilities
and facilities including but not limited to (i) access to the storm water
detention pond and related SWM facilities on Land Bay G for the purpose
of their operation and maintenance, and (ii) ingress and egress to the
projected along the primary entrance road connecting to Centreville Road
and which traverses a portion of Land Bay F, as may be required at final
engineering.

(iv) Mr. and Mrs. David I. Meiselman reserve and retain the right to reside in
their dwelling on Land Bay F for the duration of their lives pursuant to
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the terms of a certain life estate homestead. The life estate homestead
includes the main dwelling, accessory structures and approximately .85
acre of surrounding land including the driveway providing access to the
dwelling as depicted on Sheet 4. The life estate is also served by an
appurtenant ingress-egress easement across a portion of Land Bay F in
order to provide access to Centreville Road along the course of the main
entrance road. For the duration of the life estate, use and lighting of the
soccer field shall be prohibited after 10:00 pm. Thereafter, the use and
lighting of the soccer field shall be permitted until 11:00 p.m. in keeping
with FCPA's current standards. The Applicant reserves the right to defer
construction on the Bocce ball court until the expiration of the life estate.

(v) In addition to soccer play, the soccer field/community green shall be
programmed with other community activities, such as musical concerts,
holiday events, etc., in a fashion designed to generate the urban park
benefits.

The dedication of Land Bays F and G shall occur following completion of the
improvements listed above which shall be in place and dedicated prior to the issuance of
the 375`h RUP or when more than 275,000 square feet has been issued one or more Non-
RUPs, whichever occurs first. However, regardless of the issuances of RUPs or Non-
RUPs, construction of the facilities and dedication of the land shall occur no later than
five (5) years from the Board of Supervisors approval of this rezoning application.

Prior to site plan approval, the Applicant shall enter into an agreement with the FCPA, in
a form acceptable to the County Attorney, setting forth the details of the dedication and
facility construction in accordance with the specifications in this proffer.

32. Public Park Contribution. In addition to development of the active and passive parkland
on the Property, the Applicant shall construct or fund the construction of certain park
facilities and improvements in the Hunter Mill District. The Applicant shall provide for
the construction of facilities as determined by FCPA with the cost of designing,
engineering, permitting and constructing such improvements capped at $2,000,000.
These improvements shall be in place prior to the issuance of the 3751h RUP or Non-
RUPs for more than 275,000 square feet of space on the Property, but no later than five
(5) years from the Board of Supervisors approval of this rezoning application. Should the
master planning process for these facilities not be complete within two (2) years from the
Board of Supervisors approval of this rezoning application, the Applicant shall, upon the
election of the Hunter Mill Supervisor, promptly make a cash contribution of $2,000,000
to FCPA for construction of active recreational facilities in Hunter Mill District. Upon
payment of such sum, this Proffer shall be deemed to have been satisfied and shall be of
no further force and effect. Should no such election be made and further should the
master planning process for these facilities not be complete within three (3) years from
the Board of Supervisors approval of this rezoning application, the Applicant shall
promptly make a cash contribution of $2,000,000 to FCPA for construction of these
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facilities by others. Upon payment of such sum, this Proffer shall be deemed to have
been satisfied and shall be of no further force and effect.

Prior to site plan approval, the Applicant shall enter into an agreement with the FCPA, in
a form acceptable to the County Attorney, setting forth the details of the park
improvements in accordance with the specifications in this proffer.

33. Historic Marker. The Applicant shall improve the existing gravesites of Mr. and Mrs. J.
Harold Launders located on the Property so as to enclose these gravesites with a fence
erected of wrought iron or similar material. The Applicant shall further construct, in the
immediate vicinity of the gravesites, an interpretative historical exhibit station or marker
commemorating the history of the Launders' operation of Arrowhead Farm for over a
half century in Fairfax County.

34. Route 28 Tax District. The Applicant shall provide prepayment of taxes that would be
lost to the Route 28 Transportation Improvements Tax District by reason of the rezoning
of parcels numbers 16-3 ((1)) 4B and 4C on the Fairfax County Tax Map from the 1-4
zoning district to the PDC district with residential uses and in accordance with the
formula and provisions as adopted by the Board of Supervisors for optional residential
development within the Route 28 Tax District. The prepayment of taxes shall be made
within sixty (60) days following the date on which an ordinance approving the
Applicant's requested rezoning and these associated proffers is enacted. The Applicant
recognizes that failure to provide payment to the County in the full amount determined by
the Boards' formula within 60 days of the Board of Supervisors approval of the rezoning
and final development plan shall mean that this rezoning and final development plan
approval as requested by the Applicant shall not become effective and that this rezoning
and final development plan decision shall be void in accordance with Virginia Code
Section 15.2-4608(C).

35. Energy Efficiency. All residential units shall meet the thermal standards of the CABO
Model Energy Program for energy efficient homes, or its equivalent, as determined by
DPWES for either electric or gas energy homes as applicable. All residential units shall
be constructed, to conform with the requirements of the Uniform Statewide Building
Code.

36. Notification. Tenants and/or initial purchasers of dwelling units on the Property shall be
notified in writing of the plans or presence of the public park and the approval of the
lighted soccer field on the Property. The notification shall be included in the
homeowner's association documents.

37. Townhouse Garages. A covenant shall be recorded which provides that townhouse
garages shall only be used for a purpose that will not interfere with the intended purpose
of garages (e.g., parking of vehicles). This covenant shall be recorded among the land
records of Fairfax County in a form approved by the County Attorney prior to the sale of
any lots and shall run to the benefit of the HOA/COA and the Fairfax County Board of
Supervisors. Initial purchasers shall be advised in writing of the use restrictions prior to
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entering into a contract of sale and said restrictions shall be contained in the HOA/COA

documents

38. Green Roofs. The Applicant shall incorporate sustainable design elements in the final
design of the roofs of Buildings D-1 and D-4 and on the roofs of Office Buildings A-4
and A-6 such that the rooftop design meets the standard set forth in Credit 7.2 of the U.S.
Green Building Council's Leadership in Energy and Environmental Design Green
Building Rating System Version 2.1. The Applicant shall provide a confirmation from a
qualified design professional at the time of building permit application that such
sustainable design elements have been incorporated in the building plans. The green roof,
or portions thereof, may be extensive or intensive. An extensive green roof is defined as
the planting of small shrubs, grasses and/or groundcovers for primarily environmental
benefits. Any portion of the roof defined as an extensive green roof shall have at least
75% coverage in plantings. An intensive green roof is defined as the planting of plants for
the creation of a space or "rooftop garden" to be enjoyed by people. Any portion of the
roof defined as an intensive green roof shall have at least 25% coverage in plantings in
order to accommodate such amenities as pedestrian plazas, seating areas, walkways and
the like. Nothing in this proffer shall prevent the Applicant from utilizing extensive
vegetation such as turf grasses and small shrubs and vegetation, and Applicant shall have
no obligation to install trees or other large growth plants on such roofs. Nothing in this
proffer shall obligate the Applicant to ensure that 100% of the roof area is covered with
vegetation or that 100% of the area will be designated for use as a green roof to allow for
the possibility of architectural features such as skylights, penthouses and the like.
Applicant will provide for at least 50% of the roof area to be designated as a green roof.

39. Retaining Walls. Certain retaining walls have been shown on the CDP/FDP. The
Applicant reserves the right to modify these walls and add other retaining walls based on
final engineering design. All retaining walls shall be constructed with decorative
finishes.

40. Temporary Signs. No temporary signs (including "Popsicle" style paper or cardboard
signs) which are prohibited by Article 12 of the Zoning Ordinance, and no signs which
are prohibited by Chapter 7 of Title 33.1 of Chapter 8 of Title 46.2 of the Code of
Virginia shall be placed on the Property or at any other location off the Property by the
Applicant or at the Applicants' direction to assist in the initial sale or rental of residential
units on the Property. Furthermore, the Applicant shall direct its agents and employees
involved in marketing and sale and/or rental of residential units on the Property to adhere
to this proffer.

41. Successors and Assigns. These proffers will bind and inure to the benefit of the
Applicants and his/her successors and assigns.

42. 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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43. Severability. Any of the sections/buildings within the Property may be subject to
Proffered Condition Amendments or Final Development Plan Amendments without
joinder or consent of the other sections.

[SIGNATURES BEGIN ON NEXT PAGE]
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CO-APPLICANT/TITLE OWNER OF TAX MAP
16-3 ((1)) 39,4, 5, 4B

RUTH C. LAUNDERS MARITAL TRUST

By:
L. Farnum Johnson, Jr.,
Its Managing Co-Trustee

By:
Jeffrey J. Fairfield,
Its Managing Co-Trustee

[SIGNATURES CONTINUED ON NEXT PAGE]
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CO-APPLICANT/TITLE OWNER OF TAX MAP
16-3 ((1)) 5A

DAVID I. MEISELMAN REVOCABLE TRUST

By:
David I. Meiselman,
Its Co-Trustee

By:
Winifred C. Meiselman
Its Co-Trustee

[SIGNATURES CONTINUED ON NEXT PAGE]
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CO-APPLICANT/TITLE OWNER OF TAX MAP
16-3 ((1)) 5A

WINIFRED CHARM MEISELMAN REVOCABLE
TRUST

By:
David I. Meiselman,
Its Co-Trustee

By:
Winifred C. Meiselman
Its Co-Trustee

[SIGNATURES CONTINUED ON NEXT PAGE]



CO-APPLICANT/TITLE OWNER OF TAX MAP
16-3 ((1)) 5A

MEISELMAN FAMILY, LLC

By:

By:

David I. Meiselman,
Its Managing Member

Winifred C. Meiselman,
Its Managing Member

[SIGNATURES END]



APPENDIX 2

FINAL DEVELOPMENT PLAN CONDITIONS

FDP 2002-HM-043

July 5, 2005

If it is the intent of the Planning Commission to approve
FDP 2002-HM-043 for a mixed-use development located at
Tax Maps 16-3 ((1)) 4B, 4C, 5, 5A and 39A staff recommends that the Planning
Commission condition the approval by requiring conformance with the following
development conditions:

Development of the property shall be in substantial conformance with the
CDP/FDP entitled "Arrowbrook Centre" consisting of thirty sheets
prepared by Patton Harris Rust & Associates dated November 22, 2002
as revised through July 1, 2005.

2. All residential buildings and residential dwelling units shall meet the
requirements of the R-30 District bulk regulations of the Zoning Ordinance
(Sect. 3-3007).

3. All non-residential buildings shall meet the requirements of the C-3 District
bulk regulations of the Zoning Ordinance (Sect 4-306).

4. The grave sites indicated on the CDP/FDP shall be fenced and a
memorial marker identifying the burial area shall be installed.

A public access easement shall be provided to the cemetery.

6. Perpetual maintenance of the cemetery shall be provided by the
Homeowners Association /Condominium Owners Association (HOA/COA).
This maintenance responsibility shall be placed within the HOA/COA
documents and disclosed to initial purchasers of residential dwelling units.

The above proposed conditions are staff recommendations and do not reflect the
position of the Planning Commission unless and until adopted by the Planning
Commission.
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APPENDIX 3

PROPOSED DEVELOPMENT CONDITIONS

SE 2002-HM-046

July 5, 2005

If it is the intent of the Board of Supervisors to approve a special
exception for uses in the floodplain requested by L. Farnum Johnson, Jr. & Jeffrey J.
Fairfield, Managing Co-Trustees of the Ruth C. Launders Marital Trust located at
Tax Maps 16-3 ((1)) 4B, 4C, 5, 5A and 39A to permit use of a wet stormwater
management pond, trails boardwalk, roadway and related clearing, grading and fill in
the floodplain in accordance with Sect. 9-606 of the Fairfax County Zoning
Ordinance, the staff recommends that the Board condition the approval by requiring
conformance with the following development conditions:

1 This Special Exception is granted for and runs with the land indicated in
this application and is not transferable to other land.

2. This Special Exception is granted only for the purpose (s), structure(s)
and/or use (s) indicated on the special exception plat approved with the
application , as qualified by these development conditions.

3. This Special Exception is subject to the provisions of Article 17, Site Plans, as
may be determined by the Director , Department of Public Works and
Environmental Services (DPWES). Any plan submitted pursuant to this special
exception shall be in substantial conformance with the approved Special
Exception Plat entitled "Arrowbrook Centre " consisting of five sheets prepared
by Patton Harris Rust & Associates dated November 22, 2002 as revised
through June 3, 2005 . Minor modifications to the approved special exception
may be permitted pursuant to Par . 4 of Sect . 9-004 of the Zoning Ordinance.

4. No additional encroachment into the floodplain shall be permitted other
than that shown on the special exception plat.

5. Clearing within the 100-year floodplain shall be minimized to the maximum
extent feasible, as determined by the Department of Public Works and
Environmental Services (DPWES).

6. Hold harmless and indemnification agreements shall be executed with
the County for all adverse effects which may arise as a result of the
location of the site within a floodplain area.

7. A 2x2 foot sign shall be placed near the travelway located in the
floodplain that states: "Warning: High Water and Flooding during Heavy
Rains."
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The above proposed conditions are staff recommendations and do not
reflect the position of the Board of Supervisors unless and until adopted by
that Board.

This approval, contingent on the above noted conditions, shall not relieve the
applicant from compliance with the provisions of any applicable ordinances,
regulations, or adopted standards. The applicant shall be himself responsible for
obtaining the required Non-Residential Use or Residential Use Permits through
established procedures, and this Special Exception shall not be valid until this has
been accomplished.

Pursuant to Section 9-015 of the Zoning Ordinance , this special exception shall
automatically expire , without notice , thirty (30) months after the date of approval
unless the use has been established or construction has commenced and been
diligently prosecuted . The Board of Supervisors may grant additional time to
establish the use or to commence construction if a written request for additional time
is filed with the Zoning Administrator prior to the date of expiration of the special
exception . The request must specify the amount of additional time requested, the
basis for the amount of time requested and an explanation of why additional time is
required.



APPENDIX 4

REZONING AFFIDAVIT

DATE: June 24, 2005
(enter date affidavit is notarized)

I Elizabeth D. Baker, agent

(enter name of applicant or authorized agent)

(check one) [ ] applicant
[3] applicant's authorized agent listed in Par. 1(a) below

, do hereby state that I am an

in Application No.(s): PCA 79-C-037-05
(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)

Ruth C. Launders Marital Trust Unit 300 Applicant/Title Owner
c/o Mr. Johnson of Tax Map 16-3 ((1)) 4B, 4C

Managing Co-Trustees: 1175 Herndon Parkway
L. Farnum Johnson, Jr. Herndon, VA 20170
Jeffrey J. Fairfield

Trustees:
John W. Fehrs, Sr., Eugenie Maine (nmi)
Catherine P. Whelan, John H. Webb
Jerome L. Lonnes

Beneficiaries:
-Joseph H. Launders Family Trust
-Ruth and Hal Launders Charitable Trust

(check if applicable) [3] There are more relationships to be listed and Par. 1(a) is
continued on a "Rezoning Attachment to Par. 1(a)" form.

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

FORM RZA-1 Updated (3/24/03)



Rezoning Attachment to Par. 1(a)

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): PCA 79-C-037-05

(enter County-assigned application number (s))

14532 Lee Road Transportation Consultant/Agent
Chantilly, Virginia 20151

(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 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)

Wetland Studies and Solutions, Inc. 1408-N Sullyfield Circle Environmental Consultant/Agent
Agents: Chantilly, Virginia 22021
Michael S. Rolband
Frank R. Graziano

Patton Harris Rust & Associates, PC
Agents:

Robert E. Lamborn
David H. Steigler
Heiman A. Castro
Stephen W. Siebert
Paul Agutter (nmi)
Edward G. Venditti
Douglas R. Kennedy

M.J. Wells & Associates, LLC

Agents:
Martin J. Wells
Terence J. Miller
Robin L. Antonucci
Jami L. Milanovich
Robert T. Kohler
Kevin R. Fellin

1420 Spring Hill Road , Suite 600 Transportation Consultant/
McLean, Virginia22102 Agent

Page 1 of 3

Davis, Carter, Scott Ltd 1676 International Drive, #500
McLean, Virginia 22102

Agent:
Douglas N. Carter

(check if applicable)

Architects/Agent

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

ORM RZA-1 Updated (3/24/03)



Rezoning Attachment to Par. 1(a)

DATE: June 24, 2005
(enter date affidavit is notarized)

for Application No. (s): PCA 79-C-037-05

(enter County -assigned application number (s))

Page 2 of 3

(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 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)

Walsh, Colucci, Lubeley, Emrich 2200 Clarendon Boulevard, 13th Floor Attorneys/Planners/Clerks/Agents
& Terpak, P.C. (formerly Walsh, Arlington, Virginia 22201
Colucci, Stackhouse, Emrich & Lubeley,
P.C.)
Agents:
Martin D. Walsh
Timothy S. Sampson
Lynne J. Strobel
M. Catharine Puskar
Elizabeth D. Baker
Inda E. Stagg
Kara M. Whisler
Susan K. Yantis
James P. Downey
Jerry K. Emrich
Jane W. Gwinn
Jason B. Heinberg
Tara E. Wiedeman
Megan C. Shilling
Susan S. Blakely

Former Agent:
Keith C. Martin

Polysonics Corp. 5115 MacArthur Boulevard, NW
Washington, DC 20016

Agent:
Robert M. Brenneman

Former Agent:
Scott B. Harvey

Thunderbird Archeology, a division of
Wetland Studies and Solutions, Inc.

Agents:
Kimberly A. Snyder

r. (check if applicable)

ORM RZA-I Updated (3/24/03)

Noise Consultant/Agent

14088-H Sullyfield Circle Archeologist/Agent
Chantilly, Virginia 20151

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

[3]



Rezoning Attachment to Par. 1(a)

DATE: June 24, 2005
(enter date affidavit is notarized)

for Application No. (s): PCA 79-C-037-05
(enter County-assigned application number (s))

P.O. Box 880 Consultant/Agent
Great Falls, Virginia 22066

(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 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)
Thunderbird Archeology, a division of 14088-H Sullyfield Circle Archeologist/Agent
Wetland Studies and Solutions, Inc. Chantilly, Virginia 20151

Agents:
Kimberly A. Snyder

J. Hamilton Lambert & Associates

Agent:
J. Hamilton Lambert

Arthur A. Anselene 714 Huntsman Place Consultant/Agent
Herndon, Virginia 20170

ParkerRodriguez , Inc. 101 N . Union Street , Suite 320
Alexandria, VA 22314-3231

Agent:
James E. Parker

Farms & Acreage, Inc.

Agent:
Guy M. Graven

(check if applicable)

P.O. Box 339
10401 White Granite Drive
Oakton , VA 22124

Page 3 of 3

Landscape Architects/Agent

Real Estate Broker/Agent

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

II
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REZONING AFFIDAVIT
Page Two

DATE: June 24, 2005
(enter date affidavit is notarized) c^

for Application No. (s): PCA 79-C-037-05
(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)

Joseph H. Launders Family Trust
c/o Mr. Johnson
1175 Herndon Parkway, Unit 300
Herndon, Virginia 20170
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.

[3] 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)
This trust has more than 10 beneficaries of which none own 10% or more.

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

Vice President , Secretary , Treasurer, etc.)

(check if applicable) [3] 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 (3/24/03)



Rezoning Attachment to Par. 1(b)
Page 1 of 7

DATE: June 24, 2005 if L

(enter date affidavit is notarized) TT
for Application No. (s): PCA 79-C-037-05

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name , number, street, city, state , and zip code)
Ruth and Hal Launders Charitable Trust
c/o Mr. Johnson
1175 Herndon Parkway, Unit 300, Herndon , Virginia 20170

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

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

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
This is a charitable trust without assets or designated beneficiaries at this time.

-------------------
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)
Wetland Studies and Solutions, Inc.
14088-M Sullyfield Circle
Chantilly, Virginia 20151

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Michael S. Rolband, Sole Shareholder

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

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

ORM RZA-1 Updated (3/24/03)



Rezoning Attachment to Par. 1(b)

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): PCA 79-C-037-05

(enter County -assigned application number (s))

Page 2 of 7

NAME & ADDRESS OF CORPORATION : (enter complete name, number , street, city, state , and zip code)
Patton Harris Rust & Associates, PC
14532 Lee Road
Chantilly, Virginia 20151

DESCRIPTION OF CORPORATION: (check one statement)
There are 10 or less shareholders, and all of the shareholders are listed below.

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

NAMES OF THE SHAREHOLDER: (enter first name , middle initial, and last name)
Thomas D. Rust
Jeffrey E. Frank
John M. Harris (former)
Charles P. Blackley (former)

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
M.J. Wells & Associates, LLC
1420 Spring Hill Road, Suite 600
McLean, Virginia 22102

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Martin J. Wells & Associates, Inc., Member
Terence J. Miller & Associates, Inc., Member

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

(check if applicable) [3] 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 (3/24/03)



Rezoning Attachment to Par. 1(b)

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): PCA 79-C-037-05

(enter County-assigned application number (s))

Page 3 of 7

NAME & ADDRESS OF CORPORATION : (enter complete name , number , street, city, state, and zip code)
Martin J . Wells & Associates, Inc.
1420 Spring Hill Road , Suite 600
McLean, Virginia 22102

DESCRIPTION OF CORPORATION: (check one statement)
[3 ]
II

II

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Martin J. Wells

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)
Terence J. Miller & Associates, Inc.
1420 Spring Hill Road, Suite 600
McLean, Virginia 22102

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

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

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

NAMES OF THE SHAREHOLDERS : (enter first name , middle initial , and last name)
Terence J. Miller

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

(check if applicable) [3] 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 (3/24/03)
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Rezoning Attachment to Par. 1(b)

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): PCA 79-C-037-05

(enter County-assigned application number (s))

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

Davis, Carter & Scott Ltd.
1676 International Drive, #500
McLean, Virginia 22102

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

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

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

Douglas N. Carter
Lena I. Scott

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 & Terpak, PC (formerly Walsh, Colucci, Stackhouse, Emrich & Lubeley, P.C.)
2200 Clarendon Boulevard, 13th Floor
Arlington, Virginia 22201

DESCRIPTION OF CORPORATION: (check one statement)
There are 10 or less shareholders, and all of the shareholders are listed below.

[3J There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
There are more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Susan S. Blakely, David J. Bomgardner, Thomas J. Colucci, James P. Downey, Jay du Von, Jerry K. Emrich, William A. Fogarty, John H.
Foote, H. Mark Goetzman, Michael D. Lubeley, J. Randall Minchew, John E. Rinaldi, Peter K. Stackhouse (former), Lynne J. Strobel,
Peter K. Stackhouse (former), Nan E. Terpak, Garth M. Wainman, 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) [3] 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 (3/24/03)



Rezoning Attachment to Par. 1(b)

DATE: June 24, 2005
(enter date affidavit is notarized)

for Application No. (s): PCA 79-C-037-05
(enter County-assigned application number (s))

Page 5 of 7

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Polysonics Corp.
5115 MacArthur Boulevard, NW
Washington, DC 20016

DESCRIPTION OF CORPORATION: (check one statement)
[3l
[l

[l

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
George Spano (nmi), Peter C. Brenton, Xiangming Zhang (nmi), Scott B. Harvey, Karen Marble-Hall (nmi) , Marianne E. Blankenship,
Pari M. Spano

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)
Thunderbird Archeology, a division of Wetland Studies and Solutions, Inc.
14088-H Sullyfield Circle
Chantilly, Virginia 20151

DESCRIPTION OF CORPORATION: (check one statement)
[3 ]
[l

[l

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Michael S. Rolband, Sole Shareholder

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

(check if applicable) [3] 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 (3/24/03)



Rezoning Attachment to Par. 1(b)

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): PCA 79-C-037-05

(enter County-assigned application number (s))
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NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)

J. Hamilton Lambert & Associates
P.O. Box 880
Great Falls, Virginia 22066

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

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

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

- - - - - - - - - - - - - -

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)
ParkerRodriguez, Inc.
101 N. Union Street , Suite 320
Alexandria , VA 22314-3231

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

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

NAMES OF THE SHAREHOLDERS: (enter first name , middle initial, and last name)
Trini M. Rodriguez
James E. Parker

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

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

[']
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Rezoning Attachment to Par. 1(b)

DATE: June 24, 2005
(enter date affidavit is notarized)

for Application No. (s): PCA 79-C-037-05
(enter County-assigned application number (s))

Page 7 of 7

NAME & ADDRESS OF CORPORATION: (enter complete name , number, street, city, state , and zip code)
Farms & Acreage, Inc.
P.O. Box 339, 10401 White Granite Drive
Oakton, VA 22124

DESCRIPTION OF CORPORATION: (check one statement)
[3l
[l

[l

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Guy M. Graven

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

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

DESCRIPTION OF CORPORATION: (check one statement)

[l
[l

[l

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

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

------------------

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 (3/24/03)



REZONING AFFIDAVIT
Page Three

DATE: June 24, 2005
(enter date affidavit is notarized) ^o S3^^

for Application No. (s): PCA 79-C-037-05
(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)
None

(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)

(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 (3/24/03)



REZONING AFFIDAVIT

DATE: June 24, 2005
(enter date affidavit is notarized)

for Application No. (s): PCA 79-C-037-05

Page Four

(enter County-assigned application number(s))

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

II In addition 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:

[r] 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 (3/24/03)



REZONING AFFIDAVIT

DATE: June 24, 2005
(enter date affidavit is notarized)

for Application No. (s): PCA 79-C-037-05
(enter County-assigned application number(s))

Page Five

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 $200 or more, with any of those listed in Par. I 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) [ ] Applicant/ [3] Applicant's Authorized Agent

Elizabeth D. Baker, agent

(type or print first name, middle initial, last name, and title of signee)

Subscribed and sworn to before me this 24 day of June 20 05 , in the State/Comm.
of Virginia , County/City of Arlington

My commission expires : 11/30/2007

V ORM RZA- I Updated (3/24/03)



REZONING AFFIDAVIT

DATE : June 24, 2005
(enter date affidavit is notarized)

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

(check one) [ ] applicant
[3] applicant's authorized agent listed in Par. 1(a) below

(e S5 kfS2-

in Application No.(s): RZ 2002-HM-043
(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)

Ruth C. Launders Marital Trust Unit 300 Co-Applicant/Title Owner
c/o Mr. Johnson of Tax Map 16-3 ((1)) 39, 4, 4B, 4C, 5

Managing Co-Trustees: 1175 Herndon Parkway
L. Farnum Johnson, Jr. Herndon, VA 20170
Jeffrey J. Fairfield

Trustees:
John W. Fehrs, Sr., Eugenie Maine (nmi)
Catherine P. Whelan, John H. Webb
Jerome L. Lonnes

Beneficiaries:
-Joseph H. Launders Family Trust
-Ruth and Hal Launders Charitable Trust

(check if applicable) [3] There are more relationships to be listed and Par. 1(a) is
continued on a "Rezoning Attachment to Par. 1(a)" form.

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

FORM RZA-1 Updated (3/24/03)



Page 1 of 3

DATE: June 8, 2005
(enter date affidavit is notarized)

for Application No. (s): RZ 2002-HM-043
(enter County-assigned application number (s))

Rezoning Attachment to Par. 1(a)

(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 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)

-David 1. Meiselman Revocable Trust 2346 Centreville Road Co-Applicant/Title Owner
Herndon, VA 20171 of Tax Map 16-3 ((1)) 5A

Co-Trustees:
Winifred C. Meiselman
David I. Meiselman

Beneficiary:
David I. Meiselman

-Winifred Charm Meiselman Revocable
Trust

Co-Trustees:
Winifred C. Meiselman
David I. Meiselman

Beneficiary:
-Winifred C. Meiselman

-Meiselman Family, LLC

Wetland Studies and Solutions, Inc.
Agents:
Michael S. Rolband
Frank R. Graziano

Patton Harris Rust & Associates, PC
Agents:

Robert E. Lamborn
David H. Steigler
Helman A. Castro
Stephen W. Siebert
Paul Agutter (nmi)
Edward G. Venditti
Douglas R. Kennedy

.00.., (check if applicable) [3]

1408-N Sullyfield Circle Environmental Consultant/Agent
Chantilly, Virginia 22021

14532 Lee Road Transportation Consultant/Agent
Chantilly, Virginia 20151

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

1

0 RM RZA- I Updated (3/24/03)



Rezoning Attachment to Par. 1(a)

DATE: June 24, 2005
(enter date affidavit is notarized)

for Application No. (s): RZ 2002-HM-043
(enter County-assigned application number (s))

McLean, Virginia 22102 Agent

(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 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)
M.J. Wells & Associates, LLC 1420 Spring Hill Road, Suite 600 Transportation Consultant/

Agents:
Martin J. Wells
Terence J. Miller
Robin L. Antonucci
Jami L. Milanovich
Robert T. Kohler
Kevin R. Fellin

Davis, Carter, Scott Ltd 1676 International Drive, #500
Agent: McLean, Virginia 22102
Douglas N. Carter

Walsh, Colucci, Lubeley, Emrich
& Terpak, P.C. (formerly Walsh,

Colucci, Stackhouse, Emrich &
Lubeley, P.C.)

Agents:
Martin D. Walsh
Timothy S. Sampson
Lynne J. Strobel
M. Catharine Puskar
Elizabeth D. Baker
Inda E. Stagg
Kara M. Whisler
Susan K. Yantis
James P. Downey
Jerry K. Emrich
Jane W. Gwinn
Jason B. Heinberg
Tara E. Wiedeman
Megan C. Shilling
Susan S. Blakely

Former Agent:
Keith C. Martin

Page 2 of 3

6 5-,a

Architects/Agent

2200 Clarendon Boulevard, 13th Floor Attorneys/Planners/Clerks/Agents
Arlington, Virginia 22201

(check if applicable) [3] There are more relationships to be listed and Par. 1(a) is continued further
on a "Rezoning Attachment to Par. 1(a)" form.

ORM RZA-1 Updated (3/24/03)



Page 3 of 3

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): RZ 2002-HM-043

(enter County-assigned application number (s))

Rezoning Attachment to Par. 1(a)

(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)
Polysonics Corp.

Agent:
Robert M. Brenneman

Former Agent:
Scott B. Harvey

Thunderbird Archeology, a division of
Wetland Studies and Solutions, Inc.

Agents:
Kimberly A. Snyder

J. Hamilton Lambert & Associates

Agent:
J. Hamilton Lambert

Arthur A. Anselene

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

5115 MacArthur Boulevard, NW
Washington, DC 20016

listed in BOLD above)

Noise Consultant/Agent

14088-H Sullyfield Circle Archeologist/Agent
Chantilly, Virginia 20151

P.O. Box 880 Consultant/Agent
Great Falls, Virginia 22066

714 Huntsman Place Consultant/Agent
Herndon, Virginia 20170

ParkerRodriguez , Inc. 101 N . Union Street , Suite 320
Alexandria , VA 22314-3231

Agent:
James E. Parker

Farms & Acreage, Inc.

II

P.O. Box 339
10401 White Granite Drive
Oakton, VA 22124

Landscape Architects/Agent

Real Estate Broker/Agent

Agent:
Guy M. Gravett

(check if applicable) There are more relationships to be listed and Par. 1(a) is continued further

on a "Rezoning Attachment to Par. 1(a)" form.

% ORM RZA- I Updated (3/24/03)



REZONING AFFIDAVIT

DATE: June 24, 2005
(enter date affidavit is notarized)

for Application No. (s): RZ 2002-HM-043

Page Two

(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 subiect 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)
Meiselman Family, LLC
2346 Centreville Road
Hemdon, VA 20171

DESCRIPTION OF CORPORATION: (check one statement)
[r]
[]

[]

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

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name)
Managing Members: David I. Meiselman, Winifred C. Meiselman
Members: Ellen Meiselman (nmi), Nin Schoch (nmi), Samuel A. Meiselman, Sara May Meiselman, Lewis Meiselman (nmi), Gittel
Meiselman (nmi), Carl Meiselman (nmi), Jacob Emmanuel Meiselman

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

(check if applicable) [3] 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 (3/24/03)
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Rezoning Attachment to Par. 1(b)

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): RZ 2002-HM-043

(enter County -assigned application number (s))

( S 5 c

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

Joseph H. Launders Family Trust
c/o Mr. Johnson
1175 Herndon Parkway, Unit 300
Herndon, Virginia 20170

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

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

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
This trust has more than 10 beneficaries of which none own 10% or more.

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)

Ruth and Hal Launders Charitable Trust
c/o Mr. Johnson
1175 Herndon Parkway, Unit 300, Herndon, Virginia 20170

DESCRIPTION OF CORPORATION: (check one statement)

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
This is a charitable trust without assets or designated beneficiaries at this time.

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

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

FORM RZA-1 Updated (3/24/03)



Rezoning Attachment to Par. 1(b)

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): RZ 2002-HM-043

(enter County-assigned application number (s))

Page 2 of 7

NAME & ADDRESS OF CORPORATION: (enter complete name , number, street, city, state, and zip code)
Wetland Studies and Solutions, Inc.
14088-M Sullyfield Circle
Chantilly, Virginia 20151

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

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Michael S. Rolband, Sole Shareholder

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)
Patton Harris Rust & Associates, PC
14532 Lee Road
Chantilly, Virginia 20151

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

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

NAMES OF THE SHAREHOLDERS: (enter first name , middle initial , and last name)
Thomas D. Rust
Jeffrey E. Frank
John M. Hams (former)
Charles P. Blackley (former)

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

(check if applicable) [3] There is more corporation information and Par. 1(b) is continued further on a
"Rezoning Attachment to Par. 1(b)" form.

FORM RZA- I Updated (3/24/03)
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Rezoning Attachment to Par. 1(b)

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): RZ 2002-HM-043

(enter County-assigned application number (s))

(Q5-54-5c-

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

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

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

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Martin J. Wells & Associates, Inc., Member
Terence J. Miller & Associates, Inc., Member

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

President, Vice-President, Secretary , Treasurer, etc.)

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

Martin J. Wells & Associates, Inc.
1420 Spring Hill Road, Suite 600
McLean, Virginia 22102

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

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

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

Martin J. Wells

--------------------- -------

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

President, Vice-President , Secretary, Treasurer, etc.)

(check if applicable) [3] 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 (3/24/03)



Rezoning Attachment to Par. 1(b)

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): RZ 2002-HM-043

(enter County-assigned application number (s))

Page 4 of 7

(Q5-,5(fsc-,

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Terence J. Miller & Associates, Inc.
1420 Spring Hill Road, Suite 600
McLean, Virginia 22102

DESCRIPTION OF CORPORATION: (check one statement)
[3 ]
[l

[l

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Terence J. Miller

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)
Davis, Carter & Scott Ltd.
1676 International Drive, #500
McLean, Virginia 22102

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Douglas N. Carter
Lena I. Scott

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

(check if applicable) [3 ] There is more corporation information and Par. 1(b) is continued further on a
"Rezoning Attachment to Par. 1(b)" form.

FORM RZA-l Updated (3/24/03)
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Rezoning Attachment to Par. 1(b)

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): RZ 2002-HM-043

(enter County-assigned application number (s))

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

Walsh, Colucci, Lubeley, Emrich & Terpak, PC (formerly Walsh, Colucci, Stackhouse, Emrich & Lubeley, P.C.)
2200 Clarendon Boulevard, 13th Floor
Arlington, Virginia 22201

DESCRIPTION OF CORPORATION: (check one statement)
There are 10 or less shareholders, and all of the shareholders are listed below.

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Susan S. Blakely, David J. Bomgardner, Thomas J. Colucci, James P. Downey, Jay du Von, Jerry K. Emrich, William A. Fogarty, John H.
Foote, H. Mark Goetzman, Michael D. Lubeley, J. Randall Minchew, John E. Rinaldi, Peter K. Stackhouse (former), Lynne J. Strobel,
Peter K. Stackhouse (former), Nan E. Terpak, Garth M. Wainman, Martin D. Walsh

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)
Polysonics Corp.
5115 MacArthur Boulevard, NW
Washington, DC 20016

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
George Spano (nmi), Peter C. Brenton, Xiangming Zhang (nmi), Scott B. Harvey, Karen Marble-Hall (nmi) , Marianne E. Blankenship, Pari
M. Spano

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

President, Vice-President, Secretary, Treasurer, etc.)

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

FORM RZA-1 Updated (3/24/03)



Rezoning Attachment to Par. 1(b)

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): RZ 2002-HM-043

Page 6 of 7

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Thunderbird Archeology, a division of Wetland Studies and Solutions, Inc.
14088-H Sullyfield Circle
Chantilly, Virginia 20151

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

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

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Michael S. Rolband, Sole Shareholder

-------------------
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)
J. Hamilton Lambert & Associates
P.O. Box 880
Great Falls, Virginia 22066

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
J. Hamilton Lambert

------------------

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

(check if applicable) [3] 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 (3/24/03)



Rezoning Attachment to Par. 1(b)

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): RZ 2002-HM-043

(enter County-assigned application number (s))

Page 7 of 7
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NAME & ADDRESS OF CORPORATION: (enter complete name , number, street, city, state, and zip code)

ParkerRodriguez, Inc.
101 N. Union Street, Suite 320
Alexandria, VA 22314-3231

DESCRIPTION OF CORPORATION: (check one statement)
[3 ]
[]

[]

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Trini M. Rodriguez
James E. Parker

--------------------------------------------------------------------------------------------------------------------------------------------------------------------------

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)
Farms & Acreage, Inc.
P.O. Box 339, 10401 White Granite Drive
Oakton, VA 22124

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

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

NAMES OF THE SHAREHOLDERS : (enter first name , middle initial , and last name)
Guy M. Gravett

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 (3/24/03)



REZONING AFFIDAVIT

DATE: June 24, 2005
(enter date affidavit is notarized)

for Application No. (s): RZ 2002-HM-043
(enter County-assigned application number(s))

Page Three

I (c). The following constitutes a listing** of all of the PARTNERS, both GENERAL and LIMITED, in
any partnership disclosed in this affidavit:

PARTNERSHIP INFORMATION

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

None

(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)

(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- I Updated (3/24/03)



REZONING AFFIDAVIT

DATE: June 24, 2005
(enter date affidavit is notarized)

for Application No. (s): RZ 2002-HM-043
(enter County-assigned application number(s))

Page Four

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

II In addition 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:

[r] 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 (3/24/03)



REZONING AFFIDAVIT

DATE: June 24, 2005
(enter date affidavit is notarized)

for Application No. (s): RZ 2002-HM-043
(enter County-assigned application number(s))

Page Five

--------------------------------------------------------------------------------------------------------------------------------------------------------------------
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 $200 or more, 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.

/I "WITNESS the following signature:

(check one)

Elizabeth D. Baker, agent

[3] Applicant's Authorized Agent

(type or print first name, middle initial, last name, and title of signee)

Subscribed and sworn to before me this 24 day of June 20 05 , in the State/Comm.
of Virginia , County/City of Arlington

My commission expires: 11/30/2007

FORM RZA- 1 Updated (3/24/03)



SPECIAL EXCEPTION AFFIDAVIT

DATE: June 24, 2005
(enter date affidavit is notarized)

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

(check one) [ ] applicant
[3] applicant's authorized agent listed in Par. 1(a) below

X55 LL
in Application No.(s): SE 2002-HM-046

(enter County-assigned application number(s), e.g. SE 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 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 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)

Ruth C. Launders Marital Trust Unit 300 Co-Applicant/Title Owner
c/o Mr . Johnson of Tax Map 16-3 ((1)) 39, 4, 4B, 4C, 5

Managing Co-Trustees : 1175 Herndon Parkway
L. Farnum Johnson , Jr. Herndon , VA 20170
Jeffrey J. Fairfield

Trustees:
John W. Fehrs, Sr., Eugenie Maine (nmi)
Catherine P. Whelan, John H. Webb
Jerome L. Lonnes

Beneficiaries:
-Joseph H. Launders Family Trust
-Ruth and Hal Launders Charitable Trust

(check if applicable)

*

[3 ] There are more relationships to be listed and Par. I (a) is continued
on a "Special Exception Attachment to Par. 1(a)" form.

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

FORM SEA- I Updated (3/24/03)



Special Exception Attachment to Par. 1(a)

DATE: June 24, 2005
(enter date affidavit is notarized)

for Application No. (s): SE 2002-HM-046
(enter County-assigned application number (s))

Page I of 3

(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 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)
-David I. Meiselman Revocable Trust 2346 Centreville Road Co-Applicant/Title Owner

Co-Trustees:
Winifred C. Meiselman
David I. Meiselman

Beneficiary:
David I. Meiselman

-Winifred Charm Meiselman Revocable
Trust

Co-Trustees:
Winifred C. Meiselman
David I. Meiselman

Beneficiary:
Winifred C. Meiselman

-Meiselman Family, LLC

Wetland Studies and Solutions, Inc.
Agents:
Michael S. Rolband
Frank R. Graziano

Patton Harris Rust & Associates, PC
Agents:

Robert E. Lamborn
David H. Steigler
Helman A. Castro
Stephen W. Siebert
Paul Agutter (nmi)
Edward G. Venditti
Douglas R. Kennedy

(check if applicable) [3]

Herndon , VA 20171 of Tax Map 16-3 ((1)) 5A

1408-N Sullyfield Circle Environmental Consultant/Agent
Chantilly, Virginia 22021

14532 Lee Road Transportation Consultant/Agent
Chantilly, Virginia 20151

There are more relationships to be listed and Par. 1(a) is continued further
on a "Special Exception Attachment to Par. 1(a)" form.

ORM SEA-I Updated (3/24/03)
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Special Exception Attachment to Par. 1(a)

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): SE 2002-HM-046

(enter County-assigned application number (s))

`r S-544,

(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 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)

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

Agents:
Martin J. Wells
Terence J. Miller
Robin L. Antonucci
Jami L. Milanovich
Robert T. Kohler
Kevin R. Fellin

Davis, Carter, Scott Ltd
Agent:
Douglas N. Carter

Walsh, Colucci, Lubeley, Emrich
& Terpak, P.C. (formerly Walsh,

Colucci, Stackhouse , Emrich &
Lubeley, P.C.)

Agents:
Martin D. Walsh
Timothy S. Sampson
Lynne J. Strobel
M. Catharine Puskar
Elizabeth D. Baker
Inda E. Stagg
Kara M. Whisler
Susan K . Yantis
James P. Downey
Jerry K. Emrich
Jane W. Gwinn
Jason B . Heinberg
Tara E. Wiedeman
Megan C. Shilling
Susan S . Blakely

Former Agent:
Keith C. Martin

(check if applicable) [3]

1676 International Drive, #500 Architects/Agent
McLean, Virginia 22102

2200 Clarendon Boulevard, 13th Floor Attorneys/Planners/Clerks/Agents
Arlington , Virginia 22201

There are more relationships to be listed and Par. 1(a) is continued further
on a "Special Exception Attachment to Par. 1(a)" form.
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Special Exception Attachment to Par. 1(a)

DATE: June 24, 2005
(enter date affidavit is notarized)

for Application No. (s): SE 2002 -HM-046

(enter County -assigned application number (s))

14088-H Sullyfield Circle Archeologist/Agent
Chantilly, Virginia 20151

(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 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)
Polysonics Corp. 5115 MacArthur Boulevard, NW Noise Consultant/Agent

Washington, DC 20016
Agent:
Robert M. Brenneman

Former Agent:
Scott B. Harvey

Thunderbird Archeology, a division of
Wetland Studies and Solutions, Inc.

Agents:
Kimberly A. Snyder

J. Hamilton Lambert & Associates

Agent:
J. Hamilton Lambert

Arthur A. Anselene

P.O. Box 880 Consultant/Agent
Great Falls, Virginia 22066

714 Huntsman Place Consultant/Agent
Herndon, Virginia 20170

ParkerRodriguez , Inc. 101 N . Union Street , Suite 320
Alexandria, VA 22314-3231

Agent:
James E. Parker

Farms & Acreage, Inc.

Agent:
Guy M. Gravett

(check if applicable)

P.O. Box 339
10401 White Granite Drive
Oakton, VA 22124

Page 3 of 3
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Landscape Architects/Agent

Real Estate Broker/Agent

There are more relationships to be listed and Par. 1(a) is continued further
on a "Special Exception Attachment to Par. 1(a)" form.

[l
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SPECIAL EXCEPTION AFFIDAVIT

DATE: June 24, 2005
(enter date affidavit is notarized)

for Application No. (s): SE 2002-HM-046
(enter County-assigned application number(s))

Page Two

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:

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

CORPORATION INFORMATION

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

code) Meiselman Family, LLC
2346 Centreville Road
Herndon, VA 20171

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

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

NAMES OF SHAREHOLDERS: (enter first name, middle initial and last name)
Managing Members: David I. Meiselman, Members: Ellen Meiselman (nmi), Nina
Winifred C. Meiselman Schoch (nmi), Samuel A. Meiselman, Sara

May Meiselman, Lewis Meiselman (nmi),
Gittel Meiselman (nmi), Carl Meiselman
(nmi), Jacob Emmanuel Meiselman

(check if applicable) [3] There is more corporation information and Par. 1(b) is continued on a "Special
Exception Affidavit 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 andfurther 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.
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Special Exception Attachment to Par. 1(b)

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): SE 2002-HM-046

(enter County-assigned application number (s))

Page 1 of 7

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Joseph H. Launders Family Trust
c/o Mr. Johnson
1175 Herndon Parkway, Unit 300
Herndon, Virginia 20170

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.

[ vj 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)
This trust has more than 10 beneficaries of
which none own 10% or more.

NAME & ADDRESS OF CORPORATION: (enter complete name, number , street , city, state, and zip code)
Ruth and Hal Launders Charitable Trust
c/o Mr. Johnson
1175 Herndon Parkway, Unit 300
Herndon, Virginia 20170

DESCRIPTION OF CORPORATION: (check one statement)

[]
[]

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
This is a charitable trust without assets or
designated beneficiaries at this time.

(check if applicable) ['] There is more corporation information and Par. 1(b) is continued further on a
"Special Exception Attachment to Par. 1(b)" form.

FORM SEA-1 Updated (3/24/03)
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Special Exception Attachment to Par. 1(b)

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): SE 2002-HM-046

(enter County-assigned application number (s))

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

Wetland Studies and Solutions, Inc.
14088-M Sullyfield Circle
Chantilly, Virginia 20151

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Michael S. Rolband, Sole Shareholder

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

Patton Harris Rust & Associates, PC
14532 Lee Road
Chantilly, Virginia 20151

DESCRIPTION OF CORPORATION: (check one statement)

II
[3]

[]

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

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

Thomas D. Rust
Jeffrey E. Frank
John M. Harris (former)
Charles P. Blackley (former)

(check if applicable) [.,] There is more corporation information and Par. 1(b) is continued further on a
"Special Exception Attachment to Par. 1(b)" form.

FORM SEA-1 Updated (3/24/03)



Special Exception Attachment to Par. 1(b)

DATE: June 24, 2005
(enter date affidavit is notarized)

for Application No. (s): SE 2002-HM-046
(enter County-assigned application number (s))

Page 3 of 7
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NAME & ADDRESS OF CORPORATION : (enter complete name , number , street, city, state, and zip code)
M.J. Wells & Associates, LLC
1420 Spring Hill Road, Suite 600
McLean, Virginia 22102

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

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Martin J. Wells & Associates, Inc., Member
Terence J. Miller & Associates, Inc.,
Member

NAME & ADDRESS OF CORPORATION : (enter complete name , number , street, city, state, and zip code)
Martin J . Wells & Associates, Inc.
1420 Spring Hill Road , Suite 600
McLean , Virginia 22102

DESCRIPTION OF CORPORATION: (check one statement)

[']
[]

[]

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Martin J. Wells

(check if applicable) [i] There is more corporation information and Par. 1(b) is continued further on a
"Special Exception Attachment to Par. 1(b)" form.
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Special Exception Attachment to Par. 1(b)

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): SE 2002-HM-046

(enter County-assigned application number (s))

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

Terence J . Miller & Associates, Inc.
1420 Spring Hill Road , Suite 600
McLean, Virginia 22102

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

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

NAMES OF THE SHAREHOLDERS : (enter first name , middle initial, and last name)
Terence J. Miller

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

Davis, Carter & Scott Ltd.
1676 International Drive, #500
McLean, Virginia 22102

DESCRIPTION OF CORPORATION: (check one statement)

[3 ]

[l

[l

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

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

Douglas N. Carter
Lena I. Scott

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

FORM SEA-I Updated (3/24/03)



Special Exception Attachment to Par. 1(b)

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): SE 2002-HM-046

(enter County-assigned application number (s))

Page 5 of 7

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Walsh, Colucci, Lubeley, Emrich & Terpak, PC (formerly Walsh, Colucci, Stackhouse, Emrich & Lubeley, P.C.)
2200 Clarendon Boulevard, 13th Floor
Arlington, Virginia 22201

DESCRIPTION OF CORPORATION: (check one statement)
There are 10 or less shareholders, and all of the shareholders are listed below.

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Susan S . Blakely William A. Fogarty John E. Rinaldi , Lynne J. Strobel
David J. Bomgardner John H. Foote Peter K. Stackhouse (former)
Thomas J. Colucci H. Mark Goetzman Nan E. Terpak
James P. Downey Michael D. Lubeley Garth M. Wainman
Jay du Von, Jerry K. Emrich J. Randall Minchew Martin D. Walsh

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Polysonics Corp.
5115 MacArthur Boulevard, NW
Washington, DC 20016

DESCRIPTION OF CORPORATION: (check one statement)

[3 ]

[]

[]

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
George Spano (nmi), Peter C. Brenton,
Xiangming Zhang (nmi), Scott B. Harvey,
Karen Marble-Hall (nmi), Marianne E.
Blankenship, Pari M. Spano

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

FORM SEA-I Updated (3/24/03)
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Special Exception Attachment to Par. 1(b)

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): SE 2002-HM-046

(enter County-assigned application number (s))

^55L^4 C/

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

Thunderbird Archeology, a division of Wetland Studies and Solutions, Inc.
14088 -H Sullyfield Circle
Chantilly, Virginia 20151

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Michael S. Rolband, Sole Shareholder

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

J. Hamilton Lambert & Associates
P.O. Box 880
Great Falls, Virginia 22066

DESCRIPTION OF CORPORATION: (check one statement)

[3 ]

[l

[l

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

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

J. Hamilton Lambert

(check if applicable) [r] There is more corporation information and Par. 1(b) is continued further on a
"Special Exception Attachment to Par. 1(b)" form.

FORM SEA-1 Updated (3/24/03)



Special Exception Attachment to Par. 1(b)

DATE: June 24, 2005

(enter date affidavit is notarized)
for Application No. (s): SE 2002-HM-046

(enter County-assigned application number (s))

Page 7 of 7

r3

NAME & ADDRESS OF CORPORATION : (enter complete name , number, street , city, state , and zip code)
Farms & Acreage, Inc.
P.O. Box 339, 10401 White Granite Drive
Oakton , VA 22124

DESCRIPTION OF CORPORATION: (check one statement)
[3 ]

[]

[]

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Guy M. Gravett

NAME & ADDRESS OF CORPORATION : (enter complete name, number , street, city, state , and zip code)
ParkerRodriguez, Inc.
101 N. Union Street, Suite 320
Alexandria , VA 22314-3231

DESCRIPTION OF CORPORATION: (check one statement)

[3 ]

[]

[]

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Trini M. Rodriguez
James E. Parker

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

FORM SEA-1 Updated (3/24/03)



SPECIAL EXCEPTION AFFIDAVIT

DATE: June 24, 2005
(enter date affidavit is notarized)

for Application No. (s): SE 2002-HM-046
(enter County-assigned application number(s))

Page Three

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

None

(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)

(check if applicable) [ ] There is more partnership information and Par . 1(c) is continued on a "Special

Exception Affidavit 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 SEA-1 Updated (3/24/03)



SPECIAL EXCEPTION AFFIDAVIT

DATE: June 24, 2005
(enter date affidavit is notarized)

for Application No. (s): SE 2002-HM-046
(enter County-assigned application number(s))

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

[]

Page Four

In addition 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:

[3] 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
"Special Exception Attachment to Par. 2" form.

FORM SEA-1 Updated (3/24/03)



Application No.(s): SE 2002-HM-046
(county-assigned application number (s), to be entered by County Staff)

Page Five

SPECIAL EXCEPTION AFFIDAVIT l,^ c^ r

DATE : June 24, 2005 "'^ l `[ G
(enter date affidavit is notarized)

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 $200 or more , with any of those listed in Par. I 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
"Special Exception 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.

Elizabeth D. Baker, agent
(type or print first name, middle initial, last name, and & title of signee)

Subscribed and sworn to before me this 24 day of June 20 05 , in the State/Comm.
of Virginia , County/City of Arlington

My commission expires : 11/30/2007

102dw - - k X&"-
Notary b is

FORM SEA-1 Updated (3/24/03)



APPENDIX 5

Elizabeth D. Baker
Land Use Coordinator
(703) 528-4700 Ext. 14
ebaker@arl.thelandlawyers.com

WALSH COLUCCI

LUBELEY EMRICH

& TERPAK PC

April 4, 2005

RECEIVED
Department of Planning &I Zoning

APR 0 5 2005

Zoning Evaluation Division

Barbara A. Byron
Fairfax County Department of Planning & Zoning
Zoning Evaluation Division
12055 Government Center Pkwy, Suite 801
Fairfax, VA 22035

Re: Arrowbrook Centre
Applications for Rezoning, Special Exception, and Proffered Condition Amendment
Applicants: L. Farnum Joh:ison, Jr. and Jeffrey J. Fairfield, Managing Co-Trustees of the
Ruth C. Launders Marital Trust, David I. Meiselman and Winifred C. Meiselman,
Trustees and the Meiselman Family LLC
Tax Map 16-3 ((1)) 4, 4B, 4C, 5, 5A and 39 (the "Subject Property")

Dear Ms. Byron:

This letter serves as a revised statement of justification for three concurrently filed
applications in the Hunter Mill District. The applications affect 53.8 acres of land located west
of Centreville Road on both the north and south sides of Sunrise Valley Drive. L. Farnum
Johnson, Jr. and Jeffrey J. Fairfield, Managing Co-Trustees of the Ruth C. Launders Marital
Trust own property identified as Tax Map 16-3 ((1)) 4, 4B, 4C, 5 and 39. David I. Meiselman
and Winifred C. Meiselman, Trustees and the Meiselman Family LLC own the 3.92 acre parcel
identified as Tax Map 16-3 ((1)) 5A. The majority of the Subject Property is zoned R-1 and is
largely undeveloped but does include a single-family residence and various accessory structures.
Parcels 4B and 4C are zoned 1-4 and are undeveloped.

The three applications are as follows:

A proffered condition amendment is sought on Parcels 4B and 4C to delete them from the
proffers associated with RZ/PCA 79-C-037. This 3. 55 acre area is shown on the GDP for
RZ 79-C-037 as outlots . The Applicants seek to remove it from RZ 79-C-037 to allow it
to be consolidated with parcels 4, 5, 5A and 39 for zoning purposes.

2. A rezoning of the entire 53.8-acre area to PDC is requested to allow development of a
mixed-use development with office, retail, hotel, residential, retail and park components.

PHONE 703 528 4700 r FAX 703 525 3197 E WWW.THELANDLAWYERS.COM

COURTHOUSE PLAZA + 2200 CLARENDON BLVD., THIRTEENTH FLOOR i ARLINGTON, VA 22201-3359

LOUDOUN OFFICE 703 737 3633 PRINCE WILLIAM OFFICE 703 680 4664



Justification
Page 2

3. A special exception to fill in the floodplain is requested affecting a 15.3-acre area of the
53.8-acre Subject Property. The cut and fill proposed is designed to allow a road
crossing and construction of a stormwater management wetland facility and related
amenity area.

The Conceptual/Final Development Plan (CDP/FDP) accompanying the rezoning request
illustrates a mixed-use development of approximately 1.72 million square feet, excluding ADUs
and associated bonus units. The site has several characteristics which guided the architects and
planners in preparing the plan. The site has a prominent location off the Dulles Airport Access
Road (DAAR) - one of the County's key employment corridors. It also enjoys easy access to an
existing interchange on Centreville Road. Secondly, the northwest portion of the site is within
walking distance of the proposed transit station to be located within the DAAR median west of
the Subject Property. And, lastly, a large portion of the property south of Sunrise Valley Drive
as well as the eastern portion of the area north of Sunrise Valley Drive is floodplain and/or a
Resource Protection Area. These characteristics afford a number of opportunities which we have
attempted to maximize with this design.

The Subject Property is accessed via two points. The primary access is provided on
Centreville Road (Rte. 606) and is engineered to align with Woodland Park Drive located to the
east of Centreville Road. Additional right-in/right-out only access is provided along Centreville
Road south of the DAAR. Access is also provided on Sunrise Valley Drive. Two main access
roads travel through the site, intersect at the traffic circle/focal feature in the center of the Subject
Property and continue through the site. This roadway pattern establishes the form of
development on the Subject Property and helps divide it into six land bays - A through F.

• Land Bay A is in the northernmost area of the Subject Property, adjacent to the DAAR. It
includes six buildings identified as Buildings A-1 through A-6 sited to take advantage of
this premier location . Buildings A-1, A-2, A-4 and A-6 are office structures , Building A-
3 is proposed as a hotel , and Building A-5 is a retail structure. Retail , restaurant and
service uses would be permitted on the street level of various office buildings . Parking is
provided primarily below the buildings . Building heights range from one to 12 stories.

• Land Bay B is largely occupied by a parking structure. A clubhouse/swimming
pool/recreational complex is located in the southern end of Land Bay B and provides
recreational amenities for the future residents of the Subject Property.

• Multi-family residential uses arc proposed in Land Bays C and D. Buildings C-i, C-2
and D-1 are four stories in height, and Building D-2 is seven stories in height. These
buildings line the internal access street that traverses the Subject Property in a north-
south direction. This street provides vehicular circulation but is also the main pedestrian
link through the site. Land Bay D combines the residential uses with retail uses in a true
mixed use fashion. Approximately 200,000 square feet of retail uses are provided on the
street level. All uses in Land Bay D share a central parking structure.
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• Single family attached units, developed in an urban style are proposed in Land Bay E.
These 37 homes are designed with front doors oriented to the streets or internal open
space areas, and rear entry garages. This helps create a pedestrian friendly streetscape.
Together with the multi-family uses in Land Bays C and D, these homes provide the
residential component necessary to create a mixed use center, enhance the sense of
community, and reduce the need to travel long distances for employment and services.

• Land Bay F is located in the northwest quadrant of the intersection of Sunrise Valley
Drive and Centreville Road and is proposed for dedication as a public park. A floodplain
area and RPA exists along much of the Centreville Road frontage. Other than filling
necessary for the road crossing, this area remains in its existing condition. Outside the
RPA, Land Bay F is proposed as an active park. Included in this park are a full-size
soccer field measuring 195' x 300', with an artificial all-weather surface and lighting,
volleyball courts, bocci court, croquet court, horseshoe pits, tot lot, picnic area,
community stage, trails, pathways and assigned parking. An existing single-family
residential structure and associated accessory structures is located on Parcel 5A. The
home of the Meiselmans, this dwelling and the surrounding 1.0 acre will remain as a life
estate.

• Land Bay G is situated south of Sunrise Valley Drive. This Land Bay is planned to be
utilized as a stormwater management facility/wetland and passive recreational amenity.
Cut and fill in the floodplain is proposed to create the embankment for the pond. The
creation of high and low marsh areas and the incorporation of "naturalized" outlet
structures will provide a welcoming habitat for natural plant materials and wildlife. This
natural feature will be enhanced with boardwalks, nature trails, a butterfly garden, an
observation gazebo and interpretive stations and offers another recreational opportunity
for the community. Dedication cf this Land Bay to the FCPA is proposed.

• The vast majority of the parking on-site is provided in structures, however, the CDP/FDP
also provides for convenient on-street parking spaces.

To permit some flexibility and allow the proposed uses to respond to market trends, the
CDP/FDP has been developed to permit a limited range of gross floor area in each use. This is
shown in the Building Tabulations on Sheet 2 of the CDP/FDP. For instance, office uses could
range from 680,000 to 780,000 square feet and retail uses could range from 189,000 square feet
to 210,000 square feet. However, regardless of the final mix, the maximum square footage
allowed would be 1,717,310 square feet, resulting in an overall FAR of .72, excluding bonus
density and affordable dwelling units (ADUs). Including ADU and bonus units, results in a total
square footage of 1,821,960 and an FAR of .79.

In keeping with the Special Exception requirements, the following is a written description
of the proposed filling of the floodplain.

A. Type of Operation: Fill in the floodplain to allow a road crossing and construction of a
stormwater management wetland facility and related amenity area. The details of the
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amount of cut and fill and impact on the floodplain are provided in the notes and
illustrations shown on the accompanying Special Exception Plat prepared by Patton
Harris Rust &Associates, PC (PHR&A). In addition, a floodplain study prepared by
PHR&A has been submitted to the Department of Public Works and Environmental

Management and approved.

B. Hours of Operation: Not Applicable

C. Estimated Number of Clients/Patrons: Not Applicable

D. Proposed Number of Employees: Not Applicable

E. Estimate of Traffic Impact: Not Applicable, fill in the floodplain will not impact traffic
generation in the area.

F. Vicinity or General Area to be Served by the Use: Not Applicable

G. Description of Building Facade and Architecture: There are no new buildings proposed,
with the exception of a gazebo structure located within the wetland area south of Sunrise

Valley Drive.

H. Hazardous/Toxic Wastes on Site : The Applicants are unaware of any hazardous or toxic

substances on the Subject Property.

To the best of our knowledge, the proposed development special exception use, as well as
all proposed uses shown on the CDP/FDP, are in conformance with all applicable
ordinances, regulations and adopted standards with the following exceptions:

1. A modification of the required number of loading spaces per Section 11-200 of the
Zoning Ordinance for that shown herein. Based on Zoning Ordinance
requirements, 12 loading spaces would be required to serve the five multi-family
buildings proposed. Due to the urban nature of the site design and the close
proximity of buildings to each other and the ability to share loading spaces, the
Applicant seeks a modification to allow 4 to 8 loading spaces. Based on this style
of development, these spaces will be adequate to meet loading demands.

2. A modification of the trail requirement to allow the bike trail to run along the west
bank of Merrybrook Run, west through the proposed development and then south
to Sunrise Valley Drive instead of along Centreville Road. This modification is
requested due to the close proximity of the Merrybrook Run stream and associated
100-year floodplain to Centreville Road. Given the current approved plans for the
improvements to Centreville Road just north of Sunrise Valley Drive, which are
currently under construction, there is no ability to provide the trail directly on
Centreville Road. To construct such a trail along Centreville Road would have
significant impacts on the floodplain, approved slopes would require additional fill.
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3. A modification of the street light requirement along Centreville Road to provide
streetlights only on each side of the proposed entrance onto Centreville Road and
on each side of the entrance on Sunrise Valley Drive.

4. A waiver of the transitional screening yard and barrier requirements between
single-family detached, multi-family residential and office/commercial within the
proposed development. A modification of the transitional screening yard and a
waiver of the barrier requirement to the existing R-1 to the south for that shown.
The modification between uses is needed to accommodate the urban nature of the
design creating a mixed-use, pedestrian-oriented community. The modification
along the southern portion of Land Bay G seeks to permit existing vegetation in
this wetland habitat to provide the required screening.

5. A waiver of the service drive requirement along the Dulles Airport Access Road.
No service drive exists to either the east or west of the Property. In fact, while
technically required. this service drive has not been built along any of the Dulles
Airport Access Road, thus a waiver is in keeping with other approved and planned
developments adjacent to the Access Road.

6. Waiver of the 600-foot maximum length of private streets . All of the streets
internal to the Subject Property are private streets. This helps achieve the specific
form of the design with a modified grid pattern. As such, the streets exceed 600
feet.

7. Modification of the requirements for secondary uses per Section 6-206 of the
Zoning Ordinance to permit an increase in the gross floor area of the residential
uses, excluding ADUs and associated density units, to 35 percent of the floor area
for the principal uses, whereas 33 percent is generally permitted. This represents a
minor increase. Including the affordable dwelling units and associated bonus
density, the ratio of residential floor area to principal uses is 39 to 61.

8. Modification of the minimum 8-foot planting width requirement to allow planting
of trees within tree pits along streets and within courtyards or plazas. Due to the
urban nature of the site design, the streetscape is proposed that includes wide
sidewalks and trees planted in tree pits rather than the wide planting strips typical
of more suburban style of development. The tree pits, typically 6' x 12' in
dimensions, provide adequate space for healthy tree development.

9. Modification of the construction materials to allow decorative pavers as an option
for sidewalk and trail requirements per Section 8-0100 and 8-0200. This
modification provides the developer with the flexibility to offer specialty materials
that coordinate with the building designs and help distinguish this development as
a high quality, urban style community.
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10. Modification of the pond maintenance road surface to allow stone dust or stabilized
turf in lieu of asphalt is sought in order to minimize the impervious surface in this
area.

11. A waiver to allow single family attached dwellings to have a privacy yard of less
than 200 square feet. The proposed attached units are designed in a neotraditional
style with garages at the rear of the unit. This precludes the standard privacy yard
typical in more suburban settings . However, this style results in a more
aesthetically pleasing streetscape and traditional urban form.

12. A modification to allow decks for a single-family attached dwelling to be closer
than two feet to the rear lot line. Again, due to specific design of these dwellings,
this modification is sought.

13. If required due to the results of an advanced noise study, a modification of the
height limit for fences with the final height and location of such fences to be
determined at site plan is requested. While not anticipated at this time, the
Applicant seeks this modification to accommodate any acoustical fencing deemed
appropriate at final engineering.

The Subject Property is located in Land Unit A of the Dulles Suburban Center. It is
specifically addressed in the Comprehensive Plan text, which states that if the land is not
acquired as a park, it can be developed with a mixture of uses including office, hotel, support
retail and residential uses. The Plan recommends intensities from .5 to 1.0 FAR. A portion of
the Subject Property, approximately 20.58 acres, is within one-half mile radius of the proposed
Route 28/CIT Transit Station. As such, this area is recommended for an increased FAR of 1.25
with future rail funding. The Plan also recommends dedication of land for active recreation. The
Applicant's proposed intensity of .72 and the commitment to dedicate and fund major park
improvements are in keeping with the recommendations of the Plan. An analysis of the
Residential Development Criteria is enclosed

In summary, these three applications will provide the approvals necessary to develop a
first class, mixed-use development that in the future will benefit from close proximity to a transit
station. Residential and office uses in close proximity to a proposed transit station will support
the County's goal of maximizing transit usage. A strong urban design helps establish a
distinctive environment where a variety of uses will benefit from each other. The provision of a
much needed urban park with active recreational facilities provides a significant major benefit.
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Thank you for your attention to this matter. Should you require any additional
information, please call me.

Very truly yours,

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

ElizabetID. Baker
Land Use Coordinator

EDB/kkf
Attachment: Residential Development Criteria
J:\FAIRFIELD- LAUNDERS'3647.2\justification 3.doc



Residential Development Criteria Analysis
Ruth C. Launders Marital Trust

David I . Meiselman Revocable Trust
Winifred Charm Meiselman Revocable Trust

Meiselman Family, LLC
April 2005

Residential Development Criteria have been adopted in order to evaluate zoning requests
for new residential development. This document is a summary of Ruth C. Launders Marital
Trust, David I. Meiselman Revocable Trust, Winifred Charm Meiselman Revocable Trust and
Meiselman Family, LLC 's development proposal as it relates to these criteria.

1. 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-The Applicants have consolidated their holdings to provide an
application area totaling 53.84 acres. This results in a substantial area where a
well designed mixed-use community can develop.

B. Layout-The proposed layout provides logical, functional, and appropriate
relationships within the development. Office uses are located adjacent to the
Dulles Airport Access Road. The residential components are located further
south and retail uses are concentrated in the eastern part of the site. Public
parkland is proposed in the southern and eastern portions of the site. A stream
valley/RPA area is located in part of this proposed parkland. The mix and close
proximity of uses on-site demands considerable attention to detail but results in a
dynamic and attractive mixed-use center.

C. Open Space-Usable, accessible, and well-integrated open space is provided in
several areas on the site. These open space/public park areas include: (1) the
large open space/stream valley area in the southern part of the site which offers a
natural area enhanced by nature trails, butterfly garden, benches, gazebos and
interpretative signage; (2) the open space/public park along the eastern portion of
the site north of Sunrise Valley, which provides a full-size soccer field, volleyball
courts, bocci court, croquet area, horseshoe pits, trails, a tot lot, and picnic areas;
(3) the clubhouse/swimming pool/recreation complex in the western part of the
site; and (4) the numerous plaza areas adjacent to office buildings and hotel, and
the enhanced residential courtyards, with extensive landscaping, pedestrian
lighting and benches. Pedestrian walkways are provided to all areas.

D. Landscaping-Appropriate landscaping is provided in common open space areas
and along streets. Specialty paving, focal plantings and architectural landscape
elements are included to highlight key pedestrian areas and gathering spots.
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E. Amenities-Such as those described in the "open space" description, are to be
provided. These amenities include a major public park improvement for active
and passive use. In addition, for the exclusive use of the site's residents, a
clubhouse with a community room and an outdoor pool; a tot lot; and open play
area are proposed in the western portion of the site. Great care has been taken to
prepare a site design focused on the pedestrian. Public trails are provided south of
the Dulles Airport Access Road and along Centreville Road. A comprehensive
sidewalk program is provided with a strong streetscape punctuated with quiet
courtyards, plazas and other pedestrian amenities. Another site amenity is the
large amount of structured parking hidden from the public view.

II. Neighborhood Context-New developments are to fit into the fabric of their adjacent
neighborhoods. This mixed-use community is designed to be harmonious with planned
and developed office development to the west and east. It offers a large enough site to
create a substantial new community of excellent design that will set the standard for high
quality development in this part of the County.

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

A. Preservation-An EQC and RPA exist along the eastern portion of the site
north of Sunrise Valley Drive and on much of the property south of Sunrise
Valley Drive. Great care has been taken to ensure preservation and
enhancement of these areas. They provide a buffer from the busy Sunrise
Valley Drive/Centreville Road intersection and also a natural open space area
for the enjoyment of future workers and residents of the site.

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

C. Water Quality-State-of-the-art Best Management Practices for stormwater
management will be provided in the proffers. These will be provided in a
proposed pond south of Sunrise Valley Drive.

D. Stormwater Management-The Applicant will be creating a large stormwater
management pond located on the south side of Sunrise Valley Drive. This
pond will be designed to accommodate stormwater management from the
Subject Property as well as other properties and to serve as an amenity. A
nature trail/boardwalk, butterfly garden, gazebo and interpretative stations of
the wetland environment are planned.

E. Noise-There are no residential uses located within 200 feet of nearby Dulles
Airport Access Road or Centreville Road. A noise study has been prepared
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and the recommendations for the mitigation incorporated into the Applicant's
proffers.

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.

G. Energy-The dwelling units will be constructed in keeping with current
energy efficiency standards.

IV. Tree Preservation and Tree Cover Requirements-Much of the existing site is not
wooded, as it was previously farmed. However, a significant area of existing quality
trees will be preserved in the EQC and RPA. Appropriate proffers will be provided to
ensure proper preservation techniques.

V. Transportation-All rezoning applications are to implement measures to address
planned transportation improvements. Applicants are to offset their impacts to the
transportation network. A substantial portion of the site is located within a 1/2 mile radius
of a planned transit station west of the site. This should result in reduced automobile
trips from the site once the transit station is operational. Proffers have been provided in
order to mitigate impacts to the transportation network through a strong transportation
demand management strategy, improvements to adjacent signals, pedestrian
improvements as well as development of an internal street network with connections to
adjacent properties.

VI. Public Facilities-It is anticipated that the residential development proposed will have
impacts to the Public Facility System. The Applicant has addressed these impacts
through the proffers. Contributions to the school system are proposed in keeping with
Board policy. A major public facility is being provided by the Applicant. Approximately
19 acres of land is being dedicated to the FCPA, for public park purposes. The Applicant
also proposes to fund and construct development of the park facilities including a full size
(195' x 300') soccer field with an all-weather synthetic surface and lights, volleyball
courts, a bocci court, croquet area, horseshoe pits, picnic facilities, a tot lot, trails and

parking.

VII. Affordable Housing-The Applicant will provide affordable dwelling units within the
development as required by the Zoning Ordinance.

VIII. Heritage Resources-An older residential structure with historic interest is located on
the property along the Centreville Road frontage. It is currently the home of the
Meiselman's who intend to continue to live there. However, when the Meiselman's no
longer live there, they are willing to have the house dedicated to the Park Authority, if
desired.
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IV. Density-There is no specific residential density range for this property recommended in
the Plan . The Subject Property is planned for commercial office use or mixed-use
development between . 5 and 1 . 0 FAR . The application requests an FAR of .72, without
ADUs and associated bonus units. Of the 53 . 84 acres, 35 percent of the development
(excluding ADUs and bonus units) will be residential.

J:\FAIRFIELD-- LAUNDERS\3647. 2\Residential Development Criteria Analysis 2.doc



APPENDIX 6

COUNTY OF FAIRFAX, VIRGINIA

MEMORANDUM

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

FROM : Pamela G . Nee, Chief q Q1-
Environment and Development Review Branch, DPZ

SUBJECT : Comprehensive Plan Land Use Analysis for:
RZ/FDP 2002-HM-043 concurrent with PCA 79-C-037-5 and
SE 2002-HM-046
Arrowbrook Centre (L. Farnum Johnson , Jr. and Jeffrey J. Fairfield,
Managing Co -Trustees of the Ruth C . Launders Marital Trust , David I.
Meiselman and Winifred C. Meiselman, Co -Trustees of the David I.
Meiselman Revocable Trust and the Winifred C. Meiselman Revocable Trust
and the Meiselman Family, L.L.C.)

DATE: April 18, 2005

This memorandum prepared by Anita Capps includes citations from the Comprehensive Plan that
provide guidance for the evaluation of the application and revised development plan dated
April 4, 2005. This application requests a rezoning from the R-1 and 1-4 Districts to the PDC
District to allow a mixed-use development with office, retail, hotel, residential and open
space/stream valley/parkland components on Tax Map 6-3 ((1)) 4, 4B, 4C, 5, 5A and 39. A
proffered condition amendment is sought on parcels 4B and 4C to delete this area from the
proffers associated with RZ/PCA 79-C-037. This 3.55 acre area is shown on the General
Development Plan for RZ 79-C-037 as out lots. The applicants seek to remove this area from
RZ 79-C-037 to allow it to be consolidated with parcels 4, 5, 5A and 39 for zoning purposes. A
special exception (SE 2002-HM-046) to fill in the floodplain is requested affecting a 15.3-acre
area of the 53.8-acre subject property. The cut and fill proposed is designed to allow a road
crossing and construction of a storm water management wetland facility and related amenity
area. Approval of this application would result in a floor area ratio (FAR) of 0.79. The extent to
which the proposed use, intensity, and the development plan are consistent with the guidance of
the Plan is noted.

CHARACTER OF THE SURROUNDING AREA

The subject property is presently vacant, planned for mixed-use up to 0.5-1.0 FAR and zoned

R-1 and 1-4. To the north, across the Dulles Airport Access Road (DAAR ), are retail uses and an

elementary school in the Town of Herndon. Office buildings , hotel and multi -family residential

development are located to the east , planned for mixed-use and zoned PDC, C-8 and PDH-30,
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respectively. In addition, the Village Center at Dulles Shopping Center is located to the
southeast, planned for mixed-use and zoned C-6. A stream valley and vacant land, approved for
office/retail/hotel development and a single-family attached residential development, are located
to the south and west, planned for mixed-use and zoned PDC and PDH-12, respectively. An
office development and a hotel are located to the west, planned for mixed-use and zoned 1-4.

COMPREHENSIVE PLAN CITATIONS

The 53.8-acre property is located in Land Unit A of the Dulles Suburban Center in the Upper
Potomac Planning District 'in Area III. The Comprehensive Plan text and map provide the
following guidance on the land use and the intensity/density for the property:

Text

In the Fairfax County Comprehensive Plan, Area III, 2003 Edition ; Dulles Suburban Center as
amended through December 6, 2004 , Land Unit Recommendations , Land Unit A, page 54
through 59; the Plan states:

"Land Use

General Land Unit Recommendations

This land unit is planned for a complementary mix of land uses including office, hotel
and support retail at .50-1.0 FAR, except as may be described in "Other
Recommendations." Optional residential uses should be considered as part of mixed-use
projects or in accordance with the site-specific and other recommendations set forth below.
A cohesive mixture of residential and non-residential uses should provide convenience to
those who live and work in the area. Development in this land unit should provide for the
incorporation of possible future transit related facilities and pedestrian access to transit.

A core area within Land Unit A is envisioned as a transit station mixed-use area and
has been designated as part of the Route 28/CIT Transit Station Area. It includes high
density residential uses, of relatively greater land use intensity and urban scale than most
other areas in the Dulles Suburban Center. In addition to the higher intensities, the highest
urban design standards are envisioned for this area. As planned, this core is large enough
for the development of an urban concentration of uses, yet small enough to promote
pedestrian circulation throughout the area. The pedestrian network should link the
residential areas, community facilities and employment centers to any future transit site.
The Urban Design Guidelines in the Reston-Herndon Suburban Center and Transit Station
Areas section of the Plan apply to development in the portion of Land Unit A located north
of Coppermine Road.

It is important that mixed-use projects that include residential use be phased to ensure
the development of both the residential and non-residential components. This phasing
requires that the residential and non-residential components be developed at the same time
or that a substantial portion of the non-residential development be in place prior to
residential development. All residential components should be of sufficient size to create a
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viable residential community and to ensure that a high quality living environment can be
created through the provision of a well-designed project with active recreation and other
site amenities.

In general, development intensities should be highest along Horse Pen Road, the
central spine road, and should transition down both at the southern periphery of the land
unit defined by Frying Pan Creek and transition toward the northeast to maintain campus
office densities in those areas outside of the Route 28/CIT Transit Station Area core...

Other Recommendations

1 Intensities should generally decrease at the eastern and southern edges of this land
unit to form appropriate transitions between Land Unit A and the planned and
existing development densities of surrounding land uses. Buffering and screening
measures should be implemented to protect the integrity of adjacent neighborhoods.
Higher intensity development should be oriented away from the stable,
single-family residential development in Land Unit C...

3. Parcel 16-3((1))39, located west of Centreville Road, north of Fox Mill Road and
south of the Dulles Airport Access Road, was formerly located within an
Agricultural and Forestal District which expired in 1997. It is desirable that this
land be acquired for use as a community park to provide active recreation
opportunities for employees and residents of the area. Land acquisition and facility
development may be achieved through a variety of mechanisms including
dedication, donation, or purchase. If the land is not acquired as a park, it is
recommended that this land and any adjacent parcels submitted under a common
development plan be developed under the conditions outlined above in the General
and Core Area Recommendations, and that a minimum of 10 acres be dedicated to
the Fairfax County Park Authority to serve the active recreation needs of the
employees and residents of the area. As an option, all of the density associated with
these parcels may be permanently transferred to the core area of Land Unit A
provided that the entire site is dedicated to the Park Authority for Community Park
use."

Attached are the following Comprehensive Plan citations: 1) the Dulles Suburban Center Land
Unit Recommendations; 2) Design Guidelines for the Dulles Suburban Center; and 3) the Urban
Design Guidelines for Transit Station Areas within the Reston-Herndon Suburban Center and
Transit Station Areas. Along with the aforementioned site-specific guidance these Plan
recommendations are the basis for the following discussion.

Map

The Comprehensive Plan map shows that the property is planned for mixed-use.

Background on site -specific recommendation for Community Park

At the time the Dulles Suburban Center was developed in the early 1990's the subject property
was zoned R-1 and was an active farm with most of the land in an Agricultural and Forestal
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District. The surrounding area that comprised the northern portion of Land Unit A of the Dulles
Suburban Center, was mostly zoned 1-4 and PDC and was approved for office use at floor area
ratios (FARs) generally around .70 FAR. Many of the larger PDC-zoned tracts including Dulles
Corner, President's Park and the Ferris Property (now Dulles Station) provided substantial
transportation proffers to improve the internal roads as well as provide for improvements to
Centreville Road. These properties were also subject to the special tax that funded
improvements to Route 28. The Dulles Suburban Center Plan, adopted in 1993, recommended
that when the Agricultural & Forestal District expired (or the property was withdrawn from the
district) the subject property should be developed under the General Recommendations for the
land unit which allowed office, hotel, and support retail use at.50-1.0 FAR. This
recommendation was predicated on the one condition that a minimum of 10 acres be dedicated
to the Fairfax County Park Authority for a community park.

It is important to note that the recommendation for this community park was adopted in the
Comprehensive Plan prior to the development of the residential uses in Land Unit A and the
special Land Unit A Study in 1997 that documented the critical need for land for parks and
schools to serve the needs of this area. The park condition for the subject property has been
viewed by staff as a critical component of the infrastructure that is needed to support the mix of
uses planned for this area.

When the Comprehensive Plan for this area was reviewed as part of the Dulles Corridor Rail
Study in 2001, staff reviewed the Plan condition for a community park and concluded that the
condition remained valid. Moreover, with the adoption of the Dulles Rail Study Plan
amendment, the Board of Supervisors reaffirmed its support for the 10-acre park dedication. In
developing other properties in the area, owners contributed to providing for needed
transportation and other infrastructure improvements in this area. In staff's view a 10-acre
dedication for park use is another necessary infrastructure component for the area and should be
implemented as part of the consideration of a rezoning of the subject property from R-1 to
higher intensities recommended in the Plan.

ANALYSIS

The application proposes a mixed-use development consisting of office, retail, hotel, residential
and open space/stream valley uses at an overall floor area ratio (FAR) of up to .79, including
affordable dwelling units and bonus density. There is a range of square footage for each type of
use proposed: office (37-43%), retail (10-11%), hotel (11-14%) along with approximately 39%
for residential use. Specifically, the application proposes developing a maximum of 1,821,960
square feet of development, comprised of. 680,000-780,000 square feet of office use; 189,000-
210,000 square feet of retail use; 200,000-250,000 square feet of hotel use; 712,960 square feet
of residential use (532 multifamily units, 37 single family attached units and 1 single family
detached unit) and an area of open space (including environmentally sensitive lands) for possible
park use. This area will be comprised of the open space/stream valley area south of Sunrise
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Valley Drive consisting of a natural area, wetland amenity and storm water management facility
as well as north of Sunrise Valley Drive for natural woods, trails, tot lot and picnic areas.

Parkland Dedication for Active Recreation Needs - The Comprehensive Plan recommends the
dedication of a minimum of 10 acres of the subject property to the Fairfax County Park
Authority (FCPA) to serve the active recreation needs of the employees and residents of the area.
The development plan indicates that a total of 19.62 acres of land may be dedicated to FCPA,
designated as Land Bay F and G; however, according to the development plan, approximately
11.70 acres are located in a Resource Protection Area (RPA) and only 7.08 acres of land are
located outside the RPA/roads. A stormwater management area will also be located within the
RPA and outside the RPA on Land Bay G. Due to the size and linear configuration of the
stormwater management area coupled with the large amount of RPA, staff believes that there
will essentially be no opportunity for "active" recreation uses on Land Bay G. Land Bay F also
contains a Resource Protection Area. Thus, given the predominance of environmentally
sensitive features and the placement of a stormwater management area in the area designated for
possible FCPA dedication, staff concludes that the proposal does not provide a minimum of 10
acres of land to serve the active recreation needs of employees and residents in the area as
recommended by the Comprehensive Plan.

Intensity - The site is planned for mixed use development at .50 - 1.00 floor area ratio (FAR).
The Comprehensive Plan states that "in order to achieve the planning objectives for the Dulles
Suburban Center , it is necessary that new development ... be responsive to general criteria and
site-specific conditions which focus on mitigating potential impacts ." Because the proposal has
not provided an acceptable amount of land for active recreation uses (a site-specific Plan
condition) and.does not meet necessary traffic mitigation (a general Plan condition ), in staff's
opinion the proposed intensity of up to .79 floor area ratio is not justified. The applicant should
consider reducing the FAR to .50 along with reconfiguring the site so that the 10-acre park for
active recreation uses can be accomplished and traffic mitigation can be adequately addressed.
Retail use along the eastern edge of the proposed development should be integrated into the first
floor of proposed residential development to reduce the footprint and provide more space for
parkland. Parking decks/garages may need to be reconfigured to provide for the immediate
parking needs of a land bay. Furthermore, additional traffic reductions could be achieved by
proposing a shuttle service combined with additional bus stops within the proposed development.
Linking the shuttle to Metro/County bus service bus stops and park-and-ride lots can also further
achieve traffic reduction within the proposed development and on surrounding roads.

Phasing - The Comprehensive Plan recommends that mixed-use projects that include residential
use be phased to ensure the development of both the residential and non-residential components.
In order for phasing to occur , residential and non -residential components should be developed at
the same time or a substantial portion of the non-residential development be in place prior to
residential development. The application proposes to phase the project by allowing no more than
275 residential use permits (RUPs or approximately 364,000 square feet of residential space) be
issued until a minimum of 150 ,000 square feet of non-residential uses (including hotel and retail
uses) has been constructed or are under construction. Furthermore, the applicant proposes no
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more than 500 residential use permits (RUPs or approximately 661,500 square feet of residential
space until an additional 150,000 square feet (for a total of 300,000 square feet) of non-
residential uses has been constructed or are under construction. The applicant proposes to
provide parking spaces in land bays or building footprints yet to be developed in lieu of
structured parking. This provision should be changed to phase the construction of an initial two
multifamily residential structures with support retail and structured parking in Land Bay D and
two office buildings (the hotel may substitute for one of the office buildings) with support retail
with structured parking in Land Bay A as the initial phase of development. Subsequent phases
should pair residential and office or hotel development as the build out progresses. This will
establish the basis for a cohesive mixture of residential and non-residential uses to evolve at the
site with additional residential and office structures. Furthermore, pedestrian and recreational
amenities need to be brought in with the initial phase of development not after several hundred or
400 units.

Height and Mass Configuration - The Comprehensive Plan recommends that the development
intensities should generally decrease at the eastern and southern edges of Land Unit A to form
the appropriate transition to the surrounding land uses. Higher intensity office development with
a hotel and support retail is located along the Dulles Airport Access Road perpendicular to
Centreville Road, which is the northern most portion of the subject property. This office
development transitions to multifamily residential development with ground-level retail
development as the structures become further setback from Centreville Road and a large
vegetated buffer area grows in width as the development proceeds south and transitions to open •..•
space or parkland. This decrease in intensity along a southeast axis within the subject property
results in intensities lessening at the south/eastern edge of the subject property.

Specifically, the proposal depicts a majority of the structures between 4-9 stories within the
northern third of the development and 7-12 stories along the Dulles Airport Access Road. The
lower intensity story residential development and parkland are located in the southern portion of
the subject area. With the integration of the parking structures with the office/hotel buildings,
this design configuration appears appropriate.

Single Family Attached Unit Type - Given the proposal for single family attached units and the
possibility of a greater number of 2-3 bedroom units in the multifamily developments, school
impact should be assessed. This information will help to determine the appropriateness of the
single family attached unit type.

Site Design - Due to the inadequacy of the proposed parkland component , the proposed layout
does not provide logical , functional and appropriate relationships within the development.
However, the following components of the site design are appropriate. Office uses are located
adjacent to the Dulles Airport Access Road. The residential components are located further
south and support retail uses are concentrated in the eastern part of the site , adjacent to
Centreville Road . A stream valley/Resource Protection Area is located in the southeastern
portion of the site . Some of the residential buildings abut this open space area . Additional open
space is provided south of Sunrise Valley Drive . With the inclusion of a 10-acre park, the mix "Wo
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and close proximity of uses on-site with the support of architectural and landscaping details
could result in a viable and attractive mixed -use center.

Consolidation - The applicant has consolidated the appropriate parcels for an area totaling 53.84
acres, which provides a substantial land area for the proposed mixed-use development.

Open Space - Open space is provided in several areas on the site. These open space areas
include: 1) the large open/space/stream valley area in the southern part of the site which offers a
natural area enhanced by nature trails , butterfly garden , benches, gazebos and interpretative
signage ; 2) the open space along the eastern portion of the site north of Sunrise Valley Drive,
which provides natural woods, trails, a tot lot and picnic areas; 3) the clubhouse/swimming
pool/tennis court complex in the western part of the site; and 4) the numerous plaza areas
adjacent to office buildings and hotel, and the enhanced residential courtyards, with extensive
landscaping , pedestrian lighting and benches . Pedestrian walkways are provided to all areas.

Landscaping - Appropriate landscaping is provided in common open space areas and along
streets . Specialty paving , focal plantings and architectural landscape elements are included to
highlight key pedestrian areas and gathering spots . Surface parking areas are also landscaped.

Recreational Amenities - Special amenities within the proposed development include a pool and
clubhouse facility, tennis courts , landscaped streetscape , a pedestrian plaza , pedestrian trails and
raised wood boardwalks through wetlands, and an elevated viewing gazebo. Additional
recreational facilities for residential buildings will be provided and include walking trails , on-site
pool facilities and other community-oriented facilities.

Pedestrian Circulation System - A comprehensive pedestrian circulation system is provided for
the whole development which integrates the office , retail , residential and open space/stream
valley areas/park land for pedestrian access.

Vehicular Access and Circulation System - The subject property is accessed via two points. The
primary access is provided along Centreville Road (Rte. 606) and is engineered to align with
Woodland Park Drive located to the east of Centreville Road. A second access is provided on
Sunrise Valley Drive. These two access roads travel through the site, intersect at the traffic
circle/focal feature in the center of the subject property and continue through the site. Additional
roads extend and integrate the two main access road throughout the site to provide a vehicular
circulation system for the subject property. Inter- parcel access is shown between the
southwestern most residential development and the adjacent property. This inter-parcel access
should be for open access and not be for emergency vehicles only. A bicycle trail is proposed
per the Comprehensive Plan on the west side of Centreville Road and the south side of Sunrise
Valley Drive. The applicant proposes to build the trail for Centreville Road west of Merrybrook
Run to Sunrise Valley to maintain the sensitive ecological area between Centreville Road and the
east bank of Merrybrook Run.

0:12005 Development Review ReportslRezoninglRZ2002-HM-043 Launders.doc



Barbara A. Byron, Director
RZ 2002-HM-043, etc.
Page 8

I"W

Parking - The development plan shows that parking is provided in underground facilities and
interior parking structures resulting in a limited area of surface parking. This design approach
maximizes the opportunities for providing landscape areas and functional open space. The
overall architectural design is also improved by the removal of the previously proposed parking
structures which would have dominated the development's profile along Centreville Road. The
applicant should cite parking garages in immediate proximity of the specific area of the buildings
they serve.

Streetscape - The proposed development plan shows various streetscape designs which include
different trees and plantings ,along the major roads - Centreville Road and Sunrise Valley Drive
as well as the major interior streets. However, the dimensions and features of the streetscape
should be enhanced to respond to the Plan recommendations.

Architectural Design and Materials - The applicant has provided profiles of the various office,
office/retail and residential structures which are proposed for the site.

PGN: ALC
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Attachment

Other Comprehensive Plan Citations:

In the Fairfax County Comprehensive Plan, Area III, 2003 Edition; Dulles Suburban Center as
amended through December 6, 2004, Dulles Suburban Center Land Unit Recommendations;
page 52 through 53; the Plan states:

"The recommendations which follow provide site-specific guidance for development of the
Dulles Suburban Center, over the next 10-20 years and beyond.

In order to fully achieve the vision for the long-term development of the Dulles Suburban
Center, implementation mechanisms must be developed to allow for residential
development without reducing the tax base of the tax district in the short and long-term; to
permit and enhance mixed-use development; and to permit transfer of density within the
district without an increase in the overall zoning envelope. Density transfer mechanisms,
which could include transfer development rights, concurrent rezonings to effect
recommended Plan intensities or other mechanisms not yet identified, are crucial for
implementing the envisioned land use pattern of higher intensity nodes of development
focused around transit stations and the containment of "suburban sprawl". Exploring
options to allow for contributions from residential development in the Tax District or
amending the Tax District legislation to do this both in a manner that will not increase the
financial burden on other Tax District landowners or the County without their consent,
should proceed expeditiously. Development of Zoning Ordinance Amendments to allow
for mixed-use development should also proceed. Enabling legislation to allow transfer of
development rights should be sought immediately so that this mechanism can be
considered as one option, among others, for creating higher intensity nodes of
development. Other density transfer mechanisms should also be evaluated for use and
enabling legislation sought when needed. This work should proceed to coincide with or
follow soon after the completion and adoption of the Enhanced Public Transportation
Corridor Study for Route 28 which should identify more specific transit station locations in
the Dulles Suburban Center. Since the development of these implementation mechanisms
must, of necessity, be a careful and deliberate process, the recommendations that follow do
not attempt to outline specific mechanisms or processes.

For the purpose of organizing land use and other site-specific recommendations, the
Dulles Suburban Center has been divided into a series of land units. These land units are
lettered A through K and are shown on Figure 11. Individual land unit maps are included
with the text for each land unit.

In order to achieve the planning objectives for the Dulles Suburban Center it is
necessary that new development and redevelopment be responsive to general criteria and
site-specific conditions which focus on mitigating potential impacts. Development
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proposals at the baseline or optional levels must be responsive to the following
development criteria, which apply to all sites in the Dulles Suburban Center:

1. Provision of a development plan that provides high quality site and architectural
design, streetscaping, urban design and development amenities. High quality site and
architectural design will be evaluated in terms of the ability of the proposal to meet
the Design Guidelines for the Dulles Suburban Center.

2. Provision of a phasing program which includes on- and off-site public road
improvements, or funding of such improvements to accommodate traffic generated by
the development. If, at any phase of the development, further mitigation of traffic
generated by the development is deemed necessary, provision and implementation of
a plan which reduces development traffic to a level deemed satisfactory to the Office
of Transportation through Transportation System Management (TSM) strategies and
Transportation Demand Management Programs (TDMs).

3. Provision of design, siting, style, scale, and materials compatible with adjacent
development and the surrounding community, and which serves to maintain and/or
enhance the stability of existing neighborhoods...

6. Provision of the highest level of screening and landscaping for all parking.

7. Consolidation of vehicular access points to minimize interference with arterial
roadways.

8. Provision of stormwater management by the use of Best Management Practices
which contribute to Objectives of this Dulles Suburban Center Plan calling for design
of stormwater detention systems that blend with and augment features of the natural
environment and contribute to the aesthetics of their sites...

In addition to these general development criteria, site-specific conditions may be identified
as part of the following recommendations for each of the land units within the Suburban
Center."

In the Fairfax County Comprehensive Plan, Area III, 2003 Edition; Dulles Suburban Center as
amended through December 6, 2004, I. Design Guidelines for Dulles Suburban Center; page 126
through 129; the Plan states:

"Objective: The design guidelines are intended to facilitate the integration of new
development with existing and future development, to ensure that the various land uses
function well together from the point of view of the user, thus contributing to the overall
positive image of the Suburban Center as a high quality area to live, work, shop or visit.
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SITE PLANNING

• General

Provide buffers and screening where necessary to protect adjacent neighborhoods
or other less intense uses, recognizing that preservation of natural beauty in
transitional areas enhances the visual quality of the development.

Where feasible, minimize areas of impervious surface through shared parking,
decked or structured parking; or increased building height; or other measures as
appropriate.

Plan development to ensure substantial usable open space...

Design retail shopping development in physically unified complexes, not as
scattered free-standing structures.

Design safe separate pedestrian and vehicular circulation patterns for retail
development, to encourage shoppers to walk from store to store.

Limit access to arterial roads from retail development, relying on service roads or
access to secondary roads that have access to arterials.

• Transit Access

Provide pedestrians, including those with disabilities, with safe and convenient
access between bus stops and building entrances, using the shortest route
possible.

Provide bus shelters that protect patrons from the weather, and that are safe, easy
to maintain, and relatively vandal-proof.

Plan transportation facilities, such as bus pullouts, in the initial design of the road
network. Design roads to accommodate heavy-weight and large-vehicle
requirements.

• Vehicular and Pedestrian Access

Provide separate auto and pedestrian circulation systems for a safe environment
that encourages walking rather than auto use for short trips.

Design safe pedestrian crossings at roads with good lighting and access elements
such as ramps for persons with disabilities.

Provide pedestrian links to adjacent development and to the regional and
countywide trail systems, connecting local sites with the larger community and
enhancing the continuity of the larger systems.

Use a hierarchical system of internal drives and roadways; do not access parking
directly onto major arterial roads.
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Encourage bicycle use with bicycle routes and secure convenient bicycle storage
for use by commuters , recreational users, and people cycling to the local
shopping center.

• Parking and Loading Areas

Encourage parking in either structures, decks or well-screened, off-street parking
areas on the sides or at the back of buildings. If it is not possible to
accommodate parking behind or beside buildings, minimize parking in front of
buildings.

Locate priority parking spaces for carpools and vanpools close to the employee
entrance of the building or parking structure, to encourage ride-sharing.

Integrate the design of parking structures with that for the buildings served.
Landscape both on the parking structure and adjacent to it, to make the structure
more attractive...

Segregate service, maintenance and loading zones from employee and visitor
vehicle parking areas.

Screen parking lots to control the view from the street right-of-way, adjacent
development, and buildings being served by the lot. Use plant materials, walls,
fences or earth berms. Break up large parking lots into smaller lots by using
planting areas as dividers.

Locate or screen the lights within parking lots to minimize glare on adjacent
buildings or residential areas.

• Open Space/Environmental and Heritage Resources Protection

- Provide for a continuous open space system linking activity nodes internally and
externally. Use natural environmental areas as transitions between
developments, as visual amenities, passive recreation corridors, and as wildlife
corridors.

Increase the benefit from stormwater detention facilities by designing them as
open space amenities, i.e., small parks with landscaping and seating and/or picnic
areas.

- Use grass swales for surface drainage whenever possible rather than
channelization.

• Buffers and Screening

Use natural landscape to create edges and provide buffering to help define
development.

Utilize architectural and landscape elements (such as walls, berms, trees,
varying scales and building masses, etc.) as visual buffers between commercial
and non-commercial uses, as well as to mitigate impacts of highway noise.
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Screen from public view rooftop mechanical equipment, materials storage,
utility substations and the like.

Mitigate the impact of blank walls on the side and back of retail buildings with
landscaping, screening and buffering. Avoid long expanses of blank walls along
major roads, when feasible.

Utility/Service Areas

Place utilities underground to the extent possible . Keep utility corridors separate
from landscaping corridors to avoid disturbing vegetation during utility
maintenance.

Provide for safe and well-screened on-site storage of refuse generated by
commercial and industrial uses , including walled enclosures for dumpsters.
Design recycling facilities to be accessible but well-screened.

ARCHITECTURAL DESIGN

• Scale/Mass/Form/Facades

When development is near existing residential areas , provide general consistency
of scale and mass between residential and non-residential development.

Establish an architectural theme for multi-building complexes, utilizing similar
materials and relating building elements such as entries, windows, and roof lines.

Incorporate plazas at major building entrances or in the center of a group of
buildings. Such plazas could feature special paving, seating, planting, water
features such as fountains, and public art.

STREETSCAPE

Landscaping

Provide a well-landscaped, high-quality image both toward the street and on any
facade that can be seen from adjacent buildings or side streets.

Provide color, texture and seasonal visual interest at major architectural and site
focal points by using flowers and ornamental, deciduous and evergreen shrubs,
trees, etc.

Preserve existing high quality vegetation and integrate it with development to the
greatest possible extent. Restore disturbed natural areas to be a visually
appealing landscape.

Select low-maintenance landscape materials for areas not likely to receive
consistent maintenance.
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• Signage/Street Furniture

Create a signage style for a given development complex and carry it out
consistently at major roads entering the complex and at building site entries.
Comprehensive sign systems that establish a distinctive theme and identity and
eliminate visual clutter are desirable. Building-mounted signs and
ground-mounted shopping center signs incorporated within a planting strip are
encouraged. Freestanding and pole-mounted signs are discouraged.

- At major intersections, place street signs on mastarms overhead.

Provide street furniture including utilitarian items such as benches, trash
receptacles, and planters. Street furniture should be durable, require low
maintenance, and be easily repaired or replaced.

Use benches or other seating in courtyards, along pathways, near building
entries, or in any other public area. Seating should be located so as not to impede
pedestrian traffic.

Place trash receptacles conveniently and strategically along major walkways,
near building entrances, and in seating areas. Locate receptacles so as not to
impede pedestrian traffic.

- Within the Sully Historic District all signs, fences, street furniture, outdoor
graphics should be designed and installed to be compatible with the Sully
Historic Site in terms of mass, scale, color and visual impact.

• Lighting

Develop a comprehensive lighting plan for a given development complex, in
order to provide unity and a coordinated appearance, thus contributing to a
positive sense of orientation and identity for motorists and pedestrians.

Provide exterior lighting that enhances nighttime safety and circulation, as well
as highlighting special features to act as landmarks for motorists.

Design lighting in a manner that minimizes glare onto adjacent sites."

In the Fairfax County Comprehensive Plan, Area III, 2003 Edition; Upper Potomac Planning
District; Reston-Herndon Suburban Center and Transit Station Areas, as amended through
December 6, 2004, Urban Design Guidelines for Transit Station Areas; pages 63 through 69; the
Plan states:

"Urban design applies to the entire built environment, both physical and natural, and
includes aspects such as the appearance of buildings, relationships between buildings,
open spaces, roadways, pedestrian paths, vegetative plantings, and signage. In general
terms, it includes anything that a person sees and uses to inform themselves about where
they area, how to move about an area, and where various activities take place. These
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urban design guidelines apply specifically to the four Transit Station Areas located within
the Dulles Corridor (the Wiehle Avenue, Reston Parkway , and Herndon-Monroe Transit
Station Areas located in the Reston -Herndon Suburban Center and the Route 28/CIT
Transit Station Area located in the Dulles Suburban Center and the UP 4 Greater
Herndon Community Planning Sector ). They encourage future projects to be designed to
take advantage of the benefits associated with transit-oriented development . In addition,
these guidelines apply generally to the areas within the Reston-Herndon Suburban Center
that are located outside of the Transit Station Areas to encourage continuity in design
between the Transit Station Areas and adjacent areas in the Suburban Center.

Urban Design Objectives

The Transit Station Area Plan recommendations for the Transit Station Areas within
the Dulles Corridor seek to encourage the creation of a land use environment which is
supportive of mass transit , minimizes the need for the single -occupant automobile, and
fosters a vibrant pedestrian atmosphere . They provide the foundation for the creation of
transit-oriented development (TOD) centers . Transit-oriented development can be
described as pedestrian -friendly , mixed-use developments within walking distance of a
transit station . The design , configuration, and mix of buildings and activities emphasize
pedestrian-oriented environments and encourage use of public transportation . The Plan
recommendations provide opportunities for compact , mixed-use development at higher
densities/intensities at locations close to transit station platforms , as well as opportunities
to move safely and conveniently about the community by foot or bicycle.

The intent of the following design objectives are twofold . First, to create a
pedestrian-friendly environment which will complement the plan recommendations.
Creating an environment at a pedestrian scale requires thoughtful consideration of the
proportion of spaces that people use, and the types of features within an environment
found pleasing to a pedestrian . Success in attracting people to walk depends upon the
quality of the walkways , types of destinations , perceptions of safety , and obstacles
encountered along the way.

The second objective is to protect the existing high -quality built environment and
natural environment which exists within the Dulles Corridor , and ensure the compatibility
of future development . The age of development and the maturity of the landscaping and
vegetation varies throughout the four Transit Station Areas . Generally, the eastern part of
the Corridor has older development and mature landscaping , while the built and
landscaped environment in the western portion is more recent, with some parts not yet
developed . It is important that the quality of development that has occurred in the eastern
portion of the Corridor be continued throughout the entire length of the Corridor.

The following are general urban design objectives that should be achieved
throughout the four Transit Station Areas within the Dulles Corridor.

• Create high quality development which is functionally integrated , orderly,
identifiable and attractive.

• Create a pedestrian environment that is enjoyable and provides an experience
which is visually diverse and stimulating.

• Design development to allow for public pedestrian access between the transit
station and employment and residential destinations.

• Minimize conflicts between vehicular and pedestrian circulation.
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• Provide open space for active and passive recreation and visual relief.
• Protect and enhance environmental and historic resources.
• Ensure a more efficient use of the land through strategies such as allowing

shared parking for uses which have different peak demand periods.
• Protect adjacent residential neighborhoods from the impact of new development

through use of landscaped buffers, berms and/or other landscaping features,
maintaining a high standard for architectural quality, and minimizing noise,
glare and traffic intrusion.

• Encourage parcel consolidation to realize the benefit of comprehensive urban
design and circulation/access principles.

• Create highway corridors that function well, are visually appealing, and provide
linkages throughout the four Transit Station Areas within the Dulles Corridor.

Urban Design Guidelines

The design guidelines outlined below have been organized into two categories:
general guidelines applicable to all areas within the four Transit Station Areas, and
specific guidelines which apply to those areas within one-quarter mile of the transit
station platform. In addition, the general guidelines apply to those areas within the
Reston-Herndon Suburban Center that are located outside of the Transit Station Areas.
The guidelines developed for all areas within Transit Station Areas address the character
and form of development, with specific guidelines developed for areas on the periphery
of the Corridor to address key issues such as the transition between non-residential and
residential areas and maintaining the integrity of existing, nearby land uses. The
guidelines developed for areas within one-quarter mile of the transit station platform
focus on creating developments which are pedestrian-friendly and supportive of the
transit facility.

As noted previously, the built and landscaped environment varies across the Dulles
Corridor. To maintain the existing high quality built and natural environments within this
corridor, which are particularly evident in the eastern portion of the corridor, it is
important that consistency be achieved in the design of future development and
redevelopment.
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Within the four Transit Station Areas there are two distinct areas that require
different types of urban design guidelines - those areas at the edge of a Transit Station
Area and those areas internal to the Transit Station Area. In order to preserve the
integrity of existing development adjacent to Transit Station Areas, and particularly areas
of transition between non-residential and residential areas, special consideration needs to
be given to future developments on the periphery of each Transit Station Area. For
example, the form of development and extensive landscaping that has occurred along
Sunrise Valley Drive between the Washington & Old Dominion park cross-over to just
west of the Fairfax County Parkway is a good example of the type of environment that
should be created along the edge of a Transit Station Area when adjacent to an existing
residential neighborhood. Design features along this stretch of road include low to mid-
rise buildings, buildings constructed at grades below street level, sidewalks (for the most
part) along both sides of the road, heavily landscaped yards with berms used to assist in
the transition between non-residential and residential uses, and parking structures with
significant landscaping either surrounding the structure or incorporated into the structure
design.

Reston Town Center provides a good example of the type and form of development
that is envisioned to be found internally to the four Transit Station Areas within the
Corridor. The core area of the Town Center can be described as having wide sidewalks,
public open spaces, ground-floor storefront uses such as shops and cafes with multiple
windows for pedestrians to view into, and buildings constructed to the sidewalk edge. It
is also envisioned that this form of development be created along some of the major
north-south roads within the four Transit Station Areas such as Wiehle Avenue, Reston
Parkway, Centreville Road and Horse Pen Road.

There are a number of major roadways which provide east-west connections across
the Reston-Herndon Suburban Center and Transit Station Areas, such as Sunrise Valley
Drive, Sunset Hills Road, Fox Mill Road, and Coppermine Road. Since some of these
roads when traveled in tandem extend from one end of the corridor to the other, it is
important to maintain a level of consistency in the urban design throughout the corridor.

Design Guidelines for Transit Station Areas

Building Design, Height and Mass...
• Varied building heights and roof lines are encouraged to create interest.
• Building facades should be interesting and varied, with an absence of blank

walls. Buildings should be designed with features such as multiple windows,
doors, and awnings. Blank walls on the side and back of buildings should be
mitigated with landscaping, screening and buffering. Long expanses of blank
walls along major roads should be avoided.

• To encourage a more urban environment and pedestrian scale, the bulk and
mass of buildings should be minimized through the articulation of the building
form, step backs from the building base, and plane changes within the building
elevations.

Arrangement and Siting of Buildings
• Buildings should be arranged so that they frame and define the fronting streets,

and give deliberate form to the street and sidewalk areas.
• Buildings should be arranged in a manner that create a sense of enclosure and

defined space.
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• Buildings should not be separated from fronting streets by large parking lots.
• Free-standing retail establishments are prohibited. Retail uses should be

integrated into the design of the lower floors of non-residential and residential
buildings.

Design Compatibility
• Development on the periphery of transit station areas adjacent to existing

residential areas should be maintain or create an effective transition to the
surrounding community in terms of layout, design and appearance.

Open Spaces
• Small plazas and/or courtyards should be incorporated into the designs of

buildings and/or building complexes to serve the daily needs of local employees
and visitors. These open spaces should be appealing places to gather with
seating, lighting, landscaping and other amenities. These spaces should be
integrated purposefully into the overall design of the development, and not
merely be residual areas left over after buildings and parking lots are sited.

• Public art/sculpture should be incorporated into all open spaces.

Trees, Landscaping and Natural Environment
• Existing vegetation and large specimen trees should be preserved and

incorporated into the site design when possible.
• Landscaping should be provided that is attractive in all seasons, and provides

shade to seating areas and pedestrian paths/sidewalks during summer months.
• Significant landscaped and/or natural streetscapes, as well as street trees should

be provided along all roadways, in particular roadways which form the
periphery of the Suburban Center and Transit Station Areas (e.g. Sunrise Valley
Drive, Sunset Hills Road, Fox Mill Road, and Coppermine Road).

Pedestrian and Bicycle Access and Connections
• Site designs should balance the needs of both the pedestrian and the automobile;

however, the circulation systems for pedestrians and automobiles should remain
separate.

• Pedestrian/bicycle access should be provided to facilitate circulation within, to,
around, and between each transit station area. Pedestrian links could include
sidewalks, trails, plazas, courtyards, and parks with path systems.

• Pedestrian access between buildings is essential to ensure opportunities are
available for people to walk to nearby uses.

• Pedestrian/bicycle paths of any one development or site should interconnect
with pedestrian/bicycle paths of any adjacent development or site, to create a
highly-connected transit station area. In addition, pedestrian/bicycle access
should connect to the countywide and regional trail systems, connecting local
sites with the larger community.

• Safe and convenient pedestrian street crossings should be designed, and include
good lighting as well as access elements (e.g. ramps for persons with
disabilities).
Secure and convenient bicycle storage should be provided as part of all non-
residential development.
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Transit Access and Connections
• Safe, convenient and direct pedestrian pathways should be provided between all

types of transit stops and buildings.
• Pathways should be designed such that pedestrians do not cross parking

lots/structures to reach a building.
• Bus shelters should be provided at transit stops that protect patrons from the

weather, are safe, easy to maintain, and relatively vandal-proof.

Vehicular Access and Connections
• Avoid direct access from parking structures onto major arterial roads.

Parking Areas
• Parking should be provided in either above or underground structures, with

limited parking areas at the sides or back of buildings. If it is not possible to
accommodate parking structures behind or beside buildings , minimize parking
in front of buildings.

• Locate priority parking spaces for car/vanpools close to the employee entrance
of the building or parking structure to encourage ride-sharing.

• Integrate the design of parking structures with that for the building served.
• Parking structures , as well as adjacent areas , should be landscaped to create a

visually attractive environment.
• Parking lots should be screened to control the view and visual impact from the

street right-of-way, adjacent development, and buildings being served by the lot.
Plant materials , walls, fences or earth berms should be used.

• Interior parking lot landscaping should be provided . Large parking lots should
be sub-divided into smaller lots by using planting areas as dividers.

Buffers
• Use natural landscaping to create edges and provide a buffer to define

developments.
• Provide significant vegetated buffers in situations where non-residential

development on the periphery of the Suburban Center or Transit Station Area is
adjacent to existing residential neighborhoods.

• Screen from public view rooftop mechanical equipment , materials storage,
utility substations and other similar items.

Lighting
• Develop coordinated lighting plans for all development complexes , in order to

reinforce the complex ' s identity and provide a congruent appearance.
• Provide exterior lighting that enhances nighttime safety and circulation , as well

as highlights key landmark features.
• Design lighting in a manner that focuses lighting directly onto parking/driving

areas and sidewalks, such that lighting for a development does not project
beyond the development ' s boundary . Utilization of fully shielded lighting
fixtures is desirable in order to minimize the occurrence of glare , light trespass,
and urban sky glow.

Signage
• Coordinated signage plans for all developments are encouraged to emphasize

the complex's identity and provide a harmonious appearance.
• Signage should be appropriate for its location and purpose.
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• Similar types of signage should be used for developments within a Transit
Station Area to facilitate "way-finding" within the TSA."
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APPENDIX 7

FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

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

FROM: Pamela G. Nee, Chief Q
Environment and Development Review Branch, DPZ

SUBJECT: ENVIRONMENTAL ASSESSMENT for: RZ/FDP 2002-HM-043;
Arrowbrook Centre PCA 79-C-037-05;

SE 2002 -HM-046

DATE: 13 June 2005

This memorandum, prepared by Mary Ann Welton, AICP, includes citations from the
Comprehensive Plan that list and explain environmental policies for this property. Plan
citations are followed by a discussion of concerns including a description of potential
impacts that may result from the proposed development as depicted on the revised
development plan and special exception plat dated June 1, 2005 and June 3, 2005,
respectively. 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.

COMPREHENSIVE PLAN CITATIONS:

The Comprehensive Plan is the basis for the evaluation of this application. The
assessment of the proposal for conformity with the environmental recommendations of
the Comprehensive Plan is guided by the following citations from the Plan:

The Fairfax County Comprehensive Plan, Policy Plan, 2003 Edition, Environment
section as amended through November 15, 2004, page 5-7 states:

"Objective 2: Prevent and reduce pollution of surface and
groundwater resources. Protect and restore the
ecological integrity of streams in Fairfax County....

Policy a. Maintain a best management practices (BMP) program for
Fairfax County and ensure that new development and
redevelopment complies with the County's best
management practice (BMP) requirements....

Policy d. Preserve the integrity and the scenic and recreational value
of stream valley EQCs when locating and designing storm
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water detention and BMP facilities. In general, such
facilities should not be provided within stream valley EQCs
unless they are designed to provide regional benefit or
unless the EQCs have been significantly degraded. When
facilities within the EQC are 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.

Policy j. Regulate land use activities to protect surface and
groundwater resources....

Policy k. For new development and redevelopment, apply better site
design and low impact design (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.

Site buildings to minimize impervious cover
associated with driveways and parking areas and to
encourage tree preservation.

Where feasible, convey drainage from impervious
areas into pervious areas.

Encourage cluster development when designed to
maximize protection of ecologically valuable land.

Encourage the preservation of wooded areas and
steep slopes adjacent to stream valley EQC areas.

Encourage fulfillment of tree cover requirements
through tree preservation instead of replanting
where existing tree cover permits. Commit to tree
preservation thresholds that exceed the minimum
Zoning Ordinance requirements.
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Where appropriate, use protective easements
in areas outside of private residential lots as
a mechanism to protect wooded areas and
steep slopes.

Encourage the use of open ditch road
sections and minimize subdivision street
lengths, widths, use of curb and gutter
sections, and overall impervious cover
within cul-de-sacs, consistent with County
and State requirements.

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.

Encourage shared parking between adjacent
land uses where permitted.

Where feasible and appropriate, encourage
the use of pervious parking surfaces in low-
use parking areas.

Maximize the use of infiltration landscaping
within streetscapes consistent with County
and State requirements...."

The Fairfax County Comprehensive Plan, Policy Plan, 2003 Edition, Environment
section as amended through November 15, 2004, page 9, states:

"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,
as applied to Chesapeake Bay Preservation Areas adopted
by the Board of Supervisors...."

O:\2005 Development Review Reports \Rezoning\RZ 2002-HM-043 Arrowbrook Centre env.doc



Barbara A. Byron
RZ/FDP 2002-HM-043;
SE 2002-HM-046; PCA 79-C-037-05
Page 4

The Fairfax County Comprehensive Plan Policy Plan, 2003 Edition, Environment section
as amended through November 15, 2004, pages 9 and 10, states:

"Objective 4: Minimize human exposure to unhealthful levels of
transportation generated noise.

Policy a: Regulate new development to ensure that people are
protected from unhealthful levels of transportation noise.. .

New development should not expose people in their homes, or other noise
sensitive environments, to noise in excess of DNL 45 dBA, or to noise in excess
of DNL 65 dBA in the outdoor recreation areas of homes. To achieve these
standards new residential development in areas impacted by highway noise
between DNL 65 and 75 dBA will require mitigation. New residential
development should not occur in areas with projected highway noise exposures
exceeding DNL 75 dBA. Because recreation areas cannot be screened from
aircraft noise and because adverse noise impacts can occur at levels below DNL
65 dBA, in order to avoid exacerbating noise and land use conflicts and to further
the public health, safety and welfare, new residential development should not
occur in areas with projected aircraft noise exposures exceeding DNL 60 dBA.
Where new residential development does occur near Washington Dulles
International Airport, disclosure measures should be provided."

The Fairfax County Comprehensive Plan, Policy Plan, 2003 Edition, Environment
section as amended through November 15, 2004, page 11, states:

"Increasing urbanization requires that care be taken to reduce unfocused
emissions of light and that efforts be made to avoid creating sources of glare
which may interfere with residents' and/or travelers' visual acuity.

Objective 5: Minimize light emissions to those necessary and consistent
with general safety.

Policy a. Recognize the nuisance aspects of unfocused light emissions."

The Fairfax County Comprehensive Plan, Policy Plan, 2003 Edition, Environment
section as amended through November 15, 2004, page 13-15, states:

"It is desirable to conserve a portion of the County's land in a condition that is as close to
a predevelopment state as is practical. A conserved network of different habitats can
accommodate the needs of many scarce or sensitive plant and animal species. Natural
open space also provides scenic variety within the County, and an attractive setting for
and buffer between urban land uses. In addition, natural vegetation and stream valleys
have some capacity to reduce air, water and noise pollution.
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Objective 9: Identify, protect and enhance an integrated network of
ecologically valuable land and surface waters for
present and future residents of Fairfax County.

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

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

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

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

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

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

Modifications to the boundaries so delineated may be appropriate if the area designated
does not benefit habitat quality, connectedness, aesthetics, or pollution reduction as
described above. In addition, some intrusions that serve a public purpose such as
unavoidable public infrastructure easements and rights of way are appropriate. Such
intrusions should be minimized and occur perpendicular to the corridor's alignment, if
practical.

Preservation should be achieved through dedication to the Fairfax County Park Authority,
if such dedication is in the public interest. Otherwise, EQC land should remain in private
ownership in separate undeveloped lots with appropriate commitments for preservation.
The use of protective easements as a means of preservation should be considered.

When preservation of EQC land is achieved through the development process it is
appropriate to transfer some of the density that would otherwise have been permitted on
the EQC land to the non-EQC portion of the property to provide an incentive for the
preservation of the EQC and to achieve the other objectives of the Plan. The amount of
density transferred should not create an effective density of development that is out of
character with the density normally anticipated from the land use recommendations of the
Plan. For example, town homes should not normally be built adjacent to an EQC in an
area planned for two to three dwelling units per acre. Likewise, an increase in the
effective density on the non EQC portion of a site should not be so intense as to threaten
the viability of the habitat or pollution reduction capabilities that have been preserved on
the EQC portion of the site.

Policy b. To provide an incentive for the preservation of EQCs while
protecting the integrity of the EQC system, allow a transfer
of some of the density from the EQC portion of developing
sites to the less sensitive areas of these sites. The increase
in effective density on the non-EQC portion of a site should
be no more than an amount which is directly proportional
to the percentage of the site that is preserved. Overall site
yield will decrease as site constraints increase. Maximum
density should be determined according to a simple
mathematical expression based upon the ratio of EQC land
to total land. This policy is in addition to other plan
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policies which impact density and does not supersede other
land use compatibility policies.

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

The Fairfax County Comprehensive Plan, Policy Plan, 2003 Edition, Environment
section as amended through November 15, 2004, page 16, states:

"Objective 10:

Policy a:

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

Protect or restore the maximum amount of tree cover on
developed and developing sites consistent with planned
land use and good silvicultural practices.

Policy b: Require new tree plantings on developing sites which were
not forested prior to development and on public rights of
way....,,

The Fairfax County Comprehensive Plan, Policy Plan, 2003 Edition, Land Use -
Appendix 9 Residential Development Criteria, as amended through November 15, 2004,
page 26, states:

"Fairfax County expects new residential development to enhance the community by:
fitting into the fabric of the neighborhood, respecting the environment.... Applicants are
encouraged to submit the best possible development proposals...

3. Environment:
All rezoning applications for residential development should respect the
environment. Rezoning proposals for residential development, regardless
of the proposed density, should be consistent with the policies and
objectives of the environmental element of the Policy Plan, and will also
be evaluated on the following principles, where applicable.
a) Preservation: Developments should conserve natural environmental
resources by protecting, enhancing, and/or restoring the habitat value and
pollution reduction potential of floodplains, stream valleys, EQCs, RPAs,
woodlands, wetlands and other environmentally sensitive areas.
b) Slopes and Soils: The design of developments should take existing
topographic conditions and soil characteristics into consideration.
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c) Water Quality: Developments should minimize off-site impacts on
water quality by commitments to state of the art best management
practices for stormwater management and low-impact site design
techniques.
d) Drainage: The volume and velocity of stormwater runoff from new
development should be managed in order to avoid impacts on downstream
properties. Where drainage is a particular concern, the applicant should
demonstrate that off-site drainage impacts will be mitigated and that
stormwater management facilities are designed and sized appropriately.
Adequate drainage outfall should be verified, and the location of drainage
outfall (onsite or offsite) should be shown on development plans...

4. Tree Preservation and Tree Cover Requirements:
All rezoning applications for residential development, regardless of the
proposed density, should be designed to take advantage of the existing
quality tree cover... Proposed utilities, including stormwater management
and outfall facilities and sanitary sewer lines , should be located to avoid
conflicts with tree preservation and planting areas."

ENVIRONMENTAL ANALYSIS

Floodplain/Environmental Quality Corridor/Resource Protection Area

The 53.8 acre subject property is situated south of the Dulles Toll Road (Route 267) and
west of Centreville Road (Route 657) within the Horsepen Run watershed. The
Merrybrook Run stream valley traverses a significant portion of the subject property.
The stream valley originates from the southwest, and then bends in a northerly direction
and continues in a north-south direction along the eastern aspect of the property. Land
Bay G, which is situated south of Sunrise Valley Drive (Route 6320), is almost entirely
stream valley and large portions of Land Bays D and F also contain stream valley. The
stream valley is associated with an Environmental Quality Corridor (EQC), Resource
Protection Area (RPA) and 100-year floodplain. The EQC delineation for the site is
approximately coterminous with the 100-year floodplain except for a portion of
floodplain located in Land Bay F (north of Sunrise Valley Drive and immediately east of
the proposed new road) is not included as EQC because this land was previously
converted from wetland to agricultural use. The area of the RPA, is similar but is not
exactly the same area as the EQC/floodplain. According to the development plan, the
RPA delineation was established for this application by an RPA plan (3717-RPA-02,
approved on October 2, 2001).

Stormwater Management/Best Management Practices (SWM/BMP)

The current proposal depicts an extended dry detention facility with a sediment forebay,
low marsh areas, high marsh areas, a butterfly garden, gazebo and boardwalk in the
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RPA/EQC located south of Sunrise Valley Drive. This feature is intended to serve as a
passive recreation amenity for the entire development as well as a stormwater
management/best management practice (SWM/BMP) facility. An additional water
quality area has been added (where a play area had been previously proposed) in the
northwest corner of the subject property in Land Bay B to partially accommodate for the
water quality requirement for the northwest portion of the property, which will not be
treated by the SWM/BMP facility. The location of the SWMBMP facility within the
RPA/EQC raises concerns.

EQC: For ecological conservation resource purposes, the County's Policy Plan
recommends that EQCs should be preserved and restored. The placement of stormwater
infrastructure significantly alters the ecological value of the stream valley corridor in its
natural state, and for that reason the Policy Plan recommends against locating
SWM/BMP facilities in an EQC unless the facility provides a regional benefit.
According to the development plan (page 26), the total drainage area served by the
proposed SWMBMP pond is 35.8 acres, including 28.4 acres on-site, 2.1 acres off-site to
the northeast and 5.3 acres off-site to the west. The development plan also acknowledges
that approximately 13.6 acres of the site will be too low to drain into the SWMBMP
pond and may discharge directly into the Merrybrook Run floodplain. Thus, the
proposed SWM/BMP facility is not regional serving; it only serves a portion of the
subject site and a relatively small portion off-site. The SWM/BMP facility as currently
proposed conflicts with the Comprehensive Plan's EQC policy that SWMBMP facilities
be located outside the EQC unless such facilities are regional-serving. To be in
conformance with the EQC policy, the applicant should demonstrate that the proposed
SWM/BMP facility is regional serving by providing water quality and water quantity
controls for an area commensurate with the subject site and a substantial portion of the
larger watershed. Alternatively, the applicant should relocate the SWMBMP facility
outside the EQC.

RPA: The Department of Public Works and Environmental Services (DPWES) granted a
Resource Protection Area Exception approval to allow for encroachment equivalent only
to the footprint of the pond within the RPA situated south of Sunrise Valley Drive. The
exception was granted prior to the Chesapeake Bay Ordinance revisions, which were
adopted by the Board of Supervisors in November 2003. The configuration and the
design of this application have changed a number of times over the years. The current
development plan depicts a much more extensive encroachment into the RPA than what
was approved under the earlier exception, and for that reason the exception does not
apply to the current proposal. The applicant is working with DPWES to submit a new
request for a Resource Protection Area exception. Under the current provisions of the
CBPO, stormwater facilities are not permitted in the RPA unless those facilities provide a
regional benefit to the watershed. While the applicant has provided additional
information regarding the drainage pattern of the subject property in a pre-development
state as well as under post-development conditions, the fact remains that the proposed
stormwater facility will only accommodate the water quality and quantity requirement for
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approximately one-half of the site . The new RPA exception request is subject to review
and approval by the Board of Supervisors.

Adequate Detention and Drainage Outfall : As previously mentioned, approximately
one half of the site will not be served by the proposed SWM/BMP facility. To be
consistent with the Comprehensive Plan's Residential Development Criteria regarding
drainage and water quality, the applicant should provide SWM/BMP measures to serve
the entire site . To achieve this, the applicant should provide SWM/BMP measures in
addition to the proposed SWM/BMP pond in Land Bay G and the BMP facility in Land
Bay B.

Wetlands Permits: The applicant has provided additional materials for the special
exception submission for filling in the floodplain, dated June 3, 2005. Note 6 of the
special exception plat indicates that the applicant has secured the following permits from
the federal and state governments which are required for project impacts in jurisdictional
non-tidal wetlands under §404 of the Clean Water Act:

• a jurisdictional determination, dated August, 2001 - Corps of Engineers which
verifies the wetland delineation provided by Wetland Studies and Solution -
Corps of Engineers;

• A Virginia Water. Protection Permit from the Department of Environmental
Quality, expiration date - June 10, 2018

• A state program general permit, Corps of Engineers, expiration date - June 26.
2018.

Wetland permitting may involve overlapping jurisdictional issues and can be subject to
review and processes of federal, state and local governments. Jurisdictions address
specific issues , which may differ. The County's Chesapeake Bay Preservation Ordinance
is administered by the Fairfax County and the Department of Public Works and
Environmental Services . The County's Comprehensive Plan's Environmental Quality
Corridor policy is applied in the review of zoning requests. The wetland permits alone do
not allow or justify the placement of stormwater infrastructure in the RPA/EQC, because
such requests are reviewed and approved by the County, not through state and federal
permitting processes as cited above.

Transportation Generated Noise

The applicant has submitted a noise study from Polysonics, dated January 20, 2005, for
the Arrowbrook Centre development which concludes that some residential units in Land
Bays C and D will be situated within a future unmitigated traffic noise impact zone of
65dBA Ld„ and above. The study also concludes that the projected noise levels can be
mitigated with building materials to achieve interior noise level of 45dBA Ld,,. Based on
the noise analysis, a draft proffer for noise attenuation commits to building materials for
any residential structure and hotel to achieve noise mitigation to 45dBA Ldn in
accordance with Comprehensive Plan guidance. The applicant should also disclose to all
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individuals purchasing residential units in this development that the property may be
impacted by aircraft noise associated with nearby Dulles International Airport.

Tree Preservation/Enhancement

Sheet 5 of the revised development plan is a landscape plan for the proposed
development. The Urban Forestry Management Branch, DPWES, has performed a
detailed analysis of the development proposal regarding improvement and enhancement
of the landscaping which has been proposed for the subject property. The applicant is
encouraged to work with the Urban Forestry Management Branch, DPWES, to look for
opportunities to augment the landscaping for this 53.8-acre subject property including the
possibility of implementing several green roofs into the development, which could
provide a water quality benefit as well as a landscape amenity.

COUNTYWIDE TRAILS PLAN

The Countywide Trails Plan Map shows a major paved trail (defined as asphalt or
concrete, eight feet or greater in width) along the west side of Centreville Road adjacent
to the subject property and a major paved trail on the north side of Sunrise Valley Drive
which is also adjacent to the subject property. Note 10 of the development plan indicates
that the trail requirement will be addressed by construction of a trail west of Merrybrook
Run stream valley in order to avoid the sensitive ecological areas of the Merrybrook Run
stream valley.

PGN: MAW
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FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

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

FROM: Angela Kadar Rodeheaver, Chief
Site Analysis Section, DOT

FILE: 3-4 (RZ 2002-HM-043), (RZ 79-C-037)

SUBJECT: Transportation Impact

REFERENCE : CDP/FDP 2003-HM-043, PCA 79-C-037-5; Arrowbrook Center
Traffic Zone: 1731
Land Identification Map: 16-1 ((1)) 4, 4B, 4C, and 39

DATE: April 28, 2005

The following comments reflect the analyses of the Department of Transportation. These
comments are based on the development plan revised to April 4, 2005, draft proffers last revised
to April 4, 2005, and various transportation impact evaluations, last submitted February 24,
2005.

The applicant is seeking approval to develop the site with a maximum of 1,717,310 gsf of office,
retail and residential uses, not including recreational uses, affordable dwelling units, and
associated bonus density uses. Because of the inherent and unaddressed transportation issues
associated with the request, this department recommends denial of the application.

The following are the major concerns with the application:

Trip Generation.

This Department completed a comparative analysis of trip generation using data published by the
Institute of Transportation Engineers. Based on this analysis, this department estimates that
without synergy and Transportation Demand Management [TDM] practices, the various uses
would generate approximately 1,695 and 2,375 a.m. and p.m. peak hour trips respectively. The
applicant's traffic study, after reductions for synergy, TDM solutions and shifts to interparcel
connections which do not exist, uses rates which are 39% below the a.m. peak and 43% below
the p.m. peak hours identified by this department. Note that the applicant's trip generation
volumes were based on a higher site density than is now proposed. Trip reductions of this
magnitude are not acceptable.
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Traffic Study Conclusions.

The applicant submitted various transportation studies to address staff concerns and changes in
the proposed development . The February, 2005 analysis identified above is a Synchro analysis

submitted at the request of VDOT staff. The study conclusions indicate that the proposed
development can be accommodated without degradation of the adjoining street network Level of

Service. This Department does not agree with the conclusions because the data and parameters
utilized to reach the conclusions are not appropriate . As identified above , the volumes used for
the analysis are unacceptably low. The most recent transportation analysis also shifts
approximately 6% of the site trips through adjoining parcels west of the site , on the premise that
interpacel access can be obtained at such time as these parcels redevelop . There is no indication

that these parcels , which are developed with relatively new buildings , will redevelop in the near

future , or that the county will be able to obtain interparcel access through these parcels at such
time as redevelopment occurs.

The Synchro Analysis does not accurately reflect on-the-ground circumstances. For example,
the Site Access/Centreville Road intersection a.m. peak hour analysis utilizes lane utilization
default factors which are not acceptable. The northbound through movement factor used is 0.91,
but based on the demand of northbound traffic to turn right onto the Dulles Toll Road just north
of this intersection, a lane utilization factor of approximately 0.53 would be the appropriate
factor to use. The same concern applies to the left turn traffic exiting the site, where a .97
utilization factor is used instead of 0.80. Note that the proposed east-west green times do not
appear to accommodate pedestrian movements. Even using the lower volumes, shifts in traffic to
non-existent interparcel connections, and inappropriate lane utilization factors, the projected
Level of Service for both the a.m. and p.m. peak hours is Level of Service "F".

Proffer Commitments.

The applicant is proffering a 20% reduction in trips, but the commitment is less than optimum
and is limited to a period of 15 years. As such, the TDM commitment is also not acceptable.
Also note that this department has not received draft proffers for the requested proffered
condition amendment, but it is the understanding of this department that the amendment request
is only for the deletion of land area.

Site Access.

Access to the site is extremely limited. Only one full point of access can be achieved. It is to be
located on Centreville Road opposite Woodland Park Road. The applicant is also proposing
right-in/right-out access to Centreville Road north of Woodland Park Road, but all traffic exiting
the site via this location must pass through the Woodland Park Road/Centreville Road
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intersection - thus adding to the intersection impacts. Additional access to Centreville Road is
not available due to wetlands on the site and the close proximity of other intersections. Because
of environmental issues, the applicant has shifted all density to the land bay north of Sunrise
Valley Drive.

Access is also proposed on Sunrise Valley Drive west of Centreville Road. However because of
the limited site frontage on Sunrise Valley Drive, this point of access is very close to the Sunrise
Valley Drive/Centreville Road intersection. The proposed access does not meet median break
spacing standards, and must be limited to a right-in/right-out and left-in only design. The left-in
design is substandard, but VDOT staff have indicated a willingness to accept the left-in access.
Much of the traffic exiting the site at this location will create significant and unacceptable U-turn
movements at the intersection of Sunrise Valley Drive and Dulles Technology Drive.

Site Design.

Various site design issues remain unaddressed. These include the lack of a trail/sidewalk
adjacent to the entire Centreville Road frontage; the routing of one of the on-site roadways
through one of the parking garages with what appears to be a "T" intersection within the garage;
and the nebulous spectrum of development options for the site. Various density options are
reserved, as well as the option to shift the underground parking to above ground. These options
have the potential to significantly impact the on-site traffic circulation. Note that although it is
not a decision of this department, the Department of Transportation does not support the
requested waiver of street lighting along Centreville Road.

Conclusions.

Because of the major issues identified above, the Department of Transportation recommends
denial of the application.

AKR/CAA

cc: Michelle Brickner , Director, Office of Site Development Services, Department of Public Works and
Environmental Services



APPENDIX 9

FAIRFAX COUNTY , VIRGINIA

MEMORANDUM

TO: Staff Coordinator
Zoning Evaluation Division, OCP

DATE : January 29, 2003

FROM: Gilbert Osei-Kwadwo (Tel: 324-5025) }
System Engineering & Monitoring Divisio
Office of Waste Management, DPW

SUBJECT: Sanitary Sewer Analysis Report

REFERENCE : Application No. RZ/FDP 2002-HM-043/PCA 79-C-037-05 SE 2002-HM-04C

Tax Map No. 016-3- /01/ /0004B 0004C, 0005, 0005A,0039

The following information is submitted in response to your request for a
sanitary sewer analysis for the above referenced application:

1. The application property is located in the HORSEPEN CREEK (A2)

Watershed. It would be sewered into the Blue Plains Treatment Plant.

2. Based upon current and committed flow, excess capacity is available at
this time. For purposes of this report, committed flow shall be deemed
as for which fees have been previously paid, building permits have been
issued, or priority reservations have been established in accordance
with the context of the Blue Plains Agreement of 1984. 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 pipe line located IN AN EASEMENT and
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

Sewer Network + Aeplication + Previous Rezonings + Come Plan

Adea. Inadea. Adea. Inadea. Adea. Inadea.

Collector X _ X X
Submain X X X
Main/Trunk X X X
Interceptor
Outfall

5. Other Pertinent information or comments : DULLES CORNER REIMBURSEMENT

CHARGES ARE APPLICABLE.



APPENDIX 10
411W 1411010

FAIRFAX COUNTY WATER AUTHORITY
8570 EXECUTIVE PARK AVENUE - P.O. BOX 1 500

MERRIFIELD , VIRGINIA 22116-0815

PLANNING AND ENGINEERING DIVISION

C. DAVID BINNING , P.E., DIRECTOR January 14, 2003

Ms. Barbara A. Byron, Director
Zoning Evaluation Division
Fairfax County Department of Planning and Zoning
12055 Government Center Parkway
Suite 801
Fairfax, Virginia 22035-5505

Dear Ms. Byron:

Re: SE 02-HM-046
PCA 79-C-037-05
RZ 02-HM-043
FDP 02-HM-043
Water Service Analysis

TELEPHONE

(703) 289-6325

FACSIMILE

(703) 289-6382

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

1. The property is located within the Fairfax County Water Authority service area.

2. Adequate domestic water service is available at the site from existing 12-inch and 16-
inch water mains located at the property. See the enclosed property map. The
Generalized Development Plan has been forwarded to Plan Control for distribution to
Engineering Firm.

3. Depending upon the configuration of the on-site water mains, additional water main
extensions may be necessary to satisfy fire flow requirements and accommodate water
quality concerns.

If you have any questions regarding this information please contact me at (703) 289-6302.

ie K. Bai
Manager, P1ani.Trfg Department

Enclosures (as noted)
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FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

December 23, 2002

TO: Barbara Byron, Director
Zoning Evaluation Division
Office of Comprehensive Planning

FROM: Ralph Dulaney (246-3868)
Information Technology Section
Fire and Rescue Department

SUBJECT: Fire and Rescue Department Preliminary Analysis of Rezoning Application RZ
2002-HM-043

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 #436, Frying Pan

2. After construction programmed for FY 20 this property will be serviced by the fire
station planned for the

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.

C:\Documents and Settings\wmayla\Local Settings\Temporary Internet Files \OLK82\RZ.doc
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Date: 6/6/05 Case # RZ-02-HM-043
(Revised)

Map: 16-3

Acreage: 53.80
Rezoning
From : R-1, To: PDC
I-4

PU 3696

TO: County Zoning Evaluation Branch (DPZ)

FROM: FCPS Facilities Planning (246-3609)
SUBJECT: Schools Impact Analysis, Rezoning Application
The following information is submitted in response to your request for a school impact analysis
of the referenced rezoning application.
1. Schools that serve this property, their current total memberships, net operating capacities,

and five year projections are as follows:

School Name and
Number

Grade
Level

9/30/04
Capacity

9/30/04
Membership

2005-2006
Membership

Memb/Cap
Difference
2005-2006

2009-2010
Membership

Memb/Cap
Difference
2009-2010

McNair 3335 K-6 877 928 987 -110 1184 -307

Carson 3171 7-8 1250 1099 1040 210 1152 98

Westfield 2240 9-12 2500/3100 3114 3230 -730 3022 78

II. The requested rezoning could increase or reduce projected student membership as shown
in the followin anal sis:

School Unit Proposed Zoning Unit Existing Zoning Student Total

Level Type Type Increase/ Students

(by Decrease

Grade)
Units Ratio Students Units Ratio Students

K-6 HR 532 X.063 34 SF 54 X.244 13 29 42

SFA 37 X.210 8

7-8 HR 532 X.011 6 SF 54 X.070 4 4 8

SFA 37 X.053 2
9-12 HR 532 X.028 15 SF 54 X.159 9 10 19

SFA 37 X.109 4

Source: FY 2006-2010, Facilities Planning Services Office Enrollment Projections
Note: Five-year projections are those currently available and will be updated yearly. School

attendance areas subject to yearly review.
Comments

Based on the approved proffer guidelines the 43 students generated by this rezoning would justify
a $322,500 proffer for schools. (43 students x $ 7,500 per student)

The foregoing information does not take into account the potential impacts ofother proposals

pending that could affect the same schools.
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FAIRFAX COUNTY PARK AUTHORITY
.............................................................

M E M 0 RA N D U M

TO: Barbara A. Byron, Director
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Lynn S. Tadlock, Di
Planning and Dev

DATE: April 29, 2005

SUBJECT: RZ/FDP 2002-HM-043, Arrowbrook Centre
TM: 16-3((1)) 4, 4B, 4C, 5, 5A, 39

BACKGROUND

The Fairfax County Park Authority (FCPA) staff has reviewed the proposed Development
Plan and proffers dated April 4, 2005. (The applicant has informally forwarded draft
revisions to these proffers that we are aware of but are not formally responded to in this
report). The Development Plan shows mixed use development with 713,000 square feet of
residential uses and 1.1 million square feet of commercial uses on 53.8 acres. The
residential use is estimated to result in between 569 new homes. The proposal will add
approximately 1241 new residents to the current population of Hunter Mill District.

COMPREHENSIVE PLAN CITATIONS

1. Dulles Suburban Center Objectives (Dulles Suburban Center, p 12-14 of 132)

Major Objectives:

22) Protect the environment, preserve natural resources and open space.

24) Protect environmental assets, including Environmental Quality Corridors (EQCs)
and Resource Protection Areas (RPAs) within stream valley parks and private
"open space" in fulfillment of the Greenway concept while encouraging
compatible use by the public where feasible.
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26) Ensure the provision of adequate parklands and recreational facilities to meet the
needs of the Dulles Suburban Center workforce, residents and visitors.
Incorporate active recreation facilities in conjunction with both non-residential
and residential development.

27) Preserve the integrity of existing and future public parklands and protect
significant natural and cultural resources therein from impacts of off-site
development.

2. Dulles Suburban Center Area-Wide Recommendations (Dulles Suburban Center, p 41 of

132)

Active Recreation Recommendations:

"...There are currently major deficiencies in active recreation facilities in this area
of the County. Athletic fields are available at only two locations within the
Suburban Center ... These facilities are already scheduled to maximum capacity
and there remains a large unmet demand from the surrounding residential
communities."

"...If additional residential land uses are introduced into the Dulled Suburban
Center, there will be a need to develop more residential-oriented Neighborhood
and Community Park facilities..."

Parks and Recreation Recommendations:

1) Public, private and corporate interests within the designated Dulles Suburban
Center ... should cooperate in the development of a Greenway system that
serves recreation, environmental and historic preservation, transportation and
tourism, and economic vitality in the Dulles area.

2) To insure that long term recreation and resource protection needs will be met,
the Fairfax County Park Authority should seek acquisition of additional
properties located in Land Units A ... A variety of acquisition mechanisms
should be utilized to optimize the use of public funding and provide
appropriate incentive to property owners to negotiate the transfer of identified
properties.
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5) Private sector development and operation of athletic fields and other active
outdoor recreation facilities for employee use should be encouraged in
cooperation with the Park Authority.

3. Dulles Suburban Center Land Unit Recommendations (Land Unit A, Dulles Suburban
Center, p 57-61 of 132)

General Land Unit Recommendations:

5) Merrybrook Run should be preserved as an integrated element of the Dulles
Greenway Open Space System. It should function as a linear park. It may
include water features and trails that facilitate pedestrian traffic through the
land unit, and which link to the countywide trail system.

Core Area Recommendations:

• Development in Land Unit A should provide for adequate public or privately-
owned recreational facilities to serve both employment and residential uses.

Other Recommendations:

3. Agricultural uses exist within this land unit and should be preserved to
provide open space and protect natural and ecological resources. Parcels 16-
3((l)) 4Vand 4Z [these parcels are now 16-3((1)) 4 and 39]...are located
within an Agricultural and Forestal District. At such time as the district
expires, it is desirable that this land be acquired for use as a community park
to provide active recreation opportunities for employees and residents of the
area. Land acquisition and facility development may be achieved through a
variety of mechanisms including dedication, donation, or purchase. If the land
in withdrawn from the district, and not acquired as a park, it is recommended
that this land be developed under the conditions outlined about..., and that a
minimum of 10 acres should be dedicated to the Fairfax County Park
Authority to serve the active recreation needs of the employees and resident of
the area.
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Parks and Recreation Recommendations:

1. Community parkland should be acquired either through purchase or
dedication. Open space park and recreation facilities should be
acquired to serve employment uses that develop near Dulles Airport.

4. Park Services and New Development (The Policy Plan, Parks and Recreation Objective 4, p. 180)

"Maximize the required and voluntary dedication , development , and renovation of

lands and facilities for parks and recreation to help ensure an equitable distribution
of these resources commensurate with development throughout the County."

Policy a: "Provide neighborhood park facilities on private open space in quantity
and design consistent with County standards; or at the option of the
County, contribute a pro-rata share to establish neighborhood park
facilities in the vicinity..."

Policy b: "Mitigate the cumulative impacts of development that exacerbate or create
deficiencies of Community Park facilities in the vicinity. The extent of
facilities, land or contributions to be provided shall be in general
accordance with the proportional impact on identified facility needs as
determined by adopted County standards. Implement this policy through
application of the Criteria for Assignment of Appropriate Development

Intensity."

5. Heritage Resources (The Policy Plan, Heritage Resources, p. 3)

Objective 1: Identify heritage resources representing all time periods and in all

areas of the County.

Policy a: "Identify heritage resources well in advance of potential damage or
destruction."

Objective 2: Maintain a County Register of Historic Sites and a County Register of
Archaeological Sites to recognize the value of significant heritage
resources for preservation.

Policy a: "Evaluate heritage resources for listing on the County Registers of
Historic or Archaeological Sites according to established state and
national criteria."
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6. Protect Park Resources (The Policy Plan, Parks and Recreation Objective 3, p. 179)

"Ensure the long term protection , maintenance and preservation of park
resources."

Policy a. "Protect park resources from the adverse impact of development on nearby
Properties."

ANALYSIS AND RECOMMENDATIONS

Park Dedication:

The Park Authority's primary concern is the impact to park and recreational facilities of
the proposed commercial and residential uses. The 569 new residences proposed on this
site would add approximately 1241 new residents to the current population of the Hunter
Mill District. Currently, there are no parks located in the Dulles Corridor area. There is a
significant need for all types of parkland and park facilities in this area. The Dulles
Corridor area is underserved by parkland as compared to other areas of the County.
Analysis based on the recently adopted Parks and Recreational Needs Assessment
indicates the need for almost 500 acres of parkland based on the existing, approved, and
pending residential development in this area.

Existing nearby parks (Floris Community Center, Frying Pan Park, Floris School site,
Hutchinson School site, and Stratton Woods) are outside of this service area and do not
meet the demand for parkland generated by residential development in the Dulles
Corridor. Besides parkland, the recreational facilities in greatest need in this area include
rectangular and diamond fields, indoor gymnasiums, reservable picnic shelters
w/amenities, and a neighborhood skate park and trails.

The need for additional active recreational areas in Dulles Suburban Center is repeatedly
cited in the Plan's Major Objectives, Area-Wide Recommendations, and Land Unit
Recommendations. The Dulles Suburban Center section of the Comprehensive Plan
refers to "major deficiencies" in active recreation facilities in this area of the County.
This major deficiency of active recreational parkland has only intensified as the Dulles
Suburban Center has developed with recent additional new residential uses.

The applicant's site is specifically identified in the Comprehensive Plan as the location
for ten (10) acres of parkland for active recreation to help address this deficiency. The
Park Authority has worked extensively with the applicant over the past three years
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providing guidance to satisfy the Comprehensive Plan requirement. The current
Development Plan submission shows a proposed park site for Land Bay F. Land Bay F
has 4.4 acres outside of the RPA area. The Development Plan shows a proposed
rectangular field, parking area, volley ball courts, bocce ball, and croquet areas in this
Land Bay.

The proposed Land Bay F park site would address a portion of the park and recreation
needs in this area. With careful detailing of the proposed improvements to maximize
available space and playability, this proposal shows some merit. Carefully designed and
placed retaining walls, artificial turf on the field surface, and athletic field lighting would
expand the use and playability. The applicant has expressed a willingness to make these
types of improvements to this urban park.

Due to the tight constraints proposed graphically, very careful design will be needed to
minimize recreation users, such a soccer play, with adjacent uses and vehicle travel.
Conflicts appear possible and should be mitigated through screening, fencing, grade
changes, establishing lines of sight, warning signage, and so forth.

The proffers indicate that the applicant claim credits for an additional 2.68 acres of
dedicated parkland "outside of the RPA" in Land Bay G. In reality, this is not usable
parkland since the Development Plan clearly shows a proposed stormwater management
pond in this area.

The current proposal for Land Bays F and G do not meet the intent of the Comprehensive
Plan to provide 10 contiguous acres of parkland suitable for active recreation
development. However, the applicant has proposed to develop recreation improvements
on site as well as offer to provide significant park and recreation improvements off site
within the Hunter Mill District. To meet the intent of the plan, such improvements need
to provide a package of offsite community parkland and improvements that would have
been anticipated had the applicant offered the 10 contiguous developable acres on site.
Such improvements, both on and off site, shall be in accordance with FCPA guidance and
PFM standards and dedicated to FCPA. A separate agreement, between the Park
Authority and the applicant, bound by the applicants' proffers, and acceptable to DPZ,
should be part of the consideration of this application.

The applicant has requested that the Park Authority accept dedication of Land Bay G (the
Stormwater Management Pond) subject to binding agreements that ensure that the
proposed development assumes all responsibility for maintenance, upkeep, and liability
of all improvements in the Land Bay. As shown on the Development Plan, the
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stormwater management pond is proposed to be designed to enhance wildlife habitat
values and provide for a boardwalk, gazebo, and trail loop. The Park Authority is willing
to consider dedication subject to resolution of the following issues:

1. Appropriate noise studies demonstrate the boardwalk and gazebo are outside of
the LdN 65 noise zone.

3. Appropriate binding agreements are provided that relieve the Park Authority of
any responsibility for maintenance of all improvements in the Land Bay. The
applicant should submit an agreement for County review and approval. The
agreement should also address frequent maintenance issues to ensure retention of
a park-like setting (such as regular removal of trash and debris from the
stormwater management facility following each rain event).

4. The applicant replants the RPA area with native species following submission and
approval of a re-planting plan. The re-planting plan should be approved by the
Park Authority in conjunction with the Northern Virginia Soil and Water
Conservation District.

If these issues are not sufficiently addressed, Land Bay G should not be dedicated to the
Park Authority. The Development Plan and proffers should be revised accordingly.

Impacts to Existing FCPA Service Levels:

The residents of this development will need access to outdoor recreational facilities.
Typical recreational needs include playground/tot lots, basketball, tennis and volleyball
courts and athletic fields. Based on the Zoning Ordinance Sections 6-110 and 16-404, the
applicant shall provide $955 per non-ADU (affordable dwelling unit) residential unit for
outdoor recreational facilities to serve the development population. If there are no ADUs
proposed, the Ordinance-required contribution is $543,395 in addition to 10 acres of
dedicated parkland.

The $955 per unit funds required by Ordinance offsets only a portion of the impact to
provide recreational facilities for the new residents generated by this development.
Typically, a large portion if not all of the Ordinance-required funds are used for outdoor
recreational amenities onsite (such as an outdoor pool and clubhouse). 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 (such as
picnic areas, ball fields, and basketball courts).
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In order to offset the additional impact caused by the proposed development, the applicant
the applicant should propose to develop park facilities on site and within Hunter Mill
District as described above.

Heritage Resources:

The property contains two houses have "Public Significance" status under the County
Heritage Resources Plan. The Ratcliffe -Meiselman-Hanna house is listed in the Fairfax
County Inventory of Historic Sites . The Arrowhead Farm structure has not yet been
inventoried . FCPA recommends that the buildings on this tract be evaluated as to their
cultural and historic value.

There is a high probability of potentially significant archaeological resources including
out-buildings, trash middens, and other features associated with 18th and 19th century
farms on this property. Additionally, there is one documented cemetery and a second
cemetery reputed to be on the property. FCPA recommends that the applicant conduct a
Phase I archaeological survey on the property and if potentially significant archaeological
resources are discovered, conduct further archaeological investigations as appropriate.
FCPA also requests that the applicant commit to providing one copy of the Phase I
archaeological survey (and any further archaeological investigations) to FCPA's
Resource Management Division (Attention: Liz Crowell) within thirty days of survey or
study completion.

cc: Kirk Holley, Manager, Park Planning Branch
Irish Grandfield, Senior Planner, Park Planning Branch
Cindy Messinger, Director, Resource Management Division
Brian Daly, Director, Park Operations Division
Gail Croke, Senior Right of Way Agent, Land Acquisition & Management Branch
Jenny Pate, Trails Planner, Park Planning Branch
John Bell, Department of Planning and Zoning
Anita Capps, Department of Planning and Zoning
Chron Binder
File Copy
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COUNTY

V I R G I N I A

DEPARTMENT OF PUBLIC WORKS AND ENVIRONMENTAL SERVICES

ENVIRONMENTAL AND SITE REVIEW DIVISION

STAFF REPORT

RESOURCE PROTECTION AREA (RPA) ENCROACHMENT
EXCEPTION # 1504-WRPA-001-1

HUNTER MILL DISTRICT

APPLICANT: Frank R. Graziano

PROJECT LOCATION: Arrowbrook Center at the Intersection of Centreville
Road with Dulles Toll Road (Route 267), North of
Coppermine Road, West of Centreville Road and
South of Washington Dulles Access Road.

TAX MAP REFERENCE : 016-3-01-0004, 0004-B & C, 0005, 0005-A and.0039

APPLICATION ACCEPTED : April 27, 2005 (Additional information received on
June 15 , 2005).

WATERSHED: Horspen Creek

CHESAPEAKE BAY Section 118-6-9, General Resource Protection Area
PRESERVATION ORDINANCE Encroachment Request.
(CBPO) PROVISION:

PROPOSAL: Construction of Stormwater Management (SWM)
pond and Grading within Resource Protection Area
(RPA). The disturbed RPA is to be restored in
accordance with the Corps of Engineer approved
wetland permit.

Portion of the pond and its embankment is also
located within a major floodplain.

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days
advance notice . For additional information on ADA, call 703 -324-1720 or TTY 711 (Virginia
Relay Center).



Staff Report 1504-WRPA-001-1

PROPERTY SIZE: 53 .8 Acres

AREA OF REQUESTED 4.5 acres
RPA ENCROACHMENT:

PUBLIC HEARING : General RPA Encroachment Requests under 118-6-9
in conjunction with a Special Exception application
require approval by the Board of Supervisors.

DESCRIPTION: The applicant is requesting an RPA Exception to
permit the following disturbances within an RPA:

• Construction of a portion of pond embankment
(total disturbed area 2.5 acres)

• Grading adjacent to the pond embankment for
purpose of adequate conveyance of the 100-
year flood through the existing channel
(disturbed area 2.0 acres)

BACKGROUND:

• Restoring the disturbed portion of the RPA,
Environmental Quality Control (EQC) and
wetland in accordance with the approved
wetland permit for the project.

A portion of the subject property, Parcels 4B & 4C,
where the SWM pond is proposed is a part of the
original Rezoning Application # 79-C-037 for Dulles
Technology Center. This rezoning application
requesting a change from R-1 to 1-4, was approved on
July 23, 1979. The Original Conceptual Development
Plan which was a part of that rezoning application,
depicted Parcels 4b & 4C as outlots without any
disturbance. A proffer Condition Amendment PCA #
79-C-037-5, to delete Parcels 4B & 4C (total 3.55
acres) from the Original Rezoning Application for
Dulles Technology Centre, has been filed
concurrently with this Special Exception. In addition,
the PCA includes these parcels into the Arrowbrook
Centre Development.

The RPA Delineation Study on the subject property
was approved on October 2, 2001 under plan # 3717-
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RPA-02- 1, titled "Lauders Farm Preservation Area
Plan".

On September 24, 2002 , a Water Quality Impact
Assessment (WQIA), Project # 1504-WQ-01-1, was
submitted with a request letter to permit the following
encroachments into the RPA under the 1993
Chesapeake Bay Preservation Ordinance (CBPO):

1. Construction of an enhanced , extended detention
dry pond and associated stormwater outfall under
Section 118-6-3;

2. Construction of a trail around the stormwater
management facility and a boardwalk through a
portion of the adjacent wetland , under Section
118-5-3(a)

3. Construction of an entrance road to the site under
Section 118-2-1(d).

The WQIA (Project # 1504 -WQ-01- 1) and the RPA
exception under the former CBPO was approved on
October 24 , 2002 permitting the above -mentioned
encroachments (Attachment B).

On February 25, 2003 , a revised Floodplain Study
proposing fill placement associated with the
construction of the proposed SWM pond was
approved . This Floodplain Study shows the proposed
cut (excavated ) areas within the floodplain for
purpose of providing adequate flood conveyance
capacity . The Study was approved under Plan #
1504-FP-01-2; titled " Arrowbrook Center Floodplain
Alteration Study" (See Attachment C).

On May 13, 2004, an extension to the previously
approved RPA encroachments was granted for a
period of twenty-four months (Attachment D).

On June 23 , 2004 , a letter was received from Patton
Harris Rust and Associates (PHRA ) requesting a
determination from the Director of DPWES whether
the previously approved RPA encroachments are still
valid with respect to the Amended CBPO . A letter of
determination was issued on June 25, 2004
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(Attachment E) qualifying the previously approved
RPA encroachments as a pending plan of
development pursuant to the July 7, 2003 adopted
Board Policy for Treatment of Approved and Pending
Plan of Development. This letter also pointed out a
correction to an arithmetic error in the units of total fill
within the floodplain from cubic feet to cubic yards.

Based on the above, it is clear that the previously
approved exception under the former CBPO
authorized disturbance within the RPA for the
purpose of the construction of the stormwater
management pond. However, the previously
approved WQIA did not include the proposed cut and
grading within the RPA for the purpose of creating
additional flood conveyance capacity. The RPA
impact analysis and the Best Management Practices
(BMP) computations depicted on the previously
approved WQIA showed that this area would be
reserved as undisturbed open space area
(Attachment F).

In order to construct the proposed SWM pond, the
applicant must disturb additional areas within the
floodplain and RPA that were previously shown as
undisturbed Conservation Area for water quality
credit.

Since it is impractical to construct the proposed SWM
pond embankment without such additional
disturbance (cut) to compensate for the loss in the
flood conveyance capacity, a revision to the
previously approved WQIA was requested to comply
with the amended CBPO. This necessitates
submission of a revised WQIA and Water Quality
Exception Request under 118-6-9.

DOCUMENTS AND The following information is part of this application:
CORRESPONDENCE:

• RPA Encroachment Exception Application and
statement of justification (Attachment G).

• Water Quality Impact Assessment (WQIA)
1504-WQ-02-1, dated April 19, 2005, prepared by

4



Staff Report 1504-W RPA-001-1

Wetlands Studies and Solution, Inc. (Attachment
H).

ANALYSIS:

• Conceptual Development Plan/Generalized
Development Plan (CDP/FDP), dated June 16,
2004, prepared by PHRA (Attachment I).

• Copy of the Geotechnical Study Report, dated
June 16, 2005 prepared by PHRA (Attachment J).

This is a 53.8 acres site with proposed mixed
development consisting of offices, hotel, retails and
multi-family residential units. The applicant requests
to disturb 4.5 acres of RPA for purpose of
construction of SWM pond components and grading
within the floodplain to provide the flood conveyance
capacity. The construction of the pond embankment is
totaling about 4,030 cubic yards of fill. The cut volume
associated with the construction for the SWM pond is
about 2,120 cubic yards. The cut volume for the
purpose of creating additional flood capacity is 7,490
cubic yards. As a result of the proposed
development, the total cumulative fill within the
floodplain and RPA is 4,326 cubic yards and the total
spoil of excavation is 9,713.5 cubic yards. Detailed
analysis of the cross-sectional information, which
shows the 100-year water surface elevation and the
impact of the proposed cut and fill within the
floodplain and RPA is provided on Attachment K.

Two on-site SWM facilities are proposed to meet the
water quality control and detention requirements for
the subject site.

SWM facility # 1: is a proposed enhanced extended
detention dry pond, which is partially located within
the RPA. It will treat about 28.39 acres of on-site
drainage area and 5.05 acres of off-site areas. The
pond has an impoundment capacity of approximately
14.6 acre-ft, with a dam, height of 10 ft. According to
the Public Facilities Manual (PFM), this is classified
as a "Type C" reservoir, which requires the
submission of a geotechnical study to address the
concerns associated with embankment foundation,
and the design for stability and seepage assessment.
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These concerns, together with the PFM requirements
are outlined in the attached geotechnical report. The
applicant recommends that the outside slope of the
dam embankment be armored with a vegetative
Geoweb cellular confinement system (or equivalent)
filled with top soil and vegetated with grass. The
vegetative armoring will be placed along the entire
outside face of the dam embankment that faces the
existing creek from the toe of the dam embankment to
approximately one foot above the proposed 100-year
floodplain elevation.

SWM facility # 2: is a proposed Best Management
Practices (BMP) facility, which is sited outside the
RPA, and provide water quality control treatment for
about 9.49 acres of on-site drainage area and 1.48
acres off-site areas.

Out of the 53.8 acres site, about 13.59 acres will be
left uncontrolled, which is mainly the undeveloped
areas within the floodplain and RPA.

Utilizing the Occoquan method, the combined
phosphorous removal efficiency of the two stormwater
management facilities is found to be 58.00% which is
above the minimum requirements of 40%.

Without credit for the off-site drainage areas, the
proposed enhanced dry pond will provide 43.38%
phosphorous removal for the whole site, and 41.78%
for the entire 33.44 acres drainage area to the pond.
This shows that the proposed pond has BMP capacity
which serves the entire upstream watershed.

The results of the Buffer Equivalence Methodology,
which is part of the WQIA, indicate that to mitigate the
impact of reduction in the Buffer area (because of the
proposed disturbance within the RPA), the required
removal rate for the site should be 42.6%. The two
proposed SWM facilities will provide a removal rate of
58%.

In addition, current photographs and aerial photo of
the site indicate that the existing RPA buffer is
somewhat previously disturbed and is not a high
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quality RPA. As indicated in the WQIA, the applicant
proposes to mitigate the effects of the RPA buffer
encroachment by a restoration scheme to be
implemented in accordance with the approved
wetland permit that has been obtained for this project.
Therefore, the proposed encroachment will replace an
existing RPA in degraded condition with wetlands.

REQUIRED FINDINGS : General RPA Encroachment Exceptions may be
granted only upon the findings listed in CBPO
Sections 118-6-6 and 118-6-9. It is the opinion of
County staff that the required findings, as discussed
below, have been satisfied in this application.

• The requested exception to the criteria is the
minimum necessary to afford relief

More than half of the pond area is proposed to be
outside the RPA. Proposing other location for the
pond outside the RPA is limited by the parcel
boundary (shape and size). The impact to the existing
floodplain area adjacent to Merrybrook Run will be
temporary in nature and full restoration of the
disturbed area will be in accordance with the wetland
permit for the project and the proposed development
conditions.

• Granting the exception will not confer upon the
applicant any special privileges that are denied by this
part to other property owners who are subject to its
provisions and who are similarly situated:

As mentioned earlier an administrative exception was
previously granted for the proposed pond within the
RPA under the former Chesapeake Bay Preservation
Ordinance. It is the additional grading within the
floodplain that necessitated the submission of this
revised exception request. The Board Policy for
Treatment of Approved and Pending Plans of
Development stated that an extension to previously
approved exceptions may be granted by the Director
on case-by-case basis. It is found that the previously
approved RPA Exception for the proposed pond is not
constructible unless additional grading is made within
the floodplain area. Hence this case is unique in
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nature , and it should not form a policy or guidance on
dealing with requests pertaining to the construction of
non-regional pond within the RPA.

• The exception is in harmony with the purpose and
intent of this chapter and is not of substantial
detriment to water quality:

The RPA buffer on the subject property is not of high
quality and previously disturbed . The proposed SWM
pond and associated grading should result in
healthier , more diverse and beneficial RPA buffer
than currently exists . Wetlands will be installed in
what is currently open field. With the exception of the
proposed trail, the entire disturbed RPA buffer outside
the pond area , will be planted with either wetland or
upland vegetation . The Buffer equivalence
methodology analysis , which is part of the submitted
WQIA, indicates that the water quality benefits, of the
proposed development should overweight the
detriment associated with the RPA disturbance.

• The exception request is not based upon conditions
or circumstances that are self-created or self-
imposed:

To provide for better stormwater treatment for the
subject site , the proposed location of the pond is
found to be the optimum . The applicant has attempted
to limit the encroachment into the RPA to the extent
possible . More than half of the pond area is actually
outside the RPA. Other locations for the pond out of
the RPA is limited by the parcel size and shape. A
supplemental BMP facility outside the RPA is also
proposed to treat the uncontrolled portion of the site
that does not drain to the proposed pond. The
possibility of locating the SWM pond outside the RPA
was also investigated and found to be not viable
because it cannot control significant portion of the site
unless the pond is located further downstream within
the RPA . Hence , staff determined that the proposed
pond location within the RPA is not based upon
conditions or circumstances that are self -created or
self-imposed.
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• Reasonable and appropriate conditions are imposed,
as warranted, that will prevent the allowed activity
from causing a degradation of water quality:

As shown on the BMP computations which is part of
the WQIA, that the proposed SWM facilities should
provide effective management and BMP treatment not
only for the entire site but also for the entire upstream
area flowing to the pond (5.05 acres of developed
offsite areas). The disturbance and grading within the
floodplain is temporary in nature and will be fully
restored in accordance with wetland permit and the
proposed development conditions. The restored
buffer will actually provide improved water quality
benefits compared to the existing conditions.

• Other findings, as appropriate and required herein,
are met:

It is found that, the placement of the dam
embankment along the fringe of the floodplain area
could expose it to erosive potential. Therefore, the
applicant was asked to review the grading of the
floodplain and provide erosion protection to the dam
embankment during short and long-term hydraulic
flows (2-year up to 100-year storm event). As part of
the geotechnical recommendations, the applicant
proposes to armor the outside slope of the dam with
vegetative Geoweb Cellular confinement system filled
with top soil and vegetated with grass. The vegetative
armoring will be placed along the entire outside face
of the dam embankment that faces the existing creek
from the toe of the dam embankment to
approximately one foot above the proposed 100-year
floodplain elevation. This proposal is found to be
acceptable by staff to address any potential erosion.

STAFF RECOMMENDATION : Staff recommends approval of the Resource
Protection Area Encroachment # 1504-WRPA-001-1
and the Water Quality Impact Assessment # 1504-
WQ-002-1, subject to the proposed development
conditions contained in Attachment A in an attempt to
meet the requirements of CBPO Sections 118-6-6
and 118-6-9.
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It should be noted that it is not the intent of staff to
recommend that the Committee , in adopting any
conditions , relieve the applicant from compliance with
the provisions of any other 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 Exception
Review Committee . For further information, contact
the Environmental and Site Review Division, Land
Development Services , Department of Public Works
and Environmental Services , 12055 Government
Center Parkway , Suite 535 , Fairfax , Virginia
22035-5505 , 703-324-1720.
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ATTACHMENT A

PROPOSED DEVELOPMENT CONDITIONS

RESOURCE PROTECTION AREA ENCROACHMENT # 1504-WRPA-001-1

If it is the intent of the Board of Supervisors to approve 1504-WRPA-001-1 for
Arrowbrook Centre Development located at Tax Map # 016-3-01-0004, 0004-B &
C, 0005, 0005-A and 0039 of the Chesapeake Bay Preservation Ordinance
(CBPO), staff recommends that the Board condition the approval by requiring
conformance with the following development conditions:

1. This RPA exception is granted for and runs with the land indicated in this
application and is not transferable to other lands.

2. This RPA exception is granted only for the purposes and uses indicated
on Finalized Development Plan RZ/FDP # 2002-HM-043 and Special
Exception SE 2002- HM-046 and is not transferable to other Land.

3. The applicant shall construct the enhanced wetland/stormwater detention
and water quality pond. The pond shall be designed to provide detention
and Best Management Practices (BMP) for the entire upstream drainage
area . It shall include features to enhance the environmental qualities such
as sediment forebay, a butterfly garden , outlet micropool and vegetated
cover of riprap spillway and outfall as depicted on Sheet 4 of RZ/FDP #
2002-HM-043.

4. The applicant shall design the proposed pond to meet all dam standards
of the Public Facilities Manual (PFM) including the geotechnical
requirements , unless a modification is approved by the Director of the
Department of Public Works and Environmental Services (DPWES). The
applicant shall armor the outside slope of the dam with vegetative Geoweb
(or approved equivalent by DPWES) Cellular Confinement System filled
with top soil and vegetated with grass . The vegetative armoring shall be
placed along the entire outside face of the dam embankment that faces
the existing creek from the toe of the dam embankment to approximately
one foot above the proposed 100-year floodplain elevation.

5. The clearing and grading necessary to construct the pond and related
features shall be minimized . The disturbed areas within the RPA and
outside the pond embankment areas shall be restored in accordance with
the approved wetland permit for this project . No trees shall be proposed
within the proposed restrictive planting easement.
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6. In addition to the proposed pond , the applicant shall provide a
supplemental BMP facility such as an underground sand filter to treat the
9.5 acres of on -site runoff that does not drain to the proposed pond.

7. The proposed facilities shall be privately maintained and a maintenance
agreement with the County shall be executed prior to the final approval of
the construction plans.

8. In order that the proposed activities do not incur a degradation of water
quality , adequate erosion and sediment control measures , shall be
employed during construction along the limits of any clearing and grading
within the RPA , and shall remain in place, and be properly maintained, for
the duration of the land disturbing activities until such time that the
disturbed areas are completely stabilized as determined by the
Environmental and Facilities Inspection Division.

9. This approval shall be valid as long as the RZ 2002 -HM-043 remain valid.
Additional amendment to the approved plat may be approved as long as
the amendment does not aggravate conflicts with the provision of the
Chesapeake Bay Preservation Ordinance.

This approval is contingent upon the above noted conditions and does not relieve
the applicant from compliance with the provisions of any applicable Federal,
State or County Ordinance , regulation , or adopted standards . The applicant shall
be responsible for obtaining the approval of any required plans and permits
through the established procedure , and this RPA Exception shall not be valid
until this has been accomplished.
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FAIRFAX
COUNTY

V I R G I N I A

October 24, 2002

Frank R. Graziano, P.E.
Wetland Studies and Solutions, Inc.
14088-M Sullyfield Circle
Chantilly, Virginia 20151

DEPARTM OF PUBLIC WORKS
AND ENVIR6.L,I ENTAL SERVICES

Environmental and Facilities Review Division
12055 Government Center Parkway, Suite 535

Fairfax , Virginia 22035-5503

Telephone: 703-324-1720 Fax: 703-324-8359

t

L. ,' ..` it !Crv ^

4

Subject: Water Quality Impact Assessment for Arrowbrooke Center, Project #1504-WQ-01-
1, Tax Map #16-3, Hunter Mill District

Reference: Your Letter to Assad Ayoubi Dated September 24, 2002

Dear Mr. Graziano:

In response to your request, the Water Quality Impact Assessment (WQIA) for the subject
project is hereby approved.

In addition , based on the information and justification provided in your letter , and an evaluation
of the WQIA, the following exception, exemption and construction within the Resource
Protection Area (RPA) is also approved:

1. An exception under Section 118-6-3 of the Chesapeake Bay Preservation Ordinance (CBPO)
to allow the construction of the proposed extended detention dry pond/wetland pond and
associated stormwater outfall.

2. An exemption under Section 118-5-3(a) of the CBPO to permit construction of a public trail
around the stormwater/Best Management Practice pond, a boardwalk through a portion of
adjacent wetland area, and encroachments associated with public trail improvements located
in the portion of the site north of Sunrise Valley Drive.

3. An approval under Section 118-2-1(d) of the CBPO for increasing the width of the entrance
road to make it more aesthetically pleasing.

The exception, exemption and construction approval shall automatically expire, without notice,
twenty-four (24) months from the date of this letter, unless work on the associated project has
commenced.
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Frank R. Graziano, P.E.
Project #1504-WQ-01-1
Page 2

Please ensure that a copy of this letter is made a part of the relevant site plan.

If further assistance is desired, please contact me at 703-324-1720.

Sincerely,

Qayyum Khan
Chief Stormwater Engineer

QK/mw

cc: Carl Bouchard, Director, Stormwater Planning Division, DPWES
Craig Carinci, Director, Environmental and Facilities Inspections Division, DPWES
Mirza Baig, Chief Site Review Engineer, EFRD, DPWES
File
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FAIRFAX
COUNTY

DEPARTMENT OF PUBLIC WORKS
AND ENVIRONMENTAL SERVICES

Environmental and Facilities Review Division
12055 Government Center Parkway, Suite 535

Fairfax, Virginia 22035-5503

Phone 703-324-1720 • Fax 703-324-8359 • TTY 711

V I R G I N I A

May 13, 2004

J.T. Kelley, P.E.
Wetland Studies and Solutions, Inc.
14088-M Sullyfield Circle
Chantilly, Virginia 20151

Subject: Arrowbrook Center, Project #1 504-WQ-01 - 1, Tax Map #016-3-01-0004, 0004-B,
0004-C, 0005, 0005-A and 0039, Hunter Mill District

Reference: Your Letter Dated May 11, 2004

Dear Mr. Kelley:

In response to your request, an extension of the previously approved encroachments into the
Resource Protection Area for the subject project is hereby approved for twenty-four (24) months
from the date of this letter.

The previously approved exemptions and exceptions, approved under July 1993 Chesapeake Bay
Preservation Ordinance conditions (CBPO), shall remain valid, except Item #3 that permitted an
increase in the width of the entrance road. Please refer to the amended CBPO adopted by the
County on July 7, 2003.

Please ensure that a copy of this letter and the previously approved letter dated October 24, 2002,
is made a part of the subject plan.

If further assistance is desired, please contact Yosif Ibrahim, Stormwater Engineer,
Environmental and Facilities Review Division, at 703-324-1720.

Sincerely,

Qa} um Khan
Chief Stormwater Engineer

QK/dah

cc: Carl Bouchard, Director, Stonmwater Planning Division, DPWES
Mirza T. Baig, Chief Site Review Engineer, EFRD, DPWES
Yosif Ibrahim, Stormwater Engineer, EFRD, DPWES
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Wetland
'%diea and Solucions•^P^

May 11, 2004

VIA FEDERAL EXPRESS

Qayyum Khan, P.E.
Engineer III
Department of Public Works and

Environmental Services
Environmental and Facilities Review Division
12055 Government Center Parkway, Suite 530
Fairfax, Virginia 22035-5503

Re: Extension Request for RPA Exception for Arrowbrooke Center
Project #1504-WQ-01-1, Tax Map #16-3, Hunter Mill District
WSSI #7987

Dear Mr. Khan:

I am writing to request a 24 month extension of the above referenced Water Quality Impact
Assessment and Resource Protection Area Exception, Exemption and Approval (Project #1504-WQ-
01-1). This approval was granted on October 24, 2002 (copy enclosed) for activities associated with
the Arrowbrooke Center, and is scheduled to expire on October 24, 2004, twenty four (24) months
from the date of the approval letter. Since construction of the proposed development has not
commenced, and will not commence prior to this expiration date due to current market conditions; we
request that Fairfax County extend their authorization for an additional 24 months.

Please call if you have any questions or require additional information.

Sincerely,

WETLAND STUDIES AND SOLUTIONS, INC.

elleP.E.
Project Engineer

Enclosure

cc: Michelle Brickner, P.E. (w/enc.)
Jeff Fairfield, P.C. (w/enc.)
Elizabeth Baker, Walsh Colucci (w/enc.)
Bob Lamborn, R.L.A., PHR&A (w/enc.)
Mike Rolband, P.E., P.W.S. (w/enc.)

L:\07000s\7987\Admin\051004Khan.doc

14088-M Sullyfield Circle, Chantilly, Virginia 20151 Attachment D
Phone 703.631.5800 Fax 703.631.5804 P age 2 of 2
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FAIRFAX
COUNTY

DEPARTMENT OF PUBLIC WORKS
AND ENVIRONMENTAL SERVICES

Environmental and Facilities Review Division
12055 Government Center Parkway, Suite 535

Fairfax , Virginia 22035-5503

Phone 703-324-1720 • Fax 703 -324-8359 • TTY 711

V I R G I N I A

June 25, 2004

Mr. Robert Lamborn
Senior Landscape Architect
Patton Harris Rust & Associates
14532 Lee Road
Chantilly, Virginia 20151

Subject: Arrowbrook Center, Plan #1504-WQ-01-1, Tax Map #016-3-01-0004, 0004-B,
0004-C, 0005, 0005-A and 0039, Hunter Mill District

Reference: Your Letter Dated June 23, 2004

Dear Mr. Lamborn:

In response to your request, it has been determined that the approved Water Quality Exception,
dated October 24, 2003, for the subject project remains valid, pursuant to the July, 2003, adopted
Board Policy for Treatment of Approved and Pending Plans of Development. All conditions of
the extended exception granted on May 13, 2004, shall be valid.

Concerning the proposed fill in the floodplain, it has been determined that the correction of the
arithmetic error in the units of total fill within the floodplain from cubic feet to cubic yards
should not physically alter the floodplain cross-sections delineations and the proposed
encroachment into the RPA as shown on the approved floodplain study, Plan #1540-FP-01.

This determination is valid as of the date of this letter and does not relieve you of the
responsibility of complying with any other Zoning Ordinance or County regulations currently in
effect or which may be adopted by the Board of Supervisors at a later date.

Please ensure a copy of this letter is made part of the subject plan.

L
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Mr. Robert Lamborn
Plan #11504-WQ-01-1
Page 2

If you have any questions or need additional information, please contact Yosif Ibrahim, Engineer
II, Environmental and Facilities Review Division at 703-324-1720.

Sincerely,

Qayyum Khan
Chief Stormwater Engineer

QK/jae

cc: William Mayland, Senior Staff Coordinator, ZED, DPZ
Don Lacquement, Engineer III, Stormwater Planning Division, DPWES
Carl Bouchard, Director, Stormwater Planning Division, DPWES
Mirza T. Baig, Chief Site Review Engineer, EFRD, DPWES
Yosif Ibrahim, Stormwater Engineer, EFRD, DPWES
Waiver File

I Attachment E
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Exception #

Resource Protection Area (RPA) Encroachment Exception
APPLICATION FORM

Article 6 of the Chesapeake Bay Preservation Ordinance (Public Hearing Required)

aaaa

Property Owner
L. Famum Johnson, Jr. and Jeffrey J. Fairfield , David 1 . Meiselman and

Winifred C. Meiselman , Trustees and the Meiselman Family L.L.C. -

see attached for list of parcels

Property Address See attached list
Project Name Arrowbrook Centre

Tax Map Number 16-3 ((1)) Parcels 4, 4B, 4C, 5, 5A and 39

Magisterial District Hunter Mill

xce tion Re uested Under CBPO Section:
Check

CBPO Section Exception
One

Loss of buildable area within an RPA on a lot or parcel recorded prior to

118-6-7 November 18, 2003. Proposed construction encroaches into the seaward 50

ft. of the RPA buffer.
Accessory structure within the RPA, where the principal structure was

118-6-8(a) established as of November 18, 2003. Proposed construction encroaches into

the 1993 RPA.
Accessory structure in the RPA, where the principal structure on the lot or

118-6-8(b) parcel was established between July 1, 1993 and November 18, 2003.
Proposed construction encroaches into the 2003 RPA.

General RPA encroachment request for encroachments into either the

118-6-9 1993 or 2003 RPA that do not qualify for waivers under CBPO Article 5 and
do not u under any the above Sections.

eneral Description of Exce tion Request
Property Area (ac or sq. ft) 53.8 ac

Disturbed Area in RPA (ac or sq. ft.) 4.5 ac

Impervious Area within RPA (ac or sq.ft.) 0.00 ac

Grading within the degraded floodplain/RPA to provide
additional floodplain storage capacity and the construction of

Brief Description of Project and an enhanced, extended detention SWM/BMP facility. The

Encroachments into the RPA SWM/BMP facility will be planted with wetland vegetation
and the floodplain RPA is to be fully restored in accordance
with approved wetland permits for the site.

so Check here if a Special Exception (SE) and/or Rezoning (RZ) application has been/will be
submitted and the exception is to be granted by the Board of Supervisors in conjunction with the SE

or RZ approval.
SE and/or RZ application No. SE 2002-HM-046 Date submitted: 7/02, revised 6/04,4/05

Attachment G
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Exception #

Part 4 Submission Checklist

118-6-5(a) Four (4) copies of this application form, completed and signed by the applicant

118-6-5(b) Four (4) copies of a WaterQuahiy lVaa Assessment

Fourteen (14) copies of a plat which meets the submission requirements of Zoning
118-6-5(c) Ordinance Section 9-011, paragraph 2. (Submitted in conjunction with SE

Application)

118-6-5(d) Photograpbr of the property showing existing structures, terrain and vegetation

Four (4) copies of a map identng classification of soil types, at a scale of one inch

118-6-5(e) equals five hundred feet (1" = 500, covering an area at least 500 feet beyond the
perimeter of the proposed development.

118-6-5(f)
A statement ofjust fication which addresses how the proposed development complies
with the factors set forth in Sections 118-6-6(a) through (f). (See Part 5 below).

List of property owners, with addresses, to be notified (minimum of 5). Include
all properties abutting, immediately across the street from, and within 500 feet

n/a
118-6-3(c)

of the subject property (including all properties which lie in adjacent
municipalities). In addition, the Name and address of Homeowners or Civic
Association that is within the immediate area that will be notified.

If the exception is to be granted by the Board of Supervisors in conjunction with

118-6-3(d)
a RZ or SE, the notification shall be conducted concurrently with the RZ or SE
notification. List of owners, with addresses, to be notified in accordance with
Zoning Ordinance Article 18 instead of CBPO Section 118-6-3(c).

A fee of $115 per lot, not to exceed $500, must be paid prior to the submission of
the application. A public hearing is required for all exception requests submitted

1041-3(d)(8)(C)
pursuant to Article 6 of the CBPO, therefore an additional fee of $250 per
exception request is required. (i.e. maximum fee of $750 per request).
Application fee: $ 750 Date Paid: April 20- 2005
Receipt Number. 051110101

L Attachment G
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Exception #

Part 5 Statement of Justification
Address, at a minimum, the items listed below and the additional criteria or conditions for the specific
exception. Provide a detailed description of the project and the encroachment into the RPA.

118-4-3(a) The requested exception to the criteria is the minimum necessary to afford relief.

Granting the exception will not confer upon the applicant any special privileges
118-4-3(b) that are denied by this part to other property owners who are subject to its

provisions and who are similarly situated.

118-4-3(c)
The exception is in harmony with the purpose and intent of this Chapter and is not
of substantial detriment to water quality.

118-4-3(d)
The exception request is not based upon conditions or circumstances that are self-
created or self-imposed.

118-4-3(e)
Reasonable and appropriate conditions are imposed, as warranted, that will prevent
the allowed activity from causing a degradation of water quality.

Other findings, as appropriate and required for the specific exception being applied

118-4-3(o
for, are met. The additional criteria are listed in CBPO Sections 118-6-7(a)
through (f), CBPO Section 11 8-6-8(a)(1) and (2), CBPO Section 118-6-8(b)(1)
and (2), or CBPO Section 118-6-9.

Part 6
All information in this application and all documents submitted in support of this request are correct to the
best of my knowledge.

Applicant: Frank R. Graziano, P.E. (owner

Address: 14088-M Sullyfield Circle. Chantilly. VA 20151

Telephone: (703) 631-5800

(ownerSigned: A Date: 6z
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June 1, 2005

Qayyum Khan
Department of Public Works and Environmental Services
Office of Site Development Services
12055 Government Center Parkway
Fairfax, VA 22035-5503

Re: Revised Chesapeake Bay Ordinance Exception Request
Arrowbrooke Center (Launders Farm) - Fairfax County, Virginia
WSSI #7987

Dear Mr. Khan:

Based on our meetings of May 10 and May 20, 2005 and in order to provide an
RPA Exception request that encompasses all encroachments associated with construction
of the proposed enhanced, extended detention SWM/BMP facility, to include the
necessary grading in the floodplain to provide additional storage capacity (as detailed in
the approved floodplain study for the site, County Plan # 15540-FP-01 and in the Special
Exception Application, County Plan # SE 2002-HM-046 submitted by Patton, Harris,
Rust & Associates, pc), we are submitting this revised Resource Protection Area
Exception request (RPAE).

Specifically, on behalf of our client', we are requesting an exception to construct
the following under Section 118-6-9 of the Chesapeake Bay Preservation Ordinance
(Ordinance):

• an enhanced, extended detention SWM/BMP facility, including grading in the
floodplain to provide additional floodplain storage capacity, followed by a full
buffer and wetland restoration of impacted areas in accordance with wetland
permits approved by the Department of Environmental Quality (DEQ) and the
U.S. Army Corps of Engineers (COE).

Submission Requirements:

Pursuant to the Submission Requirements for Exception Requests (Section 118-6-
5) please find enclosed those items that have been revised for this submission , including:

(a) A Water Quality Impact Assessment (WQIA).

(b) Four (4) copies of an aerial photo to show existing structures and
vegetation (Tab I in WQIA).

1 L.Farnum Johnson, Jr. and Jeffrey J. Fairfield, Managing Co-Trustees of the Ruth C. Launders Marital
Trust, David I. Meiselman and Winifred C. Meiselman , Trustees and the Meiselman Family LLC

14088-M Sullyfield Circle • Chantilly, VA 20151 • Phone 703.631.5800 • Fax 703.631.5804 • contact usewctlandstudies omI wetlandstu 1ics.com

1 Attachment G
Page 4 of 9

r , I r /,/



Arrowbrooke Center - Revised RPAE Request
June 1, 2005
WSSI #7987
Page 2

(c) Four (4) copies of the County soils map covering an area at least 500 ft
beyond the proposed development (Tab 1 in WQIA).

(d) A statement of justification - provided within the body of this RPAE.

The other required items, including the RPAE Application form and the CDP/FDP, have
already been submitted and have been determined to be adequate by County staff.

Chesapeake Bay Ordinance Section 118-2-1 (e)

The above section of the Ordinance states that "Flood control and stormwater
management facilities that drain or treat water from multiple development projects or
from a significant portion of a watershed... " are an allowed use provided that the five
listed criteria are met. The following is each of these criteria and how they relate to this
project:

(1) The Director has conclusively established that location of the facility within
the Resource Protection Area is the optimum location:

The proposed enhanced, extended detention SWM/BMP facility has been
sized to treat water from the contributing watershed. Of the 5.2 ac total
facility area (excluding the floodplain grading that will be completely
restored), over half of the facility is located outside the RPA (2.7 ac). The
facility has been located as close to the property line as possible and
proposes to create approximately 1.9 ac of stormwater wetlands in what is
largely an existing "open field". Land Bay G is the optimal location for such
a beneficial facility.

(2) The size of the facility is the minimum necessary to provide necessaryflood
control or stormwater treatment, or both;

The proposed SWM/BMP facility is the minimum necessary to meet project
requirements. It is a larger facility than would be required by a more
conventional dry pond, but it also provides significantly more benefits,
including:

• Creation of a mosaic of diverse wetland habitat in what is largely an open
field;

• Enhanced pollutant removal through establishment of high and low marsh
areas, a sinuous low-flow channel, a sediment forebay, and a micro-pool
outlet;

• A trail and boardwalk system providing passive recreational and
educational opportunities for area residents;

• Through the creation of the stormwater wetlands as well as through
restoration of the adjacent floodplain area, the extent of wetlands within
the limits of clearing and grading will increase from approximately 1.4 ac
to 3.5 ac (existing wetlands east of Merrybrook Run will not be impacted).

Attachment G
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Arrowbrooke Center - Revised RPAE Request
June 1, 2005
WSSI #7987
Page 3

(3)

• The facility provides SWM and BMP coverage for its entire contributing
watershed of 28.4 ac, including treatment for 7.4 ac of offsite area. Given
this fact, along with the habitat, recreational, and educational benefits that
will be provided, approval of this request will allow construction of a
system that will provide truly regional benefits.

The facility must be consistent with Fairfax County's stormwater
management program as approved by the Chesapeake Bay Local Assistance
Board;

To date, Fairfax County has not submitted a stormwater management plan to
CBLAD for approval - therefore, no SWM facilities can meet this criteria.
Thus, all facilities proposed within the RPA must be approved through an
RPA Exception process.

(4) All applicable permits for construction in state or federal waters must be
obtained from the appropriate state and federal agencies, such as the U.S.
Army Corps of Engineers, the Virginia Department of Environmental
Quality, and the Virginia Marine Resources Commission; and

Wetland Permits from both DEQ and COE for construction of the
SWM/BMP facility, including for the grading to be done within the
floodplain, have been approved (DEQ Permit No. 03-0244 and COE Permit
No. 03-V0244, both expire in 2018). Permit requirements will ensure
success of the both the restored and created wetland areas through a
maintenance and monitoring program to extend at least seven (7) years after
construction.

(5) Approval must be received from the Director prior to construction.

This RPAE and associated WQIA has been submitted in order to gain
approval of the Director.

With the exception of Item (4) which cannot be met (by definition), the proposed
SWM/BMP facility would meet the other listed criteria and does, in fact, represent an
improvement in the existing environmental condition of the site. In addition, the facility
detains and treats stormwater runoff from its entire 28.4 ac watershed, including over 7 ac
of offsite area.

Statement of Justification:

The following is the Statement of Justification which addresses how the proposed
encroachment complies with the factors set forth in Sections 118-6-6 (a) through (f):

(a) The requested exception to the criteria is the minimum necessary to afford
relief,

The proposed 4.5 ac encroachment includes approximately 2.5 ac for the pond
itself and 2.0 ac for the floodplain grading to provide additional floodplain capacity (as
detailed in the approved floodplain study for the site, County Plan #1504-FP-01). The 2.5
ac pond encroachment represents less than half the total pond area of 5.2 ac (i.e. more
than half of the pond is actually located outside the RPA). Further movement out of the

Attachment G
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Arrowbrooke Center - Revised RPAE Request
June 1, 2005
WSSI #7987
Page 4

RPA is limited by the parcel boundary. Floodplain areas east of Merrybrook Run will not
be disturbed. In addition, the impacts to the existing floodplain adjacent to Merrybrook
Run will be temporary in nature as the approved wetland permits for the project require a
full restoration of the disturbed area once grading is complete.

(b) Granting the exception will not confer upon the applicant any special
privileges that are denied by this part to other property owners who are
subject to its provisions and who are similarly situated;

No special privileges are being granted to the Applicant. Approval of this
SWMBMP facility and associated grading will result in a healthier, more diverse, and
beneficial RPA buffer than currently exists on the site. The facility is not an "in-line"
facility - as such, direct impacts to Merrybrook Run will be very limited and temporary in
nature. Impacts to existing wetlands will also be temporary as a full restoration will be
performed in accordance with wetland permits obtained for the site. Few RPAE requests
represent such an opportunity to actually improve the existing conditions of the site.

(c) The exception is in harmony with the purpose and intent of this Chapter
and is not of substantial detriment to water quality;

As cited above, this encroachment for the purpose of constructing an enhanced,
extended detention SWMBMP facility, including the associated floodplain grading to be
followed by a full buffer restoration, more than meets the purpose and intent of the
Ordinance. The SWM/BMP facility, with the establishment of over twice the existing
wetland acreage as well as the reforestation of the upland buffer areas, does not represent
any detriment to water quality and will, in fact, improve water quality. The requirement
in 118-6-9 that states.... "Where practicable, a vegetated area that will maximize water
quality protection, mitigate the effects of the buffer encroachment, and is equal to the
area of encroachment into the buffer area shall be established elsewhere on the lot or
parcel. ".....is entirely met with the proposed project. Most of the created stormwater
wetlands will be installed in what is currently "open field" - and much of this area is
located outside the RPA. With the exception of the nature trail, the entire area will be
planted with either wetland or upland vegetation, with virtually no impervious areas.

(d) The exception request is not based upon conditions or circumstances that
are self-created or self-imposed;

This request is necessary to allow construction of the SWMBMP facility and
associated grading within the floodplain of Merrybrook Run (to provide additional storage
capacity) and has been under discussion with County staff for years. The grading is not
newly proposed and has been presented in submissions of the Special Exception for the
project dating back to July of 2002 (SE 2002-HM-046), in the approved Floodplain Study
(County Plan #1540-FP-O1), and discussed with staff prior to approval of the original
RPAE/WQIA. A letter from County staff dated June 25, 2004 acknowledges that the
proposed grading in the floodplain and RPA is acceptable (a copy of the letter is contained
in Tab 8 in the WQIA). We therefore believe that the proposed work has been reviewed
and understood by County staff, represents an improvement over existing conditions,
meets the requirements of the Ordinance, and, as a result, this RPAE request is more than
justified.
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(e) Reasonable and appropriate conditions are imposed , as warranted, that
will prevent the allowed activity from causing a degradation of water
quality; and

The proposed disturbance to construct the enhanced, extended detention
SWM/BMP facility and associated grading in the floodplain is temporary in nature and
will be fully restored in accordance with the wetland permits obtained for the project
(details provided in the WQIA). The restored buffer will actually provide improved water
quality benefits compared to the existing conditions. Despite this fact and in compliance
with guidance received from County staff, no BMP credit is claimed for the fully restored
buffer area.

(f) Other findings, as appropriate and required herein, are met.

The proposed encroachment will allow construction of the beneficial SWM/BMP
facility and will be fully mitigated to provide a more effective RPA buffer than currently
exists. Placement of the embankment along the fringe of the floodplain area will not
expose it to erosive conditions, with velocities along the toe of the slope well within
permissible levels for a vegetated area (as detailed in the approved Floodplain Study for
the site developed by PHR+A, County Plan # 15540-FP-01). The merits of the proposed
facility have also been recognized by County staff through approval of the original RPAE
request (October 24, 2002, and extended May 13, 2004).

Summary

This RPAE request and associated WQIA is to allow encroachment into the RPA
for the purpose of constructing an enhanced, extended detention SWM/BMP pond. This
includes grading within the adjacent floodplain to provide additional floodplain storage
capacity. Most of the 5.2 ac facility will be located outside the RPA to the extent possible
(i.e. use of the available site area outside the RPA has been maximized). Of the 4.5 ac
total encroachment, 2.5 ac is for the SWM/BMP facility (2.7 ac are located outside the
RPA) and the other 2.0 ac is associated with the floodplain grading in an area that will be
completely restored. In accordance with recent guidance from County staff, no BMP
credit is claimed for this restored area. In addition to the full restoration of the disturbed
floodplain area, creation of the stormwater wetlands in what is largely an "open field"
will more than double the extent of wetlands on the parcel (from 1.4 ac to 3.5 ac). All
impacted wetland areas, as well as the upland RPA areas adjacent to the wetlands, will be
fully restored'in accordance with the approved wetland permits (DEQ Permit No. 03-
0244 and COE Permit No. 03-0244). A copy of these permits is provided in Tab 4 in the
attached WQIA. The area will not only be re-planted with a diverse and dense mixture of
native trees, shrubs, and herbaceous materials, but the Applicants will be responsible for
monitoring and maintaining the site for a period of seven (7) years to ensure its success.
In addition, a restrictive covenant will be placed around the stream and adjacent RPA area
to protect it from future disturbance in perpetuity.

Finally, the proposed encroachments are not new. The benefits of the SWM/BMP
facility were recognized by County staff through the approval of the original RPAE
request - details of the proposed encroachment were submitted to the County in the SE
Application (SE 2002-HM-046) in July of 2002 (several months prior to the approval of

"no
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the original RPAE/WQIA), in the approved Floodplain Study (1540-FP-01), and in
discussions with County staff prior to approval of the RPAE/WQIA. We are providing
this RPAE and revised WQIA to clarify all proposed encroachments and subsequent
restoration activities, and to clarify that the facility does provide SWM and BMP
coverage for its entire contributing watershed (including over 7 ac of offsite area).

To support the request for an exception under 118-6-9, a revised WQIA is also
being submitted concurrently and is enclosed to demonstrate compliance with the
Ordinance and to clarify and substantiate that the overall condition, habitat value, and
water quality benefits provided by the restored RPA will be enhanced over existing
conditions.

Please contact me if you have any questions or need additional information.
Thank you.

Sincerely,

WETLAND STUDIES AND SOLUTIONS, INC.

Q/̂ ^

Frank R. Graziano, P.E..
Senior Engineer

Enclosures

cc: Jeff Fairfield, P.C. (w/encl.)
Elizabeth Baker, Walsh Colucci (w/encl.)
Bob Lamborn, R.L.A., PHR&A (w/encl.)
Michelle Brickner, P.E. DPWES (w/encl.)
Mike Rolband, P.E., P.W.S., P.W.D. (w/o encl.)

l:\07000s\7987\admin\may 05 wgia\051805revisedrpac.doc
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Wetland
Srudiei^-and Solutions

June 1, 2005

Qayyum Khan
Department of Public Works and Environmental Services
Office of Site Development Services
12055 Government Center Parkway
Fairfax, VA 22035-5503

Re: Revised Water Quality Impact Assessment
Arrowbrooke Center (Launders Farm) - Fairfax County, Virginia
WSSI #7987

Dear Mr. Khan:

This revised Water Quality Impact Assessment (WQIA) is being provided in support of a
request for a Resource Protection Area Exception (RPAE) under Section 118-6-9 of the Fairfax
County Chesapeake Bay Ordinance (Ordinance) for construction of the enhanced, extended
detention SWM/BMP pond (SWM-1) and associated floodplain grading located in the
Arrowbrook Centre project. The RPAE/WQIA for the SWM/BMP facility itself had previously
been approved (October 24, 2002, and extended May 13, 2004). The grading in the floodplain
has also been approved by Floodplain Study #1540-FP-01. The land disturbance that is the
subject of this WQIA includes all proposed encroachments (for the facility itself and also for the
grading in the floodplain) in one request. The impacted RPA and wetland areas are to be fully
restored in accordance with state and federal wetland permits approved for the project and will
result in a greatly improved RPA buffer compared to existing conditions. In addition, the
SWMIBMP facility provides treatment for its entire contributing watershed, including over 7 ac
of offsite area.

The site is located near the Loudoun/Fairfax County border adjacent to the Dulles Toll
Road (Route 267), as shown on Exhibit 1 (Tab 1). The narrative below addresses each element
of consideration for evaluating the RPAE request.

1. Components of Water Quality Impact Assessment Under Section 118-4-3

A. The RPA Boundary

The RPA boundary was delineated by WSSI with a Preservation Area Plan
submitted to and approved by Fairfax County (# 3717-RPA-02-1). The location
of the approved RPA boundary is shown on the basemap for this revised WQIA
(Tab 2).

14088-M Sullyfield Circle • Chantilly, VA 20151 • Phone 703.631.5800 • Fax 703.631.5804 - contactus@wetlandsrudies com -.landss.com
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B. RPA Impacts

The total RPA encroachment associated with this request totals approximately 4.5
ac. Of this total , 2.5 ac are for the pond itself and the remaining 2.0 ac are for the
floodplain grading . As shown in Tab 2 , most of the encroachment for
construction of the facility is located in what is currently an "open field" (as
defined by the Existing Vegetation Map developed by PHR+A, Tab 3). The
encroachment for the floodplain grading is temporary in nature and will be
restored in full accordance with the approved wetland permits obtained for the
project (Tab 4). Therefore, the proposed encroachment will replace an existing
RPA in degraded condition with stormwater wetlands, restored upland buffers,
and fully restored existing wetland areas immediately adjacent to Merrybrook
Run. The proposed activities , therefore , do not represent a detriment to the RPA
and will, in fact , result in an improvement over existing conditions.

The RPA encroachments located north of Sunrise Valley Drive were approved via
the original RPAE request (dated October 24, 2002 and extended May 13, 2004)
and are currently under construction in relation to the widening of Centerville
Road by others (County Plan #663 -SP-01-2).

C. Justification

The proposed impacts can be considered temporary in nature and are justified as
detailed in the accompanying RPAE request . To summarize , they are necessary to
allow construction of an enhanced , extended detention SWM/BMP facility and
also to allow the necessary floodplain grading to increase floodplain storage
capacity. Both aspects have been found to be justified through various County
approvals '. Further , as required by the approved state and federal wetland permits
for the project , the entire disturbed area that is the subject of this request will be
fully restored with a densely planted and diverse mixture of wetland and riparian
trees , shrubs , and herbaceous materials . The success of this restoration effort is
assured through a seven (7) year maintenance and monitoring provision contained
in the approved Permits (Tab 4). In addition , a restrictive covenant will be placed
around the entire subject RPA area to protect it from future disturbance in
perpetuity . Therefore , the proposed impacts to the currently degraded RPA will
be more than offset by the proposed mitigation required by the wetland Permits.

Finally, as shown in the BMP computations (Tab 6 , sheets 25-30 from the recently
submitted CDP/FDP/PCA developed by PHR+A), the proposed facility will

1 The proposed grading has been under County review since July of 2002 in the SE Application (Tab 5) and was
approved via the Floodplain Study for the project (#1540-FP-0l) and the encroachment for the pond itself has
previously been approved by an RPAE/WQIA dated October 24, 2002 and extended May 13, 2004.
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provide effective stormwater management and BMP treatment for its entire
contributing watershed , including over 7 ac of developed offsite area.
There is a 13.6 ac portion of the on-site floodplain area located both north and
south of Sunrise Valley Drive (Tab 6 , Sheet 26) that is not currently part of the
contributing watershed to SWM - 1 due to its low-lying elevation . Of this 13.6 ac
total , 3.64 ac will be undisturbed . Of the remaining 9.95 ac , the area north of
Sunrise Valley Drive will be largely undisturbed from its present condition. Any
stormwater runoff to Merrybrook Run from this area will be more than offset by
the benefits provided by the facility . The area south of Sunrise Valley Drive is the
portion of Land Bay G that will be graded to provide additional floodplain storage
capacity, then completely restored . Therefore , although both of these areas are
technically undetained due to topographical constraints , sufficient BMP is
provided by the proposed facilities (see Section E. below) and no adverse impacts
to Merrybrook Run are anticipated.

D. Wetlands and Waters of the United States

Existing Wetlands and Waters of the U .S. (WOUS ) located in the RPA adjacent
to the approved SWM/BMP facility will be disturbed - wetland permits have been
approved for this disturbance (DEQ Permit No. 03 -0244 and COE Permit No. 03-
0244). Copies of the approved wetland permits are contained in Tab 4. To
summarize , the total acreage of wetlands will be increased from approximately 1.4
ac to 3 .5 ac through implementation of the proposed plan.

E. BMPs

The purpose of encroachment into the RPA is to provide for an enhanced,
extended detention SWM/BMP facility - it is therefore self mitigating as
discussed above . The BMP computations for the project (Tab 6 , Sheets 27 and
28) clearly demonstrate that the proposed loss of RPA buffer is more than offset
by the provided SWM/BMP facility that is the subject of this RPAE as well as
through the proposed bio-retention facility (SWM-2 ) contained in Land Bay B.
However , it has been determined by County staff that even though the buffer is to
be completely restored and will in fact be in better condition than currently exists,
credit should not be given for the purpose of computing the overall BMP
efficiency of the site . Therefore , the previously approved BMP computations
have been revised to reflect this newly stated requirement:

1. BMP Requirements:

Section 118-3-2(f)(1) of the Ordinance requires that : "the projected total
phosphorus runoff pollution load for the proposed development shall be
reduced by no less than forty (40) percent compared to phosphorus loads
projected for the development without BMPs."

Attachment H
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2. BMP - Buffer Analysis

Area South of Sunrise Valley Drive (SWM/BMP Pond Impacts)

The 40% removal rate must be increased to offset the minor effect of the

proposed buffer reduction needed to install the pond.

a. Buffer Impact Area

In accordance with County requirements, no credit is claimed for the fully
restored floodplain and RPA buffer area depicted in Tab 2.

b. Buffer Equivalency Methodology

CBLAD proposed a Draft Buffer Equivalency procedure in its
Information Bulletin #3, dated March 1991 (Tab 7), though no procedure
has yet to be formally adopted. This report utilized CBLAD's Draft
Buffer Equivalency method as a basis for calculating any reductions in
buffer efficiency, modified to reflect the aspects of this site. This method
presupposes that any BMP meeting the nutrient buffer equivalency also
complies with the sediment reduction criteria.

c. Buffer Equivalency Calculations

The buffer equivalency calculation is as follows:

Step 1: Determine the pollutant load (L) generated by the drainage
area of the buffer.

L = 0.000047 (lbs/in-ft) x annual rainfall (in) x width (ft)

L = 0.000047 (lbs/in-ft) (40 in/yr) (1,168 ft)

L = 2.20 lbs/yr

Step 2: Determine how much pollutant load will not be removed by
the buffer due to the reduction in buffer width: (Note: The
encroachment has little effect on pollutant removal as runoff
will be inhibited from flowing through the RPA buffer in
this area because the pond embankment is just upstream of
the buffer. However, to be conservative, the buffer
equivalency computations were performed by following the
guidelines of encroachment set forth in the CBLAD
Information Bulletin #3.)

Attachment H
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NOW

Since no credit is being taken for the restored buffer area,
the amount of additional pollutant to be removed will be
equal to 2.20 lbs/yr.

Step 3: Calculate the total post-development loading from the site
(without BMP's):

- Total site area : 51.48 acres

- Proposed development: commercial office space and
residential development

- From Table I of Appendix C of the CBLAD Local
Assistance Manual, dated November 1989, the average
percent of impervious cover is 80%.

L=PxPjx(0.05+0.009(I)xCxAx2.72/12

Where:

L = phosphorus loading (lbs/yr)

P = average rainfall depth (inches), 40 in per year for
Northern Virginia

Pj = unitless correction factor for storms that produce
no runoff, 0.9

I = the percent of site imperviousness in whole
numbers

C = flow-weighted mean pollutant concentration
(mg/]), 0.26 mg/12

A = area of development site (acres)

2 DCR's Virginia Stormwater Managment Handbook, I" edition, 1999, pg 5-95 uses C = 0.26 mg/l. The CBLAD
Local Assistance Manual varies C depending if the I is > or < 20%. Since the buffer equivalency is based on a
C=0.26 mg/1- this is the value used herein to make an "apples to apples" comparison.
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Plugging in the values results in the following loading
produced by the site (without BMP's):

L = 40 x (0.9) x { 0.05 + 0.009(80)) x 0.26 x 51.48 x 2.72/12

= 84.10 lbs/yr

Step 4: Compute the pollutant load from the site with BMP's in

place and no buffer reduction (assume pollutant removal of

40%):

LP-t = L (1 - removal efficiency with no encroachment, i.e.
40%)

Lit = 84. 10 lbs/yr (1 - 0.40)

= 50.46 lbs/yr

Step 5 Determine the total load removal requirement (RR) of the
BMP, including the additional removal necessary to account
for the buffer area reduction:

RR = (L - Lit) + Load removal requirement from
encroachment

RR = (84.10 - 50.46) + 2.20 = 35.84 lbs/yr must be removed
by the BMP, which, as a percentage, equals

%RR=34.12/84.69=42.6%

Thus, the required removal rate for this site is 42.6%,
including any reduction as a result of the encroachment.
The provided nutrient removal rate for the entire site is
51.23% (Tab 6, Sheet 28).

Therefore, pollutant removal capacity has been provided that more than
adequately provides for the proposed RPA encroachment as a result of the
construction of the SWM/BMP pond SWM-1. This does not even take into
account the fact that the restored RPA buffer will be more effective in trapping
pollutants than the existing degraded condition of the site. Further, the additional
BMP coverage provided by the proposed bio-retention facility (SWM-2) provides
treatment of an area of the site for which BMP coverage is already provided by
County Pond #H-09 (Tab 6, Sheet 25).
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F. Compliance with Applicable Performance Criteria

Analysis of compliance relative to Section 118-3-2 of the Ordinance, General
Performance Criteria:

a. Comply. No more land than is necessary to construct the project is
proposed to be disturbed, as depicted in Tab 2. Note that use of the area
outside the RPA has been maximized to the absolute possible extent.

b. Comply. To the maximum practicable, indigenous vegetation is proposed
to be protected. However, the existing RPA where the facility is proposed
is largely an "open field", so disturbance of existing vegetation to
construct the facility will result in an actual enhancement of the RPA
through replacement of existing vegetation with a diverse mix of upland
and wetland trees, shrubs, and herbaceous materials.

c. Comply. This SWMIBMP pond will be privately owned and maintained.
A private maintenance agreement that meets County requirements will be
provided.

d. Comply. Impervious area has been minimized and is virtually non-
existent, consistent with the proposed use of the site as an enhanced,
extended detention SWM/BMP facility.

e. Comply. The site plans to be developed for this project will comply with
all requirements of Chapter 104 of the Fairfax County Code and Public
Facilities Manual.

f. Comply. The entire proposed RPA encroachment is to provide SWM and
BMPs for the Arrowbrook development. Given the many benefits it will
provide as discussed in this report, it will be self-mitigating. The entire
site will have a BMP removal efficiency of 51.23%, over 28% more than
required by the Ordinance. All other performance criteria listed under this
section are met as detailed throughout this RPAEIWQIA.

g. A formal wetland investigation of the referenced property was conducted
by WSSI and a Jurisdictional Determination from the COE has been
obtained (# 01-N0085, dated August 13, 2001). Permits to allow the
proposed wetland impacts, both inside and outside the RPA, have been
obtained and are included in Tab 4.

h. Not applicable. There are no on -site sewage disposal systems. .

i. Not applicable. This is not agricultural land.
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Analysis of compliance relative to Section 118-3-3 of the Ordinance, Additional
Performance Criteria for RPAs:

a. Provided. This WQIA is submitted in conjunction with a request for
exception under Section 118-6-9.

b. Comply. The exception for encroachment into the RPA is being requested
for the purpose of allowing grading within the RPA, followed by a full
buffer restoration. This portion of the development is water dependent,
does not conflict with the comprehensive plan, and complies with the
criteria set forth in this Article.

c. Not applicable. This is for development, not redevelopment, since there
will be an increase in impervious area within the RMA of greater than
20%.

d. Comply. Areas that are disturbed are to be fully restored such that the
resulting buffer area will be more effective in retarding runoff , preventing
erosion , and filtering nonpoint source pollution from runoff than is the
existing buffer.

e. Not applicable. This is not agricultural land.

II. Conclusion

After considering the evaluation procedure outlined in this report and analyzing the
applicable performance criteria, it is our opinion that the proposed encroachment is temporary in
nature and that the proposed restoration will provide a healthier, more diverse, and more valuable
RPA buffer than currently exists on the site. Further, the proposed grading has been approved by
Floodplain Study #1540-FP-01 and the encroachment for the facility itself has also been
approved by the previous RPAE/WQLA. In addition, success of the restoration is ensured
through the approved wetland permits for the site that mandate a seven (7) year maintenance and
monitoring period. Even without claiming BMP credit for the fully restored buffer area, the
BMP's provided for the site are more than adequate to meet County requirements (40% required,
over 51% provided for the entire site). Finally, the proposed facility provides effective treatment
for the entire contributing watershed, including over 7 ac of offsite area. These facts make the
proposed encroachment more than justified.
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Please contact me if you have any questions or need additional information . Thank you.

Sincerely,

WETLAND STUDIES AND SOLUTIONS, INC.

Frank Graziano, P.E.
Senior Engineer

Enclosures

cc: Jeff Fairfield, P.C. (w/encl.)
Elizabeth Baker, Walsh Colucci (w/encl.)
Bob Lamborn, R.L.A., PHR&A (w/encl.)
Michelle Brickner, P.E., DPWES (w/encl.)
Mike Rolband, P.E., P.W.S., P.W.D. (w/o encl.)

l:\07000s\7987\admin\may 05 wgia \051805revisedwgia.doc
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St.d es ands Solutions, w

August 22, 2003

Jeffrey J. Fairfield, Esquire
Ruth C. Launders Marital Trust
1175 Herndon Parkway, Suite 300
Herndon, VA 20170-5536

Re: Arrowbrook Permits
WSSI # 7987

Dear Mr. Fairfield:

Enclosed is a copy of the Department of Environmental Quality (DEQ) VWP Individual
Permit for Arrowbrook (the original was sent directly to you). Please review this permit
carefully. In particular, note:

1. You have construction monitoring obligations (Part I.C.). If you would like
Wetland Studies and Solutions, Inc. to provide this service we would be happy to
provide you with a proposal.

2. You must notify DEQ 10 days in advance of construction (Part I.D.12).

3. Wetland compensation monitoring reports shall be submitted by November 30`h
of the monitoring year. Please read Part I.D. 13 for requirements.

Additionally, I have enclosed a copy of the U.S. Army Corps Permit. Please review this
permit carefully. In particular, note:

1. Thirty days prior to start of work, you must submit your final mitigation plans for
review and approval.

2. Prior to start of work authorized by the permit, you must take the actions required
to record a real estate instrument in the chain of title to the subject property which
will require the preservation. A draft of this instrument must be submitted within
30 days from the date of this authorization for their review and approval (please
note that date is past due - July 26, 2003).

Please contact us if you any questions concerning this letter or the permits.

Sincerely,

WETLAND STUDIES AND SOLUTIONS, INC.

04
Rebecca Draucker, P.E.
Project Engineer

Enclosures

L:\7987\admin\082203fairfield.doc

14088-M Sullyfield Circle, Chantilly, Virginia 20151
Phone 703.631.5800 Fax 703.631.5804

Attachment -H
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W. Tayloe Murphy. Jr.
Secretary of Natural Resources

COMMONWEALTH of VIRGINIA
DEPARTMENT OF ENVIRONMENTAL QUALITY

Northern Virginia Regional Office
13901 Crown Court

Woodbridge, VA 22193-1453
(703) 583-3800 fax (703) 583-3801

www.deq. state.va.us

August 19, 2003

Robert G. Burnley
Director

Jeffery A. Steers
Regional Director

Mr. Jeffrey J. Fairfield
Ruth C. Launders Marital Trust
1175 Hemdon Parkway, Suite 300 CERTIFIED MAIL
Herndon, Virginia 20170 RETURN RECEIPT REQUESTED

Re: Virginia Water Protection (VWP) Individual Permit No. 03-0244, Arrowbrook Development,
Fairfax County, Virginia, Final VWP Individual Permit

Dear Mr. Fairfield:

Pursuant to the Virginia Water Protection (VWP) Permit Program Regulation 9 VAC 25-210-10 and §
401 of the Clean Water Act Amendments of 1977, Public Law 95-217, the Department of
Environmental Quality (DEQ) has enclosed the original VWP Individual Permit for the Arrowbrook
Development project. The proposed project results in the permanent impact of approximately 1.41
acres of state waters, including 0.49 acres of palustrine scrub/shrub wetland, 0.61 acres of palustrine
emergent wetland, 0.30 acres of palustrine open water, and 0.01 acres (103 'linear feet) of intermittent
stream channel on an unnamed intermittent tributary to Merrybrook Run in Fairfax County, Virginia.

The provisions and conditions contained therein according to § 401(a)(1) of the Clean Water Act
requires that:

"Any applicant for a Federal license or permit to conduct any activity including, but not limited
to, the construction or operation of facilities, which may result in any discharge in the
navigable waters, shall provide the licensing or permitting agency a certification from the State
in which the discharge originates or will originate, or, if appropriate, from the interstate water
pollution control agency having jurisdiction over the navigable waters at the point where the
discharge originates or will originate, that any such discharge will comply with the applicable
provisions of sections 301, 302,. 303, 306, and 307 of this Act."

This permit is valid for fifteen (15) years from the date of issuance. Re-issuance of the permit may be
necessary if any portion of the authorized activities or any permit requirement (including
compensatory mitigation provisions) have not been completed. The permit term, including any
extensions, cannot exceed 15 years. The extension may be requested through written notification to

Attachment H
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Ruth C. Launders Marital Trust
Arrowbrook Development
August 19, 2003
Page 2 of 2

the Department of Environmental Quality Northern Virginia Regional Office, provided there are no
changes in the authorized activities.

As provided by Rule 2A:2 of the Supreme Court of Virginia, you have 30 calendar days from the date
of service (the date you actually received this decision or the date it was mailed to you, whichever
occurred first) within which to appeal this decision by filing a notice of appeal in accordance with the
Rules of the Supreme Court of Virginia with the Director, Department of Environmental Quality. In
the event that this decision is served on you by mail, three days are added to that period. Refer to Part
2A of the Rules of the Supreme Court of Virginia for additional requirements governing appeals from
administrative agencies.

Alternatively, any owner under §§62.1-44.16, 62.1-44.17, and 62.1-44.19 of the State Water Control
Law aggrieved by any action the board has taken without a formal hearing, or by inaction of the board,
may demand in writing a formal hearing of such owner's grievance, provided a petition requesting such
hearing is filed with the board. Said petition must meet the requirements set forth in §1.23(b) of the
board's Procedural Rule Number 1 (9 VAC 25-230-10 et seq. of the Virginia Administrative Code). In
cases involving actions of the board, such petition must be filed within 30 calendar days after notice
of such action is sent to such owner by certified mail.

If you have any questions, please contact Jeanne C. Richardson at (703) 583-3940.

e . Stee
egional Director

Enclosures: Permit Cover Page, Part I - Special Conditions, Part 11 - General Conditions

cc: Ms. Cynthia Wood, U.S. Army Corps of Engineers, Northern Virginia Regional Office
Ms. Rebecca Draucker, Wetland Studies and Solutions, Inc.
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COMMONWEALTH of VIRGINIA
DEPARTMENT OF ENVIRONMENTAL QUALITY

VWP Individual Permit Number 03-0244
Effective Date: August 19, 2003

Expiration Date : August 18, 2018

VIRGINIA WATER PROTECTION PERMIT
ISSUED PURSUANT TO THE STATE WATER CONTROL LAW

AND SECTION 401 OF THE CLEAN WATER ACT

Based upon an examination of the information submitted by the owner and in compliance with § 401 of
the Clean Water Act as amended (33 USC 1251 et seq.) and the State Water Control Law and regulations
adopted pursuant thereto, the State Water Control Board (board) has determined that there is a reasonable
assurance that the activity authorized by this permit, if conducted in accordance with the conditions set
forth herein, will protect instream beneficial uses and will not violate applicable water quality standards.
The board finds that the effect of the impact, together with other existing or proposed impacts to wetlands,
will not cause or contribute to a significant impairment to state waters or fish and wildlife resources.

Permittee: Ruth C. Launders Marital Trust
c/o Jeffrey J. Fairfield, Co-Managing Trustee

Address: 1175 Herndon Parkway, Suite 300, Herndon, Virginia 20170-5532

Activity Location: West of Centreville Road (State Route 657) and southwest of the Dulles Access Road
(State Route 267) in Fairfax County, Virginia

Activity Description: The permittee proposes to construct an enhanced extended-detention stormwater
pond associated with the Arrowbrook development in Fairfax County. The proposed activity will result
in permanent impacts to 1.41 acres of state waters including, 0.49 acres of palustrine scrub/shrub wetland
(PSS), 0.61 acres of palustrine emergent wetland (PEM), 0.30 acres of palustrine open water (POW), and
0.01 acres (103 linear feet) of intermittent stream channel on an unnamed intermittent tributary to
Merrybrook Run. Permanent wetland impacts shall be compensated through the on-site creation of 1.59

acres of stormwater PEM, on- site creation of 0.31 acres of stormwater POW, on-site restoration of 1.61
acres of PSS, and on-site preservation of 2.31 acres of state waters including, 0.12 acres of palustrine
forested wetland (PFO), 1.22 acres of PSS, 0.93 acres of PEM, and 0.04 acres of POW. Permanent
stream channel impacts shall be compensated through the on-site preservation of 1,377 linear feet of
perennial stream channel, 462 linear feet of intermittent stream channel, and 1.49 acres of upland riparian

buffer.

The permitted activity shall be in accdance with this Permit Cover Page, Part I - Special Conditions, and

Part II - General Conditions. I / Q

t of nvi onmental lit

U "
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VWP Permit No. 03-0244
Part I

Page 1 of 10

Part I - Special Conditions

A. Authorized Activities

This permit authorizes the permanent filling of no more than 1.41 acres of state waters
including, 0.61 acres of palustrine emergent wetland (PEM), 0.49 acres of palustrine
scrub/shrub wetland (PSS), 0.30 acres of palustrine open water (POW), and 0.01 acres (103
linear feet) of intermittent stream channel on an unnamed intermittent tributary to
Merrybrook Run, as indicated in the Joint Permit Application dated January 2, 2003, the
additional DEQ-NVRO approved submittal dated March 31, 2003, and the Final
Preservation Plan dated May 22, 2003. The application was deemed complete on April 3,
2003.

2. The project activities, including any conditions and limitations, shall be adhered to as
described in the Joint Permit Application and any supplemental materials approved by
DEQ-NVRO.

3. The permittee shall notify the DEQ-NVRO of any additional impacts to surface waters,
including wetlands or any change to the type of wetland impacts, associated with this
project. Any additional impacts to surface waters, including wetlands, or any change to the
type of wetland impacts, shall be subject to individual permit review or modification of this
permit, and compensation may be required.

4. This permit is valid for fifteen (15) years from the date of issuance. Reissuance of the
permit may be necessary if any portion of the authorized activities or any permit
requirement (including compensation provisions) has not been completed. The original
permit term and extension cannot exceed the maximum of 15 years.

B. Standard Project Conditions

1. The activities authorized by this permit shall be executed in a manner to minimize any
adverse impact on stream beneficial uses, as defined in § 62.1-10(b) of the Code.

2. No activity shall substantially disrupt the movement of aquatic life indigenous to the water
body, including those species that normally migrate through the area, unless the primary
purpose of the activity is to impound water. Culverts placed in streams shall be installed to
maintain low flow conditions. No activity may cause more than minimal adverse effect on
navigation. The activity shall not impede the passage of normal or expected high flows and
the structure or discharge shall withstand expected high flows. Flows downstream of the
project area shall be maintained to protect all uses.
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13. All fill material shall be clean and free of contaminants in toxic concentrations or amounts
in accordance with all applicable laws and regulations.

14. Wet or uncured concrete shall be prohibited from entry into surface waters.

15. No machinery may enter surface waters, unless authorized by this permit.

16. In issuing this permit , DEQ-NVRO has not taken into consideration the structural stability
of any proposed structure.

C. Construction Monitoring

A photo station shall be established at each impact site authorized by this permit. The
photograph orientation at each station shall remain constant during all monitoring events.
The photographs shall document site activities and conditions, which may include
installation and maintenance of erosion and sediment controls; flagged non-impact surface
waters; construction access and staging areas; filling, excavation, and dredging activities;
culvert installation; dredge disposal; and site stabilization, grading, and associated
restoration activities. Photographs shall be taken prior to site activities, at the end of each
month, and within one week of construction completion. Monthly photographs at an
individual impact site shall not be required until construction activities are initiated at that
site. Monthly photographs at an individual impact site shall not be required following
completion of construction at that impact site and the site is stabilized. Each photograph
shall be labeled to include the following information: permit number, impact area and
photo station number, date and time of the photograph, name of the person taking the
photograph, photograph orientation, and photograph subject description.

D. Required Notifications and Submittals

1. All written communications required by this permit shall be submitted to the DEQ-NVRO.
The permit number shall be included on all correspondence.

2. " All reports required by this permit and other information requested by DEQ-NVRO shall
be signed by the applicant or a person acting in the applicant's behalf, with the authority to
bind the applicant. A person is a duly authorized representative only if.

a. The authorization is made in writing by a person described above; and

b. The authorization specifies either an individual or a position having responsibility for
the overall operation of the regulated facility or activity, such as the position of plant
manager, superintendent, or position of equivalent responsibility. A duly authorized
representative may thus be either a named individual or any individual occupying a
named position.
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9. Construction monitoring reports shall be submitted to DEQ semiannually by the last day of
April and October, for the life of the permit or until construction activities are complete to
document the progress of construction activities. The reports shall include, as appropriate,
the following:

a. A written narrative stating what work was performed, a description of the work
performed at each impact area, when the work was initiated, and expected date of
completion; a summary of activities conducted to comply with the permit conditions; a
summary of permit non-compliance events or problems encountered, subsequent
notifications, and corrective actions; a summary of anticipated work to be completed
during the next reporting period; and an estimated date of project completion.

b. A labeled site map depicting all impact areas and photo stations.

c. Properly labeled photographs as described in Part I Section C.

9. DEQ-NVRO shall be notified in writing within thirty (30) days following the completion
of all activities in permitted impact areas authorized under this permit.

Compensation

10. The permittee shall submit a final wetland compensation plan, which includes (at a
minimum): the goals and objectives of the plan , in terms of replacement of functions and
values and expressed in acres of each wetland type; discussion of buffers; discussion of
structures and features necessary for the success of the site ; the schedule for compensation
site construction ; a location map, including latitude and longitude (to the nearest second) at
the center of the site ; a hydrologic analysis , including a water budget (non-tidal sites only)
based on expected monthly inputs and outputs which will project water level elevations for
a typical year, a dry year and a wet year, groundwater elevation data , if available, or the
proposed location of groundwater monitoring wells to collect these data ; wetland
delineation confirmation and data sheets and maps for existing wetland areas on the
proposed site(s); a grading plan; a planting scheme and schedule , including suggested plant
species , zonation , and acreage of each vegetation type proposed ; a soil preparation and
amendment plan addressing both topsoil and subsoil conditions ; design of water control
structures ; site access plan; a monitoring plan, including proposed success criteria,
monitoring goals, and the location of photo stations, monitoring wells, soil sampling points
(as appropriate), and vegetation sampling points , and reference wetlands (if available); an
abatement and control plan for undesirable plant species, including , at a minimum, the
species listed on DCR 's Invasive Alien Plant Species of Virginia list, and including
procedures to notify DEQ-NVRO of any undesirable plant species occurrences, methods of
removal , and successful control ; and an erosion and sedimentation control plan.
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J•

i. Comparison of site conditions from the previous monitoring year and/or reference site;

Discussion of corrective measures or maintenance activities to control undesirable
species, to repair any damaged water control device, or to replace any damaged planted
vegetation.

14. Documentation of the total wetland acreage by wetland type based on the surveyed
boundary shall be submitted within thirty (30) days of the final monitoring event.

E. Stormwater Management Facilities

1. Stormwater management facility shall be designed in accordance with best management
practices and watershed protection techniques, as per the Virginia Stormwater Management
Handbook, First Edition, 1999, Minimum Standard 3.07 (Enhanced Extended-Detention
Basin) such as vegetated buffers, siting considerations to minimize adverse effects to
aquatic resources, bioengineering methods incorporated into the facility design to benefit
water quality, and minimize adverse effects to aquatic resources, that provide for long-term
aquatic resources protection and enhancement, to the maximum extent practicable.

2. The' outfall and overflow structure shall be constructed and maintained to prevent
downstream sediment deposition, erosion , or scour that may be associated with normal
flow and any expected storm flows . Construction shall include the use of an appropriately
sized riprap outlet protection apron at the outfall site.

3. A complete stormwater facility management plan shall be submitted to the DEQ -NVRO for
each stormwater management facility authorized by the permit . Maintenance excavation
shall follow the approved maintenance plan, and shall not exceed the original contours of
the facility as constructed.

4. Compensation for unavoidable impacts shall not be allowed within maintenance areas of
stormwater management facilities.

5. Maintenance within stormwater management facilities will not require compensation
provided that the maintenance is accomplished in designated maintenance areas as
indicated in the maintenance plan.

6. Draining of a pond shall be performed by a method that prevents downstream sediment
deposition, erosion, or scour.
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monitoring plan shall be submitted to DEQ-NVRO for approval prior to or with the next
required monitoring report. All problems shall be corrected by the permittee. Shall
significant changes be necessary to ensure success , the monitoring plan shall begin again,
with monitoring year one being the year changes are complete.

Wetland Compensation

10. The permittee shall compensate for the permanent impacts to 1.41 acres of state waters
including, 0.61 acres of palustrine emergent wetland (PEM), 0.49 acres of palustrine
scrub/shrub wetland (PSS), 0.30 acres of palustrine open water (POW), and 0.01 acres (103
linear feet) of intermittent stream channel on an unnamed tributary to Merrybrook Run
through the on-site creation of 1.59 acres of stormwater PEM, the on- site creation of 0.31
acres of stormwater POW, the on-site restoration of 1.61 acres of PSS, and the on-site
preservation of 2.31 acres of state waters including, 0.12 acres of palustrine forested
wetland (PFO), 1.22 acres of PSS, 0.93 acres of PEM, and 0.04 acres of POW. The
compensation site shall be preserved in perpetuity.

11. Wetland hydrology shall be considered established if depths to the seasonal high water
table are equal to or less than 12 inches below ground surface for at least 12.5% of the
growing season , as defined in the United States Department of Agriculture soil survey for
the locality of the compensation site in all monitoring years under normal rainfall
conditions, as defined in the water budget (non-tidal sites only) of the final compensation
plan.

12. The presence of hydric soils or soils under hydric conditions shall be evaluated in
accordance with the final compensation plan.

13. The wetland plant community shall be considered established according to the performance
criteria specified in the final compensation plan and approved by DEQ-NVRO. Species
composition shall reflect the desired plant community types stated in the final
compensation plan by the end of the first growing season and shall be maintained through
the last monitoring year. Species composition shall consist of greater than 50% facultative
(FAC) or wetter (FACW or OBL) vegetation, as expressed by plant stem density for woody
species and percent areal cover for herbaceous vegetation.

14. A post-grading survey, including spot elevations, of the site shall be required and shall be
conducted by a licensed land surveyor or a professional engineer. Post-grading elevations
for the compensation site shall be sufficient to ensure that wetland hydrology will be
achieved on the site to support the goals and objectives of the compensation plan.

15. Compensation site monitoring for hydrology, soils, and hydrophytic vegetation shall begin
at the first complete growing season (monitoring year one) following compensation site
construction. Monitoring shall be required for monitoring years 1, 2, 3, 5, and 7. If all
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Part II - General Conditions

A. Duty to Comply

The permittee shall comply with all conditions of the VWP permit. Nothing in the VWP
permit regulations shall be construed to relieve the permittee of the duty to comply with all
applicable federal and state statutes, regulations, and prohibitions. Any VWP permit violation
is a violation of the law, and is grounds for enforcement action, VWP permit termination,
revocation, modification, or denial of an application for a VWP permit extension or

reissuance.

B. Duty to Cease or Confine Activity

It shall not be a defense for a permittee in an enforcement action that it would have been
necessary to halt or reduce the activity for which a VWP permit has been granted in order to
maintain compliance with the conditions of the VWP permit.

C. Duty to Mitigate

The permittee shall take all reasonable steps to minimize or prevent any impacts in violation
of the permit that may have a reasonable likelihood of adversely affecting human health or
the environment.

D. VWP Permit Action

1. A VWP permit may be modified, revoked and reissued, or terminated as set forth in 9 VAC
25-210 et seq.

2. If a permittee files a request for VWP permit modification, revocation, or termination, or
files a notification of planned changes , or anticipated noncompliance , the VWP permit
terms and conditions shall remain effective until the request is acted upon by the board.
This provision shall not be used to extend the expiration date of the effective VWP permit.
If the permittee wishes to continue an activity regulated by the VWP permit after the
expiration date of the VWP permit, the permittee must apply for and obtain a new VWP
permit or comply with the provisions of 9 VAC 25-210-185 (VWP Permit Extension).

3. VWP permits may be modified, revoked and reissued or terminated upon the request of the
permittee or other person at the board's discretion, or upon board initiative to reflect the
requirements of any changes in the statutes or regulations, or as a result of VWP permit

noncompliance as indicated in the Duty to Comply subsection above, or for other reasons
listed in 9 VAC 25-210-180 (Rules for Modification, Revocation and Reissuance, and
Termination of VWP permits).
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b. The name(s) of the individual(s) who performed the sampling or measurements;

c. The date and time the analyses were performed;

d. The name(s) of the individual(s) who performed the analyses;

e. The analytical techniques or methods supporting the information such as observations,
readings, calculations, and bench data used;

f. The results of such analyses; and

g. Chain of custody documentation.

H. Transferability

This VWP permit may be transferred to a new permittee only by modification to reflect the
transfer, by revoking and reissuing the permit, or by automatic transfer. Automatic transfer to a
new permittee shall occur if:

1. The current permittee notifies the board within 30 days of the proposed transfer of the title
to the facility or property;

2. The notice to the board includes a written agreement between the existing and proposed
permittee containing a specific date of transfer of VWP permit responsibility , coverage and
liability to the new permittee , or that the existing permittee will retain such responsibility,
coverage , or liability , including liability for compliance with the requirements of any
enforcement activities related to the permitted activity; and

3. The board does not within the 30-day time period notify the existing permittee and the new
permittee of its intent to modify or revoke and reissue the VWP permit.

1. Property rights

The, issuance of this permit does not convey any property rights in either real or personal
.property, or any exclusive privileges, nor does it authorize injury to private property or any
invasion of personal rights or any infringement of federal, state or local law or regulation.

J. Reopener

Each VWP permit shall have a condition allowing the reopening of the VWP permit for the
purpose of modifying the conditions of the VWP permit to meet new regulatory standards duly
adopted by the board. Cause for reopening VWP permits includes, but is not limited to when
the circumstances . on which the previous VWP permit was based have materially and
substantially changed, or special studies conducted by the board or the permittee show material
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N. Permit Termination

After notice and opportunity for a formal hearing pursuant to Procedural Rule No. 1 (9 VAC
25-230-100) a VWP permit can be terminated for cause. Causes for termination are as follows:

1. Noncompliance by the permittee with any condition of the VWP permit;

2. The permittee's failure in the application or during the VWP permit issuance process to
disclose fully all relevant facts or the permittee's misrepresentation of any relevant facts at

any time;

3. The permittee's violation of a special or judicial order;

4. A determination by the board that the permitted activity endangers human health or the

environment and can be regulated to acceptable levels by VWP permit modification or

termination;

5. A change in any condition that requires either a temporary or permanent reduction or
elimination of any activity controlled by the VWP permit; and

6. A determination that the permitted activity has ceased and that the compensatory mitigation
for unavoidable adverse impacts has been successfully completed.

0. Civil and Criminal Liability

Nothing in this VWP permit shall be construed to relieve the permittee from civil and criminal

penalties for noncompliance.

P. Oil and Hazardous Substance Liability

Nothing in this VWP permit shall be construed to preclude the institution of legal action or
relieve the permittee from any responsibilities, liabilities, or penalties to which the permittee is
or may be subject under § 311 of the Clean Water Act or §§ 62.1-44.34:14 through 62.1-
44.34:23 of the State Water Control Law.

Q. Unauthorized Discharge of Pollutants

Except in compliance with this VWP permit, it shall be unlawful for the permittee to:

1. Discharge into state waters sewage, industrial wastes, other wastes, or any noxious or

deleterious substances;

2. Excavate in a wetland;
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U.S. Army Corps of Engineers
Norfolk District,

June 26, 2003

Project Number: 03-V0244 Waterway: Merrybrook Run

1. Participant: 2. Authorized Agent:
Ruth C. Launders, Marital Trust Wetland Studies & Solutions, Inc.
c/o Jeffrey J. Fairfield, Co-Managing Trust 14088-M Sullyfield Circle
1175 Herndon Parkway, Suite 300 Chantilly, Virginia 20151
Herndon, Virginia 20170-5532 Attn: Ms. Rebecca Draucker

3. Address of Job Site:

The site is located west of Centreville Road (Rt. 657) and southwest of Dulles Access Road (Route 267), in Fairfax County, Virginia

4. Project Description:

The project consists of constructing a residential development known as Arrowbrook. Approximately .70 acre of impacts (.39 acre of
wetlands, .30 acre of open water, and .01 or 103 feet of stream ) will result from the appurtenant structures /amenities and a
stormwater management pond . To compensate for these impacts , the applicant is proposing to create 1.9 acres enhanced extended
detention dry pond (stormwater wetland system), reforest approximately .72 acre of floodplain in a now overgrown field, and
preserve 9 . 91 acres onsite which include 1,839 linear feet of stream and 2 .31 acre of wetlands.

5. Findings
- - - - -

Based on our review of your permit application, we have determined that it qualifies for the Residential, Commercial, or
Institutional Development Activity or the Linear transportation Project Activity of the Norfolk District's State Program General
Permit (SPGP-01). Provided you adhere to the general and special conditions of the SPGP (Enclosed) and the following conditions,
no additional Corps permit will be required:

1. Thirty days prior to start of work, you must submit your final mitigation plans for our review and approval.
2. Prior to start of work authorized by this permit, you must take the actions required to record -a real estate instrument in the chain

of title to the subject property which will require the preservation of a total of 1839 linear feet of stream and 7.60 acre Marian buffer,
and 2.31 acres of wetlands onsite in their natural condition in perpetuity as described in Exhibit #9 dated March 31, 2002. Enclosed
please find a sample instrument for your use. Should you have any questions or wish to modify the enclosed sample please contact
Cynthia Wood at 703-221-6967. You must submit a draft of this instrument within 30 days from the date of this authorization for our
review and approval. The document must be recorded in the appropriate land records office within 60 days of approval Proof of its
recordation must be submitted to this office prior to start of work.

Your authorization to perform this work under the SPGP expires on June 26, 2018. If you find you need more time to complete
the authorized activity , you should submit your request for a time extension to this office for consideration at least one month before
the above date is reached. Enclosed is a "compliance certification " form, which must be signed and returned within 30 days of
completion of the project including any required mitigation. Your signature on this form certifies that you have completed the work
in accordance with the SPGP's terms and conditions.

This authorization does not relieve your responsibility to comply with local requirements pursuant to the Chesapeake Bay
Preservation Act (CBPA), nor does it supercede local government authority and responsibilities pursuant to the Act. You should
contact your local government before you begin work to find out how the CBPA applies to your project.
YOU MAY NOT BEGIN WORK UNTIL, YOU HAVE OBTAINED A PERMIT FROM THE VIRGINIA DEPARTMENT
OF ENVIRONMENTAL QUALITY.
Enclosures

6. Corps Contact: Cynthia J. Wood at (703) 221-6967

IAO FL 13 REVISED DEC 90

Bruce . -. Vi
i Chief, Northern Virginia Regulatory I Attachment H
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U.S. Army Corps
Of Engineers
Norfolk District

CERTIFICATE OF COMPLIANCE
WITH

ARMY CORPS OF ENGINEERS PERMIT

Permit Number: 03-V0244

Name of Permittee: Ruth C. Launders, Marital Trust

Date of Issuance: June 26, 2003

Permit Type: SPGP-01

Within 30 days of completion of the activity authorized by this
permit, sign this certification and return it to the following

address:

Cynthia J. Wood
Norfolk District Corps of Engineers

Northern Virginia Field Office
18139 Triangle Shopping Plaza, Suite 213

Dumfries, Virginia 22026

Please note that your permitted activity is subject to a
compliance inspection by a U.S. Army Corps of Engineers
representative. if you fail to comply with this permit you are

subject to permit suspension, modification or revocation.

I hereby certify that the work authorized by the above referenced

permit has been completed in accordance with the terms and
conditions of the said permit, and required mitigation has been

completed in accordance with the permit conditions.

Signature of Permittee Date
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CENAO-TS-G

SPGP-1

U.S. Army Corps
Of Engineers Fort Norfolk, 803 Front Street
Norfolk District Norfolk, Virginia 23510-1096

October 4, 2002

STATE PROGRAM GENERAL PERMIT

Effective Date : November 1, 2002 Expiration Date : November 1, 2007

Authorized Activities : The discharge of dredged and/or fill material in nontidal waters of the
United States associated with residential , commercial and institutional developments and linear
transportation projects within the geographical limits of the Commonwealth of Virginia under
the regulatory jurisdiction of the Norfolk District, Corps of Engineers (Corps) that have minimal
individual and cumulative impacts and meet the terms and conditions outlined herein. The use of
this State Program General Permit (SPGP) shall be restricted to those projects that have first
avoided and minimized impacts to waters of the United States, including wetlands, to the
maximum extent practicable. The Clean Water Act Section 404(b)(1) guidelines state that no
discharge of dredged or fill material shall be permitted if there is a practicable on-site alternative
to the proposed discharge that would have less adverse impact on the aquatic ecosystem, so long
as the alternative does not have other significant adverse environmental consequences.

The people of the Commonwealth of Virginia are hereby authorized by the Secretary of the
Army and the Chief of Engineers pursuant to Section 10 of the Rivers and Harbors Act of 1899
(33 U.S.C. 403) and Section 404 of the Clean Water Act (33 U.S.C. 1344) to perform the
aforementioned work in nontidal waters and wetlands of the Commonwealth as described
herein. The Corps' authority and guidance to develop general permits is contained in 33 U.S.C
1344(e) and 33 CFR 325.2(e)(2), 33 CFR 325.3(b), and Corps Regulatory Guidance Letter 83-7.

Prior to the submission of a permit application for any Activity 1, Category 1 or 2 project
covered by this SPGP, a proponent must first obtain a Corps confirmed delineation of all State
and federal waters and wetlands on the property either at the time of the field review or at a
later date. The Virginia Department of Transportation (VDOT) projects will follow existing
practices regarding delineations including the Interagency. Coordination Meeting procedures,
Memorandum of Agreement (MOAs) and Understanding (MOUs) and other appropriate letter
agreements.
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To obtain, a Corps confirmed delineation , the following information must be submitted to the
Corps:

1. the names and addresses of the project proponent and landowner:
2. an 8 Y2" by 11" copy of an accurate topographic map or the appropriate portion of a
U.S. Quadrangle sheet of the property boundary and site survev:property plat.
3. handwritten or typed wetland delineation data sheets (prepared in accordance with
the Corps of Engineers ' 1987 Wetland Delineation Manual and unplicable guidance) for
each "vegetative community" and the location of the data points ;:nd transect lines on a
map along with a sufficient number of data points to document t:t•= proposed nontidal
waters and wetland boundary;
4. data points up and down slope of the location of the wetland ..r •.ti•uters boundary;
5. the proposed nontidal wetland and waters boundaries tntt.t .-e : i;:_ued in the field; and
6. a distinction between the acreage of wetlands and the of waters
(streams , etc.).

At the time of the delineation site review , the Corps project manae,-%r •.v i:' :wide advice to the
project proponent on measures to avoid , minimize . and compensate :: i- t:;;;tv,,itiable impacts to
State and federal jurisdictional waters and wetlands . The District' s :.%.:..n he more specific
if the project proponent shares available information on the project 's rt:•r.:•:..:nv preliminary
plans . and on-site and off-site alternatives considered . Prior to the °. :ei • .v;ew of the
delineation , the Corps will check the Virginia Department of and
Recreation 's Database for any federally designated or proposed : :i habitat or federally
listed or proposed threatened or endangered species and the \ ' iruin :a .. e;;artment of
Historic Resources ' Data Sharing System for any known historic p i-n :tics located on the
project site . This avoidance , minimization , and compensation aJ'.:.:e :.n ti .-cc results of the
database searches will be included in the Corps ' delineation conlirn .:t:. er.

At the time a permit application is submitted, the applicant will rr ^^ • :.:; _, •ry o the Corps'
delineation confirmation letter, delineation map. and data sheets .:t.; a copy of the
Corps' delineation confirmation letter and delineation map to tip-

ACTIVITY 1: RESIDENTIAL. COMMERCIAL AND IN'ST!T-"" .•.1.
DEVELOPMENTS

Category 1: The discharges of dredged and/or fill material associate...-.: itil residential,
commercial. and institutional projects causing the loss iillin,_. inu. flooding,
drainage. or placed in pipes or other water conveyances) ofno mor: ;...:a ^. 2 acre of nontidal
wetlands or waters or the filling, excavation, or placement in pines t;r - ;!;,-r water conveyances of
no more than 300 linear feet of stream bed unless otherwise excltiJe;i the SPGP. (Linear
transportation activities not directly associated with residential. i;.l. and institutional
developments cannot be authorized under Activity 1. However. they may LluaiiI\ under Activity
2.)
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For Category 1 impacts, no additional authorization will be required from the Corps provided:

1. the applicant submits three copies of the pertinent portions of the Joint Permit
Application and drawings to the Virginia Marine Resources Commission. (The
Commission will forward one copy each to the appropriate Corps and DEQ office.)
The drawings will show the Corps' confirmed limits of waters and wetlands and the
extent of impacts to waters and wetlands proposed . The drawings will also show the
location of all known historic properties and the location of all federally designated
critical or proposed critical habitat or federally listed or -aronosed threatened or
endangered species provided by the Corps at the preapp . ca-'ion site visit.
2. DEQ determines the proposed work satisfies the requirements of their regulations
(including incorporation of all appropriate and practicable avoidance and minimization
and compensatory mitigation) and the conditions of one of their general permits or an
individual permit and issues a permit authorization; and
3. the work satisfies all of the general and special conditions listed below.

The DEQ 's authorization will include a statement that the work satisfies the
conditions of the Corps' SPGP-01.

Category 2: Discharges of dredged and/or fill material associated with residential, commercial,
and institutional projects causing the loss (e.g., filling, excavating, flooding, drainage, or placed
in pipes or other water conveyances ) of up to 1 acre of nontidal wetlands or waters or the
filling, excavation, or placement in pipes or other water conveyances of up to 2000 linear feet of
stream bed unless otherwise excluded by the SPGP. (Linear transportation activities not directly
associated with residential, commercial, and institutional developments cannot be authorized
under Activity 1. However, they may qualify under Activity 2.)

For Category 2 impacts, the applicant must submit six copies of the pertinent portions of the
Joint Permit Application and drawings to the Virginia Marine Resources Commission. (The
Commission will forward one copy to the appropriate DEQ office and four copies to the
appropriate Corps office.) The Corps will forward a copy of the Joint Permit Application and
drawings to the U.S. Fish and Wildlife Service, the Virginia Department c,f Historic Resources,
and the Environmental Protection Agency and provide them with 15 days to submit any
comments as part of the 45 day review period . The Corps will conclude its review and issue a
written SPGP verification within 45 days of the receipt of a complete joint Permit Application
provided:

1. it determines the project satisfies the general and special conditions of the SPGP;
2. the applicant has incorporated into the project plans all appropriate and practicable
avoidance and minimization measures and compensatory mitigation for all unavoidable
impacts to the aquatic environment so that the individual and cumulative impacts are
minimal;
3. the aforementioned agencies have no objection within the allotted comment period,
and
4. the applicant complies with all the conditions of the DEQ permit as required by the
Code-of Virginia and their implementing regulations.
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However, if the Environmental Protection Agency or the United States Fish and Wildlife
Service respond within the allotted time frame and submit project-specific objections to
authorizing the proposed work under the SPGP due to its impact on the aquatic
environment, or the Corps determines the aforementioned four requirements have not
been met, the Corps will notify the applicant and the processing time clock will stop to
provide the applicant with the opportunity to address the objections if they so choose. If
the applicant modifies the project to the satisfaction of the objecting federal resource
agency(ies) and the Corps and the project meets the remaining three requirements, the
Corps will authorize the work under this SPGP. In those cases, no work in jurisdictional
waters or wetlands may begin until the Corps issues an SPGP verification. If the
applicant chooses not to address the objections or cannot address the objections to the
satisfaction of the objecting federal agency(ies) or the Corps, an individual permit will be
required by the Corps and will include the issuance of a public notice and a full public
interest review.

Discharges of dredged or fill material associated with residential, commercial, and institutional
activities causing the loss (e.g., filling, excavating, flooding and/or drainage) of more than 1
acres of nontidal jurisdictional wetlands or waters or the filling, excavating, or placement in
pipes or other water conveyances of more than 2000 linear feet of stream bed will require an
individual permit , including issuance of a public notice and full public interest review.

Proponents of residential, commercial, or institutional subdivisions are subject to the Corps'
guidance dated March 15, 1993 and June 2, 1999.

Discharges authorized under ActivitvI would include those outlined in DEQ's General
Permits and are associated with the following: construction or expansion of residential,
commercial, or institutional building foundations and building pads. and attendant features that
are necessary for the use and maintenance of the structures. Attendant features may include, but
are not limited to roads, parking lots, garages , yards, utility lines, stormwater management
facilities, and recreational facilities such as playgrounds, playing fields. and golf courses
(provided the golf course is an integral part of the residential development). Residential
developments include multiple and single unit developments. Examples of commercial
developments include retail stores , industrial facilities, restaurants, business parks, and shopping
centers. Examples of institutional developments include schools, fire stations, government office
buildings, judicial buildings, public works buildings, libraries, hospitals. and places of worship.
For residential, commercial, and institutional developments, the aggregate total loss of nontidal
waters of the United States cannot exceed 1 acre of nontidal wetlands or more than 2000 linear
feet of stream bed. This includes the loss of waters or wetlands associated with development of
individual lots.

ACTIVITIES AND RESOURCE AREAS NOT INCLUDED IN ACTIVITY 1:

1. tidal waters and wetlands;
2. tidal shoreline stabilization projects;
3. tidal beach nourishment;
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4. conversion of waters and/or wetlands for agricultural production and agriculture-related
activities (crop fields or pasture); farm buildings, grain storage facilities. grassed waterways, low
water crossings, impoundments for irrigation, livestock watering, and fire prevention purposes,
animal feeding operations or waste storage facilities, and farm access roads. (These activities
will potentially be addressed through the development of a separate Corps general permit);
5. projects involving charmelization;
6. wetland areas composed of 10% or more of the following species (singiv or in combination) in
any stratum: Atlantic White Cedar (Chamaecyparis thyoides), bald cypress (Tawodium
distichum), water tupelo (Nyssa aquatica), or overcup oak (Quercirs• ii rata). Percentages may be
based upon stem counts , basal area or % aerial cover;
7. wetland areas underlain by histosols. Histosols are organic soils that ::re often called mucks,
peats, or mucky peats, etc. The list of histosols includes but is not limited to the following soils
series : Back Bay, Belhaven, Dorovan, Lanexa, Mattamuskeet. Mattan.? Pamlico, Pungo,
Pocaty, and Rappahannock.;
8. any water withdrawal projects;
9. maintenance of drainage ditches. However, such work may be authorized under Norfolk
District Regional Permit Number 15 or 40, or an individual permit: or a 410411) exemption; and
10. any stormwater management facilities located in perennial streams t r ,,n waters designated as
oxygen impaired or temperature impaired waters as listed in the Comn'nwealth of Virginia's
publication dated July 27, 1999, or the most recent publication.

SPECIAL CONDITIONS FOR AUTHORIZED ACTIVITY 1:

1. Discharges into Native Trout Waters and anadromous fish spawning ..r.--as will be conditioned
by DEQ to prohibit stream work within the time frames recommended key he V irginia
Department of Game and Inland Fisheries.

2. If the Corps determines that a discharge may affect federally de -Hc:t:tted critical or proposed
critical habitat or their tributaries or a federally listed or proposed thrc :toned or endangered
species, it will initiate consultation with the United States Fish and 'ViiL!lite Service pursuant to
Section 7 of the Endangered Species Act. The applicant will be advise-0 by :he Corps when this
occurs. The applicant cannot begin work in jurisdictional waters or wetlands until the Corps or
DEQ provides written notification that such work may proceed and incittde any project specific
special conditions concerning federally listed species. The Corps will coordinate all Category 2
projects with the United States Fish and Wildlife Service. DEQ 'vill Consult with both the
Virginia Department of Conservation and Recreation and the Virginia Ucpartment of Game and
Inland Fisheries' databases. .

3. If the Corps determines that a discharge may affect a listed property or property
eligible for the National Register of Historic Places , it will initiate consultation with the
Virginia Department of Historic Resources pursuant to Section 106 of the National Historic
Preservation Act. (The applicant will be advised by the Corps when this occurs.) In these
cases, the applicant may not begin work in jurisdictional waters or wetlands until the Corps or
DEQ provides written notification that such work may proceed and includes any project specific
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special conditions concerning historic resources. The Corps will coordinate all Category 2
projects with the Virginia Department of Historic Resources.

4. For the purposes of this SPGP, the acreage loss of waters of the United States includes the
filled area and any other waters of the United States that are permanently adversely affected by
flooding, excavation, drainage, or piping as a result of the regulated activity. Permanent adverse
effects include mechanized land clearing , permanent above-grade, at-grade, or below-grade fills
that change an aquatic area to dry land, increase the bottom elevation of a waterbody, or change
the use of a waterbody. The acreage of loss of waters of the United States is the threshold
measurement of the impact to existing waters for determining whether a project may qualify for
this SPGP; it is not a net threshold that is calculated after considering compensatory mitigation
that may be used to offset losses of aquatic functions and values. The loss includes the linear
feet of stream bed that is filled or excavated or placed in pipes or other water conveyances.

5. The term stream bed is defined as the substrate of the stream channel between the ordinary
high water marks. The substrate may be bedrock or inorganic particles that range in size from
clay to boulders. Wetlands contiguous to the stream bed, but outside of the ordinary high water
marks, are not considered to be part of the stream bed. The fill is limited to the minimum
necessary.

6. For Category 2 activities, compensatory mitigation ratios for impacts and waters will
generally be as follows: 2:1 for forested wetlands, 1.5:1 for scrub-shrub wetlands. 1:1 for
emergent wetlands, and 1:1 for stream impacts. In addition this can include wetland
preservation, associated upland buffers, and in-lieu fee contributions to the Virginia Wetland
Restoration Trust Fund to mitigate for unavoidable impacts to the aquatic environment

7. Any crossing must be culverted, bridged or otherwise designed to prevent the restriction of,
and to withstand expected high flows, and to prevent the restriction of low flows and to allow the
movement of aquatic organisms . All pipes or culverts (with bottoms) shall be depressed at least
6 inches below the invert of the natural stream at both the inlet and outlet of the structure.
Multiple pipes or culverts (with bottoms) shall provide at least one pipe or culvert to convey low
flows by restricting the entrance invert of the non-low flow pipes or culverts to an_ elevation at
least 6 inches higher than the stream bed elevation at the inlet of the low flow pipes(s) or
culvert(s). This does not apply to pipe or culvert maintenance or extensions.

8. If the Corps determines that the adverse effects of the proposed work are more than
minimal, the District Engineer or his designated representative may exert discretionary
authority to require the application to be processed as an individual permit, including
issuance of a public notice and a full public interest review.

9. The use of more than one Corps Nationwide Permit or this SPGP for a single and
complete project is prohibited, except when the acreage loss of waters of the United States,
including wetlands does not exceed the acreage limit of the permit with the highest
specified acreage limit.
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ACTIVITY 2: LINEAR TRANSPORTATION PROJECTS

Category 1: Discharges of dredged and/or fill material in nontidal waters and wetlands related to
the construction, expansion, modification, or improvement of linear transportation crossings
(e.g., highways, railways, trails, and airport runways, and taxiways) proposed by the VDOT,
localities, public private partnerships pursuant to the Public-Private Transportation Act of 1995
or individuals. These discharges cannot cause the loss (e.g., filling, excavating, flooding and/or
drainage, or placed in pipes or other water conveyances) of more than 1/10 acre of waters and
wetlands per crossing. The authorized work would include any relocation of utility lines within
the right-of-way and easements within the termini of the roadway provided Special Condition 9
is met.

For permanent unavoidable losses to less than 1/10 acre of nontidal waters and wetlands, no
additional authorization from the Corps will be required (except for paragraph e below) for
VDOT, localities, public-private partnerships, or individuals provided they

a. submit the pertinent portions of the Joint Permit Application and drawings to the
Virginia Marine Resources Commission who will send a copy to the DEQ for all
temporary and permanent impacts to waters and wetlands;

b. comply with all the conditions of the DEQ general permit authorization;

c. restore all temporarily disturbed nontidal wetlands and waters to their pre-construction
contours;

d. mitigate for all unavoidable impacts to nontidal wetlands through either the purchase
of credits from an approved wetland mitigation bank or a contribution to the Virginia
Wetland Restoration Trust Fund based on a cost estimate from the Corps. The
credits/contribution will be based on the following mitigation ratios: 2:1 for forested
wetland impacts, 1.5:1 for shrub-scrub wetland impacts, and 1:1 for emergent wetland
impacts. Proof of purchase of credits or of a contribution to the Trust Fund must be
submitted prior to construction; and

e. mitigate for all stream impacts (e.g., pipes , culverts, relocated streams constructed
without natural stream channel design, riprap, and other fills) of more than 300 linear feet
of stream bed for any single crossing and the Corps reviews and approves the conceptual
mitigation plan. No work in nontidal waters or wetlands can commence until the
final mitigation plan is submitted to and approved by the Corps.

Category 2: Discharges of dredged and/or fill material in nontidal waters and wetlands related to
the construction, expansion, modification, or improvement of linear transportation crossings
(e.g., highways, railways, trails, and airport runways, and taxiways) proposed by VDOT,
localities , public-private partnerships pursuant to Public-Private Transportation Act of 1995 or
individuals. These discharges may cause the loss (e.g., filling, excavating, flooding and/or
drainage . or placed in pipes or other water conveyances ) of between 1/10 and 1/3 acre of
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waters and wetlands per crossing. The authorized work would include any relocation of utility
lines within the right-of-way and easements within the termini of the roadway provided Special
Condition 9 is met.

For temporary and permanent unavoidable losses to between 1/10 and 1/3 acre of nontidal
waters and wetlands, no additional authorization from the Norfolk District will be required
(except for paragraph d below) for VDOT, localities, public-private partnerships, and single
family residents provided they

a. submit the pertinent portions of the Joint Permit Application and drawings
to the Virginia Marine Resources Commission who will send a copy to the DEQ
for all temporary and permanent impacts to waters and wetlands;

b. satisfy the conditions of any permit issued by the DEQ;

c. mitigate for all unavoidable impacts to nontidal wetlancs through either the
purchase of credits from an approved wetland mitigation "b ank, creation or
restoration , or a contribution to the Virginia Wetland Restoration Trust Fund based
on a cost estimate from the Corps . The credits/contribution will be based on the
following mitigation ratios : 2:1 for forested wetland impacts , 1.5:1 for shrub-scrub
wetland impacts , and 1 : 1 for emergent wetland impacts. Proof of purchase of
credits or of a contribution to the Trust Fund must be submitted prior to
construction; and +

d. mitigate for all stream impacts (e.g., pipes, culverts, relocated streams constructed
without natural stream channel design, riprap, and other fills) to more than 300 linear feet
of stream bed and the Corps reviews and approves the mitigation plan. No work in
nontidal waters or wetlands can commence until the final mitigation plan is
submitted to and approved by the Corps.

Projects causing the loss of more than 1/3 acre of nontidal waters and wetlands or that the Corps
determines will have more than minimal individual and cumulative impacts will require an
individual Department of the Army permit and submission of a joint permit application, and it
will be processed as an individual permit. This will include the issuance of a public notice and a
full public interest review. In the case of VDOT, such projects may qualify for LOP-1.

ACTIVITIES AND RESOURCE AREAS NOT INCLUDED IN ACTIVITY 2:

1. non-linear features commonly associated with transportation projects such as vehicle
maintenance or storage buildings, parking lots, train stations, or aircraft hangers;
2. tidal waters and wetlands;
3. wetland areas composed of 10% or more of the following species (singly or in combination) in
any stratum: Atlantic White Cedar (Chamaecyparis thyoides), bald cypress (Taxodium
distichum), water tupelo (Nyssa aquatica), or overcup oak (Quercus lyrata). Percentages may be
based upon stem counts, basal area or % aerial cover;
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4. maintenance of drainage ditches. However, such work may be authorized under Corps
Regional Permit Number 15 or 40, Nationwide Permit Number 43, or an individual permit; or a
404(f) exemption; and
5. any stormwater management facilities located in perennial streams or in waters designated as
oxygen impaired or temperature impaired waters as listed in the Commonwealth of Virginia's
publication dated July 27, 1999, or the most recent publication.

SPECIAL CONDITIONS FOR AUTHORIZED ACTIVITY 2:

1. Discharges into Native Trout Waters and anadromous fish spawning areas will be conditioned
by DEQ to prohibit stream work within the time frames recommended by the Virginia
Department of Game and Inland Fisheries . (The Corps has a Memorandum of Agreement with
the Virginia Department of Game and Inland Fisheries and the Virginia Department of
Transportation to address VDOT projects.)

2. If the Corps determines that a discharge may affect federally designated critical or proposed
critical habitat or their tributaries or a federally listed or proposed threatened or endangered
species, it will initiate consultation with the United States Fish and Wildlife Service pursuant to
Section 7 of the Endangered Species Act. The applicant will be advised by the Corps when this
occurs. The applicant cannot begin work in jurisdictional waters or wetlands until the Corps or
DEQ provides written notification that such work may proceed and include any project specific
special conditions concerning federally listed species. The Corps will coordinate all Category 2
projects with the United States Fish and Wildlife Service. DEQ will consult with both the
Virginia Department of Conservation and Recreation and the Virginia Department of Game and
Inland Fisheries' databases. (The Virginia Department of Transportation can continue to use
their existing coordination procedures concerning endangered species.)

3. If the Corps determines that a discharge may affect a listed property or property
eligible for the National Register of Historic Places , it will initiate consultation with the
Virginia Department of Historic Resources pursuant to Section 106 of the National Historic
Preservation Act. (The applicant will be advised by the Corps when this occurs.) In these
cases , the applicant may not begin work in jurisdictional waters or wetlands until the Corps or
DEQ provides written notification that such work may proceed and includes any project specific
special conditions concerning historic resources. The Corps will coordinate all Category 2
projects with the Virginia Department of Historic Resources. (The Virginia Department of
Transportation can continue to use their existing coordination procedures concerning historic
properties.)

4. Any crossing must be culverted, bridged or otherwise designed to prevent the restriction of,
and to withstand expected high flows, and to prevent the restriction of low flows and to allow the
movement of aquatic organisms . All pipes or culverts (with bottoms) shall be depressed at least 6
inches below the invert of the natural stream at both the inlet and outlet of the structure. Multiple
pipes or culverts (with bottoms) shall provide at least one pipe or culvert to convey low flows by
restricting the entrance invert of the non-low flow pipes or culverts to an elevation at least 6
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inches higher than the stream bed elevation at the inlet of the low flow pipes(s). This does not
apply to pipe or culvert maintenance or extensions.

5. Any project, including all attendant features, both temporary and permanent , must be part of a
single and complete project in a water of the United States. For linear projects, the phrase will
apply to each crossing of a separate water of the United States ( i.e., a single waterbody) at that
location . An exception is for linear projects crossing a single waterbody several times at separate
and distant locations . Each crossing is considered a single and complete project. However,
individual channels in a braided stream or river, or individual arms of a large, irregularly-shaped
wetland or lake, etc ., are not separate waterbodies.

6. The term stream bed is defined as the substrate of the stream channel between the ordinary
high water marks . The substrate may be bedrock or inorganic particles that range in size from
clay to boulders . Wetlands contiguous to the stream bed, but outside of the ordinary high water
marks , are not considered to be part of the stream bed. The fill is limited to the minimum
necessary.

7. This SPGP may not be combined with any Corps Nationwide Permit or Norfolk District
Regional Permit or SPGP for the purpose of increasing the footprint of the road crossing. Some
road fills may be eligible for an exemption from the need for a Section 404 permit (see 33 CFR
323.4).

8. For the purposes of this SPGP, the acreage loss of waters of the United States includes the
filled area and any other waters of the United States that are permanently adversely affected by
flooding, excavation, drainage , or piping as a result of the regulated activity. Permanent adverse
effects include mechanized land clearing , permanent above-grade, at-grade, or below-grade fills
that change an aquatic area to dry land, increase the bottom elevation of a waterbody , or change
the use of a waterbody. The acreage of loss of waters of the United States is the threshold
measurement of the impact to existing waters for determining whether a project may qualify for
an SPGP; it is not a net threshold that is calculated after considering compensatory mitigation
that may be used to offset losses of aquatic functions and values. The loss of stream bed includes
the linear feet of perennial or intermittent stream that is filled or excavated . A stream bed is
defined as the substrate of the stream channel between the ordinary high water marks. The
substrate may be bedrock or inorganic particles that range in size from clay to boulders.
Wetlands contiguous to the stream bed, but outside of the ordinary high water marks , are not
considered part of the stream bed.

9. If the Corps determines that the adverse effects of the proposed work are more than
minimal, the District Engineer or his designated representative may exert discretionary
authority to require the application to be processed as an individual permit , including
issuance of a public notice and a full public interest review.

10. The use of more than one Corps Nationwide Permit or this SPGP for a single and
complete project is prohibited, except when the acreage loss of waters of the United States,
including wetlands does not exceed the acreage limit of the permit with the highest
specified acreage limit.
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11. The crossing is a single and complete project for crossing of waters of the United
States. Where a road segment (i.e., the shortest segment of a road with independent utility
that is part of a larger project) has multiple crossings of streams (several single and
complete projects ) the Corps will consider whether it should use discretionary authority to
require an individual permit.

GENERAL CONDITIONS FOR THE STATE PROGRAM GENERAL PERMIT:

1. Certificate of Compliance: Everyone (except Activity 2, Category 1 Virginia Department of
Transportation projects) who receives a verification under this State Program General Permit
will submit a signed certification of compliance following the completion of the work and any
required mitigation . The statement will include the following:

a. The authorized work has been performed in accordance with the Corps' authorization;
b. A statement that any required mitigation has been completed in accordance with the
permit conditions; and
c. The signature of the permittee, certifying the completion of the work and mitigation.

2. A copy of this SPGP and any verification letter must be provided to the person or contractor
performing the work and made available at the project site to any regulatory representative.
3. Navigation: No activity.may cause more than a minimal adverse effect on navigation.
4. Proper Maintenance: Any structure or fill authorized shall be properly maintained, including
maintenance to ensure public safety.
5. Soil Erosion and Sediment Controls : Appropriate erosion and sediment controls must be used
and maintained in effective operating condition during construction , and all exposed soil and
other fills, as well as any work below the ordinary high water mark, must be permanently
stabilized at the earliest practicable date.
6. Aquatic Life Movements: No activity may substantially disrupt the movement of those species
of aquatic life indigenous to the waterbody, including those species which normally migrate
through the area, unless the activity's primary purpose is to impound water. Culverts placed in
streams must be installed to maintain low flow conditions.
7. Equipment: Heavy equipment working in wetlands must be placed on mats or other measures
must be taken to minimize soil disturbance.
8. Tribal Rights: No activity or its operation may impair reserved tribal rights, including, but not
limited to, reserved water rights and treaty fishing and hunting rights.
9. Water Quality: Permittees are expected to fully comply with Virginia Regulation 680-21-00,
Water Quality Standards and all other appropriate laws and regulations of the Commonwealth of
Virginia pertaining to water quality.
10. Endangered Species: No activity is authorized under this SPGP which may affect a
threatened or endangered species or a species proposed for such designation , as identified under
the federal Endangered Species Act (ESA) or which is likely to destroy or adversely modify
designated critical habitat of such species, or which would result in the "take" of any threatened
or endangered species of fish or wildlife, or which would result in any other violation of Section
9 of the ESA protecting threatened or endangered species of plants. Applicant should notify the
Norfolk District if any listed species or critical habitat is in the vicinity of the project and shall
not begin work until notified by the district engineer that the requirements of the ESA have been
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satisfied and that the activity is authorized. General information on threatened and endangered
species and their critical habitat can be obtained from the U.S. Fish and Wildlife Service and
National Marine Fisheries Service or their world web pages at: http://www.fws.gov/ and
http:/Adngfish.ssp.mnfs.gov/tmcintyr/prot-res.htmli/ES and recovery
11. Historic Properties: No activity which may affect historic properties listed, or eligible for
listing, in the National Register of Historic Places is authorized until the Norfolk District has
complied with the provisions of 33 CFR 325, Appendix C. The prospective pernuttee must notify
the Norfolk District if the authorized activity may affect any historic properties listed,
determined to be eligible, or which the prospective permittee has reason to believe may be
eligible for listing on the National Register of Historic Places, and shall not begin the activity
until notified by the Norfolk District that the requirements of the National Historic Preservation
Act have been satisfied and that the activity is authorized. Information on the location and
existence of historic resources can be obtained from the Virginia Department of Historic
Resources and the National Register of Historic Places. If you discover any previously unknown
historic or archeological remains while accomplishing the activity authorized by this permit, you
must immediately stop work and notify the Norfolk District of what you have found. The
Norfolk District will initiate the Federal and state coordination required.
12. Water Supply Intakes: No discharge of dredged or fill material may occur in the proximity of
a public water supply intake.
13. Suitable Material: No discharge of dredged or fill material may consist of unsuitable material
(e.g.: trash , debris , car bodies , asphalt, etc.) and material discharged must be free from toxic
pollutants in toxic amounts (see Section 307 of the Clean Water Act).
14. Obstruction of High Flows: To the maximum extent practicable, discharges must not
permanently restrict or impede the passage of normal or expected high flows or cause the
relocation of the water.
15. Adverse Effect From Impoundments: If the discharge creates an impoundment of water,
adverse impacts on the aquatic system caused by the accelerated passage of water and/or the
restriction of its flow shall be minimized to the maximum extent practicable.
16. Waterfowl Breeding Areas: Activities, including structures and work in navigable waters of
the United States or discharges of dredged or fill material, into breeding areas for migratory
waterfowl must be avoided to the maximum extent practicable.
17. Fills : Any fill authorized shall be properly maintained , including maintenance to ensure
public safety.
18. Environmental Justice: Authorized activities must comply with Executive Order 12898,
"Federal Actions to Address Environmental Justice in Minority Populations and Low-Income
Populations".
19. Floodplains: The pennittee will make every practicable effort to conduct the work authorized
by this permit in a manner so as to avoid any adverse impact on the 100-year floodplain.
20. The permittee shall allow the District Engineer or his authorized representative(s) or
designee(s) to make periodic inspections at any time deemed necessary in order to assure that the
activity being performed under authority of this permit is in accordance with the terms and
conditions prescribed herein.
21. Failure to comply with the terms and conditions of this permit can result in enforcement
actions against the permittee and/or contractor.
22. The provisions of this permit shall be binding on any assignee or successor in interest of the
permittee.
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23. In order to transfer this permit, the transferee must supply the Norfolk District and DEQ with
a written request.
24. Should you be unable to complete the authorized activity in the time limit provided, you must
submit your request for a time extension to the Norfolk District and DEQ for consideration at
least one month before the expiration of the permit verification.
25. In granting an authorization pursuant to this permit , the Norfolk District has relied on the
information and data provided by the permittee. If, subsequent to notification by the Corps that a
project qualifies for this permit , such information and data prove to be materially false or
materially incomplete , the authorization may be suspended or-revoked , in whole or in part,
and/or the Government may institute appropriate legal proceedings.
26. Limits of this authorization:

a. This permit does not obviate the need to obtain other Federal , state or local
authorizations required by law.
b. This permit does not grant any property rights or exclusive privileges.
c. This permit does not authorize any injury to the property or rights of others.
d. This permit does not authorize interference with any existing or proposed Federal
projects.
e. This permit does not grant any Corps real estate rights . If real estate rights are
needed from the Corps , please contact Norfolk District 's Real Estate Division at the
address listed on the front page or telephone (757) 441-7735.

27. In issuing this permit ; the Federal Government does not assume any liability for the
following:

a. Damages to the permitted project or uses thereof as a result of other permitted or
unpermitted activities-or from natural causes.
b. Damages to the permitted project or uses thereof as a result of current or future
activities undertaken by or on behalf of the United States in the public interest.
c. Damages to persons , property, or to other permitted or unpermitted activities or
structures caused by the activity authorized by this permit.
d. Design or construction deficiencies associated with the permitted work.
e. Damage claims associated with any future modification , suspension, or revocation
of this permit.

28. The Norfolk District may reevaluate its decision on your authorization under this permit at
any time the circumstances warrant . Circumstances that could require a reevaluation include, but
are not limited to, the following:

a. You fail to comply with the terms and conditions of this permit.
b. The information provided by you in support of your permit application proves to
have been false, incomplete, or inaccurate (See 20 above).
c. Significant new information surfaces which this office did not consider in reaching
the original decision.

Such a reevaluation may result in a determination that it is appropriate to use the suspension,
modification, and revocation procedures contained in 33 CFR 325.7 or enforcement procedures
such as those contained in 33 CFR 326.4 and 326 .5. The referenced enforcement procedures
provide for the issuance of an administrative order requiring you to comply with the terms and
conditions of your permit and for the initiation of legal action where appropriate. You will be
required to pay for any corrective measures ordered by this office , and if you fail to comply with
such directive, this office may in certain situations accomplish the corrective measures by
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contract or otherwise and bill you for the cost. In addition, unpermitted work or violation of
permit conditions may result in civil, criminal or administrative penalties (33 U.S.C. 1319 c, d,
and g).
29. Any activity performed in any Federally regulated waters of the United States, including
jurisdictional wetlands, that is not in compliance with the terms and conditions of this SPGP
constitutes unauthorized work and is subject to an enforcement action by the Commonwealth of
Virginia, the Corps of Engineers, and/or the U.S. Environmental Protection Agency.
30. No work authorized by the SPGP can be performed until the Virginia Marine Resources
Commission permit is issued for the authorized activity, if one is required.
31. Authorization under the SPGP requires you to ensure that the project is designed and
constructed in a manner consistent with all state and local requirements pursuant to the
Chesapeake Bat Preservation Act (Virginia Code section 10.1-2100 et seg . and the Chesapeake
Bay Preservation Area Designation and Management Regulations (9 VAC 10-20 et se .. This
authorization does not supercede state or local government authority and responsibilities
pursuant to the Act.
32. Where local zoning ordinances provide for riparian and floodplain protection pursuant to the
Chesapeake Bay Preservation Act (Virginia Code sections_10.1-2100 et seq.) and the Chesapeake
Bay Preservation Area Designation and Management Regulations (9 VAC 1-20 et se , the use
of buffers as a form of mitigation shall be allowed only (1) where the extent of the buffer
exceeds the lateral extent already required by local ordinances pursuant to the Act an the
Regulations. or (2) where the quality of the existing protected buffer area is enhanced to provide
greater water quality protection benefits.
33. This SPGP, unless further modified, suspended or revoked, will be in effect until
November 1, 2007. Upon expiration, it may be considered for revalidation.

Date David L. Hansen
Colonel, U.S. Army
District Engineer
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June 16, 2005

Mr. Jeffrey J. Fairfield
1175 Herndon Parkway
Suite 300
Herndon, Virginia 20170-5536

Subject: Report of Geotechnical Findings and Recommendations
Launders Farm - Arrowbrook Centre
SWM/Wetland Pond
Herndon, Virginia
PHR+A Project No. 09752-2-5

Dear Mr. Fairfield:

In accordance with our proposal dated January 11, 2005, Patton Harris Rust &
Associates, pc (PHR+A) performed field and laboratory testing and has prepared this
Report of Geotechnical Findings and Recommendations for the above referenced
project. This report describes our understanding of the project, details the findings of
our field subsurface investigation and laboratory testing, and provides geotechnical
recommendations pertaining to the design and construction of the proposed project.

PHR+A appreciates the opportunity to be of professional service during this phase of the
project, and we look forward to working with you on future stages . Should you have any
questions concerning this geotechnical report, please contact us.

Respectfully submitted,

PATTON HARRIS RUST & ASSOCIATES, PC

A Professional Corporation

Paul D. Agutter, P.E.
Manager of Geotechnical Services

Charles A. Samuelson, P.E.
Geotechnical Engineer

P:\Project\09752-2-5 Arrowbrook C.rntre (GEO)\Report\09752-2-5 Arrowbrook Center Pond.doc
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1. EXECUTIVE SUMMARY

Briefly, the results of our field exploration indicate that below an organic surface , the site
generally consists of interbedded layers of lean CLAY (CL), fat CLAY (CH), sandy SILT
(MI.), silty SAND (SM), clayey SAND (SC), and poorly-graded SAND ( SP) soils
overlying decomposed rock and rock in most boring locations . Decomposed rock was
encountered at 2.0 feet to 12.0 feet below existing grades within all the borings, except
Borings C-11 and C-12. Intact rock was encountered on the order of 4.7 feet to 14.7

feet below existing grades of all the borings, except Boring C-12 that was drilled to the
scheduled termination depth of 10.0 feet without encountering intact rock . Although
parent/intact rock was not encountered within Boring C-12, it may be present just below
the termination depth of the borings..

Based upon the encountered subsurface conditions and our understanding of the project
information, we present the following findings and recommendations:

• We recommend construction of the proposed weir wall on shallow strip type
footings. The footings should be designed for a maximum allowable soil bearing
pressure of 2,000 psf and be inspected to verify suitable bearing during construction.

• Highly plastic soils were encountered within the borings in the vicinity of the
proposed weir wall. The highly plastic soils extended approximately 2 feet below
existing grades within Borings C-1 and C-2. Highly plastic soils, due to their shrink-
swell characteristics, can be potentially damaging to foundations. Footings should
extend through highly plastic soils or the highly plastic soil should be removed and
replaced with low-plasticity, properly compacted structural fill.

• The weir wall should be designed to resist lateral earth pressures of the compacted
backfill soils provided low permeable, silts and clays are utilized as the dam
embankment backfill soils . The retaining wall is recommended to act as an
unrestrained cantilever, for example there is no rigid support at the top of the wall.
This assumes that an active earth pressure has been fully mobilized.

• Highly permeable soils (silty sand (SM), clayey sand (SP), and decomposed rock
consisting of poorly-graded sand (SP)) will be located at the foundation elevation of
the dam embankment. Therefore, due to the location of the relatively permeable
soils, we recommend using a cut off trench to prevent seepage under the dam
embankment. The trench should be located in the upstream side or the center of the
dam embankment and consist of low permeable soils.

• During our subsurface investigation, groundwater was encountered at depths
ranging from 1.6 feet to 6.0 feet below existing grades within the borings along the
dam embankment. During construction of the cut-off trench, groundwater will be
encountered and will require groundwater control measures.
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• We recommend using low-permeable soils (ML and CL) for construction of the dam
embankment. Some of the on-site soils should be suitable for the dam embankment,
however the on-site sandy soils, decomposed rock, and rock will not be suitable for
the embankment fill.

• Decomposed rock was encountered at 2.0 feet to 12.0 feet below existing grades
within all the borings, except Borings C-11 and C-12. Intact rock was encountered
on the order of 4.7 feet to 14.7 feet below existing grades of all the borings, except
Boring C-12. The decomposed rock and rock layer will be encountered during the
excavation of the micropool and the area just north of the micropooL Also,
localized areas of decomposed rock- and rock may be encountered during the
excavation of other areas of the pond. We anticipate that most of the decomposed
rock layers encountered will be close jointed and can be excavated using large
earthmoving equipment; however, intact rock will be present and based upon the
site geology the rock will be difficult to excavate. Therefore, the contractor should
anticipate the potential need for difficult excavation by chiseling or blasting.

• The on-site sandy soils and fractured rock that is anticipated to be encountered
during the pond area excavation are likely highly permeable and thus not conducive
to retaining water. Therefore, we recommend that a clay liner or manufactured
membrane be used for water retention. If a clay liner is to be used, it should have a
minimum two foot thickness and may required over excavation of the pond area.

• The primary outlet piping through the dam embankment is most susceptible to
seepage damage and proper precautions should be made in the installation and
construction . An anti-seepage collar (e.g. head wall) and low permeable soils should
be used around the outlet pipe.

• If the water velocities are verified during final design, we recommend that the
outside slope face be armored with a Geoweb cellular confinement system filled with
topsoil and vegetated with grass (or equivalent). The vegetative armoring shall be
placed along the entire outside face of the dam embankment that faces the existing
creek from the toe of the dam embankment to approximately one foot above the
proposed 100 year flood plain elevation. The Geoweb shall provide protection of
the dam embankment for short term hydraulic situations.

• We recommend construction of the proposed boardwalk and gazebo on shallow
footings or pilings. The footings should be designed for a maximum allowable soil
bearing pressure of 1,000 psf and be inspected to verify suitable bearing during

construction.

The above summary should not be used in lieu of the detailed recommendations
provided in the following text of this report.

Attachment J
Page 5 of 25



r. rv

Report of Geotechnical F. gs and Recommendations Page 3

Arrowbrook Centre - SWM/Wetland Pond June 16, 2005

PHR+A Project No. 09752-2-4

2. INTRODUCTION

2.1. Scope of Work

In accordance with our proposal dated January 11, 2005, our scope of services for
this project included drilling thirteen soil test borings to characterize subsurface
conditions for the proposed SWM/Wetland pond (which includes the dam
embankment, infall pond area, micropool with weir wall, wetland/marsh pond
area, and a nature trail with and elevated boardwalk), performing limited
laboratory testing of soil samples, performing engineering analysis, reviewing
subsurface data from an investigation performed on the same property in 2001,
and preparing this Report of Geotechnical Findings and Recommendations.

2.2. Project Information

The site is located in Fairfax County, just south of the Dulles Toll Road and the
town of Herndon, Virginia. We understand that the proposed project involves
the design and construction of a Stormwater Management (SWM)/Wetland Pond.
The pond is approximately 3-acres and is to collect stormwater run-off from the
proposed development to the north of the subject property. The proposed pond

has a six foot high dam embankment along the southern and eastern sides and

partially dug-out, on the western side . The proposed pipe from the northern

property feeds a forebay pool at the northern end of the pond, the pond then

becomes a high and low marsh area until the southern end of the pond where the
micropool and weir wall is located. The outfall of the pond, beyond the weir wall,

consists of a twin 4 f . by 4 ft. box culvert through the dam embankment. A
proposed nature trail will circle the pond with an elevated wooden boardwalk and

a gazebo that jut out into the marsh area of the pond.

We understand that the weir wall will consist of a cast in-place concrete wall, that

will retain the water in the micropool and retain the soils of the dam
embankment

2.3. References

The following documents were referenced as part of the engineering effort:

1. Revised SWM Pond Grading & Outfall Structure Exhibit prepared by Patton
Harris Rust & Associates, Dated November 2, 2004, Various Scale.

2. Map and Geotechnical Properties of Surface Materials of the Culpeper Basin
and Vicinity, Virginia and Maryland, Department of the Interior, U.S.
Geological Survey, Froelich, 1985.
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3. Report of Geotechnical Findings and Recommendations, Launder's Farm
BMP/SWM Pond, prepared by PHR+A, PHR+A Project No. 9752-2-3,
dated August 9, 2001.

2.4. Subconsultants

In preparing this report, PHR+A relied upon drilling services provided by Recon
Drilling, Inc. PHR+A directed the field exploration.

3. GEOTECHNICAL BACKGROUND

3.1. Site Description

The site is bordered by a single story office building to the west, Sunrise Valley
Drive to the north, a block house to the south, and Merrybrook Run with
wetlands and Centreville Road to the east. The proposed SWM/Wetland pond is
located on the west side of the existing wetlands and backs onto the property of
the single story office building.

The site consists of overgrown grasses and brush and the topography is generally
rolling terrain that generally slopes north to south and down to the east into the
wetland area. The east part of the site is a wetland area that consists of grasses,
brush and some mature deciduous trees. The area of the proposed
SWM/Wetland pond is covered with tall grasses and brush, with a row of mature
deciduous trees that border the site to the west.

3.2. Geology

The reviewed geology of the site indicates that the area lies within the Culpeper
Basin Physiographic Province. The site lies within and/or in the area of the
Thermally Metamorphosed Rock Formation (T) and the Diabase Formation Q).
The geologic formations are described briefly below:

Thermally Metamorphosed Rock (I1: consists of thermally metamorphosed
sedimentary rocks surrounding Diabase intrusions. Red/brown siltstone and
shale are bleached with various shades of mauve, buff, or green/grey. Overlying
soils are generally thin and the rock is generally difficult to excavate and requires
blasting.

Diab ase(T): consists of dense , hard, dark-grey to black, igneous rock having
medium grained texture . Overlying soils are generally reddish to yellowish brown
and grey, which are rich in clay. The rock is generally difficult to excavate and
requires blasting.
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4. FIELD EXPLORATION

The field exploration was performed on February 25 to February 26, 2005. The
subsurface conditions were evaluated by drilling a total of thirteen Standard Penetration
Test (SPT) borings utilizing an ATV-mounted drilling rig. The thirteen borings were
drilled within the proposed area of the SWM pond for the dam embankment, weir wall,
pond areas, and the elevated boardwalk, as shown on Drawing 2 of Appendix A. The
soil boring termination depths for the current investigation and the previous investigation
are provided in the Boring Summary Information in Appendix B.

The soil borings were performed in general accordance with ASTM D 1586. The borings
were drilled using hollow stem continuous flight augers to advance the borings and
samples of the subsurface soils were recovered with a 1-% inch I.D. (2-inch O.D.) split
spoon sampler. In this procedure, the sampler is driven into the soil a distance of 18
inches by a 140-pound hammer falling 30 inches. The number of blows required to drive
the sampler the final 12 inches is designated the standard penetration resistance or N-
value. The N-value, when properly evaluated , is an index of the relative soil strength,
density, and behavior under applied loading.

The soils encountered were visually classified in the field in general accordance with the
ASTM D 2488 procedures. Soil samples were labeled according to the boring number
and sample depth, placed in sealed glass jars and transported to PHR+A's laboratory
where they were re-examined by a geotechnical engineer to verify the field classifications.

The soil samples and the field data collected during the drilling operations and
exploration were used to assist in the description of the subsurface conditions, and for
the engineering evaluation. The test borings were checked for the presence of
groundwater during and upon completion of drilling. The subsurface conditions
observed at each test boring location are detailed on the Boring Logs presented in
Appendix B.

The locations of the borings were placed by our professional surveyors and provided
actual elevations of each boring.

5. LABORATORY TESTING PROGRAM

The purpose of the laboratory-testing program was to evaluate the mechanical and index
properties of the subsurface soils encountered and to assist in soil classification and
relative strength evaluations. Representative soil samples were obtained at various depth
intervals within each of the test borings for laboratory testing and analysis. These samples
were divided into groups of similar samples according to color and visual classification.
Representative soil samples from each group were then classified according to the
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Unified Soil Classification System (USCS) described in ASTM D 2487 , based on the
laboratory test results.

The laboratory-testing program was performed in general accordance with applicable
American Society of Testing and Materials (ASTM) Standard Test Procedures. The
laboratory test program included the test methods listed below.

• Moisture Content of Soils ASTM D 2216

• Grain Size Distribution ASTM D 422

• Atterberg limits (Liquid Limit, Plastic Limit, ASTM D 4318
and Plasticity Index)

Moisture content determinations were performed in order to verify the in-situ moisture
contents of the subsurface soils encountered. The grain size distribution tests were
performed to assist in soil classification (i.e., whether gravel, sand, silt or clay). Atterberg
Limit tests were performed in order to evaluate the plasticity characteristics of the
encountered subsurface soils and to assist in soil classification.

The results of the laboratory classification test reports and a summary of laboratory test
results are provided in Appendix C. Visual classifications during the field exploration
operation were modified, where required, based upon the laboratory results.

All soil samples will be stored in the laboratory where they will be available for inspection
for a period of 60 days from the date of this report, after which time they will be
discarded, unless instructed otherwise in writing.

6. SUBSURFACE CONDITIONS

The Boring Logs presented in Appendix B represent our interpretation of the subsurface
conditions based on observations performed during the drilling operations , visual
examination of the soil samples by a geotechnical engineer, as well as review of geologic
data. The USCS classifications enclosed in parentheses indicate a visual classification.
The lines designating the interfaces between various strata on the Boring Logs represent
the approximate strata boundaries . The actual transitions between strata may be more
gradual than shown, especially where indicated by a broken line. All data should be
considered accurate only at the exact test boring locations.

6.1. Soil Profile

Beneath an organic surface layer approximately 3 to 10 inches in thickness, three
basic strata were encountered. These strata are briefly described below. For
more detailed and specific information at each boring location refer to the Boring
Logs in Appendix B.

lmw
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Stratum I - Residual Soils

This stratum generally consisted of interbedded layers of lean CLAY (CL), fat
CLAY (CH), sandy SILT (ML), silty SAND (SM), clayey SAND (SC), and Poorly-
graded SAND (SP) soils . Within all the borings , the soil ranged in depth from 2.0
feet to 12 .0 feet below existing grades. The consistency of the clay and silt soils
ranged from firm to very stiff with Standard Penetration Test (SPT) resistance
ranging between 5 to 16 blows per foot (bpf). The relative density of the sand
soils ranged from very loose to dense with SPT resistances ranging between 3 to
50 bpf.

From our subsurface investigation performed in 2001, the site generally consisted
of interbedded layers of SILT (MI.), lean CLAY (CL), fat CLAY (CH), and silty
SAND (SM) soils. Within these borings , the soil ranged in depth from 3.0 feet to
in excess of 12 .0 feet below existing grades . The consistency of the silt and clay
soils ranged from stiff to hard with Standard Penetration Test (SPT) resistance
ranging between 10 to 33 blows per foot (bpf). The consistency of the sand soils
ranged from medium dense to dense with SPT resistance ranging between 18 to
46 bpf.

Stratum II - Decomposed Rock

Soil layers that continually exhibited SPT resistances of approximately 60 or more
blows per foot were designated decomposed rock. The top of the decomposed
rock stratum was encountered at 2.0 feet to 12 .0 feet below existing grades within
all the borings , except Borings C-11 and C-12.

The top of the decomposed rock stratum , from our previous investigation of the
site, was encountered at 3.0 feet to 8.5 feet below existing grades within Borings
B-2, B-3, B-5, and B-6.

Stratum III - Parent /Intact Rock

The top of parent/intact rock was considered to be the elevation at which auger
refusal was encountered . Auger refusal was encountered on the order of 4.7 feet
to 14 .7 feet below existing grades of all the borings , except Boring C-12 the was
drilled to the scheduled termination depth of 10.0 feet without encountering
intact rock. Although parent/intact rock was not encountered within Boring C-
12, it may be present just below the termination depth of the borings.

Auger refusal, from our previous investigation of the site , was encountered on the
order of 3 .0 feet to 10.0 feet below existing grades at Borings B-1, B-2, B-3, B-5,
B-6, and B-7. Although parent/intact rock was not encountered within Boring B-
4, it may be present just below the termination depth of the boring.
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6.2. Ground- Water Observations

Groundwater readings were performed at all test locations during, at the
completion of each soil boring , and 24 to 48 hours after the completion of each
soil boring . Groundwater was detected at depths ranging from 1.6 feet to 12.4
feet within borings C-1, C-2, C-3, C-9, C-10, C-12, and C-13 during drilling or
upon completion of the soil borings above boring cave depths . Groundwater
readings that were recorded at 24 to 48 hours after the completion of each boring
were on the order of 0.1 to 5.0 feet below existing grade . However, these long-
term groundwater readings may be elevated due to the melting of the snow cover
and causing surface infiltration into the boreholes.

During our previous investigation, performed in August, 2001, groundwater was
not detected within the borings during drilling or upon completion of the soil
borings above boring cave depths The groundwater readings and associated cave-
in depths are recorded on the Boring Logs in Appendix B.

It should be noted that groundwater levels frequently fluctuate at different
seasons of the year and are dependent upon such factors as precipitation, runoff,
infiltration, and construction activity. Therefore, the groundwater levels
encountered may differ from those recorded at our test locations and will depend
on the timing of construction.
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7. GEOTECHNICAL DESIGN RECOMMENDATIONS

Geotechnical recommendations pertaining to the design of the weir wall foundation and
wall, and the SWM/Wetland pond embankment are provided in the subsequent text.

7.1. Weir Wall

Based upon the current grading plans, a weir wall up to approximately five feet in
height is planned and ties into the dam embankment at the south end of the
micropool. The location of the weir wall will be approximately 20 feet north of
the dam embankment. The pond outfall will be through a 4 foot by 4 foot twin
box culvert.

Based on the subsurface conditions encountered in the soil borings, we
recommend construction of the proposed weir wall on shallow strip type
footings. The footings should be designed for a maximum allowable soil bearing
pressure of 2,000 psf and be inspected to verify suitable bearing during
construction. The foundations should bear upon firm, natural, low-plasticity soils

or properly compacted structural fill.

We recommend the footings should bear a minimum of 24 inches below the
adjacent exterior finished grade for frost protection. We recommend that
footings be provided with construction joints - at locations of change in soil
support from virgin soil to fill in order to accommodate some differential
settlements at such locations.

Highly plastic soils were encountered within the borings in the vicinity of the
proposed weir wall. The highly plastic soils extended approximately 2 feet below
existing grades within Borings C-1 and C-2. Highly plastic soils, due to their
shrink-swell characteristics, can be potentially damaging to foundations. Footings
should extend through highly plastic soils or the highly plastic soil should be
removed and replaced with low-plasticity, properly compacted structural fill.

Water should not be allowed to stand in foundation excavations. Foundation
concrete should be placed as soon as possible after excavation and approval of

subgrade, and preferably at the end of each day's work. If this is not feasible, and
precipitation is anticipated, then a 3-inch mat of lean concrete should be placed
on the foundation subgrade prior to steel placement to limit deterioration of the
soil. Grading should be sloped away from foundations to facilitate positive

drainage at all times.

Foundation bearing subgrade should be examined by the project geotechnical
engineer, or a qualified representative, to verify the foundation design soil bearing
capacity. Dynamic Cone Penetrometer (DCP) tests should be performed, in
accordance with ASTM STP (Special Technical Publication) No. 399, to verify the
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available bearing capacity of foundation subgrade prior to the placement of
reinforcing steel and concrete.

The proposed weir wall acts as a retaining walls that supports more than two feet
of unbalanced earth pressure or water pressure. Therefore, the weir wall must be
designed to resist lateral earth and fluid pressures from the surrounding soil and
pool. The magnitude of the lateral earth pressures acting on the retaining walls

will depend on the type of backfill, the hydrostatic pressure behind the wall, and
tolerable or allowable movements.

The weir wall should be designed to resist lateral earth pressures of the
compacted backfill soils provided low permeable, silts and clays are utilized as the
dam embankment backfill soils. The section of the weir wall that will hold the
dam embankment soils back may be designed utilizing the average equivalent
fluid pressure of 55 pcf. The section of the weir wall that will hold the water of
the micropool back may be designed utilizing a fluid pressure of 63 pcf. The
retaining wall is recommended to act as an unrestrained cantilever , for example
there is no rigid support at the top of the wall. This assumes that an active earth
pressure has been fully mobilized. To resist sliding forces, we recommend a
friction factor (tan S) of 0.35 be used for mass concrete on silty or clayey sand or
on stiff clay or silty clay.

The design parameters do not account for the build up of hydrostatic pressure
resulting from the infiltration of water into the soils behind the weir wall. If
hydrostatic pressures from saturated soils is anticipated, we recommend that the
equivalent earth pressure for the soil be increased by 63 pcf for design purposes.

The backfill shall be placed in accordance with all applicable recommendations in
Section 8.4, "Structural Fill Material & Placement". To minimize potential
damage to the retaining wall, we recommend that care should be taken when
compacting the backfill close to the wall. Light weight compaction equipment
with a maximum weight of one ton (e.g. hand-held tamper and/or walk behind
compactor) should be utilized to compact backfill material within the lateral
distance of 5 feet from the wall or within 45 degrees of the base of the wall,
which ever is greater, to prevent damage to the wall.

The above geotechnical recommendations for weir foundation and wall are based
upon the encountered geotechnical conditions. The final foundation design
should be specified by a structural engineer based upon the actual loading
conditions and structural requirements.

7.2. SWM/ Wetland Pond Embankment

Based upon current grading, the proposed embankment will be constructed with
fill up to 7 feet in thickness based upon the current grades. The total
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embankment height upon completion will be approximately six feet in height and
will extend around the south end of the proposed pond and all along the east side
of the pond. The pond will be a low water level wet pond with two deeper pool
areas at the inlet and the outfall of the pond. The low level water will mitigate a
wetland surrounding with a marsh area between the two pool areas.

Based upon the current grading of the proposed dam embankment, highly

permeable soils (silty sand (SM), clayey sand (SP), and decomposed rock

consisting of poorly-graded sand (SP)) will be located at the foundation elevation
of the dam embankment. Therefore, due to the location of the relatively
permeable soils, we recommend using a cut off trench to prevent seepage under
the dam embankment. The trench should be a minimum of 4 feet deep, 4 feet
wide, and the side slopes must be at least 1H:1V or flatter. We also recommend
that the cut off trench be extended up two feet above the toe elevation of the
dam embankment. The trench should be located in the upstream side or the
center of the dam embankment. The trench should be constructed of low
permeable soils consists of lean clay (CL) or fat clay (CH) and be placed and

compacted in accordance with Section 8.4, "Structural Fill Material & Placement"

of this report.

During our subsurface investigation, groundwater was encountered at depths
ranging from 1.6 feet to 6.0 feet below existing grades within the borings along.
the dam embankment. During construction of the cut-off trench, groundwater
will be encountered and will require groundwater control measures. Refer to

Section 8.6, "Groundwater Control" for recommendations to address the control
of groundwater during construction.

We recommend using low-permeable soils (ML and CL) for construction of the

dam embankment. Few of the on-site soils should be suitable for the dam

embankment, however the on-site sandy soils, decomposed rock, and rock will

not be suitable for the embankment fill.

Based upon an assumed wet density of soil to be used as the dam embankment
and the embankment height, we recommend an allowable bearing pressure of
2,000 psf be verified at embankment foundation elevation. Also, we recommend
that the slopes of the embankment should not exceed 3H: IV.

Decomposed rock was encountered at 2.0 feet to 12.0 feet below existing grades
within all the borings, except Borings C-11 and C-12. Intact rock was
encountered on the order of 4.7 feet to 14.7 feet below existing grades of all the
borings, except Boring C-12. The decomposed rock and rock layer will be
encountered during the excavation of the micropool and the area just north of the
micropool. Also, localized areas of decomposed rock and rock may be
encountered during the excavation of other areas of the pond. We anticipate that
most of the decomposed rock layers encountered will be close jointed and can be
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excavated using large earthmoving equipment ; however, intact rock will be
present and based upon the site geology the rock will be difficult to excavate.
Therefore, the contractor should anticipate the potential need for difficult
excavation by chiseling or blasting.

Generally, blasting should not be permitted within 100 feet of the dam
embankment area . The blasting should be carried out by an experienced licensed
contractor to limit the adverse effects of blasting such as overblasting and/or
opening of fractures. Loose or unsuitable material should be cleaned from all
cracks, seams , or shear zones within the rock and be repaired by means of dental
concrete or slush grouting.

Adjacent to the property to the west and within the close proximity of the
proposed pond area is a single story office building . Blasting may impact the
building and an experienced contractor should be retained to limit the adverse
effects of blasting to the building. We recommend that a pre-blast survey be
performed by PHR+A on all adjacent structures prior to any blasting operations
planned.

The on- site sandy soils and fractured rock that is anticipated to be encountered
during the pond area excavation are likely highly permeable and thus not
conducive to retaining water . Therefore, we recommend that a clay liner or
manufactured membrane be used for water retention . If a clay liner is to be used,
it should have a minimum two foot thickness and may required over excavation
of the pond area.

We recommend that vegetation or other acceptable material be placed on slopes
as soon as possible after the final elevations have been established in order to
prevent erosion and resultant instability . Trees , shrubs, or other plants with deep
roots shall not be planted on the embankment or within 10 feet of the bottom of
the embankment.

The primary outlet piping through the dam embankment is most susceptible to
seepage damage and proper precautions should be made in the installation and
construction. An anti-seepage collar and low permeable soils should be used
around the outlet pipe.

A riser structure to maintain a constant water level in the pond is not planned,
however, a weir wall will be constructed to maintain the water level in the pond
(Refer to section 7.1 "Weir Wall" of this report).

We recommend that the weir wall and primary outlet pipe should discharge onto
a layer of riprap (VDOT Standard Class II or larger) that is placed a top a layer of
filter material , to minimize outflow velocities and potential erosion.
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7.3. Dam Embankment Vegetative A rmoring

Based upon the current site plan, the new 100 year flood plain elevation will be
located approximately halfway up the outside slope of the dam embankment.
Preliminary water velocities, provided by Wetland Studies and Solutions, Inc.,
will be up to approximately 3.5 feet per second along the dam embankment.

If the water velocities are verified during final design, we recommend that the
outside slope face be armored with a Geoweb cellular confinement system filled
with topsoil and vegetated with grass (or equivalent). The vegetative armoring
shall be placed along the entire outside face of the dam embankment that faces
the existing creek from the toe of the dam embankment to approximately one
foot above the proposed 100 year flood plain elevation. The Geoweb shall
provide protection of the dam embankment for short term hydraulic situations.

We recommend that the sizing and installation of the Geoweb (or equivalent) be
performed in accordance with the manufacturers design and recommendations
to secure the cells to the face of the slope.

7.4. Elevated Boardwalk

We understand that the an elevated boardwalk and gazebo is planned to extend
out into the marsh portion of the proposed pond and also into the wetland area
along Merrybrook Run to the east of the proposed pond.

Based on the subsurface conditions encountered in the soil borings, we
recommend construction of the proposed boardwalk and gazebo on shallow
footings or pilings. The footings should be designed for a maximum allowable
soil bearing pressure of 1,000 psf and be inspected to verify suitable bearing
during construction. The foundations should bear upon firm, natural, low-
plasticity soils or decomposed rock.

We recommend the footings should bear a minimum of 24 inches below the
adjacent exterior finished grade for frost protection.

Decomposed rock was encountered at 2.0 feet to 12.0 feet below existing grades
within all the borings, except Borings C-11 and C-12. Intact rock was
encountered on the order of 4.7 feet to 14.7 feet below existing grades of all the
borings, except Boring C-12. The decomposed rock and rock layer may be
encountered during the installation of the elevated boardwalk. We anticipate that
most of the decomposed rock layers encountered will be close jointed and can be
excavated using large earthmoving equipment; however, intact rock will be
present and based upon the site geology the rock will be difficult to excavate.
Therefore, the contractor should anticipate the potential need for difficult
excavation by chiseling or blasting.
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8. CONSTRUCTION RECOMMENDATIONS

The following sections provide construction recommendations for the proposed project.
All construction activities should be performed in accordance with current Occupational
Safety and Health Administration (OSHA) and/or Virginia Occupational Safety and
Health (VOSH) Program requirements.

8.1. Site & Subbrade Preparation

All organic surface soils should be removed from the construction area. Organic
surface soils may be used in areas to be landscaped and/or disposed off-site.
Other materials, such as asphalt and gravel should be wasted off-site. Stripping
should extend a minimum of 10 feet beyond the pond edges.

PHR+A should be present during initial stripping operations to verify that all
unsuitable surface materials have been removed . Any materials resulting from
stripping operations to be disposed off-site should be in accordance with local,
state, and/or federal requirements consistent with the type of materials
encountered.

The exposed subgrade soils within proposed embankment areas, as well as areas
to receive additional structural fill, should be proofrolled under the observation of
PHR+A. Proofrolling is performed utilizing a fully loaded tandem-axle dump
truck or other heavy rubber-tired construction vehicle to identify any loose, soft,
yielding or unstable subgrade areas that may require undercutting. Any soft,
unstable or unsuitable soils detected within structural fill areas during proofrolling
should be overexcavated as determined by PHR+A's field representative and
replaced. The overexcavated material can be replaced with suitable, properly
compacted fill (Refer to Section 8.4, "Structural Fill Material & Placement"), or
flowable fill.

Proofrolling of the subgrade soils should be completed after a suitably dry period
of weather to avoid degrading an otherwise acceptable subgrade. During the
stripping and rough grading, positive drainage should be maintained at all times to
prevent ponding of surface water and to protect subgrade from excessive
deterioration.

8.2. Anticipated Soil Problems

Decomposed rock was encountered at 2.0 feet to 12.0 feet below existing grades
within all the borings, except Borings C-11 and C-12. Intact rock was
encountered on the order of 4.7 feet to 14.7 feet below existing grades of all the
borings, except Boring C-12. The decomposed rock and rock layer will be
encountered during the excavation of the micropool and the area just north of the
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micropool. Also, localized areas of decomposed rock and rock may be
encountered during the excavation of other areas of the pond. We anticipate that
most of the decomposed rock layers encountered will be.close jointed and can be
excavated using large earthmoving equipment; however, intact rock will be
present and based upon the site geology the rock will be difficult to excavate.
Therefore, the contractor should anticipate the potential need for difficult
excavation by chiseling or blasting.

The on-site sandy soils and fractured rock that is anticipated to be encountered
during the pond area excavation are likely highly permeable and thus not
conducive to retaining water. Therefore, we recommend that a clay liner or
manufactured membrane be used for water retention. If a clay liner is to be used,
it should have a minimum two foot thickness and may required overexcavation of
the pond area.

Highly plastic soils were encountered within the borings in the vicinity of the
proposed weir wall. The highly plastic soils extended approximately 2 feet below

existing grades within Borings C-1 and C-2. Highly plastic soils, due to their
shrink-swell characteristics, can be potentially damaging to foundations. Footings
should extend through highly plastic soils or the highly plastic soil should be
removed and replaced with low-plasticity, properly compacted structural fill.

8.3. Excavation Safety

Excavations should be shored, braced, or sloped in accordance with OSHA
Excavation Standards. Excavations that are exposed to the weather for extended
periods of time should be protected to minimize the potential for sloughing or
cave-in. Additionally, soils removed from the excavation should be stockpiled
away from the top of the excavation at a horizontal distance of no less than one
and one half times the depth of the excavation to minimize any surcharge loading
on excavated slopes.

8.4. Structural Fill Material & Placement

We anticipate that few of the on-site soils should be suitable for use as structural
fill for the embankment based upon the results of the laboratory testing. We
recommend that each soil type to be used for structural fill or backfill be tested
and/or approved by the project geotechnical engineer prior to placement.

Soils acceptable as structural fill for the embankment should be classified in
accordance with ASTM D 2487 as CL, ML, and CH or combinations thereof. All
structural fill for the embankment be free of organic material, roots and frozen
material, and contains no particle greater than one inch in dimension.
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All other structural fill for site structures, except the dam embankment, should be
classified in accordance with ASTM D 2487 as GM, GC, SW, SP, SM, SC, CL,
and ML or combinations thereof. All structural fill and backfill soils should
possess a liquid limit less than 40 percent, a plasticity index less than 20 percent;
be free of organic material, roots and frozen material, and contains no particle
greater than three inches in dimension.

Compacted, structural fill should be placed in maximum eight-inch thick loose

lifts and compacted to at least 95 percent of the maximum dry density as
determined by the Standard Proctor compaction test (ASTM D698). Soil
moisture during placement should be maintained within two percentage points of
the optimum moisture content as determined by the Standard Proctor
compaction tests. The fill material should be placed in horizontal lifts and
adequately keyed into stripped and scarified subgrade soils. In confined areas
such as utility trenches, portable compaction equipment and thin lifts of six
inches may be required to achieve the specified degrees of compaction.

We recommend that compacted fill placement be observed by the geotechnical
engineer or qualified representative and that frequent field density and moisture
tests be performed to verify that the specified degree of compaction is being
achieved. Any soil structural fill or backfill lifts that do not meet the compaction
specifications should be reworked for moisture correction, if necessary, and re-
compacted to achieve compliance.

The fill surface should be gently sloped and sealed with rubber tired or steel
drummed equipment at the end of each day's operations and when precipitation
is expected. This will improve surface run-off and minimize construction delays
caused by the effects of ponding water. All sloped areas to receive fill should be
properly benched. Fills should extend at least ten feet outside proposed
embankment areas prior to sloping.

Continuous monitoring of the grading and fill placement operations ' by a
representative of the project geotechnical engineer is recommended in order to
document compliance with the project specifications and the recommendations
contained herein.

It should be noted that most of the on-site soils are anticipated to be particularly
sensitive and degrade rapidly under wet weather conditions. We recommend that,
if possible, all earthwork operations be completed during the drier seasons of the
year to minimize problems associated with wet subgrade.

8.5. Surface Drainage/Subgrade Protection

Site activities should be strictly controlled with respect to continuous traffic,
especially during wet weather conditions, to minimize instability or "pumping"
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from excessive disturbance to the on-site placed fills and established subgrade.
Subgrade soils should be adequately graded so as to promote positive drainage
away from the planned building areas. The exposed subgrade soils should be
sealed with a smooth-drum roller. Failure to protect the subgrade soils by
limiting excessive traffic disturbance, providing positive site drainage, and
controlling/managing site activities may result in construction and compaction
difficulties due to subgrade instability. PHR+A should be contacted for
alternative site preparation recommendations should subgrade stability or
compaction related difficulties occur during earthwork or backfilling operations.

8.6. Groundwater Control

Groundwater readings were performed at all test locations during, at the
completion of each soil boring, and 24 to 48 hours after the completion of each
soil boring. Groundwater was detected at depths ranging from 1.6 feet to 12.4
feet within borings C-1, C-2, C-3, C-9, C-10, C-12, and C-13 during drilling or
upon completion of the soil borings above boring cave depths. Groundwater
readings that were recorded at 24 to 48 hours after the completion of each boring
were on the order of 0.1 to 5.0 feet below existing grade. However, these long-
term groundwater readings may be elevated due to the melting of the snow cover
and causing surface infiltration into the boreholes.

During our previous investigation, performed in August, 2001, groundwater was
not detected within the borings during drilling or upon completion of the soil
borings above boring cave depths The groundwater readings and associated cave-
in depths are recorded on the Boring Logs in Appendix B.

Based on PHR+A's observations of the groundwater levels at the time of our
subsurface investigation, we anticipate the groundwater will be encountered
during the excavation of the pond area. Groundwater may be encountered during
the excavation of the weir wall foundations, therefore significant construction
difficulties resulting from shallow groundwater conditions may exist.

Should groundwater water be encountered during excavation of foundations,
conventional dewatering systems such as sump pumps and pits, diversion ditches,
or dikes, etc. are anticipated to be adequate for groundwater control.

9. CONSTRUCTION QUALITY ASSURANCE

We recommend that PHR+A be retained to monitor the construction activities and to
verify that the field conditions are consistent with the findings of our investigation. If
significant variations are encountered or if the design is altered, PHR+A should be
notified and given the opportunity to evaluate potential impacts to the geotechnical
recommendations of this report.
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Report of Geotechnical ? ings and Recommendations Page 18
Arrowbrook Centre - SWM/Wetland Pond

PHR+A Project No. 09752-2-4
June 16, 2005

Approval of subgrade and fill placement should be achieved by performing field density
tests in accordance with ASTM D 1556 (Sand-Cone-Method) or ASTM D 2922 (Nuclear
Method). Field density tests should be performed as needed to verify that adequate
compactive effort is being used. A daily field report should be submitted for each day's
work, summarizing the foundation construction observations, compaction test results,
observations, and the contractor's activities.

The contractor should provide at least 24 hours notice before starting fill operations
and/or changing construction equipment or procedures. Regardless of notification, any
fill placed by the contractor in the absence of the geotechnical engineer's representative is
at the contractor's risk.

10. LIMITATIONS

This report has been prepared by Patton Harris Rust & Associates, p.c. exclusively for the
specific subject project. The work has been performed in accordance with generally
accepted engineering principles and practices. No other warranty, expressed or implied, is
made.

The interpretations and recommendations submitted in this report are based in part upon
the subsurface data obtained from the borings. The nature and extent of variations
between the field test locations may not become evident until construction begins. It may
be necessary to reevaluate the recommendations presented herein. Similarly, any changes
in the nature or design of the proposed development should be reviewed against the
conclusions and recommendations contained herein and the conclusions modified or
verified in writing. We recommend that we be provided an opportunity to review the
geotechnical aspects of the final design and specifications for compliance with our report.
If significant variations are encountered or if the design is altered, PHR+A should be
notified and given the opportunity to evaluate potential impacts to the geotechrical
recommendations of this report. In no case can we assume responsibility for
misinterpretation of our recommendations.

© Copyright 2005 . Reproduction or user of this document in whole or in part, is strictly prohibited without prior written
authorization from Patton Harris Rust & Associates, p. c.
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June 16, 2005

Mr. Yosif Ibrahim
DPWES
12055 Government Center Parkway

Suite 535
Fairfax, Virginia 22035

Subject: Axrowbrook Centre - SWM/Wetland
Herndon, Virginia
PHR+A Project No. 09752-2-4

Dear Mr. Ibrahim:

Patton Harris Rust and Associates (PHR+A) has prepared this letter in. response to
comments presented by Fairfax County at a meeting on June 13, 2005.

Comment. Will the dam embankment be constructed in accordance with Fairfax Countyguidelinesl

We have prepared a geotechnical report dated June 16, 2005 that address the design and
construction of the SWM pond/wetlands and the dam embankment . Our geotechnical
report was prepared in accordance with the Fairfax County Public Facilities Manual a'='d
recommendations are stated in Section 7.2 of our report.

Our report addresses the construction of the dam embankment, cut off trench, outfall
pipe, and the weir wall.

Comment. Will the dam embankment be constructed with a clay core;?

Based upon our recommendations for a cut off trench and the construction of the dam
embankment with low permeable soils; the entire dam embankment will act as a clay core.

Per Section 7.2, P.11; "Based upon the current grading of the proposed dam
embankment, highly permeable soils (silty sand (SM), clayey sand (SP), and decomposed
rock consisting of poorly-graded sand (SP)) will be located at the foundation elevation of
the dam embankment. Therefore, due to the location of the relatively permeable soils,
we recommend using a cut off trench to prevent seepage under the dam embankment.
The trench should be a minimum of 4 feet deep, 4 feet wide, and the side slopes must be
at least 1H:1V or flatter. We also recommend that the cut off trench be extended up two
feet above the toe elevation of the dam embankment. The trench should be located in
the upstream side or the center of the dam embankment. The trench should be

constructed of low permeable soils consists of lean clay (CL) or fat clay (CH) and be
placed and compacted in accordance with Section 8.4, "Structural Fill Material &
Placement" of this report."
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Letter for SWM Comments June 16, 2005
Launders Farm - Arrowbrook Centre Page 2
PHR+A Project No . 09752-2-4

Per Section 7.2, P.11; "We recommend using low-permeable soils (ML and CL) for

construction of the dam embankment. Few of the on-site soils should be suitable for the
dam embankment, however the on-site sandy soils, decomposed rock, and rock will not

be suitable for the embankment fill."

Comment: The 1 00 year flood p lain elevation will be located up the exterior of the dam embankment.
Will the slope need protection?

We have reviewed preliminary water velocities provided by Wetland Studies and
Solutions, Inc. and the current grading of the flood plain and dam embankment. Based
upon our review, we have recommended that the outside slope of the dam embankment
be armored with a vegetative Geoweb cellular confinement system (or equivalent) filled
with topsoil and vegetated with grass. The vegetative armoring shall be placed along the
entire outside face of the dam embankment that faces the existing creek from the toe of
the dam embankment to approximately one foot above the proposed 100 year flood plain

elevation.

The Geoweb will provide erosion protection of the dam embankment during short term
hydraulic events and provide surficial stability of the embankment. We recommend that
the sizing and installation of the Geoweb (or equivalent) be performed in accordance
with the manufacturers design and recommendations to secure the cells to the face of the

slope.

We have attached a Dam Embankment Cross-Sectional View (Drawing 1) to indicate the
area of the slope to have vegetative armoring. Also, attached is some product literature

of the Geoweb system for slope protection.

These recommendations are subject to final engineering and technical review and may be
modified as necessary.

Should you have any questions concerning this response, please contact us.

Respectfully submitted,

PATTON HARRIS RUST & ASSOCIATES, PC
A Professional Cyrporation

Paul D. Agutter, P.E.
Manager of Geotechnical Services

Charles A. Samuelson, P.E.
Geotechnical Engineer
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Patton Harris Rust & Associates, pc
Engineers . Surveyors. Planners. Landscape Architects.

14 532 lee Fbad
Chantilly Virginia 20151-1679
T 703.449.6700
F 703.44 9.6714 Memorandum
To: Mr. Yosif Ibrahim, DPWES

Organization/Company : Fairfax County

From : Helman A. Castro, P.E.

Date: 6/15/05

Project Name/Subject : Arrowbrook/Preliminary Dam Embankment Compliance Narrative

PHR+A Project file Number : 0975225

cc: Ed Venditti, Bob Lamborn, Jeff Fairfield, Elizabeth Baker

As per your request please find below a preliminary Dam Embankment compliance narrative for the
above referenced project. Please note that this narrative is preliminary and is subject to final engineering and
DPWES technical review and is therefore subject to change.

The proposed stormwater management facility (pond) is located on land bay `G' and is designed to
serve as water quantity and quality control for the majority of the future Arrowbrook Center development. The
pond has an impoundment capacity of approximately 14.6 ac-ft, with a dam height of 10 ft. According to
Fairfax County's PFM Plate 64-6 this is classified as a `Type C' reservoir with an embankment that is not formed
by a roadway and as such, is exempt from State regulations and VDOT consideration. County regulations
established in the PFM section 6-1600 will be complied as required in the design of the pond, dam and outlet
structures. Class `C' dams require a geotechnical study which addresses the embankment foundation, and the
embankment design for stability and seepage assessments. These concerns, along with the requirements outlined
in section 6-1605 are addressed in the attached Geotechnical report.

The pond spillway must be designed to convey the 10-yr flood, pass the SDF (100-yr storm event)
without overtopping, and pass the FBH (150-yr storm event) with a minimum freeboard of 1 ft. Preliminary
pond routing results indicate that all three of these spillway objectives have been met with the proposed pond
and control structure. The combined principal/ emergency spillway is proposed based on land use and
disturbance restrictions associated with the sensitive local environmental surrounding. The structure is a weir
wall with multi-level openings that is inherently protected against clogging. (6-1604.3)

A dam breach analysis waiver will be requested at the site plan based on the pond drainage area being less
than 70 acres, the dam height being less than 15 ft, and the impoundment capacity being less than 25 ac-ft. (6-
1603.4)

A riprap stilling basin is proposed at the downstream side of the spillway structure in order to provide
energy dissipation of high velocity outflow. (6-1604.4) Consideration will be given to providing a debris control
structure for the low-flow BMP control of the weir wall. (6-1604.8C) Debris control will also be considered at
the entrance to the culvert for maintenance and safety, and handrails will be provided along the endwalls of the
culvert structure if necessary. (6-1606.1) A pond drain device will likely be installed to allow the micropool area
to be drained for maintenance and service. (6-1610)

The sediment forebay is proposed to be located at the major pond inflow, and has been designed to have
sufficient storage and depth for the projected sediment load over a 10-yr period. (6-1606.2A) Adequate erosion
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MEMORANDUM

TO : Yosif Ibrahim, DPWES

FROM: Frank Graziano, WSSI

CC: Robert Lamborn , Heiman Castro, PHRA

RE:

DATE :

WSSI #7987

SUN

Additional Floodplain Modelling - Arrowbrook Centre

June 15, 2005

Please find attached a series of HEC-RAS plots, as well as a tabular data summary , for the
requested modeling of the floodplain adjacent to the proposed SWM/BMP facility. The plots
reflect the 2, 10, and 100 yr water surface elevation under both the existing and proposed
conditions for those relevant cross-sections contained in the approved floodplain study for the
project (cross-sections 1-10).

There are a couple of items that I want to call to your attention. First, in looking at the modeled
cross-sections from the approved study, it appeared as though ther e was grading proposed within

the stream and , in some instances, it appeared as though no stream channel existed at all. I know
you came to the same conclusion in your review of the grading and this raised concern.

Our original concept plan did not propose grading within the channel and, therefore , the existing
bed and bank condition was maintained . After a more careful review , we discovered that the
modeling that was performed for the foodplain study (by others) used 2-ft contour data - as
such, the small features defining the existing stream were not included . For modeling of the 100-
yr water surface elevation, this is a conservative assumption as the small channel cross-section
has little conveyance compared to the floodplain. However, in this instance it is understandable
why you requested mom detailed information.

To provide this information, it was necessary to have a survey of the small existing channel
features performed at each modeled cross-section. We performed this survey on Tuesday. Note
that given the time constraints, it did not include the entire cross-section - this was deemed to be
acceptable since the information that was needed was limited to the channel i tself. To perform
the modeling, I spliced this detailed channel data into the approved HEC-RAS m odel provided

14088-M Sullyfield Circle • Chantilly, VA 20151 • Phone 703.631.5800 • Fax 703.631.5804 - contactus@wetlandstudies comf• wetlandstudks.com
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Yosif halm
June 15, 2005
WSSI #79E7
Page 2

"MW

by PHR+A. We feel this approach, while not quite as accurate as a field run survey of the entire
cross-section, is more than sufficient to provide the requested information. The final point in
regards to the cross-section data is that detailed channel data for the two cross-sections below the
site (0.4 and 0.5) was not collected. Therefore, the model does not reflect that the channel is
actually a bit lower in this area - this was not deemed to be significant, but I wanted to call it to
your attention in case you noticed this in the summary table.

The other item I wanted to point out is in regard to the derivation of the 2 and 10 yr flow rate
data. As you know, the floodplain study required only 100 yr flow rates. Fortunately, we had
done some work on the channel just upstream of the site and had developed a hydrologic model
for that project that did include 2 and 10 yr flow rates. To extrapolate this data through our reach
(to account for a drainage area coming into the reach from the other side of Centerville Road), I
applied a ratio developed from the 100-yr flow rates contained in the approved floodplain study
at both points (above and below the reach). From the approved study, the flow rate above the site
was 2131 cfs and below the site it was 2269 cfs. I scaled the flow rates from our modeling of the
2 and 10 yr events at the upper end of the reach accordingly.

I hope this information answers the valid questions raised about the proposed floodplain work.
We believe that although the floodplain is lower that the existi ng channel bank, it is largely
limited to the area just below the culvert where flow will be directed through the existing channel
and maintained by the existing stream bank. Therefore, it is our opinion that the risk of the
channel meandering over to the proposed embankment is extremely minimal and that further
assurance can be easily provided in the site plan process as a more detailed design of the
mitigation site is performed.

Thank you very much for the opportunity to provide this clarification YosiL
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Profile Output Table - Standard Table 1
HEC-RAS Plan : Arrow ALT River : Merrybrook Run Reach: Arrowbrook

# Rivers = 1

# Hydraulic Reaches = 1

# River Stations

# Plans
# Profiles

= 17

= 1
- 3

Reach River Sta Profile Q Total
(cfs)

Min Ch El
(ft)

W.S. Elev
(ft)

Vel Chnl
(ft/s)

Flow Area
(sq ft)

Top Width
(ft)

Arrowbrook 10 PF#1 2083 . 00 332 . 00 337 . 49 3.42 790 . 41 195.80
.Arrowbrook 10 PF 2 1370.00 332.00 336.52 2.88 605.56 185.47
Arrowbrook 10 PF 3 707.00 332.00 335 .33 2.22 391.90 173.37

Arrowbrook 9.5 PF#1 2083.00 332.21 337.34 2.97 904.73 201.03
Arrowbrook 9.5 PF 2 1370.00 332.21 336.37 2.41 715.66 191.79
Arrowbrook 9.5 PF 3 707.00 332.21 335.19 1.72 495.74 180.11

Arrowbrook 9 PF#1 2083.00 330.89 337.01 2.63 846.42 217.60

Arrowbrook 9 PF 2 1370.00 330.89 336 . 07 2.22 653 . 22 195.13

Arrowbrook 9 PF 3 707 . 00 330.89 334.94 1.66 443 .98 173.78

Arrowbrook 8 PF#1 2269 . 00 331.04 336.54 5.30 822.82 237.78

Arrowbrook 8 PF 2 1492 . 00 331 . 04 335 . 63 4.57 614.05 218.03

Arrowbrook 8 PF 3 770.00 331.04 334.57 3.49 400.23 182.12

Arrowbrook 7 PF#1 2269.00 329.57 336.18 4.87 946.78 271.89

Arrowbrook 7 PF 2 1492 . 00 329.57 335 . 25 4.47 697 . 85 257.25

Arrowbrook 7 PF 3 770.00 329.57 334.14 4.02 423.20 237.43

Arrowbrook 6 PF#1 2269.00 329.72 335.78 5.23 928.43 251.01

Arrowbrook 6 PF 2 1492 . 00 329.72 334 . 83 4.72 691 . 52 244.46

Arrowbrook 6 PF 3 770.00 329.72 333 . 63 4.29 404.34 229.00

Arrowbrook 5 PF#1 2269 . 00 327 . 45 335 . 29 6.56 750 . 02 204.73

Arrowbrook 5 PF 2 1492 . 00 327.45 334 . 35 5.83 559 . 75 198.24

Arrowbrook 5 PF 3 770 . 00 327 . 45 333 . 15 4.85 337.70 164.68

Arrowbrook 4 PF#1 2269 . 00 326 . 88 334 . 63 7.78 634.36 173.58

Arrowbrook 4 PF 2 1492 . 00 326 . 88 333 . 76 6.70 486.58 163.41
Arrowbrook 4 PF 3 770. 00 326.88 332 .67 5.23 321.71 139.11

Arrowbrook 3 PF#1 2269 .00 326.65 333 .87 8.36 617.18 178.70
Arrowbrook 3 PF 2 1492.00 326.65 333.07 7.27 477.58 172.22
Arrowbrook 3 PF 3 770 . 00 326.65 332 . 06 5.97 308.47 164.02
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Arrowbrook 2 PF#1 2269. 00 326 .24 333.05 6.09 645.67 199.51

Arrowbrook 2 PF 2 1492 . 00 326 .24 332.31 5.38 501.23 193.97
Arrowbrook 2 PF 3 770. 00 326 .24 331.35 4.67 319.73 180.00

Arrowbrook 1 PF#1 2269.00 326 .56 332 .50 5.12 813.61 293.67
Arrowbrook 1 PF 2 1492 . 00 326 .56 331.83 4.27 621.71 276.56
Arrowbrook 1 PF 3 770.00 326.56 330.99 3.09 413.36 216.47

Arrowbrook .5 PF#1 2269 . 00 328 .00 331.73 1.02 658.82 305.21
Arrowbrook . 5 PF 2 1492 . 00 328 .00 331. 12 0.96 477.54 281.34
Arrowbrook .5 PF 3 770. 00 328 . 00 330 . 38 0.88 280 . 17 252.96

Arrowbrook . 4 PF#1 2269 . 00 324 . 00 329.71 3.68 920 .91 350.54
Arrowbrook . 4 PF 2 1492 .00 324.00 329.00 3.37 684.53 311.70
Arrowbrook .4 PF 3 770.00 324.00 328.12 2.96 432.55 264.09
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GeoMt Arrowbrook Alteration
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Georni Arrowbrook Alteration
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Georn' Arrowbrook Alteration
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Geor' Arrowbrook Alteration
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Geori; Arrowbrook Alteration
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Georh: Arrowbrook Alteration
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FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

To: William Mayland, Senior Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

From : Qayyum Khan, Chief Stormwater Engineer
Environmental & Site Review Division

Date : April 14, 2005

Department of Public Works & Environmental Services

Sub: SE 2002-HM-046, Arrowbrook Center (Launders), Tax Map #016-3-01-0004,
0004-B, 0004-C, 0005, 0005-A and 0039, Hunter Mill District

Background

• On September 24, 2002, a Water Quality Impact Assessment (WQIA)(Project
1504-WQ-01-1) was submitted with a request letter to permit the following
encroachments into the RPA under the 1993 Chesapeake Bay Presentation
Ordinance (see enclosure 1) CBPO

1. Construction of an enhanced, extended detention dry pond and associated
stormwater water outfall under Section 118-6-3.

2. Permission to construct a trail around the stormwater management facility
and broadwalk through portion of the adjacent wetland under Section 118-
5-3(a).

3. Permission to construct an entrance road to the site under Section 118-2-
1(d).

The RPA impact was addressed as part of the WQIA and the referenced base map
depicted that only Area 1, that is located on southern portion of Sunrise Drive
containing the proposed stormwater management facility, will be disturbed and the
remaining RPA will be left undisturbed as Area 2. The buffer area equivalent
methodology and the BMP computations shown on Tab 4 of the water quality impact
assessment ensured that this area will be undisturbed. There was no mention of the
proposed cut area that is now shown as part of the current SE application.

On October 24, 2002, the Water Quality Impact Assessment (Project # 1504-WQ-
01-1) was approved and a response permitting the above mentioned encroachment
was issued to the submitting engineer (see enclosure 2).

• On May 2004,_ an extension to the previously approved RPA encroachments was
granted for a period of twenty-four months with a condition that the width of the
entrance road should be minimized (see enclosure 3).



William Mayland, Senior Coordinator
SE 2002-HM-046, Arrowbrook Center
Page 2

• On June 23, 2004. a request was submitted by PHRA, asking for a determination
from the Director of DPWES if the previously approved RPA exception was still
valid with respect to the Amended CBPO. A response was sent on June 25, 2004
qualifying this case as pending plan of development pursuant to the July, 2003
adopted Board Policy for Treatment of Approved and Pending Plan of
Development (see enclosure 4 ). This letter pointed out a correction to the
arithmetic error in the units of total fill within the floodplain from cubic feet to
cubic yards.

Comments Regarding the Subject Special Exception Application
Based on the above, it is very clear that the proposed encroachment into the RPA for the
purpose of construction of the Stormwater Management Facility, associated dam
embankment, the construction of the pond outfall and the trails were approved and still
valid for a period up to May 2006.

However, the proposed cut within the floodplain and the clearing and grading within the
RPA for purpose of creating a cut area as depicted on Sheet 3 of the current Special
Exception Plat was not a part of the WQIA and as such it was not considered for
approval. The new proposal (cut and amended grading) will necessitate submission of a
water quality exception request under 118-6-9 of the Amended CBPO. The exception
could be considered by the BOS concurrently with the Special Exception. The applicant
will need to submit a revised WQIA to show the proposed RPA disturbance within the
RPA and its restoration as part of the Water Quality Exception request.

Please contact me at 41720 if you have any questions or require further clarification.

QK/mw

Enclosures

cc: Assad Ayoubi, Director, Environmental and Site Review Division, Site Review
West, DPWES
Yosif Ibrahim, Stormwater Engineer, Site Review West, ESRD, DPWES
Zoning Application File
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FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

TO: Barbara Byron, Director
Zoning Evaluation Division
Department of Planning and Zoning

FROM : Carl Bouchard, Director
Stormwater Planning Division
Department of Public Works & Environmental Services

SUBJECT : Rezoning Application Review

DATE: 518/2003

Name of Applicant/Application: L Farnum Johnson Jr and Jeffrey J Fairfield Managing Marital Trust

Application Number: RZ/FDP 2002-HM-043, PCA79-C-037-05 and SE2002HM-046

Information Provided: Application - Yes
Development Plan - Yes
Other - Statement of Justification

Date Received in SWPD: 12/23/2002

Date Due Back to DPZ: 1/16/2003

Site Information: Location
Area of Site
Rezone from
Watershed

- 016-3-01-00-0004, 4B, 4C, 5, 5A and 39
- 53.8 acres
- R-1 to PDC
- Horsepen Creek

Stormwater Planning Division (SWPD), Maintenance and Stormwater Management Division (MSMD), and
Planning and Design Division (PDD) Information:

1. Drainage:

• MSMD/PDD Drainage Complaints: There are no downstream complaints on file with PDD,
relevant to this proposed development.

• Master Drainage Plan, proposed projects, (SWPD): No downstream deficiencies are identified
in the Fairfax County Master Drainage Plan.

• Ongoing County Drainage Projects (SWPD): None.

• Other Drainage Information (SWPD): None.
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RE: Rezoning Application Review RZIFDP 2002-HM-043

II. Trails (PDD):

- Yes X No Any funded Trail projects affected by this application?

If yes, describe:

Yes X No Any Trail projects on the Countywide Trails priority list or other significant trail
project issues associated with this property?

If yes, describe:

III. School Sidewalk Program (PDD):

Yes X No Any sidewalk projects pending funding approval or on the School Sidewalk
Program priority list for this property?

If yes, describe:

_ Yes X No Any funded sidewalk projects affected by this application?

If yes, describe:

IV. Sanitary Sewer Extension and Improvement (E&l) Program (PDD):

Yes X No Any existing residential properties adjacent to or draining through this property
that are without sanitary sewer facilities?

If yes, describe:

- Yes X No Any ongoing E&I projects affected by this application?

If yes, describe:

V. Other Projects or Programs (PDD):

Yes X No Any Board of Road Viewers (BORV) or Fairfax County Road Maintenance
Improvement Projects (FCRMIP) affected by this application?

If yes, describe:

Yes X No Any Commercial Revitalization Program (CRP) projects affected by this
application?

If yes, describe:

Yes X No Any Neighborhood Improvement Program (NIP) projects affected by this
application?

If yes, describe:

Other Program Information ( PDD): None.
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RE: Rezoning Application Review RZIFDP 2002-HM-043

Application Name/Number: L Farnum Johnson Jr and Jeffrey J Fairfield Managing Marital Trust /
RZ/FDP 2002-HM-043

***** SWPD AND PDD , DPWES , RECOMMENDATIONS*****

Note : The SWPD and PDD recommendations are based on the SWPD and PDD involvement in the below
listed programs and are not intended to constitute total County input for these general topics. It is
understood that the current requirements pertaining to Federal, State and County regulations , including
the County Code, Zoning Ordinance and the Public Facilities Manual will be fully complied with
throughout the development process . The SWPD and PDD recommendations are to be considered
additional measures over and above the minimum current regulations.

DRAINAGE RECOMMENDATIONS (SWPD): None . Stormwater management provided by SWM I
Wetland Pond.

STREAM PROTECTION STRATEGY (SPS) RECOMMENDATIONS, (SWPD): This site is in the
"Watershed Protection " management category as determined by the SPS Baseline Report, 2001.
Areas in this category have lower development densities and relatively healthy biological
communities. The primary goal of this category is to preserve biological integrity by taking active
measures to identify and protect conditions responsible for current high quality ratings . In this
regard , it is recommended that this site be developed at a lower density and be required to have
stormwater detention and BMP (traditional or innovative) in an effort to prevent degradation of the
stream valley.

TRAILS RECOMMENDATIONS (PDD): None.

SCHOOL SIDEWALK RECOMMENDATIONS (PDD): None.

SANITARY SEWER E&I RECOMMENDATIONS ( PDD): None.

_Yes X NOT REQUIRED Extend sanitary sewer lines to the
development boundaries on the sides for
future sewer service to the existing residential units adjacent
to or upstream from this rezoning. Final alignment of the
sanitary extension to be approved by Department of Public
Works and Environmental Services during the normal plan
review and approval process.

Other E&I Recommendations (PDD): None.

OTHER SWPD and PDD PROJECT/PROGRAM RECOMMENDATIONS: None.

CEB/RZ/FDP 2002-HM-043

cc:

SWPD and PDD Internal sign-off by:
Planning Support Branch (Ahmed Rayyan) ab
Utilities Design Branch (Walt Wozniak) mg
Transportation Design Branch (Larry Ichter) nc
St rmwateerr Management Branch (Fred Rose)

K5 94

Gordon Lawrence, Coordinator, Office of Safety, Fairfax County Public Schools (only if sidewalk
recommendation made)
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APPENDIX 15

PDC PLANNED DEVELOPMENT COMMERCIAL DISTRICT

6-201 Purpose and Intent

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

To these ends, rezoning to and development under this district will be
permitted only in accordance with a development plan prepared and approved in
accordance with the provisions of Article 16.

STANDARDS FOR ALL PLANNED DEVELOPMENTS

16-101 General Standards

A rezoning application or development plan amendment application may only be
approved for a planned development under the provisions of Article 6 if the
planned development satisfies the following general standards:

1. The planned development shall substantially conform to the adopted
comprehensive plan with respect to type , character , intensity of use and
public facilities . Planned developments shall not exceed the density or
intensity permitted by the adopted comprehensive plan, 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. The planned development shall efficiently utilize the available land, and shall
protect and preserve to the extent possible all scenic assets and natural
features such as trees, streams and topographic features.

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 or impede 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 Design Standards

Whereas it is the intent to allow flexibility in the design of all planned
developments, it is deemed necessary to establish design standards by which to
review rezoning applications, development plans, conceptual development plans,
final development plans, PRC plans, site plans and subdivision plats. Therefore,
the following design standards shall apply:

1. In order to complement development on adjacent properties, at all peripheral
boundaries of the planned development district, the bulk regulations and
landscaping and screening provisions shall generally conform to the
provisions of that conventional zoning district which most closely
characterizes the particular type of development under consideration.

2. Other than those regulations specifically set forth in Article 6 for a particular P
district, the open space, off-street parking, loading, sign and all other similar
regulations set forth in this Ordinance shall have general application in all
planned developments.

3. Streets and driveways shall be designed to generally conform to the
provisions set forth in this Ordinance and all other County ordinances and
regulations controlling same, and where applicable, street systems shall be
designed to afford convenient access to mass transportation facilities. In
addition, a network of trails and sidewalks shall be coordinated to provide
access to recreational amenities, open space, public facilities, vehicular
access routes, and mass transportation facilities.



9-606 Provisions for Uses in a Floodplain

The Board may approve a special exception for the establishment of a use in a
floodplain in accordance with the provisions of Part 9 of Article 2.

2-905 Use Limitations

All permitted uses and all special exception uses in a floodplain shall be subject
to the following provisions:

1. Except as may be permitted by Par. 6 and 7 of Sect. 903 above, any new
construction, substantial improvements, or other development, including fill, when
combined with all other existing, anticipated and planned development, shall not
increase the water surface elevation above the 100-year flood level upstream
and downstream, calculated in accordance with the provisions of the Public
Facilities Manual.

2. Except as may be permitted by Par. 8 of Sect. 903 above, the lowest elevation
of the lowest floor of any proposed dwelling shall be eighteen (18) inches or
greater above the water-surface elevation of the 100-year flood level calculated
in accordance with the provisions of the Public Facilities Manual.

3. All uses shall be subject to the provisions of Par. 1 of Sect. 602 above.

4. No structure or substantial improvement to any existing structure shall be
allowed unless adequate floodproofing as defined in the Public Facilities Manual
is provided.

5. To the extent possible, stable vegetation shall be protected and maintained in
the floodplain.

6. There shall be no storage of herbicides, pesticides, or toxic or hazardous
substances as set forth in Title 40, Code of Federal Regulations, Parts 116.4 and
261.30 et seq., in a floodplain.

7. For uses other than those enumerated in Par. 2 and 3 of Sect. 903 above, the
applicant shall demonstrate to the satisfaction of the approving authority the
extent to which:

A. There are no other feasible options available to achieve the proposed
use; and

B. The proposal is the least disruptive option to the floodplain; and

C. The proposal meets the environmental goals and objectives of the



adopted comprehensive plan for the subject property.

8. Nothing herein shall be deemed to prohibit the refurbishing, refinishing, repair,
reconstruction or other such improvements of the structure for an existing use
provided such improvements are done in conformance with the Virginia Uniform
Statewide Building Code and Article 15 of this Ordinance.

9. Nothing herein shall be deemed to preclude public uses and public
improvements performed by or at the direction of the County.

10. Notwithstanding the minimum yard requirements specified by Sect. 415
above, dwellings and additions thereto proposed for location in a floodplain may
be permitted subject to the provisions of this Part and Chapter 118 of The Code.

11. All uses and activities shall be subject to the provisions of Chapter 118 of The
Code.

12. When as-built floor elevations are required by federal regulations or the
Virginia Uniform Statewide Building Code for any structure, such elevations shall
be submitted to the County on a standard Federal Emergency Management
Agency (FEMA) Elevation Certificate prior to approval of the final inspection. If a
non-residential building is being floodproofed, then a FEMA Floodproofing
Certificate shall be completed in addition to the Elevation Certificate. In the case
of special exception uses, the Elevation Certificate shall show compliance with
the approved special exception elevations.



APPENDIX 16

RESIDENTIAL DEVELOPMENT CRITERIA

Fairfax County expects new residential development to enhance the community by:
fitting into the fabric of the neighborhood, respecting the environment, addressing transportation
impacts, addressing impacts on other public facilities, being responsive to our historic heritage,
contributing to the provision of affordable housing and, being responsive to the unique site
specific considerations of the property. To that end, the following criteria are to be used in
evaluating zoning requests for new residential development. The resolution of issues identified
during the evaluation of a specific development proposal is critical if the proposal is to receive
favorable consideration.

Where the Plan recommends a possible increase in density above the existing zoning of
the property, achievement of the requested density will be based, in substantial part, on whether
development related issues are satisfactorily addressed as determined by application of these
development criteria. Most, if not all, of the criteria will be applicable in every application;
however, due to the differing nature of specific development proposals and their impacts, the
development criteria need not be equally weighted. If there are extraordinary circumstances, a
single criterion or several criteria may be overriding in evaluating the merits of a particular
proposal. Use of these criteria as an evaluation tool is not intended to be limiting in regard to
review of the application with respect to other guidance found in the Plan or other aspects that
the applicant incorporates into the development proposal. Applicants are encouraged to submit
the best possible development proposals. In applying the Residential Development Criteria to
specific projects and in determining whether a criterion has been satisfied, factors such as the
following may be considered:

• the size of the project
• site specific issues that affect the applicant's ability to address in a meaningful way

relevant development issues
• whether the proposal is advancing the guidance found in the area 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 significantly
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) Consolidation: Developments should provide parcel consolidation in conformance
with any site specific text and applicable policy recommendations of the



Comprehensive Plan. Should the Plan text not specifically address consolidation, the
nature and extent of any proposed parcel consolidation should further the integration
of the development with adjacent parcels. In any event, the proposed consolidation
should not preclude nearby properties from developing as recommended by the Plan.

b) Layout: The layout should:

• provide logical, functional and appropriate relationships among the various parts
(e. g. dwelling units, yards, streets, open space, stormwater management
facilities, existing vegetation, noise mitigation measures, sidewalks and fences);

• provide dwelling units that are oriented appropriately to adjacent streets and
homes;

• include usable yard areas within the individual lots that accommodate the future
construction of decks, sunrooms, porches, and/or accessory structures in the
layout of the lots, and that provide space for landscaping to thrive and for
maintenance activities;

• provide logical and appropriate relationships among the proposed lots including
the relationships of yards, the orientation of the dwelling units, and the use of
pipestem lots;

• provide convenient access to transit facilities;
• Identify all existing utilities and make every effort to identify all proposed

utilities and stormwater management outfall areas; encourage utility collocation
where feasible,

c) Open Space: Developments should provide usable, accessible, and well-integrated
open space. This principle is applicable to all projects where open space is required

by the Zoning Ordinance and should be considered, where appropriate, in other
circumstances.

d) Landscaping: Developments should provide appropriate landscaping: for example,
in parking lots, in open space areas, along streets, in and around stormwater
management facilities, and on individual lots.

e) Amenities: Developments should provide amenities such as benches, gazebos,
recreational amenities, play areas for children, walls and fences, special paving
treatments, street furniture, and lighting.

2. Neighborhood Context:

All rezoning applications for residential development, regardless of the proposed density,
should be designed to fit into the community within which the development is to be
located. Developments should fit into the fabric of their adjacent neighborhoods, as
evidenced by an evaluation of:

• transitions to abutting and adjacent uses;
• lot sizes, particularly along the periphery;
• bulk/mass of the proposed dwelling units;



• setbacks (front, side and rear);
• orientation of the proposed dwelling units to adjacent streets and homes;
• architectural elevations and materials;
• pedestrian, bicycle and vehicular connections to off-site trails, roadways, transit

facilities and land uses;
• 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:

All rezoning applications for residential development should respect the environment.
Rezoning proposals for residential development, regardless of the proposed density,
should be consistent with the policies and objectives of the environmental element of the
Policy Plan, and will also be evaluated on the following principles, where applicable.

a) Preservation: Developments should conserve natural environmental resources by
protecting, enhancing, and/or restoring the habitat value and pollution reduction
potential of floodplains, stream valleys, EQCs, RPAs, woodlands, wetlands and
other environmentally sensitive areas.

b) Slopes and Soils: The design of developments should take existing topographic
conditions and soil characteristics into consideration.

c) Water Quality: Developments should minimize off-site impacts on water quality by
commitments to state of the art best management practices for stormwater
management and low-impact site design techniques.

d) Drainage: The volume and velocity of stormwater runoff from new development
should be managed in order to avoid impacts on downstream properties. Where
drainage is a particular concern, the applicant should demonstrate that off-site
drainage impacts will be mitigated and that stormwater management facilities are
designed and sized appropriately. Adequate drainage outfall should be verified, and
the location of drainage outfall (onsite or offsite) should be shown on development
plans.

e) Noise: Developments should protect future and current residents and others from
the adverse impacts of transportation generated noise.



f)

g)

Lighting: Developments should commit to exterior lighting fixtures that minimize
neighborhood glare and impacts to the night sky.

Energy: Developments should use site design techniques such as solar orientation
and landscaping to achieve energy savings, and should be designed to encourage
and facilitate walking and bicycling.

4. Tree Preservation and Tree Cover Requirements:

All rezoning applications for residential development, regardless of the proposed density,
should be designed to take advantage of the existing quality tree cover. If quality tree
cover exists on site as determined by the County, it is highly desirable that developments
meet most or all of their tree cover requirement by preserving and, where feasible and
appropriate, transplanting existing trees. Tree cover in excess of ordinance requirements
is highly desirable. Proposed utilities, including stormwater management and outfall
facilities and sanitary sewer lines, should be located to avoid conflicts with tree
preservation and planting areas.

5. Transportation:

All rezoning applications for residential development should implement measures to
address planned transportation improvements. Applicants should offset their impacts to
the transportation network. Accepted techniques should be utilized for analysis of the
development's impact on the network. Residential development considered under these
criteria will range widely in density and, therefore, will result in differing impacts to the
transportation network. Some criteria will have universal applicability while others will
apply only under specific circumstances. Regardless of the proposed density,
applications will be evaluated based upon the following principles, although not all of the
principles may be applicable.

a) Transportation Improvements: Residential development should provide safe and
adequate access to the road network, maintain the ability of local streets to safely
accommodate traffic, and offset the impact of additional traffic through commitments
to the following:

• Capacity enhancements to nearby arterial and collector streets;
• Street design features that improve safety and mobility for non-motorized forms

of transportation;
• Signals and other traffic control measures;
• Development phasing to coincide with identified transportation improvements;
• Right-of-way dedication;
• Construction of other improvements beyond ordinance requirements;
• Monetary contributions for improvements in the vicinity of the development.

b) TransitlTransportation Management: Mass transit usage and other transportation
measures to reduce vehicular trips should be encouraged by:



• Provision of bus shelters;
• Implementation and/or participation in a shuttle bus service;
• Participation in programs designed to reduce vehicular trips;
• Incorporation of transit facilities within the development and integration of

transit with adjacent areas;
• Provision of trails and facilities that increase safety and mobility for non-

motorized travel.

c) Interconnection of the Street Network: Vehicular connections between
neighborhoods should be provided, as follows:

• Local streets within the development should be connected with adjacent local
streets to improve neighborhood circulation;

• When appropriate, existing stub streets should be connected to adjoining parcels.
If street connections are dedicated but not constructed with development, they
should be identified with signage that indicates the street is to be extended;

• Streets should be designed and constructed to accommodate safe and convenient
usage by buses and non-motorized forms of transportation;

• Traffic calming measures should be implemented where needed to discourage cut-
through traffic, increase safety and reduce vehicular speed;

• The number and length of long, single-ended roadways should be minimized;
• Sufficient access for public safety vehicles should be ensured.

d) Streets: Public streets are preferred. If private streets are proposed in single family
detached developments, the applicant shall demonstrate the benefits for such streets.
Applicants should make appropriate design and construction commitments for all
private streets so as to minimize maintenance costs which may accrue to future
property owners. Furthermore, convenience and safety issues such as parking on
private streets should be considered during the review process.

e) Non-motorized Facilities: Non-motorized facilities, such as those listed below,
should be provided:

• Connections to transit facilities;
• Connections between adjoining neighborhoods;
• Connections to existing non-motorized facilities;
• Connections to off-site retail/commercial uses, public/community facilities, and

natural and recreational areas;
• An internal non-motorized facility network with pedestrian and natural amenities,

particularly those included in the Comprehensive Plan;
• Offsite non-motorized facilities, particularly those included in the Comprehensive

Plan;
• Driveways to residences should be of adequate length to accommodate passenger

vehicles without blocking walkways;
• Construction of non-motorized facilities on both sides of the street is preferred. If

construction on a single side of the street is proposed, the applicant shall
demonstrate the public benefit of a limited facility.



f) Alternative Street Designs: Under specific design conditions for individual sites or
where existing features such as trees, topography, etc. are important elements,
modifications to the public street standards may be considered.

6. Public Facilities:

Residential development impacts public facility systems (i.e., schools, parks, libraries,
police, fire and rescue, stormwater management and other publicly owned community
facilities). These impacts will be identified and evaluated during the development review
process. For schools, a methodology approved by the Board of Supervisors, after input
and recommendation by the School Board, will be used as a guideline for determining the
impact of additional students generated by the new development.

Given the variety of public facility needs throughout the County, on a case-by-case basis,
public facility needs will be evaluated so that local concerns may be addressed.

All rezoning applications for residential development are expected to offset their public
facility impact and to first address public facility needs in the vicinity of the proposed
development. Impact offset may be accomplished through the dedication of land suitable
for the construction of an identified public facility need, the construction of public
facilities, the contribution of specified in-kind goods, services or cash earmarked for
those uses, and/or monetary contributions to be used toward funding capital improvement
projects. Selection of the appropriate offset mechanism should maximize the public
benefit of the contribution.

Furthermore, phasing of development may be required to ensure mitigation of impacts.

7. Affordable Housing:

Ensuring an adequate supply of housing for low and moderate income families, those
with special accessibility requirements, and those with other special needs is a goal of the
County. Part 8 of Article 2 of the Zoning Ordinance requires the provision of Affordable
Dwelling Units (ADUs) in certain circumstances. Criterion #7 is applicable to all
rezoning applications and/or portions thereof that are not required to provide any
Affordable Dwelling Units, regardless of the planned density range for the site.

a) Dedication of Units or Land: 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 number of single family detached and attached units are
provided pursuant to the Affordable Dwelling Unit Program; and, a maximum
density of 10% or 20% above the upper limit of the Plan range could be achieved if
6.25% or 12.5%, respectively of the total number of multifamily units are provided
to the Affordable Dwelling Unit Program. As an alternative, land, adequate and
ready to be developed for an equal number of units may be provided to the Fairfax
County Redevelopment and Housing Authority or to such other entity as may be
approved by the Board.



b) Housing Trust Fund Contributions: Satisfaction of this criterion may also be
achieved by a contribution to the Housing Trust Fund or, as may be approved by the
Board, a monetary and/or in-kind contribution to another entity whose mission is to
provide affordable housing in Fairfax County, equal to 0.5 % of the value of all of the
units approved on the property except those that result in the provision of ADUs.
This contribution shall be payable prior to the issuance of the first building permit.
For for-sale projects, the percentage set forth above is based upon the aggregate sales
price of all of the units subject to the contribution, as if all of those units were sold at
the time of the issuance of the first building permit, and is estimated through
comparable sales of similar type units. For rental projects, the amount of the
contribution is based upon the total development cost of the portion of the project
subject to the contribution for all elements necessary to bring the project to market,
including land, financing, soft costs and construction. The sales price or development
cost will be determined by the Department of Housing and Community Development,
in consultation with the Applicant and the Department of Public Works and
Environmental Services. If this criterion is fulfilled by a contribution as set forth in
this paragraph, the density bonus permitted in a) above does not apply.

8. Heritage Resources:

Heritage resources are those sites or structures, including their landscape settings, that
exemplify the cultural, architectural, economic, social, political, or historic heritage of the
County or its communities. Such sites or structures have been 1) listed on, or determined
eligible for listing 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 Archaeological 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 heritage resources from deterioration or destruction until they can be
documented, evaluated, and/or preserved;

b) Conduct archaeological, architectural, and/or historical research to determine the
presence, extent, and significance of heritage resources;

c) Submit proposals for archaeological work to the County for review and approval and,
unless otherwise agreed, conduct such work in accordance with 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 heritage resources to be demolished or relocated;

g) Design new structures and site improvements, including clearing and grading, to
enhance rather than harm heritage resources;

h) Establish easements that will assure continued preservation of heritage resources with
an appropriate entity such as the County's Open Space and Historic Preservation
Easement Program; and

i) Provide a Fairfax County Historical Marker or Virginia Historical Highway Marker
on or near the site of a heritage resource, if recommended and approved by the
Fairfax County History Commission.

ROLE OF DENSITY RANGES IN AREA PLANS

Density ranges for property planned for residential development, expressed generally in
terms of dwelling units per acre, are recommended in the Area Plans and are shown on the
Comprehensive Plan Map. Where the Plan text and map differ, the text governs. In defining the
density range:

• the "base level" of the range is defined as the lowest density recommended in the
Plan range, i.e., 5 dwelling units per acre in the 5-8 dwelling unit per acre range;

• the "high end" of the range is defined as the base level plus 60% of the density range
in a particular Plan category, which in the residential density range of 5-8 dwelling
units per acre would be considered as 6.8 dwelling units per acre and above; and,

• the upper limit is defined as the maximum density called for in any Plan range,
which, in the 5-8 dwelling unit per acre range would be 8 dwelling units per acre.

• In instances where a range is not specified in the Plan, for example where the Plan
calls for residential density up to 30 dwelling units per acre, the density cited in the
Plan shall be construed to equate to the upper limit of the Plan range, and the base
level shall be the upper limit of the next lower Plan range, in this instance, 20
dwelling units per acre.



APPENDIX 17

GLOSSARY
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.
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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.



-4-

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:
inc'udes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers. Development
ac vity 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, DPW ES 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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