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RZ 95-P-020 
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PROVIDENCE DISTRICT 
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PROPOSAL: 

RZ 95-P-020  
48-4 ((1)) 1K pt. (0.15 acres) 

Proffered Condition Amendment and Final 
Development Plan Amendment to Permit 
Changes to the Site Design and an Increase 
in the Number of Units within the Multi-family 
Component of Hunters Branch (Land Bay B) 
and an Increase in Land Area 

Rezoning and Final Development Plan 
application to rezone 0.15 acres from the R-1 
district to the PDC District in order to 
incorporate the parcel into the residential 
component (Land Bay B) of the Hunters 
Branch development. 
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REQUESTED WAIVERS/ 	 Waiver of the 600 foot maximum length 
MODIFICATIONS: 	 of private streets. 

Waiver of the service drive requirement 
along the Lee Highway frontage. 

Waiver of the barrier requirement along the 
southern boundary 

STAFF RECOMMENDATIONS: 

Staff recommends approval of PCA 80-P-039-4 and RZ 95-P-020, subject to 
the executed proffers contained in Appendix 1. 

Staff recommends Planning Commission approval of FDPA 80-P-039 and 
FDP 95-P-020, subject to Board approval of PCA 80-P-039 and RZ 95-P-020 
and subject to the proposed development conditions contained in Appendix 2. 

Staff recommends approval of the requested waiver of the 600-foot maximum 
length of private streets. 

Staff recommends approval of the requested waiver of the service drive 
requirement along the Lee Highway frontage of the site. 

Staff recommends approval of the requested waiver of the barrier requirement 
along the southern periphery of the site. 

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. 

For information, contact the Zoning Evaluation Division, Office of 
Comprehensive Planning, 12055 Government Center Parkway, Suite 801, 
Fairfax, Virginia 22035-5505 (703) 324-1290. r-- 01 Reasonable accommodation is available upon 7 days advance 

Lma  notice. For additional information call (703) 324-1334. 





PROFFERED CONDITION AMENDMENT/ ANAL DEVELOPMENT PLAN AMENDMENT 

PCA 80-P-03. J4 
	

FM_ _JO-P-039-04 

PCA 80-P-039 -04 
FILED 12/02/94  

MAP REF  

BOZZUTO DEVELOPMENT COMPANY 	 FDPA 

PROFFERED CONDITION AMENDMENT 
PROPOSED: FOUR STORY MULTI-FAMILY RESIDENTIAL 

APPROX. 	31.67 ACRES OF LAND: DISTRICT - PROVIDENCE 
LOCATED: N.V. QUADRANT OF THE INTERSECTION OF LEE 

HIGHWAY (RT. 29) 	AND NUTLEY STREET (RT. 

243) 
ZONING: 	PDC 
OVERLAY DISTRICT(S): IC 

048-4- /01/ /0001-K 

80-P-039 -04 	BOZZUTO DEVELOPMENT COMPANY 
FILED 12/02/94 FINAL DEVELOPMENT PLAN AMENDMENT 

PROPOSED: FOUR STORY MULTI-FAMILY RESIDENTIAL 
APPROX. 	11.26 ACRES OF LAND.; DISTRICT - PROVIDENCE 
LOCATED: N.W. QUADRANT OF THE INTERSECTION OF LEE 

HIGHWAY (RT. 29) AND NUTLEY STREET (RT. 
243) 

ZONING: 	PDC 
OVERLAY DISTRICT(S): NC 

MAP REF 	048-4- /01/ /0001-K P 

PCA COVERS ENTIRE SITE 
	 I I I AREA OF FDPA 



REZONING APPLICATION 

RZ 95-P-020 

RZ 95-P-020 	 BOZZUTO DEVELOPMENT COMPANY 
FILED 04/10/95 TO REZONE: 	0.15 ACRES OF LAND; DISTRICT - PROVIDENCE 

PROPOSED: MULTI-FAMILY RESIDENTIAL 
LOCATED: N. SIDE LEE NIGNWAY(RT.29), APPROX. 200 

FT. E. OF 	 FAIRLEE DR.(RT. 1040) 
ZONING: 	R-1 

TO: 	PDC 
OVERLAY DISTRICT(S): HC 

MAP REF 
	

048-4- /01/ /0001-K P 
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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: PCA 80-P-039-4 - Amend the proffers and the 
Conceptual Development Plan (CDP) accepted by 
the Board of Supervisors pursuant to the approval 
of RZ 80-P-039 for the Hunters Branch 
development zoned Planned Development 
Commercial (PDC). Specifically, the application 
proposes to amend the proffers to allow 
development of the multi-family portion of the 
project (Land Bay B) in accordance with the newly 
proposed Conceptual Development Plan 
Amendment (CDPA) and Final Development Plan 
Amendment (FDPA) and to incorporate the land 
area which is the subject of RZ 95-P-020 
(0.15 acres) into the development. 

FDPA 80-P-039-4 - Amend the Final Development 
Plan as it applies to Land Bay B of Hunters Branch 
to increase the number of units from 350 to 352, 
reduce the height of the structures from six (6) 
stories to four (4) stories, increase the number of 
buildings from six (6) to seven (7), and change the 
site design of the multi-family units. The changes 
to the development proposed with this application 
are limited to the multi-family component (Land Bay 
B) of Hunters Branch. There are no changes 
proposed to the remaining non-residential sections 
of the development. 

RZ 95-P-020 - Rezone 0.15 acres of land along 
Lee Highway from the R-1 District to the PDC 
District in order to incorporate the land area into 
Land Bay B of the Hunters Branch development 
and to approve the associated CDP and FDP. 

11.26 acres 
(includes 0.15 acres of RZ 95-P-020) 

Waiver of the barrier requirement along the 
southern periphery 

Waiver of the 600 foot maximum length of private 
streets 

Land Bay B Acreage: 

Waivers/Modifications: 

Waiver of the service drive requirement along the 
Lee Highway frontage of the site. 
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LOCATION AND CHARACTER 

Approved Use: 

Proposed Use: 

Land Bay B of Hunters Branch is currently approved for 
the development of up to 350 multi-family units, a tennis 
court, a tot lot, and a pool with bathhouse. The 
approved FDPA showed the multi-family units housed in 
six (6) structures, each six (6) stories in height. 

A twenty-five foot wide transitional screening yard and 
six foot high black vinyl-coated chain link fence was 
shown along the western periphery. The multi-family 
structures were oriented at angles, such that a minimum 
of 100 feet was provided at its closest point to the 
Fairlee subdivision to the west. The recreation facilities 
were located within the open space area which 
separates the multi-family structures from the western 
perimeter. Surface parking was shown in the eastern 
portion of Land Bay B along the spine road which 
serves the Hunters Branch development. The approved 
CDP/FDP did not provide information on the amount of 
open space within Land Bay B. 

Access to Land Bay B was provided from the internal 
spine road which intersects with Lee Highway at a 
signalized intersection and from a direct access point 
along Lee Highway. A pedestrian trail was shown 
through the open space which linked Land Bay B to 
Land Bay A to the north. 

A total of 352 multi-family units in a total of seven (7) 
structures is shown on the CDPA/FDPA. The internal 
site design has been modified to accommodate the 
proposed structures, resulting in the location of all 
recreational facilities, other than the tot lot, in the central 
portion of the site and a total of approximately 35% 
open space within Land Bay B. A twenty-five foot wide 
transitional screening buffer and a six foot high wood 
fence area proposed along the western periphery of 
Land Bay B. 

Primary access to the multi-family units within Land Bay 
B continues to be proposed from the existing private 
spine street which provides direct access to Lee 
Highway at a signalized intersection and also serves the 
existing office buildings within the development. A 
second access point to Lee Highway (restricted to 
right-in/right-out only movements) continues to be 
provided along the southwestern periphery of the site. 
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Direction Use Zoning Plan 

North Land Bay A PDC Office (Residential 
Option) 

East Office PDC Mixed Use 

South Vacant R-12 8-12 du/ac 

West Residential (SFD) 13-1 1-2 du/ac 
(Fairlee) 

BACKGROUND 

Site History: 

On April 13, 1981, the Board of Supervisors approved RZ 80-P-039 which 
rezoned approximately 56.90 acres from the R-1 and R-12 Districts to the 
PDC District. The approved Conceptual Development Plan provided for 
1,200,000 square feet of office use and a secondary land use of 350 
residential dwelling units with a total floor area ratio (FAR) of 0.66 for all uses 
on the property. 

On July 15, 1981, the Planning Commission approved the Final Development 
Plan (FDP 80-P-039). The approved Final Development Plan (FDP) 
indicated that three pairs of office buildings on site would each be 12 stories 
high and have a combined gross floor area of 1,200,000 square feet, the 350 
residential units would be located in six (6) 6-story buildings, and the 525 
parking spaces for the commercial component of the site would be located 
within a 5-level parking structure. 

On April 7, 1986, the Board of Supervisors approved Special Exception 
SE 85-P-090 to allow the stormwater management facility to be located in the 
floodplain. 

On September 28, 1988, a Comprehensive Sign Plan, CSP-80-P-039, for the 
non-residential component of Hunters Branch was approved subject to 
development conditions by the Planning Commission. 

On March 20, 1989, the Board of Supervisors approved 
PCA/CDPA 80-P-039 subject to the executed proffers and development 
conditions dated March 13, 1989, to allow a range of principal and secondary 
uses. The approved uses included a financial institution - maximum of 
15,000 square feet; retail sales or personal service establishments -
maximum of 30,000 square feet; and eating establishments - maximum of 
30,000 square feet with a maximum of 1,300 seats allowed. Three (3) 
secondary uses were also approved: a delicatessen consisting of a maximum 
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of 2,000 gross square feet, with a maximum of 75 seats; a health club 
consisting of a maximum of 15,000 gross square feet; and a maximum of 750 
commercial off-street parking spaces within parking structures, including a 
maximum of 400 temporary Metro parking spaces either within the parking 
structure or as surface parking. In addition, a modification of the transitional 
screening along the Nutley Street frontage and a waiver of the barrier 
requirement along the Lee Highway frontage and the Nutley Street frontage 
were approved as proffered and as shown on the amended Conceptual/Final 
Development Plan. 

On January 8, 1990, the Board of Supervisors approved 
PCA/CDPA/FDPA 80-P-039-2 subject to proffers dated September 21, 1989, 
and Development Conditions dated December 14, 1989, as amended 
January 8, 1990, to allow the relocation of four (4) office buildings and the 
associated parking structures and a reduction in height of the four (4) office 
buildings from 12-stories to 9-stories. 

On September 17, 1990, the Board of Supervisors approved 
PCA/CDPA/FDPA 80-P-039-3 subject to proffers date July 10, 1990, and 
development conditions dated September 14, 1990, to allow a drive-in bank 
and a free-standing child care center as secondary uses within Land Bay A of 
Hunters Branch. All previously approved and accepted proffers and 
development conditions are contained in Appendix 4. 

Since the time of the approval of FDP 80-P-039, there have been no 
changes to the residential component of the Hunters Branch Development. 

On December 12, 1994, the Board of Supervisors adopted a Plan 
Amendment for the application property. The Plan Amendment noted that 
approximately 320-350 housing units are currently approved for development 
in the southwest corner of Hunters Branch and recommended that these 
residential units be provided. The Plan Amendment also provided for 
additional multi-family residential units or a mix of multi-family and high 
density single-family attached units as an option within Hunters Branch on 
the undeveloped portion of Land Bay A a density of 20-30 dwelling units per 
acre. 

COMPREHENSIVE PLAN PROVISIONS (Appendix 7) 

Plan Area: 	Area II 

Planning Sector. Vienna Transit Station Area of the Vienna Planning District 

Plan Map: 	Mixed Use 
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ANALYSIS 

Conceptual Development Plan Amendment/Conceptual Development Plan 
(CDPA/CDP) (Reduction at front of staff report) 

Title of the CDPA/CDP: 	"Vienna Metro Apartments" consisting of two 
(2) sheets 

Prepared By: 	 Gordon Associates 

Original and Revision Dates: December 1994 and May 11, 1995 

The Conceptual Development Plan Amendment (CDPA 80-P-039-4) is filed 
on 31.67 acres of the 51.9 acres within the Hunters Branch Development 
rezoned to the PDC District pursuant to RZ 80-P-039. There are no changes 
proposed to the CDPA/FDPA as it relates to Land Bay A, the non-residential 
component of Hunters Branch. The Conceptual Development Plan 
(CDP 95-P-020) is filed on the 0.15 acres located along the Lee Highway 
frontage of the site which is proposed to be rezoned from the R-1 District to 
the PDC District in order to incorporate the parcel into the Hunters Branch 
Development. 

Sheet #1 of the combined CDPA/CDP is the cover sheet. Sheet #2 depicts 
the approved CDPA for the Hunters Branch Development with the proposed 
changes to the site design for the residential component of the project (Land 
Bay B). Two existing 12-story office buildings and associated parking 
structures are shown in the southeastern portion of the site. To the north is 
the location of the future day care facility and four (4) 9-story office buildings. 
Land Bay B is the residential component of Hunters Branch and the area of 
proposed change with these applications. The CDPA shows the site design 
for Land Bay B with seven residential structures, a recreation facility in the 
center, a twenty-five foot wide transitional screening yard along the western 
perimeter, and an entrance onto Lee Highway in the southwest portion of the 
site. 

The site area of the CDP associated with RZ 95-P-020 is shown in the 
southwestern portion of the site and is depicted as open space, transitional 
screening and a portion of the site entrance along Lee Highway. There are 
no structures proposed within this area. 

Final Development Plan Amendment/Final Development Plan (FDPA/FDP) 
(Reduction at front of staff report) 

Title of the FDPA: 	 "Vienna Metro Apartments" consisting of six 
(6) sheets 

Prepared By: 	 Gordon Associates 

Original and Revision Dates: February 1995 and May 11, 1995 
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The Final Development Plan Amendment has been filed on Land Bay B 
(approximately 11.11 acres) of the Hunters Branch Development. Land Bay 
B is the residential component of Hunters Branch. The Final Development 
Plan associated with RZ 95-P-020 is filed on the 0.15 acres of land which is 
proposed to be rezoned to the PDC District in order to incorporate the site 
into the Hunters Branch development. 

Sheet 1 of the FDPA is the title page; Sheet #2 depicts the proposed site 
design; Sheet 3 contains the notes; Sheet #4 is the landscape plan; Sheets 
#5A, #5B, and #5C show illustrative landscaping details for the courtyards, 
streets and parking areas, and the buffer area along the western periphery; 
and Sheet #6 shows a cross-section of the development and its spatial 
relationship with the Fairlee subdivision to the west. 

The FDPA shows Land Bay B of Hunters Branch developed with a total of 
352 units (including 22 affordable dwelling units) at a density of 31.26 
dwelling units per acre within seven (7) multi-family structures. Four (4) of 
the proposed structures are proposed to contain a total of 120 underground 
parking spaces. An additional 420 surface spaces and 26 garage spaces are 
shown to serve the residential units. A car wash area is located at the north 
end of the surface parking area. 

Three (3) developed recreation facilities continue to be provided within Land 
Bay B as previously approved. However, instead of providing the tennis 
courts, this application proposes to provide a community center which will 
contain either a weight room or racquetball court. A swimming pool is 
located adjacent to the proposed community center. The proposed tot lot is 
shown to be located to the east of proposed building #7. Sidewalks have 
been shown through the center of the site to link the proposed units to Lee 
Highway, the recreation facilities, and north to the property line for eventual 
extension to the Vienna Metro Station. Trash enclosures are also shown on 
the FDPA throughout the surface parking area. 

A total of approximately 35% open space is provided on site. A twenty-five 
(25) foot wide buffer area, to include existing and supplemental landscaping, 
is shown along the western perimeter of the site. 

Access to the site continues to be provided from entrances onto the internal 
spine road which serves the existing office buildings of Hunters Branch. A 
second entrance is provided onto John Thomas Drive. Private streets 
continue to be proposed as previously approved internal to Section 3. This 
application requests a reaffirmation of the previously granted waiver of the 
600 foot length of private streets. 

Land Use Analysis (Appendix 7) 

The proposed use and density continue to conform with the Comprehensive 
Plan recommendations for use and density for this site which recommends 
the provision of between 320-350 residential units in the southwestern 
portion of the Hunters Branch development. 
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Issue: Compatibility  with the Fairlee Neighborhood 

Land Bay B was previously approved for a maximum of 350 dwelling units in 
six 6-story buildings. Those buildings were located in a zig-zag, angled 
configuration a minimum of 100 feet from the western edge of the property 
which abuts the single-family detached subdivision along Fairlee Drive. 
Some multi-family structures were approximately 180 feet from the property 
line. Open space, including a 25-foot undisturbed buffer, a pool and tennis 
court (with a staggered 6-foot high wood fence immediately to the west) and 
trails, occupied the area between the multi-family structures and the western 
edge of the site. 

The proposed changes in the design decrease the height of the buildings to 
four (4) stories (50 feet in height) and increase the number of buildings to 
seven (7). Two (2) of the structures are "U"-shaped structures connected by 
an arched section under which a pedestrian walkway will be built. The site 
layout is now a rectangular "modified grid" pattern which results in five (5) 
buildings located in a row 100 feet from the western edge of the property 
Although lower in height than previously approved, the new design may 
result in a greater feeling of enclosure for the residents of the adjacent single 
family detached neighborhood because of the increased amount of building 
facade facing the detached houses. 

Much of the site is proposed to be developed with structures (residential, 
garages, community recreation, etc.) and associated private streets and 
parking. The resulting urban character of the development is consistent with 
development goals in Transit Station Areas, but could, if not properly 
addressed, conflict with the need to provide development which is compatible 
with the adjacent low-density residential uses along Fairlee Drive. In order to 
balance the proposed increase in building coverage on the site with the need 
to mitigate adverse impacts on Fairlee Drive residents, extra attention must 
be paid to the buffer along the western edge of the site as discussed below. 

Issue: Buffer Area Along Western Periphery 

The Plan text for the site recommends a 50-foot buffer between the site and 
the Fairlee neighborhood to the west, with a modification to 25 feet of 
undisturbed buffer area under certain conditions. The currently approved 
FDP incorporates a 25-foot undisturbed vegetated buffer with a black vinyl 
coated chain link fence on the inside of the buffer. Additional open space 
between the multi-family buildings and the western edge of the property 
assisted in mitigating adverse impacts on the adjacent low density Fairlee 
neighborhood. 

Resolution: 

The proposed design meets the conditions specified in the Plan for a 
reduction in the width of the western buffer from 50 feet to 25 feet: the 
buildings closest to the property line do not exceed 4 stories (they are 
proposed to be a maximum of 50 feet high) and are located 100 feet from the 
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edge of the site; 25 feet of existing vegetation will be retained; and a barrier 
is proposed along the common property line (as specified in the 
Comprehensive Plan). The Plan also recommends that building heights not 
project more than 10 feet above the existing ridge line vegetation. As 
depicted on Sheet #6 of the FDPA/FDP, the existing vegetation at the ridge 
line ranges from 50 to 70 feet in height. Since the proposed four-story 
structures are proposed to be a maximum of 50 feet in height, the structures 
are not proposed to project more than 10 feet above the existing ridge line 
vegetation. The Plan further recommends "enhanced landscaping" along the 
western property line. The proposed landscape plan shows clusters of 
evergreen/screening trees immediately west of the parking, but additional 
treatment (e.g. more evergreen shrubs and trees) would be more appropriate 
in order to supplement the existing understory. This issue has been 
addressed in the proposed development conditions. 

A welcome change in the new proposal is the elimination of large areas of 
surface parking in the southeastern portion of Land Bay B. Underground 
parking is now proposed beneath Buildings #1 and #3 and under the eastern 
halves of Buildings #2 and #6. However, the design changes also appear to 
have resulted in an overall reduction in the open space provided on the site 
(although tabulations of the previously-approved open space in this land bay 
were not shown on the currently approved FDP). This is supported by the 
reduction in the building setbacks along the western edge and the deletion of 
an outdoor tennis court. Residential buildings will now be very close 
(approximately 40 feet) to Lee Highway and the associated traffic impacts. 
This proximity is not consistent with the amount of undisturbed buffer 
provided between the existing office buildings in Hunters Branch and Lee 
Highway. The residential units will also be located closer to the existing 
parking structures across the spine road which serve the office buildings. 
Staff believes the proposed site design could be improved with a wider 
vegetated buffer between the proposed residential units and Lee Highway 
and more landscaping along the street frontage across from the existing 
parking structures. 

Resolution: 

The landscaping issue has been addressed in the proposed development 
conditions. The proposed residential structures, however, have not been 
relocated further away from Lee Highway. 

Issue: Landscaping 

A previous submission did not provide information regarding the sizes or 
potential variety of the landscaping materials to be provided on the site or 
commit to the submitted illustratives for the treatment of courtyards and 
common areas. Staff felt the lack of a commitment would be undesirable in a 
Transit Station Area adjacent to an existing low density residential 
development. 
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Resolution: 

Information regarding the size and variety of plant materials has been 
provided and the applicant has proffered to develop the site in accordance 
with the FDPA which includes the illustrative details of landscaping 
treatments in courtyards and common areas. Therefore, this issue has been 
addressed. 

Issue: Pedestrian Circulation 

The Plan text recommends that covered paths to the Metro station be 
provided at this location. 

Resolution: 

Covered paths were not incorporated into the previously-approved design for 
the site. The applicant has incorporated a system of pedestrian walkways 
which will facilitate walking towards the Metro station area. Therefore, this 
issue has been addressed. 

Issue: Site-Specific Development Conditions 

As noted above, the proposal is generally consistent with the site-specific 
development conditions outlined in the Plan recommendation for the 
property. The three conditions necessary to a reduction in the undisturbed 
buffer along the western edge can be met with some improvements to the 
landscaping in that area as recommended in the proposed development 
conditions. Residential use is acknowledged in the Plan and reiterated in this 
proposal. The Plan calls for approximately 320-350 dwelling units. The 
proposal entails 352 units which may be deemed to be "approximately" 350. 
The proposal would, however, greater fulfill the recommendation for 
development which "reduces visual impacts to adjacent residential areas" by 
increasing the amount of open space provided on the site. 

Resolution: 

With the draft proffers and proposed development conditions, the application 
is in general conformance with the site specific recommendations of the 
Comprehensive Plan. 

Transportation Analysis (Appendix 7) 

Issue: Service Drive 

A service drive is required along the Lee Highway frontage of the site unless 
waived by the Board of Supervisors. 

Resolution: 

Staff has no objection to a waiver of the service drive requirement in this 
instance as the site is adjacent to a single family detached community. 
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Issue: Internal Entrance Alignment 

The proposed entrances along the existing spine road should be designed to 
align with the entrances on the opposite side of the spine road. 

Resolution: 

The site design has been revised to align the primary entrance to the 
multi-family structures with the entrance to the existing commercial 
development across the spine road. Therefore, this issue has been 
adequately addressed. 

Issue: Maximum Length of Private Streets 

The application includes a request for a waiver of the 600 foot maximum 
length of private streets. 

Resolution: 

There are no issues associated with the requested waiver of the 600 foot 
maximum length of private streets. 

Environmental Analysis (Appendix 8) 

Issue: Swimming Pool Discharge 

The discharge of water from swimming pools, if performed correctly, should 
have little or no adverse impacts to receiving waters. Improperly discharged 
water, however, may have significant adverse impacts and may result in 
violations of the State Water Control Law. Care should be taken during the 
maintenance of the proposed swimming pool to ensure that water discharged 
from the pool meets all applicable water quality standards. The 
Environmental Health Division of the Health Department (246-2444) should 
be contacted for more information about appropriate maintenance and 
discharge procedures. 

Resolution: 

This issue has been addressed with a proffer to regulate the PH level of the 
water discharged from the pool. Therefore, this issue has been adequately 
addressed. 

Issue: Trails Plan: 

The Trails Plan indicates that a trail is required parallel to Lee Highway. The 
Director, Department of Environmental Management will determine the 
specific type and right of way requirements for any required trails at the time 
of plan review. 

Resolution: 

The CDPA/FDPA shows an 8 foot wide trail within the right-of-way of Lee 
Highway along the site frontage to be constructed by others pursuant to the 
VDOT project for the improvement of Lee Highway. 
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Issue: Tree Preservation 

Both the approved and proposed development plans will result in the clearing 
of almost the entirety of the existing tree cover on the property. Both plans 
display a 25-foot transitional screening yard along the western property 
boundary within which existing vegetation will be preserved. The approved 
CDPA/FDPA does not commit to tree preservation outside of this transitional 
screening area. Hoivever, additional tree preservation to the east of the 
transitional screening area may be feasible. 

Resolution: 

Although additional tree preservation may not be likely, the proposed FDPA 
includes a note to preserve additional vegetation along the perimeter and 
within the site as a substitute for proposed plantings subject to the approval 
of the Urban Forester. Therefore, this issue has been adequately addressed. 

Issue: Highway Noise 

The property is affected by noise generated from traffic on Lee Highway. A 
highway noise analysis performed during the review of this proposal 
produced the following noise contours: 

65 dBA Ldn 
	

370 feet from centerline 
70 dBA Ldn 
	

115 feet from centerline 

Proposed structures 1 and 2 will be affected by highway noise levels above 
65 dBA Ldn. The southernmost portions of proposed structures 1 and 2 will 
be affected by highway noise levels just over 70 dBA Ldn. Other portions of 
proposed structures 1 and 2 (facades exposed to the highway) will be 
affected by noise levels between 65 dBA Ldn and 70 dBA Ldn. In order to 
reduce noise in interior areas to 45 dBA Ldn or less, the facades of proposed 
structures 1 and 2 which will be exposed to highway noise should be 
constructed with building materials that are sufficient to provide this level of 
acoustical mitigation. 

Resolution: 

The applicant has included a proffer to provide noise mitigation in 
accordance with the submitted noise analysis. The noise analysis will be 
subject to the review and approval of DEM. Therefore, this issue has been 
adequately addressed. 

Issue: Soil Constraints 

Portions of the property contain soils characterized by a high seasonal 
groundwater table and by low bearing values for foundation support. 

Resolution: 

A geotechnical engineering study in conformance with Chapter 107 of the 
Fairfax County Code  may be required by the Department of Environmental 
Management at the time of subdivision review. 
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Issue: BMP Facility 

The CDPA and FDPA show a BMP facility located in the southeast portion of 
Land Bay B. A determination will be made during site plan review by DEM as 
to the necessity of the proposed on-site BMP facility. 

Resolution: 

If a waiver of the BMP facility is granted by DEM, the applicant has proffered 
to preserve the quality vegetation within this area and provide supplemental 
vegetation as determined by the Urban Forester. Therefore, this concern has 
been adequately addressed. 

Public Facilities Analysis (Appendices 9-13) 

The Water Service Analysis in Appendix 9 notes the application is not located 
within the franchise area of the Fairfax County Water Authority. Water 
service to the application property will be supplied by the City of Falls 
Church. 

The Sanitary Sewer analysis in Appendix 10 notes that the property will be 
sewered into the Lower Potomac Treatment Plant and an existing 8 inch 
sanitary sewer line located in an easement on the property is adequate for 
the proposed use. 

The Fire and Rescue Analysis in Appendix 11 notes that the site is serviced 
by Station #30 Merrifield and currently meets fire protection guidelines. 

The Schools Analysis in Appendix 12 notes that Marshall Road Elementary 
School is not projected to exceed capacity during the 1995-96 school year; 
Jackson Intermediate School currently exceeds capacity; and Oakton High 
School is projected to exceed capacity prior to the 1996-97 school year. 

The Utilities Planning and Design Division of the Department of Public Works 
(DPW) notes in Appendix 13 that there are storm drainage complaints on file 
pertaining to erosion within the floodplain along the outf all for this site. 

The Park Authority memo notes that the proportional impact for off-site park 
facilities for a development of this size would generate capital costs of 
$290,304.00 to sustain the current level of park service standards. 

ZONING ORDINANCE PROVISIONS 

The application continues to satisfy the provisions of the PDC District as  
previously approved with the original rezoning. Further, the application is in  
conformance with the previously approved proffers which shall remain in full force  
and effect, with the exception of the modifications and additions contained in the  
proffers included as Appendix 1. 
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The proposed changes to the site design for Land Bay B are subject to 
review under the General and Design Standards for All Planned Developments 
contained in Article 16. 

Section 16-101. General Standards  Pars. 1 and 2 require conformance with 
the density recommendations of the Comprehensive Plan and require that 
the proposed design achieve the stated purposes of the PDC district more 
than would development under a conventional zoning district. The 
application is in conformance with the site specific density recommendation 
for the Hunters Branch development. Further, the proposed design with the 
proposed proffers and development conditions results in a design that 
achieves the development goals of sites located within a Transit Station Area 
more than from development of the site as a conventional subdivision. 
Therefore, the proposed design satisfies these two (2) general standards. 

Pars. 3 and 4 require protection and preservation of scenic assets and a 
design which prevents injury to the use of existing development and does not 
deter development of undeveloped properties. The FDPA shows a 25 foot 
wide buffer which includes existing vegetation, supplemental vegetation, and 
a six foot high wood fence along the western periphery adjacent to the 
Fairlee subdivision. Further, the proposed structures have been located a 
minimum of 100 feet from the common property line with the Fairlee 
subdivision in accordance with the recommendations of the Comprehensive 
Plan. Therefore, these standards have been satisfied. 

Par. 5 requires that adequate transportation and other public facilities are or 
will be available to serve the proposed use. Primary access to the residential 
component of Land Bay B will be provided via the internal road network 
which intersects with Route 29 at a signalized intersection. In addition, a 
right-in/right-out entrance is also shown along the Lee Highway frontage site 
of the site. Further, a VDOT project for the widening of Lee Highway along 
the site frontage will also improve transportation network in this area. 
Therefore, this general standard has been satisfied. 

Section 16-102  Paragraph 1 states that at the peripheral lot lines, the bulk 
regulations of the proposed development and landscaping and screening 
provisions generally conform with the provisions of the most comparable 
conventional district. Par. 2 addresses the parking and open space Zoning 
Ordinance requirements. Par. 3 stipulates that streets and driveways 
generally conform to applicable County regulations and standards. In Par. 4, 
particular emphasis is placed on the provision of recreational amenities. 

The application proposes multi-family structures (approximately 50 feet in 
height) that are below the maximum height limit of 150 feet and are located a 
minimum of 30 feet from Lee Highway and a minimum of 100 feet from the 
Fairlee subdivision which satisfies the angle of bulk plane requirements for 
multi-family structure located within a conventional R-30 development (Minimum 
of 23 ft. front yard, 25 ft. rear yard, and 25 ft. side yard). Therefore, Par. 1 has 
been satisfied. 
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Article 13 of the Zoning Ordinance requires transitional screening 1 
(25 foot wide landscaped strip) along the entire western periphery and the entire 
southern periphery of Land Bay B. Barrier D, E, or F (4 ft. chain link fence or 6 ft. 
solid wall or wood fence) is also required along the entire western periphery and 
the portion of the southern periphery adjacent R-1 zoned property. The FDPA 
proposes to provide the required transitional screening and barrier along the 
western periphery of the site. However,it should be noted that the proposed 
fence is located on the property line rather than 25 feet from the property line. 
The application also proposes to provide the required transitional screening along 
the Lee Highway frontage of the site. A waiver of the barrier requirement is 
requested along the portion of the Lee Highway frontage across from R-1 Zoned 
property. There are no issues associated with the proposed barrier waiver given 
that landscaping will be provided in accordance with Article 13. 

In accordance with Pars. 2 and 4 of Sect. 16-102 of the Zoning Ordinance, 
the application provides thirty-five percent (35%) open space within Land Bay B, 
which is more than the 15% open space requirement within a PDC District. As 
shown on the FDPA, the applicant is providing active recreation facilities to 
include a pool, a tot lot, and a community center with a racquetball court or weight 
room. The proffers include a commitment to expend a minimum of $300.00 per 
unit for the proposed facilities. The application proposes to provide a total of 566 
parking spaces in a combination of underground, surface, and garage parking 
spaces in order to satisfy the parking standards required by Article 11 (1.6 
spaces/unit or 564 spaces). Therefore, Par. 2 and Par. 4 have been satisfied. 

The application notes a request for a waiver of the loading space requirement 
for multifamily structures (1 space for the first 25,000 square feet of gross floor 
area plus 1 space for each additional 100,00 square feet or major fraction 
thereof). Section 11-201 notes that the loading space provisions shall have 
general application in a P District as determined by the Director of DEM. 
Therefore, the request for a waiver of the loading space requirements will be 
addressed by DEM during site plan review. 

The application proposes private streets which must be built in accordance 
with the Public Facilities Manual (PFM). As mentioned earlier, the application 
requests a waiver of the 600 foot maximum length of private streets. Staff does 
not object to the proposed waiver request. Therefore, the design standards of 
Par. 3 have been met. 

The proposed rezoning of 0.15 acres from the R-1 District to the PDC is 
requested to allow this outlot which is surrounded by the Hunters Branch 
development to be incorporated into the development. There are no structures 
proposed on this small parcel which is shown to contain transitional screening, a 
portion of the trail along Lee Highway, and a portion of the site entrance along 
Lee Highway. The parcel does not satisfy the minimum district size requirement 
for a PDC District; however, staff notes that the proposed rezoning is a logical 
extension of an existing PDC District, as provided for in Sect. 6-207 of the Zoning 
Ordinance. 



PCA/FDPA 80-P-0%-4, RZ/FDP 95-P-020 	 Page 15 

CONCLUSIONS AND RECOMMENDATIONS 

Conclusion 

Proffered Condition Amendment application PCA 80-P-039-4 proposes to 
amend the proffers to allow development of the multi-family portion of the 
development in accordance with the proposed Conceptual Development Plan 
Amendment (CDPA) and Final Development Plan Amendment (FDPA) and to 
allow the site area which is the subject of RZ 95-P-020 to be incorporated 
into the Hunters Branch Development. 

Rezoning application RZ 95-P-020 proposes to rezone 0.15 acres of land 
along Lee Highway from the R-1 District to the PDC District in order to 
incorporate the land area into Land Bay B of the Hunters Branch 
development. The application also requests approval of the CDP and FDP. 

Final Development Plan Amendment FDPA 80-P-039-4 proposes to amend 
the Final Development Plan as it applies to Land Bay B of Hunters Branch to 
increase the number of units from 350 to 352, reduce the height of the 
structures from six (6) stories to four (4) stories, and change the site design 
of the multi-family component of the Hunters Branch development. There are 
no changes proposed to the non-residential sections of the development. 

With the draft proffers and the proposed development conditions, staff 
believes each proposal is in conformance with the Comprehensive Plan and 
with the applicable provisions of the Zoning Ordinance. 

Staff Recommendations 

Staff recommends approval PCA 80-P-039-4 and RZ 95-P-020, subject to 
the executed proffers contained in Appendix 1. 

Staff recommends Planning Commission approval of FDPA 80-P-039 and 
FDP 95-P-020, subject to Board approval of PCA 80-P-039 and RZ 95-P-020 
and subject to the proposed development conditions contained in Appendix 2. 

Staff recommends approval of a waiver of the barrier requirement along the 
southern periphery of the site. 

Staff recommends approval of a waiver of the 600-foot maximum length of 
private streets. 

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. 
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APPENDIX 1 

PROFFERS 

PCA/CDPA 80-P-039-4 
RZ 95-P-020 

May 17, 1995 

Pursuant to Section 15.1-491(a), Code of Virginia, 1950 edition as amended, subject 
to the Board of Supervisors approval of the requested Proffered Condition 
Amendment/Conceptual Development Plan Amendment (PCA/CDPA) and the requested 
Rezoning from R-1 to PDC, and Planning Commission approval of the Final Development 
Plan Amendment/Final Development Plan (FDPA/FDP) for the subject applications, the 
development of the application property identified as Tax Map 48-4 ((1)) 1K, shall be 
subject to the approved proffers dated December 21, 1989, and July 10, 1990, which shall 
remain in full force and effect except as amended below: 

	

1. 	(Revised as Follows) 

a. Pursuant to Section 18-204 of the Fairfax County Zoning Ordinance, 
development of the commercial component (Land Bay A) shall be in 
conformance with the CDPA/FDPA prepared by William H. Gordon & 
Associates, Inc., dated October 6, 1989 and revised April 12, 1990, with 
approved transitional screening waiver. 

b. Development of the residential component (Land Bay B) shall be in 
substantial conformance with the CDPA prepared by William H. Gordon & 
Associates, Inc., dated December 1, 1994, revised through May 11, 1995, and 
the FDP/FDPA prepared by William H. Gordon & Associates dated March 6, 
revised through May 11, 1995. 

c. (New Proffer) 

Pursuant to Paragraph 4 of 16-403 of the Zoning Ordinance, minor 
modifications from the Land Bay B FDPA may be permitted as determined 
by Fairfax County. The Applicant shall have the flexibility to modify the 
layout shown on the Plan without requiring approval of an amended FDPA 
provided such changes are in substantial conformance with the FDPA as 
determined by the Office of Comprehensive Planning (OCP) and do not 
increase the square footage/dwelling units, decrease the amount of open 
space, or decrease buffer area along the western property line. 

	

4. 	(Revised as Follows) 

Recreational amenities for Land Bay B shall include one tot lot and a community 
center with swimming pool as shown on the FDP/FDPA. Within the community 
center shall be either a weight room or a racquetball court. 



9. (Revised as Follows) 

A six (6) foot wooden fence shall be provided between Land Bay B and the boundary 
line of the adjoining Fairlee subdivision. This fence shall be located along the 
common property line with Fairlee and shall be field located so as to minimi7P  

disturbance to existing trees. A 25-foot area east of the common property line shall 
be maintained as an undisturbed buffer area. The only disturbance permitted in this 
area shall be the installation of fences, necessary retaining walls, necessary utilities, 
the clearing of dead, dying or diseased vegetation and the planting of supplemental 
vegetation to provide a year round screen. 

10. (Revised as Follows) 

• Stormwater detention has been provided as approved and constructed with 
Site Plan 4818-SP-02, approved by the Department of Environmental 
Management (DEM) on March 24, 1988. 

• In addition, stormwater management including Best Management Practices, 
shall be provided on Land Bay B as shown on the CDPA, unless otherwise 
waived by DEM or the Board of Supervisors. If a waiver is approved by 
DEM, the area of the stormwater management pond 01911 be utilized as open 
space, with existing trees preserved where feasible, and if necessary 
supplemental vegetation shall be provided as determined by the Applicant in 
coordination with the Urban Forester. 

15. 	(Revised as Follows) 

Development of Land Bay B shall comply with the Affordable Dwelling Unit (ADU) 
Programs as set forth in Section 2-801 of the Zoning Ordinance. 

29. (New Proffer) 

Density credit is reserved in accordance with the provisions of Section 2-308 of the 
Fairfax County Zoning Ordinance for all street dedication from Land Bay B as may 
be required by Fairfax County or the Virginia Department of Transportation 
(VDOT) at the time of site plan approvaL 

30. (New Proffer) 

Swimming pool water shall be properly neutralized prior to being discharged during 
annual or semi-annual draining or cleaning operations by adding sufficient amounts 
of lime or soda ash to the add cleaning solution, prior to discharge, to achieve a PH 
approximately equal to that of the receiving stream. All such discharged pool waters 
will have a minimum dissolved oxygen concentration of 4.0 milligrams per liter; if 
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such discharged pool water is discolored or contains a high level of suspended solids 
that could affect the clarity of the receiving stream, it will be allowed to stand so that 
most of the solids settle out prior to being discharged. 

31. (New Proffer) 

Land Bay B may be subject to a Proffered Condition Amendment without joinder 
and/or consent of the other sections if such PCA does not affect any of the other 
sections as determined by OCP. Previously approved proffered conditions applicable 
to the section(s) which is not the subject of such a PCA shall otherwise remain in full 
force and effect. 

32. (New Proffer) 

Noise attenuation measures shall be provided for the residential buildings located in 
Land Bay B as recommended in the noise analysis prepared by Polysonics, Inc. 
entitled, "Vienna Metro Apartments, Outdoor/Indoor Noise Analysis," dated April 5, 
1995. 

33. (New Proffer) 

Any conversion of garages provided in Land Bay B that will preclude the parking of 
vehicles within the garage is prohibited. 

(SIGNATURES BEGIN ON NEXT PAGE) 
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Bozzuto Development Company 

By 	  
John B. Slidell, President 

(SIGNATURE CONTINUE ON NEXT PAGE) 



First Union Bank of Virginia, 
a Virginia banking corporation, 
not in its individual capacity, 
but solely as Trustee for the 
benefit of J. Willard Marriott, 
Jr., Richard E. Marriott and 
Snell Construction Company 

BY: 	  
Judith L Jones 
Assistant Vice President 

EB:PAPIA13022.2 
5/17/95 
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APPENDIX 2 

PROPOSED DEVELOPMENT CONDITIONS 

FDPA 80-P-039-4 & FDP 95-P-020 

May 18, 1995 

If it is the intent of the Planning Commission to approve FDPA 80-P -039-4 
and FDP 95 -P -020, staff recommends that the Planning Commission condition 
the approval by requiring conformance with the following development conditions: 

1. The recommendations of the noise analysis entitled Vienna Metro 
Apartments 	 r N i e Analysis dated April 5, 1995 and 
prepared by Polysonics Inc. shall be implemented subject to the review 
and approval of DEM. 

2. Evergreen shrubs shall be included in the mix of vegetation provided as 
understory, as determined by the Urban Forester in order to increase 
the screening along this periphery of the site. 

3. Supplemental vegetation shall be added along the frontage of the spine 
road and along the Lee Highway frontage of the site in order to screen 
the periphery of the site from Lee Highway and the existing parking 
garage, as determined by the Urban Forester. 
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APPENDIX 3 

REZONING AFFIDAVIT 

DAL,. 	Nay 3, 1995. 
(enter date affidavit is notarized) 

/, Martin D. Walsh 	do hereby state that I am an 
(enter name of applicant or authorized agent) 

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

in Application No(0):  RZ 95-P-020, PCA 80-P-039-4, FDP 99-P-020, PDPA R0-P-039-4 
(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 are to be 
disclosed. Multiple relationships may be listed together, e.g., Attorney/Agent, 
Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a multiparcel 
application, list the Tax . Map Number(s) of the parcel(s) for each owner.) 

NAME 
	

ADDRESS 
	

RELATIONSHIP(S) 
(enter first name, middle 

	
(enter number, street, 	 (enter applicable relation- 

initial 8 last name) 
	

city, state & zip code) 
	

ships listed in SOLD above) 

(check if applicable) [X] 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). 

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

Development Plans. 

Form RZA-1 (7/27/89) 
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DATE• 	May 3,  1995 	 
er date affidavit is notarized) 

for Application No(s):  RZ 95-P-020, PCA 80-P-039-4. FDP 95-P-020. FDPA 80-P-039-4 
(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 herein.) 

CORPORATION INFORMATION 

NAME & ADDRESS OF CORPORATION: (enter complete name & number. street. city. state & zip code) 
Rn7rntn Development rnmpany  
Agin aniden Triangle nrive, Snite 90n  

Greenbelt, MD 20770  
DESCRIPTION OF CORPORATION: (check one statement) 

[X] 	There are 10 or less  shareholders, and all of the shareholders are listed below. 
[ ] 	There are more than 10  shareholders, and all of the shareholders owning 10% or 

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

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

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

Bozzuto & Associates, Inc.  

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

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

Thomas S. Bozzuto, President & Director Barbara Bozzuto, Director  
John B. Slidell, Exec. V.P. & Director Thomas B. Lewis, Director  
Richard L. Mostyn, Sec/Treas, Exec.  VP  & Director  
Charles N. Bay, V.P.  james A. Rutz, Vice President  
Richard L. Boales, V.P.  
Ronald E. Creamer, Director  
(check if applicable) [X] There is more corporation information and Par. 1(b) is continued 

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

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

Form RZA-I (7/27/89) 
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May 3, 1995  
(enter date affidavit is notarize'. 

 

for Application No(s): R7 9S-P-100, 	RO-P-019-4, PIP 95-13-020, FDPA 80 -P- 032 
(enter County-assigned application nimer(S)) 

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

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NM" on line below.) 
NnNF 

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

3. That within the twelve-month period prior to the filing of this application, no 
member of the Fairfaz County Board of Supervisors or Planning CA-omission or any 
mambor 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 3200 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 

(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 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: 

(ohm* one) 	I Applicant 	lx) Applicant's Authorized Agent 

Martin D. Walsh  
(type or print first nano. middle initial, last name & title of signee) 

Subscribed and`  sworn to Wore me this 	day of 	 , 19 94;- , in 
the state of IN A 	

E.SA)C7Y„ N  	OAN Notary pub' A  My commission expires: 	—I  

form e2? -1 (7/27/89) 
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DATE: 	MS 
(enter 

-1995  
affidavit is notarized) 

for Application No(s): 	RZ 95-P-020, PCA 80-P-039-4, FDP 95-P-020, FDPA 80-P-039-4  
(enter County-assigned application number(0) 

(NOTE: All relationships to the application are 
relationships may be listed together, e.g., Att 
Purchaser/Lessee, Applicant/Title Owner, 
list the Tax Map Number(s) of the parcel(s) for 

to be disclosed. Multiple 
orney/Agent, Contract 
etc. For a multiparcel application, 
each owner.) 

RELATIONSHIP(S) 
(enter applicable relation- 
ships listed in BOLD in Par. 1(a)) 

Barnes s a L sriesnt5steatsmRea cer 

20005 

NAME 	 ADDRESS 
(enter first name, middle 	(enter number. street. 
initial & last name) 	 city, state & zip code) 

Morti 	 h 
Pardoe & Foster, Inc. Sniff:. ROO N 

Agent: 	 Washington. D.r. 
Richard A. Lundregan  

Walsh Colucci 	2200 Clarendon Blvd 	 AH-nrneva/Planner 
Stackhouse, Emrich 13th Floor  
& Lubeley, P.C. 	Arlington, VA 22201  

Agents: Martin D. Walsh  
Keith C. Martin  
Lynne J. Strobel  
Elizabeth D. Baker 

Niles Bolton 	1423 Powhatan  stKeet 	 Architects  
Associates, Inc. 	Suite  1 	  
Agents: Alexandria, VA 22314  
Steve Gresham  
Marina Scofield 

William H. Gordon 
Associates, Inc. 

Agents:  

4501 Daly Drive Engineers  
Chantilly, VA 22021 

 

  

Gerald Hish 
John Theilacker 

(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. 

Form RZA-Attachl(a)-1 (7/27/89) 
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DATE: 
	 3, 1995 

(enter date affidavit is notarized) 

for Application No(s):  RZ 95-P-020, PCA 80-P-019-4. PDP 99 -p- 090. FDPA 80-P-039-4 
(enter County-assigned application number(s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name & number. street, city, state & zip code) 
aQz 12S)&SagthAtea_. 
6401 Golden Triang.learisie,Suite200 	  

Greenbelt MD 20770  
DESCRIPTION OF CORPORATION: (cheek nne statement) 

[X ] There are 10 or less  shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10  shareholders, and all of the shareholders owning 10% or 

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

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

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

Thomas S. Bozzntn  
John R. Slidell  
Richard L. Mostyn  

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title. e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
Thomas S. Bozznto, President g. nil-at-tor 
John B. Slidell, Exec. V.P. & Director 	Thomas R Lesoig Director 
Richard L. Mostyn, Sec/Treas., Rxer.  V P c Diro•fmr.  
Charles N. Bay, V.P.  James A. Butz, V.P.  
Richard L. Boales, V.P.  

	

Ronald E. Creamer, Director   	

NAME & ADDRESS OF CORPORATION: (enter complete name & number. street. city, state & zip code) 
Hinders Realty, Inc.  
381 Elden Street, Suite 400  
Herndon, VA 22102  
DESCRIPTION OF CORPORATION: (check one statement) 

(X] 	There are 10 or less shareholders, and all of the shareholders are listed below. 
[ 	There are more than 10 shareholders, and all of the shareholders owning 10% or 

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

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

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

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

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

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

Form RZA-attachl(b)-1 (7/27/89) 
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DATE: 	 3, 1995 
(enter odte affidavit is notarized) 

for Application No(s):  RZ 95 — P- 020, PCA 80 — P- 039 -4, FDP 95 — P - 020, FDPA 80 — P - 039 - 4 
(enter County-assigned application number(s)) 

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

.- 

	 Is  . 	 °. es- . 

601 Thirteenth streef N W 	Cnifca ang m  
Washington, n r 7nring  

DESCRIPTION OF CORPORATION: (check pee 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 & last name) 
Robert L. Cohen 	 Thomas B. Leachman 
Thomas J. Rossi  
Gary S. Lawrence 
David M. Gilson  
Lawrence E. Thau 

John P. Gibbons  
P. Wesley Foster 
Bruce R. Baschuk 

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

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

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

•  	  Wal sh , Col nrri_, Stac-khon qP Pmri (- 1-1 b  T.nhel e  
2200 Clarendon niva 	11th Floor  
Arlington, VA 22201  

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

more of any class of stock issued by said corporation are listed below. 
[ ] 

	

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

NAMES OF THE SHAREHOLDERS: (enter first name, en 

Marti n D Walsh  
Thomas J. Colucci  
Peter K. Stackhouse  
Emrich K. Emrich  
Michael D. Lubeley  

NAMES OF OFFICERS & DIRECTORS: (enter first nam 

President, Vice-President, Secretary, 

ddle initial & last name) 

Keith C Martin  

Nan E. Terpak  
David J Rnmgardnpr  

William A Fngarty  
Lynne J. Strobel  

e. middle initial, last name & title. e.g. 

Treasurer, etc.) 

 

 

 

 

 

 

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

Form RZA-attachl(b)-1 (7/27/89) 
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-DATE: 	 3, 1995 
(enter date affidavit is notarized) 

for Application No(s): RZ 95-P-020, PCA 80-P-039-4, FDP 95-P-020, FDPA 80-P-039-• 
(Miter County-assigned application number(s)) 

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

Niles Bolton Assn•iafpc, Trr  

1471 Fotehafam gtrpqat giiita 1  
Alexandria, VA 22314  

DESCRIPTION OF CORPORATION: (drachm= statement) 
[ X] There are 10 or less  shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10  shareholders, and all of the shareholders owning 10% or 

more of any class of stock issued by said corporation are listed below. 
[ 
	

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

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

G. Niles Bolton  
Daniel W. Meacham  
William Von Hedemann  
Edwin R. Kimcey  
Stephen W. Gresham  

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

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

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

William H. Gordon Ascoriatpq, Tnr  

4501D-a4--arize 
Saantill-Y-aAn23 	  
DESCRIPTION OF CORPORATION: (checkDmstatement) 

[X] There are 10 or less  shareholders, and all of the shareholders are listed below.• 
[ ] There are more than 10  shareholders, and all of the shareholders owning 10% or 

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial & l as t name) 

William H. Gordon P.R.  
Joseph W. McClellan, P F  
Gerald A. Hish, Sr., P.E.  
Eugene C. Dorn, L.S.  
R. Steven Hulsey, P.E.  

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

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

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

r--- 117A 	 /1/17/001 
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DATE: 

  

1995 

    

(enter', 	affidavit is notarized) 

for Application No(s):  RZ 95-P-020, PCA 80-P-039-4, FDP 95-P-020, FDPA 80-P-039-4 

(enter County-assigned application number(s)) 

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

333 South Glebe Road, Suite 228  
Arlington, VA 22204  

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

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

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

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

George A. Snell  
Lorraine C. Snell  
Georgia Ann Snell  
Carolyn Snell Fossen  

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

President, Vice-President, Secretary, Treasurer, etc.) 
George A. Snell, Pres. & Treasurer  
Lorraine  
Nancy S. Dellinger- Asst. Secretary  	  
Carolyn S. Fq5sen Comptroller  
C. Steven •aMness, Director 

  

4- II_ 	0 	D 

  

I 	al 

   

     

NAME & ADDRESS OF CORPORATION: (enter complete name 8 number, street, city, state R. zip code) 

DESCRIPTION OF CORPORATION: (checks= 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 8 last name) 

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

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

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

Form RZA-attachl(b)-1 (7/27/89) 
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MARTIN D. WALSH 
THOMAS J. COLUCCI 
PETER K. STACKHOUSE 
JERRY K. EMRICH 
MICHAEL D. WBELEY 
KEITH C. MARTIN 
NAN E. TERPAX 
WILLIAM A. FOGARTY 
DAVID J. BOMGARONER 
LYNNE J. STROBEL 
JOHN E. RINALDI 
SEAN P McMULLEN 
H. MARK GOETZMAN 

OF COUNSEL 
NICHOLAS MAUNCHAK 

WAL„ 	 STACKHOUSE, EMRICI, 
A PROFESSIONAL CORPORATION 

ATTORNEYS AT LAW 

COURTHOUSE PLAZA 

THIRTEENTH FLOOR 

2200 CLARENDON BOULEVARD 

ARLINGTON, VIRGINIA 22201-335E 

(703) 5281700 

FACSIMILE (703) 525-3197 

December 1, 1994 

Revised March 27, 1995 

A_,UBELEY 

WFigt (41.11104117MI 	E WILLIAM OFFICE 

VILLAGE SQUARE ' An A  n 
'WI 1 wPilicoGE. VIRGINIA 22SU192442151  

(703) 880-4864 
METRO (703) 890-4647 

kililIMFAC3IMILE (703) e904412 

LoutIOUN OFFICE 

COUNTRYSIDE PROFESSIONAL CENTER 
2 PIDGEON HILL DRIVE, SUITE 340 

STERLING, VIRGINIA 20185 
(703)4446919 

FACSIMILE (703) 444-0985 

20111$ ftwie  

Ms. Barbara Byron, Director 
Zoning Evaluation Division 
Office of Comprehensive Planning 
12055 Government Center Parkway, 8th Floor 
Fairfax, Virginia 22035 

Re: Application for Proffered Condition Amendment/Conceptual Development 
Plan Amendment/Final Development Plan Amendment 
Bozzuto Development Company, Hunter's Branch 

Dear Ms. Byron: 

Please accept this letter as a revised statement of justification for the above 
referenced application. The subject property is located within the project known as Hunter's 
Branch and is situated in the northwest quadrant of the intersection of Lee Highway and 
Nutley Street. It is identified as Tax Map 48-4((1)) 1 K and consists of approximately 31.66 
acres (the "Subject Property"). The Subject Property is zoned PDC with the exception of 
a .15 acre portion of Parcel 1K which is zoned R-1. Concurrent with this application, is a 
request to rezone the .15 acre portion from R-1 to PDC. 

The property is owned by First Union National Bank of Virginia, Trustee, successor 
in interest to First American Bank of Virginia, Trustee and is currently undeveloped with 
the exception of a metro-oriented parking lot on the northern portion of the site. The 
applicant, Bozzuto Development Company, is the contract owner of a 11.26-acre site located 
along Hunter's Branch western boundary immediately north of Lee Highway. It is identified 
as Land Bay B on the CDPA and FDPA graphics. Land Bay B is planned and approved 
for multi-family residential development. The applicant seeks to revise the previously 
approved layout and unit type of the residential buildings and to include the .15 acre portion 
into Land Bay B of the CDP/FDP governing Hunter's Branch. Specifically, the applicant 
seeks a proffered condition amendment and conceptual development plan amendment for 
the 31.66 acre Subject Property and a final development plan amendment for the 1126 acre 
Land Bay B. 



December 1, 1994 
Revised March 27, 19 
Page 2 

The previously approved conceptual development plan/final development plan 
contemplated the construction of two 6-story residential buildings with associated surface 
and underground parking on Land Bay B. The proposed plan envisions seven garden-style 
buildings with a maximum height of four stories and an overall yield of 352 units (including 
affordable dwelling units). Access to the site is gained via an existing private drive from Lee 
Highway as well as a proposed right-in and right-out entrance which was previously 
approved along Lee Highway at the site's western boundary. 

The proposal provides 564 parking spaces; 420 spaces are provided on the surface, 
24 are garage spaces and 120 are structured parking spaces. The applicant believes that the 
proposed unit types reflect the current market trends and provide a much needed multi-
family development in close proximity to the Vienna Metro station. 

To the best of our knowledge and belief, the proposed use will be in conformance 
with all applicable ordinances, regulations and adopted standards with the following 
exceptions: 

1. The applicant seeks a modification of the 25-foot transitional screen area and barrier 
requirements to permit utility easements and parking within the transitional screening 
area along the Property's southern lot line. This request is made pursuant to Section 
13-304, Paragraph 6 of the Zoning Ordinance. 

2. The applicant seeks a waiver of the 600-foot private street link requirement of 
Section 11-302, Paragraph 2 of the Zoning Ordinance. 

3. The applicant requests a waiver of the service drive requirement. 

4. The applicant seeks a waiver of the loading space requirement of Article 11 for 
multi-family dwellings. 

The Comprehensive Plan calls for this Hunter's Branch property to be developed as 
a mixed use development at an overall FAR of 050. The plan indicates that a residential 
component with up to 350 dwelling units is appropriate for the southwest portion of 
Hunter's Branch. Thus, the proposed development is in conformance with the 
Comprehensive Plan. 

Thank you for your attention to this matter. Should you require any additional 
information, please do not hesitate to call me. 
Very truly yours, 

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

Elizabeth D. Baker 

EDB:gm 	 EB-1:BYRON-4 



MARTIN D. WALSH 
THOMAS J. COLUCCI 
PETER K. STACKHOUSE 
JERRY K. EMRICH 
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WILLIAM A. FOGARTY 
DAVID J. BOMGARDNER 
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JOHN E. RINALDI 
SEAN P MeMULLEN 
H. MARK GOETZMAN 
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THIRTEENTH FLOOR 

2200 CLARENDON BOULEVARD 
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(703) 52111-4700 
FACSIMILE (703) 525-3197 

March 10, 1995 

LUBELEY 

PRICE WILLIAM OFFICE 

VILLAGE SOUARE 
13655 OFFICE PLACE. SUITE 201 

WOODBRIDGE. VIRGINIA 221024216 

(703) 6804484 
METRO (703) 6904647 

FACSIMILE (703) 680-2412  

UDUDOUN OFFICE 
COUNTRYSIDE PROFESSIONAL CENTER 

2 PIDGEON HILL DRIVE. SUITE 340 
STERLING, VIRGINIA 20165 

(703) 444.919 
FACSIMILE ( 703) 444-0995 

Ms. Barbara Byron, Director 
Zoning Evaluation Division 
Office of Comprehensive Planning 
12055 Government Center Parkway, 8th Floor 
Fairfax, Virginia 22035 

Re: Application for Rezoning, Hunters Branch 
Tax Map 48-4 ((1)) pt. 1K 

Dear Ms. Byron: 

Please accept this letter as a statement of justification for the above-referenced 
application. The subject property is located within the project known as Hunters Branch 
and is situated immediately north of Lee Highway approximately 200 feet east of Lee 
Highway's intersection with Fairlee Drive. It is identified as Tax Map 48-4 ((1)) pt. 1K, and 
consists of approximately .15 acre (the "Subject Property"). 

The property is owned by First American Bank, Trustees and is currently 
undeveloped. The applicant, Bozzuto Development Company, is the contract owner of the 
property. They have contracted to buy a total of 11.26 acres located along Hunters Branch 
western boundary immediately north of Lee Highway. Bozzuto Development Company 
previously filed and is currently pursuing a proffered condition amendment, conceptual 
development plan amendment and final developmental plan amendment affecting these 
1126 acres (PCA/CDPA/FDPA 80-P-039-4). Regina Murray is the coordinator of those 
applications. 

In responding to staffs questions with regard to discrepancies in the zoning plat and 
approved final development plan for the above referenced amendment applications, it was 
discovered that a .15 acre portion of the property thought to be zoned PDC was in fact 
never zoned from the R-1 District. The Hunters Branch rezoning occurred on April 13, 
1981. At that time First American Bank, Trustee did not own the Subject Property and thus 
it was not included in the larger Hunters Branch rezoning application. At that time the 
Subject Property was owned by Diane D. Deavers. In 1986 the Bank did acquire what was 



Ms. Barbara Byron 
March 10, 1995 
Page 2 

at that time identified as Tax Map 49-4 ((1)) Parcel 2A (the Deavers Property); however, 
there are no records that Parcel 2A was ever incorporated into subsequent rezoning actions 
affecting Hunters Branch. The Bank's properties were then consolidated and given new 
parcel identification numbers. At that time Parcel 2A became part of Tax Map 48-4 ((1)) 
Parcel 1. I believe it is at this point that the County maps were changed to reflect a PDC 
zoning on all of Parcel 1, even though previous Parcel 2A had not been rezoned. More 
recently the tax map identification numbers for Hunters Branch changed once again, and 
Parcel 1 was subdivided into numerous sub-parcels. Thus, the Subject Property is now a 
part of Tax Map 48-4 ((1)) Parcel 1K. 

The applicant asks that the Subject Property be rezoned from R-1 to the PDC 
District, and that it be incorporated into the Hunters Branch development under PCA/ 
CDPA/FDPA 80-P-039-4. Under this scenario the Subject Property will become part of 
Land Bay B, which is proposed for development with multi-family residential units. As can 
be seen on the accompanying FDPA, the Subject Property would be used for open space, 
landscaping, parking and drive aisles associated with the larger development of Land Bay B. 

The Comprehensive Plan calls for this western portion of Hunters Branch to be 
developed as a mixed-use development with an overall FAR of .50. The Plan indicates that 
a residential component with up to 350 dwelling units is appropriate for the southwest 
portion of Hunters Branch. Thus, the proposed development is in conformance with the 
Comprehensive Plan. 

To the best of our knowledge and belief the proposed use will be in conformance 
with all applicable ordinances, regulations and adopted standards with the following 
exceptions: 

1. The applicant seeks a modification of the 25 foot transitional screen area and 
barrier requirement to permit utility easements within the transitional screen area along the 
property's southern lot line. This request is made pursuant to §13-304, 16 and 13 of the 
Zoning Ordinance. 

2. The applicant seeks a waiver of the 600 foot private street length requirement 
of §11-302, 12 of the Zoning Ordinance. 

3. The applicant requests a waiver of the service drive requirement. 

4. The applicant seeks a waiver of the loading space requirement of Article 11 
for multi-family dwellings. 



Ms. Barbara Byron 
March 10, 1995 
Page 3 

We believe that this rezoning will help complete the Hunters Branch development 
and will result in a harmonious development. 

Thank you for your attention to this matter. Should you require any additional 
information, please do not hesitate to call me. 

Very truly yours, 

WALSH, COLUCC1, STACKHOUSE, 
EMRICH & LUBELEY, P.C. 

Eizatbe D. Baker 
Land Use Coordinator 

EDB/gm 

EB-1:BYRON-3 
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METRO (703) 690-4647 
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March 6, 1995 

WALS 	JLUCCI, STACKHOUSE, EMRICH 	,UBELEY 
A PROFESSIONAL CORPORATION 

BY HAND DELIVERY 

Ms. Regina Murray 
Zoning Evaluation Division 
12055 Government Center Parkway 
8th Floor 
Fairfax, Virginia 22035 

RECEIVED 
on OF COMPREHENSIVE PUNNING 

AR 6 1995 

ZONING 20411AVON DIVISION 

Re: PCA/FDPA 80-P-039-4 
Bozzuto Development Company 

Dear Regina: 

Enclosed please find twenty (20) copies of a revised final development plan for the 
above-referenced application. This plan addresses many of the issues raised by staff at our 
February 22, 1995, meeting. Revisions to the plan include: 

1. Incorporating the illustrative landscaped details with the final development plan 
package. 

2. Relocating the entrance along the private road to align with the entrance to the 
parking garage. 

3. Addition of a four possible security gate locations. 

4. Inclusion of a detail on the FDP that allows an alternative entrance design. 

5. An additional note allowing the flexibility to provide a private bus shelter on the 
property. 



March 6, 1995 
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6. A new note on the plan indicating that should the stormwater management pond be 
waived, the area shown on the FDP for stormwater management will be used either 
as a tree save area or for replacement vegetation. 

7. Enhancement of the landscape plan including: 

a 	Inclusion of numerous evergreen trees along the Route 29 frontage and a 
clarification that the modification of the transitional screening is to allow trees 
to be located to accommodate any necessary utility easements. 

b. Inclusion of groupings of evergreen shrubs in the understory of the 25-foot 
buffer along the Fairlee property line. 

c. Inclusion of tree types and caliper sizes in the landscape plan. 

d. Coordination of the proffered landscape plan and the Illustrative landscape 
details to ensure compatibility. 

Staff indicated a concern that the open space on our proposed plan was less than that 
on the previous plan. Gordon Associates did an analysis of proffered open space under the 
approved plan and our proposed open space. We find that the approved FDP depicted a 
total of 17 acres of open space for the entire 56 acre Hunters Branch project. The original 
plan did not specifically represent a minimum open space percentage for the residential 
area. Thus, it is hard to compare open space calculations for just the residential area. 
However, based on the approved FDP, Gordon Associates calculated the open space of 
Land Bay B with a planimeter. That area totalled approximately 5.1 acres. Evaluating the 
proposed development plan by planimeter, yields a total of 4.7 acres of open space. Thus, 
there is a slight reduction of 0.4 acres. Even though we propose a reduction in building 
height from six floors to four floors, the actual open space acreage does not vary greatly 
from the approved plan. This is largely due to the fact that we have reduced the surface 
parking from a total of 525 spaces on the proposed FDP to 444 spaces as currently 
proposed. 

With regard to noise impacts from traffic on Route 29, the applicant is willing to 
proffer standard acoustical mitigation treatment of the structures within the noise impact 
areas as suggested by Noel Kaplan in the environmental memorandum. 

You raised the issue at the last meeting with regard to the boundary of the property 
indicating that the boundary of our proposed FDP did not match the boundary of the 
approved FDP. Steve Gleason and I have reviewed the situation and find that the boundary 
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of the proposed development plan reflects two additions to the property from the approved 
FDP. One addition is the result of an abandonment of a portion of Old Lee Highway by 
the Board of Supervisors on May 7, 1984. The intent to abandon the right-of-way along 
Hunters Branch was shown and noted on Sheet No. 2 of FDP 80-P-039. 

The second addition of the property occurred in May of 1986 with the acquisition of 
the Deaver's property, formally identified as Tax Map 48-4 ((1)) 2A. This 27 acre parcel 
was acquired to improve access to the property. However, after much research, we cannot 
find any record that it was actually zoned to the PDC District. Even though the tax map 
indicates this area is zoned PDC, it is our belief that this property remains zoned R-1. 
Apparently with the consolidation of property owned by First American Bank Trustees, 
resulted in the Deaver's property being remapped and identified first as a 48-4 ((1)) part 
1 and now as 48-4 ((1)) part 1K. I have enclosed a series of tax maps showing its 
progression from Parcel 2A (R-1) to part 1 (PDC) and part 1K (PDC). I believe that over 
time it was incorrectly mapped to the PDC District. In order to rectify the situation, we will 
be amending our application to indicate that a .27 acre portion of the property is R-1 and 
is requested to be rezoned to the PDC District. This does not really result in an addition 
of land area as our current zoning plat and FDP already include this acreage in the total. 

This submission of new material should address the majority of staff comments. We 
would be happy to meet with you to go over in detail the revisions to the plan and to discuss 
further the boundary change and proffer commitments. Please call me if you have any 
questions. 

Yew truly yours, 

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

Ctc)ii 	trak 12- 	Ecti(el 
Elizabeth D. Baker 
Land Use Coordinator 

EDB•db 

cc: 	John Slidell 
Jim Butz 
Steve Gleason 
Martin D Walsh 

a: \ Itrxdb bonuto.1 
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Zoning Evaluation Division 
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RECVED 
OFRCE OF COMPREHE

EI 
 NSIVE RARING 

4Y i 7 1995 
Re: Bozzuto Development Company 	 DUNS MIAMI DWISON 

PCA 80-P-039-4 and RZ 95-P-020 

Dear Regina: 

On behalf of Bozzuto Development Company, we hereby request a waiver of the 
barrier requirement along the application property's frontage on Lee Highway, across from 
property currently zoned R-1. Pursuant to 13, *13-304 of the Zoning Ordinance, the 
proposed landscape will minimize any adverse impact on the R-1 property. The R.1 
property is located on the south side of Lee Highway a considerable distance from the 
proposed structures on the application property. A combination of berming and landscaping 
is being provided along the Lee Highway frontage in order to provide an attractive 
streetscape and visual barrier. We believe that inclusion of a barrier in this location for the 
short distance of our frontage across from the R-1 property is not necessary and would not 
be harmonious with the landscape treatment plan for the entire Lee Highway frontage. 

I appreciate your attention to this matter. Please call me if you have any questions. 

Very truly yours, 

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

ta,4_ ice  Ada., /4i4,4 
. Baker 

Land » Coordinator 

Enclosures 

cc: 	John Slidell 
Jim Butz 
Steve Gleason 
Martin D. Walsh 

EB-IMURRAY-1 
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ESTABLISHED 1958 - 

4. ACOUSTICAL 

4. AUDIO-VISUAL 

4. VIDEO 
CONFERENCING 

James Butz 
Bozzuto Development Company 
6401 Golden Triangle Drive 
Suite 200 
Greenbelt, Maryland 20770 

Dear Mr. Butz: 

5 April 1995 

VIENNA METRO APARTMENTS 
Outdoor/Indoor Noise Analysis 

Per your request, Polysonics has conducted an outdoor to indoor noise analysis of the 
apartments proposed for the Vienna Metro Apartments project in Fairfax, Virginia. The 
intent of the analysis was to determine whether required interior noise levels would be met 
given the future exterior noise levels. The results show that windows and doors will require 
a Sound Transmission Class (STC) rating of 30 while exterior walls will require an STC 
rating of 39 in order to meet the interior noise level requirements. 

The methodology and results of the analysis is explained herein. 

ANALYSIS 

Interior noise levels are required not to exceed 45 dBA Ldn for the given exterior 
noise level at a site. Polysonics determined and presented in Report #3318 "Vienna Metro 
Apartments Traffic Noise Analysis", that portions of the townhomes would be exposed to 
levels between 65 and 68 dBA Ldn. A house of standard construction will maintain 45 dBA 
interior with exterior noise levels as high as 65 dBA. When levels exceed 65 dBA, outdoor 
to indoor noise analysis must be carried out to insure that interior noise level requirements 
are met. 

The interior noise level depends on the noise reduction of all building components 
combined. To calculate the combined noise reduction, STC ratings of each building 
component are logarithmically combined based on each component area. The resulting 
combined STC rating is termed the Composite STC rating. To calculate the dBA reduction, 
the Composite STC rating is used with standard formulation which takes into account the 
characteristics of the sound source, the area of the exterior building shell through which 
sound energy passes, and typical interior room absorption at time of sale. 

Because the exterior noise is only due to roadway traffic, the noise reduction analysis 
can be simplified by eliminating the roof/ceiling areas as areas of noise transmission. The 
sound transmitted through the roof is negligible because it is considerably shielded from the 
traffic noise and the noise reduction performance of the roof construction is high. 
Therefore, only the sound transmitted through the walls needs to be considered. 

Various apartment types are proposed for the Vienna Metro project. Three types, 
Units Al, A2, and B1 will be exposed to noise levels higher than 65 dBA Ldn and therefore 
require outdoor to indoor noise analysis. Noise reduction analyses were performed for the 

REGISTERED PROFESSIONAL ENGINEERS 
nr 	ItA ■antInsel 	Lrirninial 
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Outdoor/Indoor Noise Analysis 

noise sensitive rooms of these named units including living moms, dining rooms, and 
bedrooms. 

The results of the noise reduction analyses are shown in Table 1 with windows and 
doors having various STC ratings. This lists the worst case rooms for the three proposed 
units with various options. Table 1 shows that outdoor noise levels of 68 dBA Ldn or 
higher would be sufficiently attenuated by the calculated exterior building construction so 
that the interior noise levels do not exceed 45 dBA Ldn. Included in the table are the STC 
ratings of the individual building components. The calculations assume the worst case of 
noise exposure. 

RECOMMENDATIONS 

The following applies to the building elements proposed for Vienna Metro 
Apartments. 

Standard Wall: The typical wall construction consists of 2x4 wood studs with vinyl 
siding on 1/8 in. Thermoply sheathing for the exterior face, 5/8 in. gypsum board 
for the interior face, and 3 1/2 in. ban insulation in the cavity. This wall 
construction has an estimated laboratory rating of 37 STC. 

Windows: A standard window system is a single hung minimum 1/2 in. insulated 
glass window with gaskets. This window system has an estimated laboratory rating 
of 26 STC. 

Entrance Doors: The entrance door system consists of 1 3/4 in. insulated metal 
doors with weatherstripping. This door system has an estimated laboratory rating of 
28 STC. Glass doors generally have an STC rating of 26. 

Based on the above analysis, Vienna Metro Apartments construction requires 
windows and doors with 30 STC and walls with 39 STC. 	In order to increase the STC 
ratings of the windows and doors to the required 30 STC, exterior storm windows and doors 
may be applied. These should be of 1/8 inch glazings mounted a minimum of 2 inches from 
the exterior window or door face. A 30 STC rating can be obtained from "off the shelf' 
products, however this should be verified by the window manufacturer's test data. It is 
known that Bennings and BSL window manufacturers can provide windows with ratings in 
excess of 30 STC. 

In order to increase the exterior wall rating, a 1/4" sound board (1/4" gypboard) 
should be added between the studs and the Thermoply or in place of the Thermoply. This 
will achieve the required 39 STC rating. 

If there are further questions, please contact me directly. 

Sincerely, 

cott Harvey 
Senior Acoustical Engineer 



Table 1 
Vienna Metro Apartments 

STC Requirements 
To maintain Indoor noise levels of 45 dBA 

. { STC } COMPOSITE MAXIMUM ALLOWABLE 
UNIT ROOM WALL DOOR WINDO 	STC 	OUTDOOR NOISE LEVEL 

Al Living Room 37 26 26 26.9 70.7 dBA 
A 1 Bedroom 37 N/A 26 27.4 71.0 dBA 

A2 Living Room 37 N/A 26 26.5 74.1 dBA 
A2 Bedroom 37 N/A 26 28.5 69.5 dBA 
A2 Dining Roo 39 30 30 31 68.9 dBA 

13 I Bedroom 1 39 N/A 28 30.9 68.8 dBA 
131 Living Room 37 N/A 26 27 69.5 dBA 
13 I Bedroom 2 37 N/A 26 28.6 68.6 dBA 
Bl Dining Roo 37 28 28 27.9 68.9 dBA 

Polysonics 
Registered Professional Engineers 

Washington DC 
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COMMONWEALTH OF VIRGINIA 

COUNTY OF FAIRFAX 
4100 CHAIN BRIDGE ROAD 
FAIRFAX,  VIRGINIA 22030 

October 4, 1990 

Martin D. Walsh, Esquire 
Walsh, Colucci, Stackhouse, 

Emrich and Lubeley 
2200 Clarendon Boulevard 
Arlington, Virginia 22201 

Re: Proffered Condition Amendment 
Number PCA 80-P-039-3 

Dear Mr. Walsh: 

Enclosed you will find a copy of an Ordinance adopted by the Board of 
Supervisors at a regular meeting held on September 17, 1990, approving 
Proffered Condition Amendment PCA 80-P-039-3 in the name of HMCE Associates 
Limited Partnership, subject to the proffers dated July 10, 1990, on subject 
parcels 48-4 ((1)) 1E, 1G and 1H consisting of approximately 51.90 acres in 
Providence District. 

The Board also approved Conceptual Development Plan Amendment 
CDPA 80-P-039-3 subject to the revised development conditions dated 
September 14, 1990; the Planning Commission having previously approved Final 
Development Plan Amendment Application FDPA 80-P-039-3 on June 12, 1990. 

In addition, the Board modified the transitional screening along the 
eastern lotlines and waived the barrier requirement along the southern and 
eastern lot lines as previously approved. 

Sincerely, 
rv" 

Nancy lists 
Clerk to the Board of Supervisors 

NV:ns 
cc: Joseph T. Him 

Real Estate Division, Assessments 
Melinda M. Artman, Deputy 

Zoning Administrator 
Barbara A. Byron, Director 

Zoning Evaluation Division 
Robert Moore, Transportation Planning Division, 

Office of Transportation 
Kathy Ichter, Transportation Road Bond Division, 

Office of Transportation 
John F. Donnelly, DEM 
A. V. Bailey, Resident Engineer 

Virginia Department of Transportation 
Richard Janes, Manager, Land Acquisition S Planning Division 

Fairfax County Park Authority 



PROFFERS 

PCA/FDPA 80-P-039-3 

July 10, 1990 

Pursuant to Section 15.1-491 (a), Code of Virainia, 1950 
edition as amended, subject to the Board of Supervisors approval of 
the requested Proffered Condition Amendment (PCA), applicant 
proffers to the following amended conditions. These amended 
conditions shall supersede the prior conditions numbers 1, 2, 5 and 
19, dated December 21, 1989 and approved on January 8, 1990 by the 
Board of Supervisors. The other proffered conditions approved on 
January 8, 1990; shall not be affected by these amended proffered 
conditions. 

1. Pursuant to Section 18-204 of the Fairfax County Zoning 
Ordinance, development of the commercial component (Land Bay A) and 
the residential component of the subject property shall be in 
conformance with the CDPA/FDPA prepared by William H. Gordon 
Associates, Inc., dated October 6, 1989 and revised April 12, 1990 
with approved transitional screening waiver. 

2. A maximum of 1,200,000 square feet of office and 
principal uses shall be permitted on the property. In addition to 
office use, the following uses shall be permitted on the site, but 
in the event any or all of following principal or secondary uses 
are not provided, the commercial portion of the property may be 
developed with all office use. 

principal Uses:  

One or more financial institutions with the 
total not to exceed 15,000 gross square feet. 

A drive-in bank with the total not to exceed 
3,500 gross square feet. 

One or more retail sales or personal service 
establishments with the total not to exceed 
30,000 gross square feet. 

One or more eating establishments with the 
total not to exceed 30,000 gross square feet 
with a maximum of 1,300 seats allowed. 

fecondary Uses:  

One or more health clubs with the total not to 
exceed 15,000 gross square feet. 

A delicatessen consisting of 2,000 square feet. 
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David W. Evans, General Partner 

Proffers 
PCA/FDPA 80-P-039-3 
Page 2 

In addition, a maximum of 755 commercial 
off-street parking spaces within parking 
structures may be provided. 

In addition to the 1,200,000 square feet of commercial, 
principal and other secondary uses, a child care center consisting 
of a maximum of 8,000 square feet and residential dwelling units 
shall be provided as secondary uses. Residential dwelling units 
shall be provided in an amount equal to a maximum of fifty percent 
(50%) of the square footage devoted to commercial, principal uses. 

5. Both prior to and during the development of the property, 
the applicant/owner will permit the on-site research of 
archaeological site, if any, by members of the Fairfax County 
Archaeological Survey Staff, provided however, that such on-site 
research shall not interfere with the planned development of the 
property and shall not restrict the timing of the development of 
the property. Applicant shall give the Fairfax County Archaeo-
logical Survey Staff ninety (90) days notice prior to commencement 
of construction of Phase III (Buildings 5 and 6). 

19. A twelve (12) foot wide public access easement shall be 
recorded among the land records of Fairfax County for the provision 
of TX-2, Type I eight (8) foot wide asphalt trails noted as "Public 
Pedestrian Pathway" to be constructed in the general location shown 
on the CDPA/FDPA. Applicant will maintain all presently existing 
and future trails to ensure pedestrian access. Applicant will 
create a pedestrian path from the office buildings to the asphalt 
trails to encourage and facilitate pedestrian use. Bike racks will 
be provided at the ground level of the parking structure between 
Buildings 4 and 5 for the use of office tenants. 

2 
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FIRST AMERICAN BANK OF VIRGINIA, 
TRUSTEE, AND NOT INDIV DUALLY 

'dent 

By 
1th L. Jones 

Assistant Vice Pr 

PROF-2:L7S -1 
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PROPOSED DEVELOPMENT CONDITIONS 

PCA/FDPA 80-P-039-3 

April 17, 1990 
Revised June 12. 1990 

Revised September 14. 1990 

If it is the intent of the Planning Commission to approve 
FDPA 80-P-039-3 located at Tax Map 48-4 ((1)) 1-E. 1-G, 1-H, 
and 1-J development of the subject property shall be subject to 
all terms and conditions previously proffered and accepted by 
the Board of Supervisors and all development conditions 
previously accepted by the Planning Commission and the 
following conditions 

1. Development of the subject site shall be in 
conformance with the CDPA/FDPA entitled Hunter's 
Branch and prepared by Gordon Associates which is 
dated October 6. 1989 as revised April 12. 1990 and 
these conditions. 

Child Care Center  

2. The maximum daily enrollment of the child care center 
shall be limited to 120 children and 20 employees. 
Adequate parking to serve the employees of the child 
care center shall be provided. 

3. A landscaping plan shall be prepared to include shade 
trees, hedges and foundation plantings near the 
building entrance, around the surface parking area and 
along the sidewalk of the child care center, subject 
to the review and approval of the County Arborist 
prior to site plan approval. 

4. Sixteen (16) parking spaces at street level of parking 
garage 2 in the area closest to the child care center 
shall be provided as shown on the Final Development 
Plan and clearly posted for child care center use 
only. 

S. A pedestrian opening with a sidewalk connection shall 
be provided at street level on the northwest face of 
parking garage 2 in the area of the designated child 
care center spaces to allow more direct pedestrian 
access to the child care center from the designated 
parking spaces in the parking structure. 



6. A fence 5 feet in height shall enclose the play area. 

7. An employee shall be provided by the child care center 
to meet all children dropped off in front of the 
center and properly supervise the child's entry into  
the center.  

8. The design of the proposed structure shall be 
architecturally compatible with the surrounding 
buildings located within Hunter's Branch as determined 
by DEM. 

Drive-in Bank  

9. The drive-in bank shall be limited to 12 employees 
with hours of operation limited to Monday through 
Friday from 9:00 a.m. to 7:00 p.m. and Saturday from 
9:00 a.m. to 12:00 p.m. 

10. The drive-in bank shall be located within the 
footprint of Building 3 as shown on the CDPA/FDPA 
dated October 6. 1989 as revised April 12. 1990. 

11. Signage and a crosswalk shall be provided at the exit 
to the drive-in bank to alert motorists of pedestrian 
traffic subject to approval by DEM. 

12. Drive-through teller windows shall be limited to two 
(2) and shall be open simultaneously. A drive-through 
teller window may be converted or combined with a 
drive-up ATM. provided that the total number of 
drive-through shall not exceed two (2). A walk-up 
automated teller machine shall be permitted as an 
accessory use to the financial institution. 

13. The drive-in bank shall be served by the oil-grit 
separator previously conditioned to serve office 
buildings *3 through *6 pursuant to the approval of 
CDPA/FDPA 80-P-039-2. 







COMMONWEALTH OF VIRGINIA 

COUNTY OF FAIRFAX" 
4100 CHAIN BRIDGE ROAD 
FAIRFAX, VIRGINIA 22030 

February 2, 1990 

"PENOIX 4 

Martin D. Walsh, Esquire 
Walsh, Colucci, Stackhouse, Emrich and Lubeley, P.C. 
2200 Clarendon Boulevard — 13th Floor 
Arlington, Virginia 22201 

Re: Proffered Condition Amendment 
Number PCA 80—P-039-2 

Dear Mr. Walsh: 

Enclosed you will find a copy of an Ordinance adopted by the Board of 
Supervisors at a regular meeting held on January 8, 1990, approving Proffered 
Condition Amendment PCA 80—P-039-2 in the name of HMCE Associates Limited 
Partnership, subject to the revised proffers dated December 21, 1989 and 
proposed development conditions dated January 8, 1990 as modified; on subject 
parcels 48-4 ((1)) 1E, 1G, and Pt. 1H consisting of approximately 51.90 acres 
in Providence District. 

The Board also: 1) modified the transitional screening along the 
eastern lot line; and 2) waived the barrier requirement along the southern 
and eastern lot lines in deference to that shown on the Conceptual Development 
Plan/Final Development Plan. 

The Planning Commission previously approved Final Development Plan 
Amendment Application FDPA 80—P-039-2 on December 14, 1989. 

Sincerely, 

—71 	
kt4tti 

TAJW44etell, III 
Clerk to the Board of Supervisors (Acting) 

TAIII.ns 

cc: Joseph T. Hix 
Real Estate Division, Assessments 

Jane W. Gwinn 
Zoning Administrator 

Barbara A. Byron, Director 
Zoning Evaluation Division 

Robert Moore, Transportation Planning Division, 
Office of Transportation 

Kathy Ichter, Transportation Road Bond Division, 
Office of Transportation 

John F. Donnelly, OEM 
A. V. Bailey, Resident Engineer 

Virginia Department of Transportation 
Richard Jones, Manager, Land Acquisition & Planning Division 

Fairfax County Park Authority 



At a regular meeting of the Board of Supervisors of Fairfax County, 
Virginia, held in the Board Room in the Massey Building at Fairfax, Virginia, 
on the 8th day of January, 1990, the following ordinance was adopted: 

AN ORDINANCE AMENDING THE ZONING ORDINANCE 
PROFFERED CONDITION AMENDMENT PCA 80—P-039-2 

WHEREAS, HMCE Associates Limited Partnership, filed in the proper form, 
an application requesting amendment to the plan of a certain parcel of land, 
hereinafter described, by amending conditions proffered and accepted pursuant 
to Virginia Code Ann. § 15.1.491(a), and 

WHEREAS, at a duly called public hearing the Planning Commission 
considered the application and the propriety of amending the Zoning Ordinance 
in accordance therewith, and thereafter did submit to this Board its 
recommendation, and 

WHEREAS, this Board has today held a duly called public hearing and 
after due consideration of the reports, recommendation, testimony and facts 
pertinent to the proposed amendment, the Board is of the opinion that the 
Ordinance should be amended, 

NOW, THEREFORE, BE IT ORDAINED, that that certain parcel of land 
situated in the Providence District, and more particularly described as 
follows (see attached legal description): 

Be, and hereby is further restricted by the amended conditions proffered and 
accepted pursuant to Virginia Code Ann., § 15.1-491(a), which conditions are 
incorporated into the Zoning Ordinance as it affects said parcel, and 

BE IT FURTHER ENACTED, that the boundaries of the Zoning Map heretofore 
adopted as a part of the Zoning Ordinance be, and they hereby are, amended in 
accordance with this enactment, and that said zoning map shall annotate and 
incorporate by reference the additional conditions governing said parcels. 

GIVEN under my hand this 8th day of Janury, 1990. 

llatabiaektaWaT  
Theodore Austell, III lige-- 
Clerk to the Board of Supervisors (Acting) 

The Planning Commission previously approved Final Development Plan 
Amendment Application FDPA 80—P-039-2 on December 14, 1989. 



PROFFERS 

PCA/CDPA/FDPA 80-P-039-2 

December 21, 1989 

Pursuant to Section 15.1-491(a), Code of Virginia, 1950 
edition as amended, subject to the Board of Supervisors approval 
of the requested Proffered Condition Amendment (PCA), Conceptual 
Development Plan Amendment (CDPA), applicant proffers to the 
following conditions. These proffers supercede and incorporate 
all previously accepted proffers: 

1. Pursuant to Section 18-204 of the Fairfax County Zoning 
Ordinance, development of the commercial component (Land Bay A) 
and the residential component of the subject property shall be in 
conformance with the CDPA/FDPA prepared by William H. Gordon 
Associates, Inc. dated November 7, 1989, and revised through 
December 14, 1989 with approved transitional screening waiver. 

2. A maximum of 1,200,000 square feet of office and 
principal uses shall be permitted on the property. In addition 
to office use, the following uses shall be permitted on the site, 
but in the event any or all of following principal or secondary 
uses are not provided, the commercial portion of the property may 
be developed with all office use. 

Principal Uses: 

One or more financial institutions with the 
total not to exceed 15,000 gross square feet. 

One or more retail sales or personal service 
establishments with the total not to exceed 
30,000 gross square feet. 

One or more eating establishments with the 
total not to exceed 30,000 gross square feet 
with a maximum of 1,300 seats allowed. 

Secondary Uses: 

One or more health clubs with the total not 
to exceed 15,000 gross square feet. 

A delicatessen consisting of 2 4 000 square 
feet. 

In addition, a maximum of 755 commercial 
off-street parking spaces within parking 
structures may be provided. 
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In addition to the 1,200,000 square feet of commercial, 
principal and other secondary uses, residential dwelling units 
shall be provided as a secondary use in an amount equal to a 
maximum of fifty percent (50%) of the square footage devoted to 
commercial, principal uses. 

3. All secondary uses will be designed to serve primarily 
the needs of the residents and occupants of the development, 
except for the commercial off-street parking. 

4. A tot lot will be constructed as part of the recrea-
tional area shown on the CDPA/FDPA and serving the proposed 
residential portion of the PDC development. 

5. Both prior to and during the development of the 
property, the applicant/owner will permit the on-site research of 
archaeological site, if any, by members of the Fairfax County 
Archaeological Survey Staff, provided however, that such on-site 
research shall not interfere with the planned development of the 
property and shall not restrict the timing of the development of 
the property. Applicant shall give the Fairfax County Archaeo-
logical Survey Staff ninety (90) days notice prior to commence-
ment of construction of Phase III. 

6. Emergency access will be provided in accordance with 
the Fairfax County Public Facilities Manual. 

7. Transitional screening 1 shall be provided along the 
Route 29 frontage of the subject property as approved by the 
Director of DEM. Transitional screening 2 shall be waived along 
Nutley Street. Evergreen plantings shall be provided around 
service areas of future buildings between the buildings and the 
floodplain, as approved by the County Arborist, as a supplemental 
buffer to the existing vegetation along Nutley Street. 

8. The applicant/owner, at the time of final site plan 
submission will submit a landscape plan for approval by the 
Director of the Department of Environmental Management (DEM), so 
as to achieve a visual buffer between the residential development 
with art tronmemtW.. laittAxn, towu•titne... Said_ glan shall include 
effective treatment of the exposed portions of the parking 
structure deck. 

9. A six (6) foot noise attenuation barrier will be 
provided between the proposed residential recreational area and 
the boundary line of the adjoining Fairlee subdivision. 

10. Storm water detention has been provided as approved and 
constructed with Site Plan 4818-SP-02, approved by DEM on 
March 24, 1988. 

11. The residential and commercial travelways on the site 
loop road will be interconnected so as to provide the residential 
development direct access through the site to Nutley Street until 



Proffers 
PCA/CDPA/FDPA g1-P-039-2 
Page 3 

such time as the completion of both relocated Nutley Street and 
new Interstate 66-Nutley interchange is effectuated. Any neces-
sary cross easements shall be provided to effectuate this 
proffer. When Nutley Street relocation and the new interchange 
are completed, this interconnection may be terminated at the 
option of the applicant. 

12. The internal intersection on the commercial loop road 
immediately north of Lee Highway was designed and approved by the 
DEM and the Office of Transportation with Site Plan 4818-SP-01, 
approved by DEM on December 18, 1986. 

13 
(a) Applicant has contributed Seventy One 
Thousand 	Eleven 	Dollars 	and 	65/100 
($71,011.65) to Virginia Department of 
Transportation (VDOT), sufficient to pay the 
cost of the improvement of the intersection 
of Nutley Street and Lee Highway so as to 
provide two (2) through lanes on Lee Highway 
in each direction and a left turn lane to 
northbound Nutley Street from eastbound Lee 
Highway. Sufficient right-of-way for these 
improvements has been previously acquired and 
dedicated by the applicant. This inter-
section improvement will be undertaken by 
VDOT as part of Project Number 0066-029-103, 
RW-204, PE-102, C-506 and the applicant's 
payment obligation shall be as described in 
the June 8, 1988, agreement among the 
applicant, VDOT and Fairfax County for this 
improvement. 

(b) The applicant will be responsible for 
providing appropriate signalization of the 
site's entrances with Nutley Street and Lee 
Highway in an amount not to exceed One 
Hundred Thousand Dollars and No/100 
($100,000.00) to be CP/ adjusted at such time 
as the signalization needs have been 
determined by VDOT. The applicant will 
further provide for the interconnection of 
these signals with that at the Lee Highway 
and Nutley Street intersection. 

(c) The applicant commits to participate in 
the cost of the signalization of the Nutley 
Street/Interstate 66 interchange access ramps 
by the contribution of the sum of Thirty Five 
Thousand Dollars and No/100 ($35,000.00) if 
the need for such signalization is determined 
by VDOT during the period of development and 
construction of this project. 
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(d) The applicant shall provide Fairfax 
County with all necessary temporary grading 
easements for the commercial component along 
the site's Lee Highway frontage. 

14. To the extent permitted in an agreement between WMATA 
and the applicant which is reasonably satisfactory to the 
applicant,a vehicular access shall be provided to connect to the 
adjacent metro facility, as shown on the CDPA/FDPA. The 
connector road to the metro station shall intersect the station 
loop road at an existing intersection with the final alignment to 
be determined by the Director of DEM at the time of Site Plan 
review. The applicant commits to the use of Transportation 
Management Strategies to serve the transportation needs of the 
tenants on the site. The principal technique to be used by the 
applicant will be shuttle bus service between the site and the 
Vienna Metro station. The applicant may elect to substitute 
another technique (e.g.: car pools, van pools, preferential 
parking, public bus service, etc.) at the applicant's choice, to 
provide Transportation Management Strategies to the tenants of 
the site. 

15. The applicant commits to offer units for sale or rental 
to the Fairfax County Redevelopment and Housing Authority in 
accordance with the document attached hereto and made a part 
hereof as Exhibit "A". The determination as to sale or rental of 
those unitirIMX-7Rall be dictated by the project's status as a 
condominium, cooperative or a rental apartment project. Notwith-
standing that the aforementioned document provides for the 
construction of thirty-five (35) units, the applicant shall 
provide for fifty (50) units. 

16. The development plan reflects that the applicant has 
parked the subject development in accordance with the existing 
parking regulations of the Fairfax County Zoning Ordinance as 
amended in September 1988. If the applicant provides parking in 
excess of the Fairfax County Zoning Ordinance, such parking shall 
be within the parking areas and parking structures shown on the 
CDPA/FDPA, and the parking space's in excess of minimum ordinance 
requirements needed to serve the other principal and secondary 
uses may be utilized to accommodate metro-related parking or be 
converted to enclosed storage space, as approved by DEM and in 
accordance with the provisions of the Zoning Ordinance. 

17. The applicant has submitted a "Landscape Plan 
Revegetation Plan per Special Exception" which was approved by 
DEM on August 3, 1988, as a condition of SE 85-P-090. Once this 
landscaping has been planted and accepted by the County Arborist, 
this revegetation requirement will be satisfied. 

18. The eight (8) foot trail shown along the stream on the 
CDPA/FDPA will be designed to meander around the existing trees 
as approved by the County Arborist so as to minimize the amount 
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of .clearing necessary for the trail and to preserve a maximum 
amount of existing vegetation. 

19. A twelve (12) foot wide public access easement shall be 
recorded among the land records of Fairfax County for the 
provision of TX-2, Type I eight (8) foot wide asphalt trails 
noted as "Public Pedestrian Pathway" to be constructed in the 
location shown on the CDPA/FDPA. Applicant will maintain all 
presently existing and future trails to ensure pedestrian access. 
Applicant will create a pedestrian path from the office buildings 
to the asphalt trails to encourage and facilitate pedestrian use. 
Bike racks will be provided at the ground level of the parking 
structure between Buildings 4 and 5 for the use of office 
tenants. 

20. All signage shall be in conformance with the approved 
Comprehensive Sign Plan. 

21. The applicant has recorded among the land records of 
Fairfax County at Deed Book 6834 at Page 1352 flood plain 
easement to the Board of Supervisors as approved by the County 
Attorney as shown on attached Exhibit "8". This existing flood 
plain easement has included that land which is defined by the 
Comprehensive Plan as Environmental Quality Corridor associated 
with Hunters Branch which runs through the site. No clearing of 
any vegetation in the area defined to be within the existing 
flood plain easement shall take place except for that listed on 
the attached Exhibit "C". Revegetation of this area shall be 
coordinated and approved by the County Arborist. Applicant will 
not fill within the flood plain easement nor construct any 
permanent structure within the flood plain easement as recorded 
in Deed Book 6834 at Page 1352, other than pedestrian amenities 
such as pedestrian bridges, gazebos and furniture to the extent 
that such amenities are permitted in the flood plain by right 
under the zoning ordinance. 

22. Temporary metro parking may be provided within the 
commercial portion of the property, both in parking structures 
and/or on temporary at grade spaces within areas shown on the 
CDPA/FDPA for parking structures as approved by DEM. A maximum 
of 400 temporary, surface spaces shall be allowed within areas of 
footprints of future parking structures. 

23. A fifty (50) foot undisturbed buffer area shall be 
provided on the commercial component between the Metro. connector 
road and the western lot line. Notwithstanding the preceding 
sentence, if DEM requires the road to be shifted to the west so 
that it is not feasible, in the judgment of DEM, to maintain a 
fifty (50) foot undisturbed buffer, the applicant will preserve 
an undisturbed buffer to the extent that it is in the judgment of 
DEM feasible to do so, but will in any event preserve a minimum 
undisturbed buffer of thirty-five (35) feet. 
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24. 	A fifty (50) foot undisturbed buffer shall be provided 
on the commercial component between the western commercial loop 
road and the western lot line, as long as it is feasible in the 
judgment of DEM to do so, without relocating that road to the 
east. If the undisturbed fifty (50) foot buffer cannot be 
maintained then the applicant will preserve an undisturbed buffer 
to the extent that it is, in the judgment of DEM, feasible to do 
so, but will in any event preserve a minimum undisturbed buffer 
of thirty-five (35) feet. 

25. Applicant will employ construction techniques for that 
property fronting the western buffer area to minimize impact on 
existing trees within the buffer as approved by the County 
Arborist. These techniques shall include establishing limits of 
clearing and grading to be clearly marked by construction fencing 
and the designation of specific mature trees within the limits of 
clearing and grading to be marked and individually fenced. 

26. The plaza areas as shown on the CDPA/FDPA will be 
designed to encourage pedestrian use and facilitate internal 
pedestrian circulation on the site. 

27. Applicant will employ all necessary means to restrict 
access to the metro station connector road to shuttle buses and 
vans, which may include the use of a carded gate as approved by 
the Office of Transportation. 

28. Applicant shall complete the sidewalk as a part of the 
trails system at the Nutley Street entrance into the project. 

HMCE ASSOCIATES LIMITED 
PARTNERSHIP 
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EXHIBIT "C" 

Notes Recardino Selective Clearing Areas 

1. No clearing or other activity by driver-operated machines is 
to,occur in these areas. 

2. Selective clearing outside the Limits of Clearing and 
Grading as shown on this plan is to be as directed by the 
Owner's Landscape Architect and must be coordinated with the 
County Arborist's inspector prior to commencement of work. 

3. The specific practices which may be undertaken as needed in 
such areas are: 

A. Remove natural deadfall trees and fallen logs, debris 
and trash including those interfering with stream flow. 

B. Remove standing dead, diseased or damaged trees 
creating hazards or unsightly conditions. 

C. Prune live branches from trees which have been damaged, 
and prune dead wood from healthy trees. 

D. Remove poorly shapedtrees or branches. 

E. Remove unsightly, tree-killing or noxious vines. 

F. Remove unsightly or undesirably dense underbrush 
(shrubs and very young trees). 

G. Plant new vegetation. 

4. 'Selective Clearing" will be done by small, hand-carried or 
walk-behind machines (e.g., chain saws, small stump 
grinders, bush hogs, etc.) as needed, but no driver-operated 
or large-wheeled machines will be permitted in such areas 
without specific approval from the County Arborist. 

5. Work is to be performed by a licensed arborist acceptable to 
the Owner and Landscape Architect. 



PROPOSED DEVELOPMENT CONDITIONS 

Revised December 14, 1989 
Revised December 14, 1989 

Revised January 8, 1990 

If it is the intent of the Planning Commission to approve 
PCA/CDPA/FDPA 80-P-039-2 located at Tax Map 48-4 ((1)) 1E, 1-G, 
pt. 1-H. 1-J development of the subject property shall be 
subject to all terms and conditions proffered and accepted by 
the Board of Supervisors subject to the following conditions: 

1. In order to reduce hydrocarbon concentrations in 
runoff, oil grit separators shall be provided for the 
parking facilities exposed to outside weather 
conditions such as surface and plaza parking. DEM 
shall determine the number and placement of the oil 
grit separators. They shall be designed in harmony 
with the methods recommended in chapter 8 of the 
Metropolitan Washington Council of Governments (COG) 
document entitled Controlling Urban Runoff  or with 
other methods approved by DEM. The oil/grit 
separator(s) shall be cleaned via vacuum pumping at 
least four times per year. The qualifications of the 
maintenance operator shall be reviewed and approved by 
the appropriate Fairfax County agency as determined by 
DEM. Oil/grit separator maintenance records shall be 
kept on-site and shall be made available to County 
officials upon request. 

2. A landscaping plan for office buildings 3, 4, 5 and 6. 
the parking structure, and plazas shall be submitted to 
the County Arborist for review and approval and shall 
be coordinated with the Office of Comprehensive 
Planning prior to approval by the Director, DEM. 

3. The landscaping plan shall provide parking lot 
landscaping, including landscaping on the top level of 
the parking structure to soften its visual impact. 

4. A plaza landscaping plan shall be provided. In 
addition the plazas shown at the office building 
entrances shall be mainly pedestrian-oriented and shall 
not permit automobile movement to cross pedestrian 
movement at office building entrances. 
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5. The pedestrian orientation on the parking deck that 
takes pedestrians from the office buildings to the 
stair tower, shall be enhanced to provide for safer. 
clearly delineated pedestrian use. 

6. If not provided for in existing improvements, the 
applicant shall install a pedestrian signal and 
crosswalk at the intersection of Nutley Street and Lee 
Highway subject to VDOT approval. 

7. A trail connection shall be provided to the office 
buildings 3. 4. 5 and 6 from the trail within the 
Hunters Branch floodplain area. 

8. In order to minimize disruption due to the necessary 
location of utilities in the Hunters Branch EQC, the 
two proposed 8" sanitary sever connections mentioned 
above, shall be relocated along the edge of the 
proposed parking structure, outside the EQC, and 
connected to the existing sewer trunk line as close as 
possible to the existing road crossing, based on final 
engineering. 

9. The proposed clearing limits ("limits") as shown on the 
CDPA/FDPA is a "not to exceed" limit. In the area 
located between the proposed parking structure and the 
"limits", all reasonable measures shall be taken to 
minimize tree disturbance, as determined by the County 
Arborist; these measures shall include construction 
techniques designed to minimize clearing. Any area 
that must be cleared between the proposed parking 
structure and the "limits" for the construction of the 
proposed parking structure shall be replanted with 
indigenous trees and shrubs to return the area to as 
natural a state as possible as determined by the County 
Arborist. 



APPENDIX 6 

TO: 

FROM: 

FAIRFAX COUNTY, VIM— LA 

MEMORANDUM 

Barbara A. Byron, Director 
Zoning Evaluation Division, OCP 

Bruce G. Dogglas, Chief 
Environment & Development Review Branch, OCP 

FILE NO.: 	1994 (ZONING) 

SUBJECT: 	land Use Analysis  for: PCA/FDPA 80-P-039-4 
Bozzuto/Hunters Branch 

DATE: 	21 February 1995 

This memorandum, prepared by Susie Leonard, includes citations 
from the Comprehensive Plan that list and explain land use and 
design policies for this property, and an analysis of the 
development plan dated February 7/9/10, 1995. The application 
requests changes in the design of the residential units in Land 
Bay B of the Hunters Branch development. Approval of this 
application would result in a density of 31.35 dwelling units per 
acre. Possible solutions to address identified use and design 
concerns are suggested. Other solutions may be acceptable, 
provided they are also compatible with Plan policies. 

COMPREHENSIVE PLAN CITATIONS: 

The Comprehensive Plan is the basis for the evaluation of this 
application. The 31.67-acre property which is subject to the PCA 
(11.26 acres is subject to the FDP) is located in the Vienna 
Transit Station Area of the Vienna Planning District in Area II. 
The assessment of the proposal for conformity with the land use 
and design recommendations of the Comprehensive Plan is guided by 
the following citations from the Plan: 

On December 12, 1994 the Board of Supervisors adopted APR Item 
94-II-5V which modified Page 268 of the 1991 edition of the Area 
II Plan, under the heading "Land Unit A," to read: 

"This land unit is planned and approved for mixed-use 
development to include multi-family residential units as 
well as office uses up to .50 FAR and ancillary uses 
including, but not limited to, support retail and a 
day-care center. Approximately 320-350 housing units are 
approved for development in the southwest corner of the 
land unit and these should be provided. Additional 
multi-family residential units or a mix of multi-family 
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and high density single-family attached units may be 
considered on the remaining undeveloped portion of the 
land unit at an average of 20-30 dwelling units per acre 
built at a ratio converting approved office use to 
multi-family residential use of 1:1 (one office square 
foot for one residential square foot). In addition, the 
planned residential density on parcel 48-4((1))1B may be 
transferred to this land unit if parcel 48-4((1))1B is 
consolidated with this land unit and used for passive 
open space. 

Optional uses may include housing for the elderly/elderly 
care facilities, hotel/motels and health/recreation 
facilities that are well integrated into the mixture of 
office and residential use not to exceed the approved 
commercial development for Land Unit A of 1,200,000 
square feet. 

Support retail uses should be integrated within office 
and residential buildings. Freestanding retail use is 
not appropriate. 

Buildings should be sited so that building heights, in 
general, do not project more than ten (10) feet above the 
existing ridge line vegetation; the Environmental Quality 
Corridor should be preserved, covered paths to the Metro 
station and a minimum 50-foot landscaped or natural 
buffer to the residences on Fairlee Drive (Land Unit I) 
should be provided. The fifty (50) foot buffer may be 
modified to twenty-five (25) feet in the southwestern 
portion of the site if the following standards are met: 

1. Barriers and enhanced landscaping are provided along 
the common property line. 

2. The height of the apartment buildings closest to the 
property line shall not exceed four (4) stories and 
shall be located no closer than 100 feet from the 
western property line. 

3. The twenty-five (25) foot buffer shall be 
undisturbed. 

Because of the site's topography, development should be 
integrated with the land forms to reduce visual impacts 
to adjacent residential areas." 
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On page 31 under the heading "Preservation and Revitalization," 
the 1990 Policy Plan states: 

"Objective 8: Fairfax County should encourage a land use 
pattern that protects, enhances and/or 
maintains stability in established residential 
neighborhoods. 

Policy a. Protect and enhance existing neighborhoods by 
ensuring that infill development is of 
compatible use, and density/intensity, and that 
adverse impacts on public facility and 
transportation systems, the environment and the 
surrounding community will not occur." 

On page 35 under the heading "Land Use Compatibility," the 1990 
Policy Plan states: 

"Objective 14: Fairfax County should seek to achieve a 
harmonious and attractive development pattern 
which minimizes undesirable visual, auditory, 
environmental and other impacts created by 
potentially incompatible uses. 

Policy b. Encourage infill development in established 
areas that is compatible with existing and/or 
planned land use and that is at a compatible 
scale with the surrounding area and that can be 
supported by adequate public facilities and 
transportation systems. 

Policy c. Achieve compatible transitions between 
adjoining land uses through the control of 
height and the use of appropriate buffering and 
screening. 

Policy f. Utilize urban design principles to increase 
compatibility among adjoining uses. 

Policy h. Utilize landscaping and open space along 
rights-of-way to minimize the impacts of 
incompatible land uses separated by roadways." 

The Comprehensive Plan map shows that the property is planned for 
mixed use. 

CHARACTER OF THE SURROUNDING AREA: 

The 11+ acres which are subject to the FDPA are located in the 
southwest portion of the Hunters Branch mixed use development. 
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Immediately to the west is the stable single-family detached 
neighborhood of Fairlee which is planned and developed at 1-2 
dwelling units per acre. To the south, across Lee Highway/Route 
29, is land which is currently vacant and wooded but planned for 
residential use at 8-12 dwelling units per acre. Two existing 
11-story office structures and their 3- and 4-story parking 
garages are located immediately to the east of Land Bay B. To the 
northeast is Land Bay A of Hunters Branch which contains some 
surface parking for Metro, is approved for four 9-story office 
buildings and which now has an optional Plan recommendation for 
residential/elderly housing/hotel uses. Beyond Land Bay A is the 
southern portion of the Vienna Metro Station. 

PLANNING ANALYSIS: 

This section characterizes land use and design concerns raised by 
an evaluation of this site and the proposed use. Suggested 
solutions are intended to remedy the concerns that have been 
identified by staff. There may be other acceptable solutions. 
Particular emphasis is given to opportunities to achieve 
compatibility with adjacent uses and to create a more attractive 
community. 

If the applicant modifies the application, and/or accepts or 
proposes conditions comparable to the suggested solutions 
discussed below, the proposed development will be in harmony with 
the guidance of the Comprehensive Plan. 

Compatibility with the Fairlee Neighborhood  

Concern: Land Bay B was previously approved for a maximum of 350 
dwelling units in six 6-story buildings. Those buildings were 
located in a zig-zag, angled configuration a minimum of 100 feet 
from the western edge of the property which abuts the 
single-family detached subdivision along Fairlee Drive. Some were 
as far away as 180 feet. Open space, including a 25-foot 
undisturbed buffer, a pool and tennis court (with a staggered 
6-foot high wood fence immediately to their west) and trails, 
occupied the space between the apartment buildings and the western 
edge of the site. 

The proposed changes in the design decrease the heights of the 
buildings to 4 stories (50 feet) and increase the number of 
buildings to 7. Two of those are large "U"-shaped structures 
connected by an arched section under which a pedestrian walkway 
will be built. The site layout is now a rectangular "modified 
grid" pattern which results in five buildings being lined up 100 
feet from the western edge of the property, rather than 
irregularly placed on the property. Although lower in height than 
previously-approved, the new design may result in a greater 
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feeling of enclosure for the residents along Fairlee because of 
the increased amount of building facade facing the detached 
houses. Almost all of the site will be covered with buildings 
(residential, garages, community recreation, etc.) and associated 
private streets and parking. The resulting urban character of the 
development is consistent with development goals in Transit 
Station Areas but conflicts to a certain degree with the need to 
provide development which is compatible with the adjacent 
low-density residential uses along Fairlee Drive. In order to 
balance the proposed increase in building coverage on the site 
with the need to mitigate adverse impacts on Fairlee Drive 
residents, extra attention must be paid to the buffer along the 
western edge of the site as discussed below. 

Reduction in Open Space and Buffers 

Concern: 	The Plan text for the site recommends a 50-foot buffer 
between the site and the lower-density residential neighborhood, 
with an option for 25 feet of undisturbed buffer under certain 
conditions. The previously-approved FDP incorporated a 25-foot 
undisturbed vegetated buffer with a black vinyl coated chain link 
fence on the inside of the buffer. Additional open space between 
the multi-family buildings and the western edge of the property 
assisted in mitigating adverse impacts on the adjacent low density 
Fairlee neighborhood. In general, the proposed design meets the 
conditions specified in the Plan for a reduction in the western 
buffer: the buildings closest to the property line do not exceed 4 
stories (they are proposed to be a maximum of 50 feet high) and 
are located at exactly 100 feet from the edge of the site, 25 feet 
of existing vegetation will be retained, and a barrier is proposed 
along the common property line (as specified in the Plan 
recommendation). The Plan also recommends "enhanced landscaping" 
along the western property line. The proposed landscape plan 
shows clusters of evergreen/screening trees immediately west of 
the parking, but additional treatment (e.g. more evergreen shrubs 
and trees) would be more appropriate in order to supplement the 
existing understory. 

A welcome change in the new proposal is the elimination of large 
areas of surface parking in the southeastern portion of Land Bay 
B. Underground parking is now proposed beneath Buildings #1 and 
#3 and under the eastern halves of Buildings #2 and #6. However, 
the design changes also appear to have resulted in an overall 
reduction in the open space provided on the site (although 
tabulations of the previously-approved open space in this land bay 
have not been provided). This is illustrated by the reduction in 
the building setbacks along the western edge, the deletion of a 
tennis court and the request for a modification to the screening 
and barrier requirements along the southern edge (Route 29 
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frontage) of the site. Residential buildings will now be very 
close (approximately 40 feet) to the significant amount of traffic 
on Lee Highway. This proximity is not consistent with the amount 
of undisturbed buffer between the existing Hunters Branch office 
buildings and Lee Highway. The residential units will also be 
closer than was previously planned to the parking structures which 
serve the existing office buildings. 

Suggested Solution: The applicant should provide a larger 
vegetated buffer between the proposed residential units and Lee 
Highway. An increase the amount of landscaping along the western 
edge of the site in order to more adequately fulfill the Plan 
recommendation for "enhanced landscaping" would also be 
appropriate. 

Landscaping  

Concern: No information is provided regarding the sizes or 
potential variety of the landscaping materials to be provided on 
the site. In light of the density and need for compatibility with 
adjacent development, more landscaping would also be appropriate. 
In addition, the illustrative sheets demonstrating how courtyards, 
parking and common areas will be treated are not reflected on the 
landscape plan (Sheet 4 of 4) to which the applicant is 
proffering. This lack of commitment is undesirable in a Transit 
Station Area adjacent to an existing low density residential 
development. 

Suggested Solution: Information regarding the size and possible 
variety of plant materials should be provided. Additional 
landscaping (above that shown on Sheet 4 of 4) should be committed 
to in order to fulfill County goals for high quality development 
in Transit Station Areas. 

Pedestrian Circulation 

Concern: The Plan text recommends that covered paths to the Metro 
station be provided at this location. However, covered paths were 
not incorporated into the previously-approved design for the 
site. The applicant has incorporated a system of pedestrian 
walkways which will facilitate walking towards the Metro station 
area. 

Site-Specific Development Conditions  

Concern: As noted above, the proposal is generally consistent 
with the site-specific development conditions outlined in the Plan 
recommendation for the property. The three conditions necessary 
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to a reduction in the undisturbed buffer along the western edge 
can be met with some improvements to the landscaping in that 
area. Residential use is acknowledged in the Plan and reiterated 
in this proposal. The Plan calls for approximately 320-350 
dwelling units. The proposal entails 352 units which may be 
deemed to be "approximately" 350. The proposal would, however, 
more appropriately fulfill the recommendation for development 
which "reduces visual impacts to adjacent residential areas" by 
increasing the amount of open space provided on the site. 

Suggested Solution: The applicant should address issues related 
to landscaping, open space and buffers as discussed above. 

BGD:SL 
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FAIRFAX COUNTY , VIRGINIA 

MEMORANDUM 

TO: 
	

Barbara A Byron, Director 
Zoning Evaluation Division, OCP 

FROM: 	Angela Kadar Rodeheaver, Chief 
Site Analysis Section, OT 

FILE . 	3-4 ( RZ 80-P-039 ) 

SUBJECT: 	Transportation Impact 

REFERENCE: PCA/FDPA 80 -P-039-04 ; Bozzuto Development Company 
Land Identification Map: 48-4 ((1)) 1K 

DATE: 	March 1, 1995 

Transmitted herewith are the comments of the Office of Transportation with respect to 
the referenced application. These comments are based on plans made available to the 
Office dated December 1 , 1994 

The referenced application is a request for proffered condition amendment/final 
development amendment for previously approved two 6-story residential building (350 
apartments) The proposed plan will consist of eight garden-style buildings (336 
apartments) . This review indicates that this Office would not object to the proposed 
amendment so long as the following transportation issues are adequately addressed . 

Site Access: 

o The Fairfax County Zoning Ordinance require that development adjacent to any 
primary highway include the construction of a service drive meeting PFM design 
standards unless waived by the Board of Supervisors . Service drives are effective 
facility for the consolidation of access at a median break . In this instance , this 
Office would not object to waiver of the service drive requirements along the 
site's Lee Highway frontage . 

o The proposed entrances along the existing private street should be design and 
constructed to align directly opposite the entrances to Land Bay A . 

Note : All the previous proffered transportation improvement should be continued . 

AKR/SU:su 

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

RECEIVED 
OFFICE OF COMFMOISIVE MIN 

MAR 8 1995 

awn Dam mai 
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FAIRFAX COUNTY, VIRGINIA 

MEMORANDUM 

TO: 

FROM: 

Barbara A. Byron, Director 
Zoning Evaluation Division, OCP 
(34.4,A,  

Bruce G. Dou las, Chief 
Environmental and Heritage Resources Branch, OCP 

FILE NO.: 	1989 (ZONING) 

SUBJECT: 
	

RWIRONMENTAT. ASRP5RA1 NT for 
	PCA/FDPA 80-P-039-4 

Bozzuto Development Company 

DATE: 	 27 February 1995 

This memorandum, prepared by Noel Kaplan, includes citations from 
the Comprehensive Plan that list and explain environmental 
policies for this property. The citations are followed by a 
discussion of environmental concerns including a description of 
potential impacts that may result from the proposed development as 
depicted on the development plan dated February 9, 1995. Possible 
solutions to remedy identified environmental impacts are 
suggested. Other solutions may be acceptable, provided that they 
achieve the desired degree of mitigation and are also compatible 
with Plan policies. 

COMPREHENSIVE PLAN CITATIONS: 

The Comprehensive Plan is the basis for the evaluation of this 
application. The assessment of the proposal for conformity with 
the environmental recommendations of the Comprehensive Plan is 
guided by the following citations from the Plan: 

On page 93 of the 1990 Policy Plan under the heading "Environmental 
Resources", the Comprehensive Plan states: 

"The retention of environmental amenities on developed and 
developing sites is also important. The most visible of these 
amenities is the County's tree cover. It is possible to design 
new development in a manner that preserves some of the existing 
vegetation in landscape plans. It is also possible to restore 
lost vegetation through replanting. An aggressive urban 
forestry program could retain and restore meaningful amounts of 
the County's tree cover. 
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Objective 11: Conserve and restore tree cover on developed and 
developing sites. Provide tree cover on sites 
where it is absent prior to development. 

Policy a: Protect or restore the maximum amount of tree cover 
on developed sites consistent with planned land use 
and good silvicultural practices. . . ." 

On pages 88 to 89 of the 1990 Policy Plan under the heading "Noise", 
the Comprehensive Plan states: 

"Objective 5: 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 
noi se. 	. . . 

New development should not expose people in their homes, or 
other noise sensitive environments to noise in excess of 45 dBA 
Ldn, or to noise in excess of 65 dBA Ld n  in the outdoor 
recreation areas of homes. To achieve these standards new 
residential development in areas impacted by highway noise 
between 65 and 75 dBA Ldn  will require mitigation. . . ." 

On page 86 of the 1990 Policy Plan under the heading "Water 
Quality", the Comprehensive Plan states: 

"Objective 2: Prevent and reduce pollution of surface waters." 

On page 90 of the 1990 Policy Plan under the heading "Environmental 
Hazards", the Comprehensive Plan states: 

"Objective 7: Ensure that new development either avoids 
problem soil areas, or implements appropriate 
engineering measures to protect existing and new 
structures from unstable soils. . . . 

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

This section characterizes the environmental concerns raised by an 
evaluation of this site and the proposed use. Solutions are 
suggested to remedy the concerns that have been identified by 
staff. There may be other acceptable solutions. Particular 
emphasis is given to opportunities provided by this application to 
conserve the County's remaining natural amenities. 

Tree Preservation 

Issue: 

Both the approved and proposed development plans will result in 
the clearing of almost the entirety of the existing tree cover 
on the property. Both plans display a 25-foot transitional 
screening yard along the western property boundary within which 
existing vegetation will be preserved. Neither the approved 
nor the proposed development plan commits to tree preservation 
outside of this transitional screening area. Under the 
approved development plan, however, additional tree 
preservation to the east of the transitional screening area may 
be feasible. The proposed development plan displays a parking 
area immediately east of the tree preservation buffer. It is 
not likely that additional tree preservation will be possible 
under the proposed development plan. 

Suggested Solution: 

It should be recognized that the applicant's proposed 
commitment to tree preservation on the property is equivalent 
to that which was proffered for the approved development on the 
property. The applicant should, however, consider designing 
the proposed development such that additional tree preservation 
will be feasible. 

Highway Noise 

Issue: 

The property is affected by noise generated from traffic on Lee 
Highway. A highway noise analysis performed during the review 
of this proposal produced the following noise contours: 

65 dBA Ldn 	 370 feet from centerline 
70 dBA Ldn 	 115 feet from centerline 
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Proposed structures 1 and 2 will be affected by highway noise 
levels above 65 dBA Ldn. The southernmost portions of proposed 
structures 1 and 2 will be affected by highway noise levels 
just over 70 dBA Ldn. Other portions of proposed structures 1 
and 2 (facades exposed to the highway) will be affected by 
noise levels between 65 dBA Ldn and 70 dBA Ldn. 

Suggested Solution: 

In order to reduce noise in interior areas to 45 dBA Ldn or 
less, the facades of proposed structures 1 and 2 which will be 
exposed to highway noise should be constructed with building 
materials that are sufficient to provide this level of 
acoustical mitigation. Guidelines for mitigation are attached. 

Swimming Pool Discharge  

Issue: 

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

Suggested Solution: 

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

• 	All waste water resulting from the cleaning and draining 
of the pool should meet the appropriate level of water 
quality prior to discharge. A procedure has been 
established to ensure that pool water is properly 
neutralized prior to being discharged during draining or 
cleaning operations. The recommended method involves 
adding sufficient amounts of lime or soda ash to the acid 
cleaning solution to achieve a pH approximately equal to 
that of the receiving stream. Virginia water quality 
standards require pH of discharges into most receiving 
waters to fall between 6.0 and 9.0. In addition, the 
standard for dissolved oxygen should be attained prior to 
the release of pool water. This requires a minimum 
concentration of 4.0 milligrams per liter. 
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• 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 should 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 
should not be chlorinated prior to backwashing and/or 
discharge. 

The Environmental Health Division of the Health Department 
(246-2444) should be contacted for more information about 
appropriate maintenance and discharge procedures. 

Soil Constraints  

Issue: 

Portions of the property contain soils characterized by a high 
seasonal groundwater table and by low bearing values for 
foundation support. A geotechnical engineering study in 
conformance with Chapter 107 of the Fairfax County Code  may be 
required by the Department of Environmental Management at the 
time of subdivision review. 

TRAILS PLAN: 

The Trails Plan indicates that a trail is required parallel to 
Lee Highway. The Director, Department of Environmental 
Management will determine the specific type and right of way 
requirements for any required trails at the time of plan 
review. 

BGD:NHK 



ATTACHMENT R 65-70 

GUIDELINES FOR THE ACOUSTICAL TREATMENT OF RESIDENTIAL PROPERTIES 

AND OTHER NOISE SENSITIVE USES WITHIN HIGHWAY NOISE IMPACT ZONES OF 
65-70 dBA Ldn 

In order to achieve a maximum interior noise level of 45 dBA Ld n 

 all units located between the 65-70 dBA Ldn  highway noise impact 

contours should have the following acoustical attributes: 

1. Exterior walls should have a laboratory sound transmission 

class (STC) rating of at least 39. 

2. Doors and windows should have a laboratory STC rating of at 

least 28. If windows constitute more than 20% of any facade 

they should have the same laboratory STC rating as walls. 

3. Measures to seal and caulk between surfaces should follow 

methods approved by the American Society for Testing and 

Materials to minimize sound transmission. 

In order to achieve a maximum exterior noise level of 65 dBA Ld n 

 noise attenuation structures such as acoustical fencing, walls. 

earthen berms or combinations thereof, should be provided for 

those outdoor recreation areas including rear yards. that are 

unshielded by topography or built structures. If acoustical 

fencing or walls are used, they should be architecturally solid 

from ground up with no gaps or openings. The structure employed 

must be of sufficient height to adequately shield the impacted 
area from the source of the noise. 



ATTACHMENT R 70-75  

GUIDELINES FOR THE ACOUSTICAL TREATMENT OF RESIDENTIAL PROPERTIES 

AND OTHER NOISE SENSITIVE USES WITHIN HIGHWAY NOISE IMPACT ZONES OF 

70-75 dBA Ldn 

In order to achieve a maximum interior noise level of 45 dBA Ldn 

all units located between the 70-75 dBA La n  highway noise impact 

contours should have the following acoustical attributes: 

l. Exterior walls should have a laboratory sound transmission 

class (STC) rating of at least 45. 

2. Doors and windows should have a laboratory STC rating of at 

least 37. If windows constitute more than 20% of any facade 

they should have the same laboratory STC rating as walls. 

3. Measures to seal and caulk between surfaces should follow 

methods approved by the American Society for Testing and 

Materials to minimize sound transmission. 

In order to achieve a maximum exterior noise level of 65 dBA Ld n 

 noise attenuation structures such as acoustical fencing, walls. 

earthen berms or combinations thereof, should be provided for 

those outdoor recreation areas including rear yards, that are 

unshielded by topography or built structures. If acoustical 

fencing or walls are used, they should be architecturally solid 

from ground up with no gaps or openings. The structure employed 

must be of sufficient height to adequately shield the impacted 

area from the source of the noise. 
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MEMORANDUM 

FAIRFAX COUNTY WATER AUTHORITY 
8560 Arlington Boulevard - P. 0. Box 1500 

Merrifield, Virginia 22116-0815 
1703) 698-5600 

RECEIVED 
OM OF CONNOMISIN PUNS 

'AN 1 2 1995 
January 9, 1995 	 IOIIMIO OINMMONOOOlIM 

TO: 	Staff Coordinator (Tel. 324-1250) 
Zoning Evaluation Division-Suite 800 
12055 Government Center Parkway 
Fairfax, VA 22035-5505 

FROM: 	Planning Branch (Tel. 698-5600 ext. 384) 
Engineering and Construction Division 

SUBJECT: Water Service Analysis, Rezoning Application FDPA 80-P-039-04 
PCA 80-P-039-04 

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

1. The application property is not located within the franchise area of the 
Fairfax County Water Authority. 

2. Water service is not available from FCWA. 

3. Other pertinent information or comments: 

City of Falls Church water service area. See enclosed map. 

Attachment 
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48-4/01/ /01/ /0001-K 
31.67 Acres 
PDC 

FAIRFAX COUNTY, VIRGINIA 

MEMORANDUM 

TO: 	Staff Coordinator 
	

DATE: December 27, 1994 
Zoning Evaluation Division, OCP 

FROM: 	Gilbert Osei-Kwadwo, Engineer 	: 324-5025) 
System Engineering & Monitoring•ivision, DPW 

SUBJECT: Sanitary Sewer Analysis, Rezon 'g Application PCA 80-P-039-04. FDPA 80-P-039-04  

The following information is submitted in response to your request for a sanitary sewer 
analysis for subject rezoning application: 

1. The application property is located in the Accotink Creek (M-2) watershed. It would 
be Bewared into the Lower Potomac Treatment Plant. 

2. Based upon current and committed flow, there is excess capacity in the Lower Potomac 
Pollution Control Plant at this time. For purposes of this report, committed flow 
shall be deemed that for which fees have been paid, building permits have been issued, 
or priority reservations have been established by the Board of Supervisors. No 
commitment can be made, however, as to the availability of treatment capacity for the 
development of the subject property. Availability of treatment capacity will depend 
upon the current rate of construction and the timing for development of this site. 

3. An existing inch line located in easement  and 2n the property is adequate for the 
proposed use at this time. 

4. The following table indicates the condition of all related sewer facilities and the 
total effect of this application. 

Existing Use 
	

Existing Use 
Existing Use 	 + Application 	 + Application 
+Application 
	

LCSY4919S1 2111Mal 
	

+ Comp Plan 

Sewer Network 	Adeas 	Inadea. 	UM• 	Inadea. 	Adea. Inadea.  

Collector 	 x 	 X  
Submain 	 x 	 x  
Main/Trunk 	 X  	--K---- 	 
Interceptor 
Outfall 

5. Other pertinent information of comments: 
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FAIRFAX COUNTY, VIRGINIA 

MEMORANDUM 

February 28, 1995 RECEIVED 
OBI OF COMPREHEN1NE Fla 

' SIR 6 	111915 
TO: 	Barbara A. Byron, Director 

Zoning Evaluation Division 
Office of Comprehensive Planning 

FROM: 	Christine Anderson (246-4677)104  
Research and Planning Section 
Fire and Rescue Department 

SUBJECT: Fire and Rescue Department Preliminary Analysis 
Proffered Condition Amendment PCA 80-P-039-04 Con, with 
Final Development Plan Amendment FDPA 80-P-039-04  

The following information is submitted in response to your 
request for a preliminary Fire and Rescue Department analysis for 
the subject Proffered Condition Amendment and Final Development 
Plan Amendment: 

1. The application property is serviced by the Fairfax 
County Fire and Rescue Department Station 
130 Merrifield. 

2. After construction programmed for FY 1995, this 
property will be serviced by the fire station planned 
for the 	 area. 

3. In summary, the Fire and Rescue Department considers 
that the subject rezoning application property: 

Sa• currently meets fire protection guidelines. 

b. will meet fire protection guidelines when a 
proposed fire station becomes fully 
operational. 

c. does not meet current fire protection 
guidelines without an additional facility, 
however, a future station is projected for 
this area. 

d. does not meet current fire protection 
guidelines without an additional facility; 
however, a station location study is 
currently underway, which may impact this 
rezoning positively. 

MING 0.1611011 



From: 

RECEIVED 
OM OF COMPREHENSIVE PUNNING 

JAN 4 1995 
ZONING EVALUATION DIVISION 

APPENDIX 12 

-reage: 51.9 	PU# 3910 - 

TO: PDC 

Case # 	FDPA / PCA 80-P-039-04 

TO: 	Barbara A. Byron 
Staff Coordinator (246-12 
Zoning Evaluation Bran( 	') 
10255 Govt. Center Pkw. Ate 801 

FROM: 	Kathleen Unterkofler (246-3612) 
Office of Facilities Planning 

SUBJECT: Schools Analysis, Rezoning Application 

The following information is submitted in response to your request for a school analysis for the referenced rezoning application. 

A comparison of estimated student generation between the proposed development plan and that possible under 
existing zoning area are as follows: 

School 	Unit 	Proposed Zoning 
Lent 	Type 	Units Ratio Students 

Unit 
TIP 

Rezoning 
Existing Zoning 	Increase 

Units Ratio  Students 	Deaease 

Total 
School 
Impel 

Elem. 
(K-6) 	GA* 	336 x .165 	55 	 x 	 55 

Inter. 
(7-8) 
	

GA* 	336 x .039 	13 
	

13 

High 
(9-12) 	GA* 	336 x .076 	25 

	
x 
	

25 

Schools which serve this property, their current total membership, net operating capacity, and their 
projections for the next five years are as follows: 

* Plan does not specify exact dwelling unit 

Projected Membership 

School Name 
and Number 

Grade 
Level 

9/30/94 
Capacity 

9/30/94 
Membership 95-96 96-97 97-98 98-99 99-00 

Marshall Rd. 3054 K-6 485 428 445 451 456 472 474 

Jackson 2081 7-8 800 933 941 954 966 1021 1052 

Oakton 2050 9-12 2200 2088 2174 2293 2424 _ 	2549 2611 

Source: Capital Improvement Program, FY 1996-2000 Facilities Planning Services Office 

* Comments: Ammendment changes approval from two 6-story residential buildings to eight 4-story buildings 

a. 	Five-year projections are those currently available and are subject to periodic review. School attendance areas 
subject to yearly review. The effect of the rezoning application does not consider the existence or status of other 
anolications. 



FAIRFAX COUNTY, VIRGINIA 
	 APPENDIX 13 

MEMORANDUM 

TO: 
	

Barbara Byron, Director 
	

DATE: -S — (4 - 
Zoning Evaluation Division 
Office of Comprehensive Planning 

FROM: 	John W. Koenig, Direct 
Utilities Planning an 
Department of Publi 

14 01 1(... 
Division 

SUBJECT: 	Rezoning Application Review 

Name of Applicant/Application:  eK)ialYR) 

 Application Number:  SC) -47-C).5Ch 04-  
Type of Application:  ()Ca l  F:DFA  

Information Provided 

Application: 	  

Development Plan: 	 

Other:  sitcmmthr OF \JOsTincA-rinki 

Date Received in UNDO: 	  

Date Due Back to OCP: 	- - 95  

Site Information 

o Location: 48-4 - 001- 0001-K 

o Area of Site: 
	

3 1 . 67 0.ert,5 
o Rezoned fmmw 
	

PDC 
	

46 

o Watershed/Segment:  ACCAYTN414 CALEIEV: 	 /  1-10kITER- 
I. Drainage  

o Master Drainage Plans: AG3K13:ginAP cok,  r4A/6V- bbointoweerc",novrED Arfreyompeway 

/Err EflANIAAnWPAling=SWIE  

4c3S-7.:AA0lee Aata afene PateanrwFI teenitnalc °ma-ED ArAtIRoxfolAfriy Pint f  th. unnacbt  t.f 

4-0/51 . 	 oPs 

1.14;54,/:RA/40- .4,4,4r4vAraC fr•tRAw7F 4.7-0ArkiFy .0 inefFM.0 ArnftormfArfirt-/ /A/2d aineOrie6P4dPS:  

o UNDO Ongoing County Drainage Projects: 	  

. 	 ;71 • . 	, 70 

A/P. 

o UPKOD Drainag9 Complaint Files: 
kg-  Yes 	No 	Any downstream drainage 

yes 	

complaints on file 
pertaining to the outfall f9r !HI property?, 

If , Describe:  4.10r)77 	 Carya/A//115 	74ile  

rifiidi,A5, R.ro5.43/7 ealtvihod 	/;-) 	)11.°  

?eat/ 74;-  714iS .5/74.L  

o Other Drainage Information: 	  

/AID A/  

aken,pecetzb  
04•Pktioinr PON% 

41:? 1  6 igys  

3/444040  wise  



RE: Rezoning Application Review 	 Page -2- 

	Yes 	✓ No 	Any Trail projects pending funding approval on 
this property? 

If yes, Describe: 

	Yes 	v/  No 

If yes, Describe: 

Any funded trail projects affected by this 
rezoning? 

 

II. Trails: 

III.School Sidewalk Program: / 
Yes 	V  No 	Any sidewalk projects pending funding approval or 

on the School Sidewalk Program priority list for 
this property? 

If yes, Describe: 	  

	Yes 	✓ No Any funded sidewalk projects affected by this 
rezoning? 

 

If yes, Describe: 

  

IV.Sanitary Sewer Extension and Improvement (ELI) Program:  

	Yes 	V No 	 Any existing residential properties adjacent to or 
draining through this property that are without 
sanitary sewer facilities? 

If yes, Describe: 

Yes 	V No Any ongoing ELI projects affected by this rezoning? 

 

If yes, Describe: 

 

   

V. Other UPI= Projects or Programs: 
	Yes 	✓ No 	Any Board of Road Viewers (BORN) or Fairfax County 

Road Maintenance Improvement Projects (FCRMIP) 
affected by this rezoning? 

If yes, Describe: 

Other Program Information: 



RE: Rezoning Application 	w 	 Page -5- 

Application Name/Number:  betulb DEVE.I.13P. 	/ PC4k J  FDPA Bo-P-039 c14- 

	  UTILITIES PLANNING AND DESIGN DIVISION, DPW, RECOMMENDATIONS 	 

Note: 	The LIFIDD recommendations are based on the UPADD involvement in the below listed programs and 
are not intended to constitute total County input for these general topics. 

DRAINAGE RECOMMENDATIONS: 

#:/.9/VE 

TRAILS RECOMMENDATIONS: 

SCHOOL SIDEWALK RECOMMENDATIONS: 	Alrag 

SANITARY SEWER ELI RECOMMENDATIONS: 

	YES 	1//- NOT  REWIRED 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 during the normal 
Department of Environmental Management plan review and approval 

Ai  _process. 
Other ELI recommendations: No* 

OTHER UPSOD PROJECT/PROGRAM RECOMMENDATIONS: 	NSIVC 

UPADD Internal Sign Off by: 
Planning Support Branch (Ron Kirkpatrick) 
Public Improvements Branch (Walt Wozniak) 
Stonneter Management Branch (Bill Henry) 

JWK/crt(1631E) 
cc: Gordon Lawrence, Coordinator, Office of Safety, Fx. Co. Public Schools (cc only if SW Recommendation made) 
cc: Jerry Jackson, Chief, System Analysis Section, Office of Waste Management, DPW 
cc: Bruce Douglas, Chief, Environmental and Heritage Resources Branch, Office of Comprehensive Planning 
cc: David Marshall, Chief, Public Facilities and Services Branch, Office of Comprehensive Planning 



Barbara Byron 
Director 
Zoning Evalutation 

Date: January 12, 1995 

vision - OCP 

Lynn TsOloqk 
Manager 
Divi ning and Land Management - FCPA 

TO; 

VIA: 

APPENDIX 14 

Fairfax 
County 

Park 
Authority 

.°4""Rs,vrPuow 
• MN 1 8 1995  

ZONING EVAWAT1ON DIVISION Memorandum 

   

FROM: 	 Dorothea L. Stefen, )' 
Plan Review 	 • 
Division of Planning and Land Management - FCPA 

SUBJECT: 	PCA 80-P-039-04 & FDPA 80-P-039 
Loc: 48-4((1))18 

The Fairfax County Park Authority (FCPA) staff reviewed the above 
referenced application and approved the following provisions: 

o The proportional impact, for off-site park facilities, for a 
development of this size would generate capital costs of $290,304 
to sustain the current level of park service standards. This 
amount could be used for upgrading 2 soccer fields at Oak Marr 
District Park or Accotink Stream Valley trail projects in 
Providence District. 

The Comprehensive Plan, Parks and Recreation, Objective 4, Policy 
b, states: "Mitigate the cumulative impacts of development which 
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 proportions 
impact on identified facilities needs as determined by County 
standards. Implement this policy through application of the 
Criteria for Appropriate Development Intensity". 

cc: Joanne Malone, Providence District Representative - FCPA 

DLS/dls 

Printed on recyded pai7-er 



APPENDIX 15 

ARTICLE 16 

DEVELOPMENT PLANS 

PART 1 	16.100 STANDARDS FOR ALL PLANNED DEVELOPMENTS 

16-101 	General Standards 
No application shall be approved for a planned development under the provisions of 
Article 6 unless the planned development satisfies the following general standards: 
1. The planned development shall substantially conform to the adopted compre-

hensive plan with respect to type, character and intensity of use and public 
facilities. Residential planned developments shall not exceed the density per-
mitted by the adopted comprehensive plan, except as expressly permitted under 
applicable density bonus provisions. 

2. The planned development shall be of such design that it will result in a de-
velopment achieving the stated purposes 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 SOUS assets and natural fea-
tures 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 accor-
dance with the adopted aomprehensive plan. 

5. The planned development shall be located in an area in which transportation, 
police and fire protection, other public facilities ad public utilities, including 
sewerage, are or will be available and adequate for the userproposed; pro-
vided, however, that the applicant may make provision for such facilities or 
utilities which are not pleasantly available. 

16.102 	Deafen Standards 
Whereas it is the intent to allow Iledbility in the design of all planned developments, 
it is deemed necessary to establish standards bby ~ which to evaluate good design. To 
satisfy this necessity, the fallowing Amapa standards are set forth for general appli-
cation in all pinned developments. 
1. In order to complement development on adjacent properties, at all peripheral 

lot lines the bulk regulations and landscaping and masoning provisions shall 
generally conform to the provisions of that conventional zoning district which 
most closely characterises the 

 

particular type of development under consider- 

2. Other than those regulations specifically set forth in Article 6 for a particular 
P district, the open spent, 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. 

Reprint 12/90 	 16-3 



16-102 	 FAIRFAX COUNTY ZONING 0. 	4NCE 

4. 	Within planned developments, particular emphasis shall be placed on the pro- 
vision of recreational amenities and a comprehensive system of pedestrian. 
bicycle and/or bridle paths which shall be carefully coordinated with the pro-
vision of open spaces, public facilities, vehicular access routes and mass trans-
portation facilities. 

Reprint 12/90 	 16-4 



APPENDIX 16 

GLOSSARY 
s Glossary is provided to assist the put% 	terstanding 
to staff evaluation and analysis of develop,..* 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. 

ABANDON c . Refers to road or street abandontnent, 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 APAR 	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 
penult is granted by the Board of Zoning Appeals (BZA). Refer to Sect. 8-918 of the Zoning Ordinance. 

AFFORDABLE D' 	 G 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 bather requirements. 

BEST MANAGEMENT PRACTICES (13MPs): Stonnwater 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 most 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, rhecapeake 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 carrot exceed that 
permitted in the zoning district if the site were developed as a conventional subdivision. See Sect 9-615 of the Zoning 
Ordinance. 

COUNTY 456 REVIEW PROCESS: A public bearing process pursuant to Sect. 15.1-456 of the Virginia Code which is 
used to determine if a proposed public facility not shown on the adopted Comprehensive 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. 

dEA: The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain 
frequencies; the (IBA value describes a sound at a given instant, a maximum sound level or a steady state value. See also 
IAn. 

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. 



- 2 - 

DEVELOPMENT CONDMON 	is or conditions imposed on a developmr the Board of Supervisors (BOS) or 
the Board of Zoning Appeals (b 	connection with approval of a special  m, special permit or variance 
application or rezoning applicatio, , a "P" district. Conditions may be impose° initigate 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 (CDT) 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 SOES: 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 CLASSOPICATION: 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. 

GEOTECMICAL 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. 

MILL: 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. 
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LEVEL OF SERVICE (LOS): 	'mate of the effectiveness of a roadway 	traffic, usually under anticipated 
peak traffic conditions. Level c 	ice efficiency is generally characterized 	letters A through F, with LOS-A 
describing free flow traffic conditions and LOS-F describing jammed or grid-lock Conditions. 

MARINE CLAY SOILS: Soils that occur in widespread areas of the County generally east of Interstate 95. Because of 
the abundance of shrink-swell clays in these soils, they tend to be highly unstable. Many areas of slope failure are 
evident on natural slopes. Construction on these soils may initiate or accelerate slope movement or slope failure. The 
shrink-swell soils can cause movement in structures, even in areas of flat topography, from dry to wet seasons resulting 
in cracked foundations, etc. Also known as slippage soils. 

OPEN SPACE: That portion of a site which generally is not covered by buildings, streets, or parking areas. Open space 
is intended to provide light and air, open space may be function as a buffer between land uses or for scenic, 
environmental, or recreational purposes. 

OPEN SPACE EASEMENT: An easement usually granted to the Board of Supervisors which preserves a tract of land in 
open space for some public benefit in perpetuity or for a specified period of time. Open space easements may be 
accepted by the Board of Supervisors, upon request of the land owner, after evaluation under criteria established by the 
Board. See Open Space Land Act, Code of Virginia, Sections 10.1-1700, et seq. 

P DISTRICT: A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) 
District, a Planned Development Commercial (PDC) District or a Planned Residential Community (PRC) District. The 
PDH, PDC and MC 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. 15.1-491 of the Code of Virginia. 

PUBLIC FACILITIES MANUAL (PPM): 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 
Environmental Management. 

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 DEM 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 EXCEPIION (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. Stomtwater 
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 er 	ng plan for a subdivision of land submi ' "" -) DEM for review and approved 
pursuant to Chapter 1111 of the 	" . .ode. 

TRANSPORTATION DEMAND rotANAGEMENT (TDM): Actions taken to rt. &lee 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 staggered work hours, transit promotion or operational improvements to the existing 
roadway system. TSM includes Transportation Demand Management (TDM) measures as well as H.O.V. use and other 
strategies associated with the operation of the street and transit systems. 

URBAN DESIGN: An aspect of urban or suburban planning that focuses on creating a desirable environment in which to 
live, work and play. A well-designed urban or suburban environment demonstrates the four generally accepted principles 
of design: clearly identifiable function for the area: easily understood order; distinctive identity; and visual appeal. 

VACATION: Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the 
public's right-of-passage over a road or road right-of-way dedicated by a plat of subdivision. Upon vacation, title to the 
road right-of-way transfers by operation of law to the owners) of the adjacent properties within the subdivision from 
whence the road/road right-of-way originated 

VARIANCE: An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such 
as lot width, building height, or minimum yard requirements, among others. A variance may only be granted by the 
Board of Zoning Appeals through the public hearing process and upon a finding by the BZA that the variance application 
meets the required Standards for a Variance set forth in Sect. 18-404 of the Zoning Ordinance. 

WETLANDS: Land characterized by wetness for a portion of the growing season. Wetlands are generally delineated on 
the basis of physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an 
affinity for water, and the presence or evidence of surface wetness or soil saturation. Wetland environments provide 
water quality improvement benefits and are ecologically valuable. Development activity in wetlands is subject to 
permitting processes administered by the U.S. Army Corps of Engineers 

TIDAL WETLANDS: Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the 
Fairfax County Code: includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan 
and Potomac Rivers. Development activity in tidal wetlands may require approval from the Fairfax County Wetlands 
Board. 

Abbreviations Commonly Used in Staff Reports 

A&F 	Agricultural & Forestal District 
ADU 	Affordable Dwelling Unit 
ARB 	Architectural Review Board 
BMP 	Best Management Practices 
BUS 	Board of Supervisors 
BZA 	Board of Zoning Appeals 
COG 	Council of Governments 
CBC 	Central Business Center 

it•CDP 	Conceptual Development Plan 
DEM 	Department of Environmental Management 
DDR 	Division of Design Review, DEM 
DP 	Development Plan 
DPW 	Department of Public Works 
DU/AC Dwelling Units Per Acre 
EQC 	Environmental Quality Corridor 
FAR 	Floor Area Ratio 
FDP 	Final Development Plan 
GDP 	Generalized Development Plan 
GFA 	Gross Floor Area 
HCD 	Housing and Community Development 
LOS 	Level of Service 
Non-RUP Non-Residential Use Permit 
OCP 	Office of Comprehensive Planning 
OT 	Office of Transportation 
PD 	Planning Division  

PDC 
PDH 
PFM 
PPRB 
PRC 
RMA 
RPA 
RUP 
RZ 
SE 
SP 
TDM 
TMA 
TSA 
TSM 
UP & DD 
UMTA 
VC 
VDOT 
VPD 
VPH 
WMATA 

ZAD 
ZED 

Planned Development Commercial 
Planned Development Housing 
Public Facilities Manual 
Permit, Plan Review Branch 
Planned Residential Community 
Resource Management Area 
Resource Protection Area 
Residential Use Permit 
Rezoning 
Special Exception 
Special Permit 
Transportation Demand Management 
Transportation Management Association 
Transit Station Area 
Transportation System Management 
Utilities Planning and Design Division, DPW 
Urban Mass Transit Association 
Variance 
Virginia Dept. of Transportation 
Vehicles Per Day 
Vehicles per Hour 
Washington Metropolitan Area Transit 
Authority 
Zoning Administration Division. OCP 
Zoning Evaluation Division, OCP 
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