
APPLICATIONS ACCEPTED: October 20, 2011 
PLANNING COMMISSION: September 20, 2012 

BOARD OF SUPERVISORS: Not Scheduled 

County of Fairfax, Virginia 

September 6, 2012 

STAFF REPORT 

APPLICATIONS RZ/FDP 2011-MV-031 

MOUNT VERNON DISTRICT 

APPLICANT: 

EXISTING ZONING: 

PROPOSED ZONING: 

PARCEL: 

ACREAGE: 

FAR: 

OPEN SPACE: 

PLAN MAP: 

PROPOSAL: 

STAFF RECOMMENDATIONS: 

MidAtlantic Realty Partners, LLC 

General Industrial (1-5) 

Planned Residential Mixed Use (PRM) 

83-1 ((1)) 34C 

6.04 Acres 

2.81 FAR 

26.9% 

Mixed Use 

Remove the existing office building and develop a 
mixed use development. The proposed 
development would consist of a 370,000 square 
foot multi-family building for up to 390 dwelling 
units, 260,000 square foot office building 
(including 6,000 square feet of ground floor retail) 
and 110,000 square foot hotel with up to 200 
rooms. 

Staff recommends approval of RZ 2011 -MV-031 and the associated 
Conceptual Development Plan, subject to the execution of proffers consistent with 
those contained in Appendix 1 of the staff report. 

Excellence* Innovation *Stewardship 
Integrity* Tea mwork* Public Service 

William Mayland, AICP 

Department of Planning and Zoning 
12055 Government Center Parkway, Suite 80 I 

Fairfax, Virginia 22035-5509 
Phone 703 324-1290 
FAX 703 324-3924 
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Staff recommends approval of FOP 2011-MV-031 , subject to the proposed 
Final Development Plan conditions contained in Appendix 2 of the staff report and 
the Board of Supervisors approval of RZ 2011-MV-031 and associated Conceptual 
Development Plan. 

Staff recommends approval of a modification of Section 11 -203 of the Zoning 
Ordinance for required loading spaces to permit the loading spaces depicted on the 
COP/FOP. 

Staff recommends approval of a waiver of Section 13-303 of the Zoning 
Ordinance for transitional screening and Section 13-304 for the barrier requirements 
between the res idential and commercial uses within the property and along the 
southern and eastern property boundaries. 

Staff recommends approval of a waiver of the requirement to construct a 
bicycle lane along Huntington Avenue. 

It should be noted that it is not the intent of the staff to recommend that the 
Board, in adopting any conditions, relieve the applicants/owner from compliance with 
the provisions of any applicable ordinances, regulations, or adopted standards; and 
that, should this application be approved, such approval does not interfere with , 
abrogate or annul any easements, covenants, or other agreements between parties, 
as they may apply to the property subject to this application. 

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

For information, contact the Zoning Evaluation Division, Department of 
Planning and Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, 
Virginia 22035-5505, (703) 324-1290 TTY 711 (Virginia Relay Center). 

0 :\Bmayla\RZPCA\RZ-FDP-2011-MV-031 Mid Atlantic 

Americans with Disabi lities Act (A DA): Reasonable accommodation is available upon 48 hours advance notice. 
For additional information on ADA call (703) 324-1334 or TrY 7 11 (Virginia Relay Center). 



Rezoning Application 
RZ 2011-MV-031 

Applicant: 
Accepted : 
Proposed: 
Area: 

Located: 

Zoning: 

Map RefNum: 

MIDATLANTIC REALTY PARTNERS, LLC 
10/20/2011 
MIXED USE 
6.04 AC OF LAND; 
DJSlRICT - MOUNT VERNON 
NORTHWEST QUADRANT 
OF 1HE TNTERSECTION 
OF HUNGTINGTON AVTh'UE 
AND METROVIEW PARKWAY 
ZIP CODE: 22303 

FROM I- 5 TO PRM 

083-1- /01/ /0034C 

Final Development Plan 

Applicant: 
Accepted : 
Proposed : 
Area : 

Located: 

Zoning: 

Map RefNum: 

FDP 11-MV-031 
MIDATLANTIC REALTY PARTNERS, LLC 
10/20/201 1 
MIXED USE 
6.04 AC OF LAND; 
DISTRICT - MOUNT VERNON 
NORTHWEST QUADRANT 
OF THE INTERSECTION 
OF HUNGTTNGTON A VENUE 
AND METROVIEW PARKWAY 
ZIP CODE: 22303 

PRM 

083- 1- /01 / 10034C 
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CONCEPTUAL DEVELOPMENT PLAN/ 
ANAL DEVELOPMENT PLAN 

(CDP/FDP) 
FOR 

2550 HUNTINGTON AVE. 
TM# 83-1 ((1)) 34C 

MT. VERNON DISTRICT 
FAIRFAX COUNTY, VIRGINIA 
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SEE SHEET 07 FOR RESIDENTIAL ! I 
BUILDING ELEVATIONS AND I 

RESIDENTIAL BUrLDING 1\ IA TERIAL 

VIEWFliOM COit'<EIIOF MBiltOVIEWPAIUCWAY AND 111.1NllSIJION AVBNUE 
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SEE HEET 07 FOR RESIDENTIAL 
BUILDfNG ELEVATIONS AND 

RESIDENTIAL BUfLDLNG 1\ LATERIAL 

0 PRECAST 

C) SYNTHETIC 
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G) GLASS 
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VlBW FROiof CAMERON J.lJli 

SEE SIIEET 07 FOR RESIDENTIAL 
BUILDING ELEVATIONS AND 

RESIDENTIAL BUILDING MA TERlALS 
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DESCRIPTION OF THE APPLICATION 

The applicant, MidAtlantic Realty Properties, LLC, is requesting to rezone 6.04 acres from 
the General Industrial (1-5) District to the Planned Residential Mixed-Use (PRM) District. The 
applicant proposes a mixed use development that consists of 370,000 square feet of 
residential uses for up to 390 units (including 15% workforce dwelling units), an 110,000 
square foot hotel building (with up to 200 rooms) and a 260,000 square foot office building, 
including 6,000 square feet of ground floor retail. The total development will be 7 40,000 
square feet (2.81 FAR) with 26.9% open space. The multi-family residential component 
would be developed in two buildings connected by a parking structure. The maximum height 
of the residential buildings is five stories with a loft for a portion of units (75 feet) and the 
parking garage is 64 feet tall. The maximum height of the office building is 15 stories (165 
feet) and the hotel is 11 stories ( 120 feet). Below is a rendering of the proposed 
development along Huntington Avenue with the residential , hotel and office building from left 
to right. All the buildings would be connected; however, they would likely be constructed in 
phases. 

A reduced copy of the proposed Conceptual/Final Development Plan (CDP/FDP) is included 
in the front of this report. The applicant's draft proffers and staff's proposed Final 
Development Plan conditions are included in Appendix 1 and 2, respectively. The applicant's 
statement of justification and affidavit and are included in Appendices 3 and 4, respectively. 
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Waivers and Modifications 

The applicant requests a modification of Section 11 -203 of the Zoning Ordinance to 
provide the loading spaces as depicted on the CDP/FDP. 

The applicant requests a waiver of the Sections 13-303 and 13-304 of the Zoning 
Ordinance for the transitional screening and barrier requirements between the 
residential and commercial uses within the property and along the southern and 
eastern property boundaries. 

The applicant requests a waiver for the construction of a bicycle lane along Huntington 
Avenue. 

The applicant is requesting a modification of the parking requirements. The 
Department of Public Works and Environmental Services (DPWES) will be processing 
that request separately for the Board of Supervisor's review. 

LOCATION AND CHARACTER 

The subject property is located at 2550 Huntington Avenue and is currently occupied by a 
129,857 square foot five story office building and surrounding surface parking lot. The site 
is bounded by Huntington Avenue to the south , Metroview Parkway to the east, Cameron 
Run stream to the north, and the western property boundary runs through a shared parking 
lot with an adjacent office building. Elevated Metrorail tracks run along the east side of 
Metroview Parkway. The Huntington Metrorail station is located within 1/8 of a mile to the 
southeast of the property. The site is mostly paved and part of the existing parking lot is 
located within the Resource Protection Area (RPA). 

North: Cameron Run stream, Capital 
Beltway (1-495) and City of Alexandria 

South: Huntington Club- Multi-Family 
(R-20), Planned: Residential16-20 dulac 

West: Office (1-5), 
Planned : Office, 0.3 FAR 

East: Midtown Alexandria Multi-Family 
(PRM), Vacant (C-3), 
Planned: High Rise Residential and Office 
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BACKGROUND 

On April 20, 1960, the Board of Supervisors approved RZ A-75 to rezone the site from the 
R-1 0 District to the 1-L District .(currently 1-5). There were no proffers or development plan 
associated with the rezoning. The existing five story office building was constructed in 1969 
with an addition in 1972 resulting in a 129,857 square foot building (0.49 FAR). 

COMPREHENSIVE PLAN PROVISIONS (Appendices 5 and 6) 

Fairfax County Comprehensive Plan, 2011 Edition, Area IV Plan, Mount Vernon Planning 
District, Amended through June 19, 2012, MV1- Huntington Community Planning Sector, 
Land Unit Recommendations, on Pages 110 and 111 states: 

"Land Units G, H, I, J, and K (Telegraph Road/North Kings Highway/Huntington 
Avenue Area) 

This area is comprised of land units that lie generally to the south and east of the 
intersection of Telegraph Road and North Kings Highway (Land Units G, H, I, J, 
and K). The major land uses in this area are highway-oriented retail uses and stable 
residential subdivisions. 

Land Unit G is a triangle of land that is bounded by Huntington Avenue, Cameron Run 
and the Metrorail guideway. It is developed with office and industrial uses and, except 
as noted below, is planned for redevelopment to office use with an FAR up to .30 and 
a maximum height of 40 feet. This reflects the majority of current development in this 
land unit. The uses on Parcel 45 are currently industrial uses. A significant portion of 
this lot may be acquired for right-of-way for planned roadway and interchange 
improvements to the Telegraph Road/North Kings Highway/Huntington Avenue 
intersections. If any publicly owned land remains after the interchange is built, it 
should be retained as public open space. 

Parcel 83-1 ((1 )) 34C falls within the Transit Development Area. This parcel is planned 
for a mixture of residential, office and restauranUretail uses at 2.0 to 3.0 FAR, and a 
maximum height of 165 feet. The residential component should be limited to 
approximately one-half of the total development. Redevelopment of the site should 
include, at a minimum, the following elements: 

• Provision of high-quality architecture and pedestrian focused site design, which 
should include street oriented building forms and mitigation of visual impacts of 
structured parking; 

• Provision of on-site affordable and workforce housing; 

• Restoration and revegetation of the Resource Protection Area; 
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Integration of an urban park as a wayside area along the planned Cameron 
Run Trail; 

• Provision of integrated pedestrian and bicycle systems with features such as 
covered and secure bicycle storage facilities, walkways, trails and sidewalks, 
amenities such as street trees, benches, bus shelters, and adequate lighting; 

Provision of environmental elements into the design, including buildings 
designed to meet the criteria for LEED Silver green building certification; 

• Buildings should be designed to accommodate telecommunications antennas 
and equipment cabinets in a way that is compatible with the building's 
architecture and conceals the antennas and equipment from surrounding 
properties and roadways by flush mounting or screening antennas and 
concealing related equipment behind screen walls or building features; 

• The impact on parks and recreation should be mitigated per policies contained 
in Objective 6 of the Parks and Recreation section of the Policy Plan; and 

Adherence to the adopted Transit Oriented Development Guidelines contained 
in Appendix 11 of the Land Use section of the Policy Plan." 

Fairfax County Comprehensive Plan, 2011 Edition, Area IV Plan, Mount Vernon Planning 
District, Amended through June 19, 2012, MV1- Huntington Community Planning Sector, on 
Pages 97-104 states: 

"Transit Development Area Conditions and Recommendations 

... Base and maximum levels of development have been identified for the Transit 
Development Area. The base level of development is that which represents what is 
permitted by current zoning as a matter of right. Development within the base level 
may not be subject to the conditions listed in this Plan, nor may additional 
development regulations or incentives be applicable. 

Development in the Transit Development Area may exceed the base level up to the 
indicated maximum level if the conditions of the Plan are met, including satisfaction of 
the development criteria listed below which apply to all sites in the Transit 
Development Area: 

1. Development in accordance with the Urban Design Concept Plan for the Transit 
Development Area as illustrated in Figures 24, 25 and 26. 

2. Proffer of a development plan that provides high quality site design, 
streetscaping, urban design and development amenities. 
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3. Provision of off-site public road improvements, or funding of such 
improvements, associated with the development traffic impact and/or a 
commitment to reduce development traffic through transportation systems 
management strategies, especially those which encourage the use of transit. 

4. Compatibility in style, scale, and materials with the adjacent development and 
the surrounding community. 

5. Provision of energy conservation features that will benefit future residents of the 
development. 

6. In areas planned for residential development, provision of moderately-priced 
housing that will serve the needs of the County's population. Housing 
development should only be approved for the maximum level of development if 
a minimum of 15 percent of the dwelling units are provided for low- and 
moderate-income households. 

7. Land consolidation and/or coordination of development plans with adjacent 
development to achieve Comprehensive Plan objectives. 

8. The provision of structured parking (above or below grade). If surface parking is 
permitted it should be screened at the street level. 

9. Consolidation of vehicular access points to minimize interference with 
commuter access to the Metro station. 

10. Identification and preservation of significant heritage resources. 

In addition to these ten general development criteria, development must also respond 
to site-specific conditions. These conditions are listed in the following sections for the 
individual sites composing the Transit Development Area. For the maximum level of 
development, the following must be met: 

• All site-specific conditions; 

Criteria #1, #2 and #3 of the general development criteria listed above; and 

• All of the remaining applicable general development criteria. 

The maximum level of development for the Transit Development Area is the following: 

1 ,050,000 gross square feet of office space; 

• 142,000 gross square feet of retail space; 

• 1,214 dwelling units; and 
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200-room hotel with conference facilities or an additional 250 dwelling units. 

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Land Use as amended 
through September 22, 2008, Appendix 11 , Guidelines for Transit-Oriented Development, on 
Pages 33-38 are provided in Appendix 6. 

DESCRIPTION OF THE CONCEPTUAUFINAL DEVELOPMENT PLAN (COP/FOP) (copy 
included at the front of the report. 

The CDP/FDP titled: "2250 Huntington Avenue" was submitted by Urban LTD. consisting of 
39 sheets dated June 2011 as revised through August 17, 2012, is reviewed below. 

Below is a layout of the proposed buildings located at the intersection of Huntington Avenue 
and Metroview Parkway. The two residential buildings are connected by an above grade 
parking garage. The residential, hotel and office buildings are all connected along 
Huntington Avenue; however, they are designed for the development to be phased. 
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The site is framed by Huntington Avenue on the south and Metroview Parkway on the east. 
The applicant is proposing two new roads to improve access and circulation on the property. 
Darton Lane is a private street that provides access off Metroview Parkway and runs 
between the rear of the hotel and office buildings and the adjacent residential building. 
Darton Lane also provides access to the residential garage as well as access to the office 
garage and loading spaces for both the office and hotel buildings. Robinson Way is a private 
street that would run along the western boundary of the property and provides access to the 
rear entrance of the residential garage and potential interparcel access to the adjacent 
property to the west. 

The above illustrations are the proposed buildings as they front Huntington Avenue on the left 
and the office building at the intersection of Huntington Avenue and Metroview Parkway on 
the right. The buildings step down from the 15 story (165 feet tall) office building to an 11 
story hotel (120 feet tall) and finally to a 5 story building with lofts for portions of the multi
family building (75 feet tall). The office building will be a combination of pre-cast concrete, 
masonry and glass. The hotel will be a mixture of masonry, synthetic stucco and glass. The 
residential building will have cementitious boards and lap siding, masonry and vinyl window 
systems. 

The depiction to the left is a cross 
section of the buildings along 
Huntington Avenue. The office 
building will have its lobby and 
retail at street level with three 
levels of parking below grade and 
four levels of parking above the 

~ lobby level. The parking garage is 
' : designed to mimic the office 
~ building factade on all sides of the 
~ 

' building. There are 10 floors of 
office on top of the parking for a 

~ total of 15 stories above grade. 
' ~ The hotel lobby and restaurant are 
' ' 
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at street level with two levels of parking above. The first level also has an entrance along 
Huntington Avenue to access the hotel garage. The fourth level is the pool and conference 
level. There are 7 levels of hotel rooms above the conference level for a total of 11 stories 
(120 feet). The hotel parking garage mimics the hotel building facade on all sides. The 
residential building height varies between five stories and the appearance of six stories (75 
feet) where a loft is provided for some units with a 64 foot tall parking garage in the northwest 
portion of the site. 

-

To the left is a 
depiction of the first 
floor uses or the 
office, hotel and 
residential building 
along Huntington 
Avenue. The office 
building will have its 
lobby at the corner 
and retail uses on 
either side. Retail 
spaces will have 
direct access to the 
street. Loading, 
trash and parking 
for the office will be 
accessed from 

Darton Lane. The hotel garage would be access from the internal drive off of Huntington 
Avenue and loading and trash from Darton Lane. The residential building will have its 
lobby/amenity area at the intersection of Huntington Avenue and Robinson Way. 

To the left is a 
depiction of the 
conference/pool level 
of the hotel. This will 
be the fourth level of 
the hotel and 
provides outdoor 
amenities for the 
conference 
attendees and a pool 
and plaza area for 
guests. 
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Below is an illustration of the rear of the office/hotel building and the proposed access road 
between the office/hotel and the residential building. There is 50-60 feet between the 
buildings and the street will have sidewalks and street trees on both sides. 

w w UJ UJ L.L.I 

rn m II! rn rn rn 
1 mrn mrn rn rn 
l rnrn rnrn rn rn 

To the left is a depiction of the parking garage 
and building that would face the Cameron 
Run trail. The parking garage would be 
treated to blend into the design of the 
residential building fa<;ade. 

As previously stated the development 
will likely be phased and the applicant 
has provided for an interim open space 
area. The open space area depicted 
to the left could be reduced in half if 
the hotel were constructed prior to the 
office building. The eastern fa9ade of 

1 ·the residential building facing the open 
--""----._, space would not have windows since it 

is intended to be attached to the hotel 
building; however, the fa9ade will be 
treated to match the building and 
decorative treatments are planned on 

. the fa9ade to soften the appearance of 
the building. In the event the 
commercial portion is constructed prior 
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to the residential building the residential portion of the site would also be used as an interim 
park. 

"' . 

., 

The proposed streetscape 
and landscaping for the 
site are detailed on the 
excerpts of the CDP/FDP 
to the left and below. 
Along Robinson Way (the 
access to the multi-family 
on the western portion of 
the site) the streetscape 
(Section 1 to the left) 
consists of a 5-1 0 foot 
wide sidewalk adjacent to 
the building, 8-12 foot 
wide landscape buffer 
adjacent to the road and 
an 8 foot wide landscape 

..... ._ ... , buffer adjacent to the 
'tr _, •. r-i western property line. The 

variation of the sidewalk is 

: --=-

due to variations of the 
building fac;:ade and 
provision of tree boxes. 
The variation of the 
landscaping is due to 
providing parallel parking 
spaces. Along Huntington 
Avenue the applicant will 
be planting a row of trees 
adjacent to the right-of
way. With the 
development the applicant 
will be undergrounding the 
electrical lines along 

Huntington Avenue. The Huntington Avenue streetscape (Sections 2 and 3 above) consists 
of a 5-6 foot wide landscaped and seating area adjacent to the building, an 8 foot wide 
sidewalk and 13 foot wide planting area (8 feet within existing right-of-way) adjacent to the 
road . Along Metroview Parkway (Sections 4 and 6 above) the applicant will have an 
entrance plaza (up to 24 feet wide) at the intersection with Huntington Avenue that includes 
seating areas and landscaping (6-24 feet wide) adjacent to the road. The building will have 
multiple individual entrances along Metroview Parkway with landscaping adjacent to the 
building that varies from 5 to 15 feet wide based on the location of the right-of-way. A 5 foot 
wide sidewalk and 9 foot wide landscape area ( 4 feet within right-of-way) are located 
adjacent to the road . The interior street (Darton Lane- Section 5 above) consists of a 24 foot 
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wide street with landscaping on either side of the street (4 feet on the south and 8 feet on the 
north side) with 5 foot wide sidewalks and an additional 8 foot wide landscape area adjacent 
to the residential building. 

The landscape plan below provides an overview of the proposed landscaping for the site 
detailed above. Staff notes that the Resource Protection Area (RPA) plantings are severely 
limited due to the overhead power lines along the northwest portion of the site. Because of 
these limitations the applicant is proposing to plant mostly shrubs instead of trees within the 
RPA. Within the RPA the applicant is proposing the construction of the Cameron Run trail 
and linear park that includes a fitness station and seating areas. The applicant also provides 
for a grasspave access to the rear of the buildings for fire safety. 
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ANALYSIS 

RESIDENTIAL DEVELOPMENT CRITERIA 

Fairfax County expects new residential development to enhance the community by: fitting 
into the fabric of the neighborhood, respecting the environment, addressing transportation 
impacts, addressing impacts on other public facilities, being responsive to our historic 
heritage, contributing to the provision of affordable housing and, being responsive to the 
unique site specific considerations of the property. To that end, the Board of Supervisors 
adopted the Residential Development Criteria, to be used in evaluating zoning requests for 
new residential development and summarized below. The resolution of issues identified 
during the evaluation is critical if the proposal is to receive favorable consideration. Below is 
a summary of the criteria and they are detailed in Appendix 7. 

Site Design (Appendix 5 and 8) 

All rezoning applications for residential development are expected to be characterized 
by high quality site design. Developments are expected to address the consolidation 
goals in the Comprehensive Plan and integrate the proposed development with 
adjacent planned and existing development. This criterion further recommends that 
the proposed site layout provide for a logical design with appropriate relationships 
within the development with regard to unit orientation. Further, it states that open 
space should be usable, accessible and integrated with the proposed development 
and that appropriate landscaping and recreational amenities be provided . 

Urban Design 

The Comprehensive Plan provides site specific guidance that the development is 
expected to provide "high-quality architecture and pedestrian focused site design, 
which should include street oriented building forms and mitigation of visual impacts of 
structured parking ." Provide a development plan that includes "high quality site 
design, streetscaping, urban design and development amenities." In addition, 
"buildings should be designed to accommodate telecommunications antennas and 
equipment cabinets in a way that is compatible with the building's architecture and 
conceals the antennas and equipment from surrounding properties and roadways by 
flush mounting or screening antennas and concealing related equipment behind 
screen walls or building features." 

The applicant made significant efforts to revise their initial design to incorporate 
aspects of the Comprehensive Plan related to high quality design and streetscaping . 
The applicant removed an ingress/egress easement and agreed to underground the 
utilities along Huntington Avenue. They moved the building closer to the road and 
created a pedestrian friendly streetscape. The applicant also significantly improved 
the quality of architecture for the buildings and parking structures being proposed for 
the site. The earlier versions of the application had exposed levels of the parking 
garage and the hotel and office parking garages are now designed to have a fa9ade to 
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exactly match the building. The 
rendering to the right depicts the office 
and hotel whose parking garage would 
be on the second and third levels of 
the hotel and the second through 
fourth levels of the office building. The 
earlier versions of the plans had an 
option to provide only office and 
residential and the applicant revised 
the plans and provided a transition 
from the 165 foot tall office to the 75 
foot tall residential building along 
Huntington Avenue by committing to 
the 120 foot tall hotel. 

Telecommunication, if provided, would 
be compatible with the building fac;ade 
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by flush mounting or screening. The applicant revised the plans removed illustrative 
references and provided additional detail of the fac;ade treatment for the buildings. In 
addition , the applicant proffered to submit the decorative treatments to the Planning 
Commission that depicts the interim wall of the residential or hotel building to verify 
that it will provide a visual interest as it fronts onto the interim park. 

Transit Oriented Development (TOO) Criteria 

Development within the Huntington Transit Station Area is subject to the TOO 
Criteria (Appendix 6) and is a specific condition of the development option under 
which this application is proposed. The TOO design guidelines encourage creating a 
vibrant mixed-use center serving the areas in proximity to the transit station, creating 
a pedestrian focused sense of place, minimizing impact of parking structures, 
providing a grid of safe and attractive streets, and high quality open space and 
building design. 

The site lies directly across Huntington Avenue from the Huntington Metro Station. 
The applicant is providing for crosswalks and traffic signal pedestrian heads to 
encourage walking to the station. The applicant provided for trail improvements and 
will escrow for an on-street bike lane and provide bike storage to encourage bicycle 
use. The site is proposing 2.81 FAR mixed use development that is evenly divided 
between non-residential and residential uses (including workforce housing). The 
applicant provided for high quality streetscape and building design; internal streets to 
provide access to the office and residential garages and an interparcel access to the 
property to the west; a 30% TOM reduction and proposed a modification of the 
parking requirements for the residential structures. The residential garage that faces 
the trail will be treated to match the fac;ade of the building and soften its appearance. 
The hotel and office garages will be treated and will not be visible to the adjacent 
properties or uses. The applicant will be re-vegetating the Resource Protection Area 
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(RPA) and providing for the Cameron Run trail and other open space improvements. 
The applicant provided for options on how the development maybe phased and will 
provide an interim park for those areas that are not a part of phase one. 

Consolidation 

The Comprehensive Plan encourages, "land consolidation and/or coordination of 
development plans with adjacent development to achieve Comprehensive Plan 
objectives." The applicant did not propose consolidation since the property to the west 
is subject to different Comprehensive Plan guidance and is not a part of the Transit 
Development Area; however, the applicant provided an interparcel access for the 
property to the west should it be needed. 

In staffs opinion, the applicant has provided for a high quality site design that meets 
the intent of a Transit Oriented Development and these criteria has been adequately 
addressed. 

Neighborhood Context (Appendix 5) 

All applications for residential development, regardless of the proposed density, are 
expected to be designed to fit into the community within which the development is to 
be located as evidenced by an evaluation of: transitions to abutting and adjacent uses; 
lot sizes, particularly along the periphery; bulk and mass of the proposed dwelling 
units; setbacks; orientation of the proposed dwelling with regard to the adjacent streets 
and homes; architectural elevations; connections to non-motorized transportation 
facilities and the preservation of existing topography and vegetative cover. It is noted 
in this criterion that it is not expected that developments will be identical to their 
neighbors and that the individual circumstances of the property will be considered. 

In addition to the residential development criteria, the Comprehensive Plan specifically 
recommends that the development provide for "compatibility in style, scale, and 
materials with the adjacent development and the surrounding community." As 
previously stated , the applicant provided for a transition of height from the high rise 
office to the mid-rise residential along Huntington Avenue. The site to the east is 
developed with a high-rise residential building across the metro-rail tracks. To the 
west is a five story office building and across Huntington Avenue are four story multi
family buildings. The applicant's transition of building height helps blend the 
development into the adjacent community in terms of height and uses. In staffs 
opinion, this criterion has been adequately addressed. 

Environment (Appendices 5 and 9) 

Developments are expected to conserve natural environmental features to the extent 
possible and account for soil and topographic conditions. Developments are expected to 
protect current and future residents from noise and lighting impacts. Developments are 
expected to minimize off-site impacts from stormwater runoff and adverse water quality 
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impacts. Finally, sites are expected to be designed to encourage walking and biking. 

Water Resource Protection 

The Chesapeake Bay Preservation Ordinance determines areas within the county 
where land uses are restricted or water quality measures must be provided. The most 
restrictive areas lie within Resource Protection Areas (RPAs) . With few exceptions, 
development in these areas is restricted to water wells, recreation, infrastructure 
improvements, water-dependent activities and redevelopment of established permitted 
uses. 

Most of the RPA within the subject property is paved as part of the existing surface 
parking lot. The applicant intends to remove all surface parking within the RPA 
boundaries and will provide a significant reduction of impervious surface area. Some 
impervious area will be added back to provide a planned 10 foot wide asphalt regional 
trail and a grasspave emergency access area. However, these uses are permitted 
exceptions to the RPA development restrictions and help meet other criteria of the 
Comprehensive Plan. 

Stormwater Management 

The subject property is located within the Cameron Run watershed , and Cameron Run 
stream forms the northern boundary of the site. Stormwater runoff currently drains 
directly into Cameron Run. The subject application is categorized as redevelopment, 
and if developed would result in a significant reduction in impervious surface; 
therefore, the applicant is not required to provide stormwater management or Best 
Management Practices (BMPs) . Although the applicant is not required to provide BMP 
features, the Policy Plan encourages development to include these features to provide 
retention or detention onsite rather than direct outfall. The applicant incorporated Best 
Management Practices ("BMP") such as a Stormcepter system and Filterra devices in 
order to further improve water quality associated with stormwater runoff. 

Green !3uildings 

The Comprehensive Plan states that applicants should provide, "environmental 
elements into the design, including buildings designed to meet the criteria for LEED 
Silver green building certification ." The applicant proffered to attain LEED-Silver NC 
(New Construction) certification for the office and hotel. For the residential buildings 
the applicant is proffering to a LEED NC, Certification in accordance with the National 
Association of Home Builders (NAHB) using the Energy Star Qualified Home Path or 
Energy Star for Homes. 

Traffic Generated Noise 

The subject property is located close to both Huntington Avenue and the Metrorail. 
Buildings within this development should be constructed to provide the recommended 
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Noise Contour Map 
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noise attenuation for indoor and outdoor 
areas on the site. Maximum noise 
exposure should not exceed 65 dBA 
(decibels) for outdoor activity areas, 50 
dBA for office environments, and 
45 dBA for residences and hotels. No 
residential uses should be constructed 
in any areas exceeding 75 dBA. 

The applicant provided a traffic noise 
analysis that concluded the traffic noise 
from the Capital Beltway was beyond 
600 feet and would only produce up to 
60 dBA at the northernmost area of the 
property and does not exceed the 
threshold for noise in outdoor 

recreational areas. Noise along Huntington Avenue did not exceed 67 dBA, and 
would not exceed 68 dBA based on traffic projections for year 2023. Noise generated 
from the Metro rail on the east side of the property did not exceed 72 dBA and will not 
exceed 73 dBA for 2023 traffic projections. Interior residential courtyards would be 
shielded by the buildings and would remain below 65 dBA. 

Based on the analysis provided, no residential areas are proposed in areas expected 
to exceed 75 dBA. The applicant proffered to design and construction measures for 
the multi-family buildings and hotel so that interior noise levels do not exceed 45 dBA 
and the office interior does not exceed 50 dBA. Above is a depiction of the contour 
lines from the Polysonic showing the 70 dBA contour line adjacent to Metroview 
Parkway and 65 dBA noise contour lines adjacent to Huntington Avenue and west of 
the 70 dBA line. 

In staffs opinion, the applicant has proffered to protect the RPA, provide for additional 
stormwater quality controls, provide for green buildings and mitigate traffic noise. 
Therefore, staff concludes that this criterion has been adequately addressed. 

Tree Preservation & Tree Cover Requirements (Appendix 1 0) 

Regardless of the proposed density all residential developments are expected to be 
designed to take advantage of existing quality tree cover. Tree cover in excess of the 
ordinance requirement is highly desirable. 

The existing development covers approximately 5.3 acres of the 6.04 acre site with the 
building and parking lot. The site does not have high quality tree areas for 
preservation. The applicant is proposing to remove the parking lot from the Resource 
Protection Area and restore it with new landscaping and develop the area with a linear 
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park and the Cameron Run trail. With previous iterations of the plans the staff was 
concerned about the lack of streetscaping and landscaping being proposed on-site. 
The applicant worked diligently with staff to revise the landscaping plans to provide the 
required tree canopy and adequate street trees and RPA restoration. In staffs opinion, 
this criterion has been adequately addressed. 

Transportation (Appendix 11) 

Regardless of the proposed density all residential developments are expected to 
implement measures to address planned transportation improvements and offset their 
impacts to the transportation network. The criterion contains principles that will be 
used in the evaluation of rezoning applications for residential development, while 
noting that not all principles will be applicable in all instances. The principals include 
transportation improvements, transportation management, interconnection of the 
street network, provision of public streets and non-motorized facilities. 

The Comprehensive Plan states applicants should provide "off-site public road 
improvements, or funding of such improvements, associated with the development 
traffic impact and/or a commitment to reduce development traffic through 
transportation systems management strategies, especially those which encourage the 
use of transit" The applicant proffered to a 30% reduction as part of their 
Transportation Demand Management (TOM) program. The applicant proffered to 
contribute $745,880 for off-site improvements targeted at the intersections of 
Telegraph Road and Huntington Avenue, Telegraph Road and North Kings Highway 
and the Route 1 interchange at Huntington Avenue. In addition, the applicant 
proffered to provide an extension of the Huntington Avenue eastbound left turn lane 
from 190 feet (with 130 foot taper) to 340 feet (with 1 00 foot taper) onto Metroview 
Parkway, provide crosswalks at Huntington Avenue and Metroview Parkway and a 
pedestrian signal head for Huntington Avenue. The applicant estimated that their 
proffered frontage improvements in addition to their off-site contribution would be in 
excess of one million dollars. 

The Comprehensive Plan recommends developments to provide for "consolidation of 
vehicular access points to minimize interference with commuter access to the Metro 
station." The existing site includes one exclusive access point from Metroview 
Parkway and one shared access point from Huntington Avenue at the neighboring 
parcel (2560 Huntington Avenue), The applicant proposed to maintain the existing 
access point from Metroview Parkway and add two new right-in, right-out access 
points to/from Huntington Avenue. The applicant did not consolidate access points, 
but has expanded beyond what exists today; however, the applicant provided 
interparcel access to the development to the west The two new access points will not 
likely interfere too much with Metro Station access. In staffs opinion, this criterion has 
been adequately addressed. 
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Public Facilities 

Residential developments are expected to offset their public facility impact, including 
schools, parks, sanitary sewer, fire and rescue and water facilities. 

Fairfax County Park Authority (Appendix 12) 

The Park Authority staff identified the need for additional District and Countywide 
parks and recreational facilities in this area. The applicant is required to provide on
site recreation facilities at $1,700 per non-affordable dwelling unit (ADU) to serve the 
on-site residents ($663,000 based on 390 units). The applicant proposed a swimming 
pool, courtyard and indoor fitness center to meet this requirement. In addition , the 
applicant provided for an approximately 1 ,500 square foot fenced off-leash dog park 
for residents and guests. These recreation expenses typically only offset a portion of 
the impact of the new residents on the needed recreational facilities. The Park 
Authority requested a contribution of $524,191 for off-site park improvements (based 
on 587 anticipated residents in 390 units) at one or more parks in the area. The 
applicant proffered to contribute $525,084 (based on 588 residents) for the 
construction of the Cameron Run Trail off-site. However this amount maybe reduced 
by up to $55,000 based on the projected costs of the fitness station, lighting and street 
furniture provided for their portion of the on-site trail that maybe utilized by the public 
and considered an enhancement to a County trail. The Park Authority requested that 
the applicant not specifically direct the off-site park contribution . 

The Countywide Trails Plan map shows a major regional trail is planned along 
Cameron Run stream, and both a major and a minor paved trail along Huntington 
Avenue. The Comprehensive Plan also states that an applicant should intergrate "an 
urban park as a wayside area along the planned Cameron Run Trail. " The applicant 
proposed to construct the 10 foot wide trail and will also provide enhanced 
landscaping that includes new tree plantings, re-vegetation areas for the RPA, a 
fitness station , multiple connections to the sidewalks and residential buildings and a 
semi-circle with benches and planters. The applicant stated the regional trail will cost 
approximately $180,009 (including the fitness station, lighting and seating that they 
take up to $55,000 credit against the additional contribution). The proposed open 
space is a significant improvement from the existing surface parking that occupies the 
north end of the site along Cameron Run , and the improvements will help provide 
amenities to site users and eventual users of the regional trail. In the immediate term, 
the regional trail will not have connectivity beyond the boundaries of the property; 
however, eventual connectivity will draw many users to the north side of the subject 
property. Staff notes the rear parking garage will be fully exposed to this area; 
however, the applicant has treated the garage to soften its appearance. 

Fairfax County Public Schools (Appendix 13) 

The proposed development would be served by Cameron Elementary, Twain Middle, 
and Edison High School. According to the Fairfax County Public Schools (FCPS) 
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Analysis, the rezoning and subsequent development 18 additional elementary, 5 
additional middle school and 11 additional high school students for a total of 34 
additional students. As such, the FCPS determined that $318,852 (or $9,378 per 
student) was appropriate to offset the potential impact of additional students in the 
area. The applicant proffered to provide the requested contribution, but notes that the 
final amount may change if the number of units is reduced from 390 and thus result in 
fewer students generated by the site. In addition, the applicant proffered to provide 
notification of impending construction to Fairfax County Public Schools so they may 
appropriately plan for the additional students. 

Fairfax County Water Authority (Appendix 14) 

The property can be served by the Fairfax Water Authority; there is adequate water 
service available at the site from an existing 12-inch water main in Huntington Avenue. 
The Water Authority notes that there is an identified need for a 24-inch transmission 
main along the Huntington Avenue corridor and may request its design and 
construction be incorporated into the site plan for this application. 

Fire and Rescue Analysis (Appendix 15) 

The subject property is serviced by the Fairfax County Fire and Rescue Department 
Penn Daw Station #411 . 

Sanitary Sewer Analysis (Appendix 16) 

The subject property is located within the Cameron Run (J-1) watershed and would be 
sewered into the Alexandria Sanitation Authority (ASA). An existing ten inch line 
located on the property is adequate and based upon existing and expected flow there 
is excess capacity. 

The applicant provided for the requested Park Authority contributions and on-site 
improvements. However, the Park Authority does not agree with the targeted 
additional contribution . The applicant provided for the requested school contribution . 
Finally, the application has adequate water, fire and sanitary sewer services available. 
In staff's opinion, the public facilities criterion has been adequately addressed . 

Affordable Housing 

Ensuring an adequate supply of housing for low and moderate income families, those 
with special accessibility requirements, and those with other special needs is a goal of 
the County. The applicant can elect to fulfill this criterion by providing affordable units 
that are not otherwise required by the ADU Ordinance. As an alternative, land, 
adequate and ready to be developed for an equal number of units may be provided to 
the Fairfax County Redevelopment and Housing Authority or to such other entity as 
may be approved by the Board. Satisfaction of this criterion may also be achieved by a 
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contribution to the Housing Trust Fund or, as may be approved by the Board, a 
monetary and/or in-kind contribution to another entity whose mission is to provide 
affordable housing in Fairfax County, equal to 0.5% of the value of all of the units 
approved on the property except those that result in the provision of AD Us. 

The Comprehensive Plan states that residential development should only be approved 
if a minimum of 15% of the dwelling units are provided for low- and moderate-income 
households. Affordable dwelling units are not required based on the type of 
construction; however, in accordance with the Comprehensive Plan the applicant 
proffered to provide 15% of the units (59 units based on 390 total units) as workforce 
dwelling units (WDUs) in accordance with the Policy Guidelines adopted by the Board 
of Supervisors . The workforce housing would be evenly split for residents earning 
80%, 100% and 120% of the Area Median Income (AMI) for the Washington 
Metropolitan Statistical Area. The current AMI for a family of four is $107,100. In 
staffs opinion, this criterion has been adequately addressed. In the event the 
construction type changes the applicant maybe required to provide 5% AD Us and 10% 
WDUs in accordance with the Board Policy. 

Heritage Resources 

Heritage resources are those sites or structures, including their landscape settings that 
exemplify the cultural , architectural, economic, social, political, or historic heritage of 
the County or its communities. Such sites or structures have been listed on , or 
determined eligible for listing on, the National Register of Historic Places or the 
Virginia Landmarks Register; determined to be a contributing structure with in a district 
so listed or eligible for listing; located within and considered as a contributing structure 
within a Fairfax County Historic Overlay District; or listed on, or having a reasonable 
potential as determined by the County, for meeting the criteria for listing on , the Fairfax 
County Inventories of Historic or Archaeological Sites. These features are expected to 
be preserved through research, protection , preservation , or recordation. 

There are no known historical or archaeological resources on the subject site and in 
staffs opinion, this criterion has been adequately addressed. 

ZONING ORDINANCE PROVISIONS (Appendix 17) 

Planned Residential Mixed Use 

The PRM District was established to provide for high density, multiple family 
residential development, generally with a minimum density of 40 dwelling units per 
acre; for mixed use development consisting primarily of multiple family residential 
development, generally with a density of at least 20 dwelling units per acre, with 
secondary office and/or other commercial uses. PRM Districts are intended to be 
located in those limited areas where such high density residential or residential mixed 
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use development is in accordance with the adopted comprehensive plan such as 
within areas delineated as Transit Station Areas, and Urban and Suburban Centers. 
The PRM District regulations were designed to promote high standards in design and 
layout, to encourage compatibility among uses within the development and integration 
with adjacent developments, and otherwise implement the stated purpose and intent 
of this ordinance. 

The site is located in the Huntington Transit Station Area and is planned for a mix of 
commercial and residential uses up to 3.0 FAR. The principal use of the site is the 
multi-family residential and office, hotel and retail are permitted secondary uses for the 
site. In staff's opinion, the development proposes a high standard in design and layout 
and the uses are designed to be harmonious and will not adversely affect the use of 
adjacent properties. 

Standards for all Planned Developments (Sect. 16-1 00) 

Section 16-101 contains six general standards that must be met by a planned 
development. Section 16-1 02 contains three design standards to which all Conceptual 
and Final Development Plans are subject. The standards are summarized below and 
included in Appendix 16. 

Sect. 16-101 , General Standards 

The general standards require that the planned development conform with the 
Comprehensive Plan, achieve the purpose and intent of the planned development, 
address the efficient use of available land and protect environmental features, prevent 
injury to the use and value of adjacent properties, have adequate public facilities and 
provide linkages between internal and external facilities. 

For the subject property the Comprehensive Plan recommends a mixed use 
development up to 3.0 FAR with up to half of the square footage as residential uses. 
The proposed PRM District is a mixed use development with office, hotel and 
residential uses at 2.81. FAR and half of the proposed square footage is proposed as 
residential. The recommended and proposed development could not have been 
achieved with a conventional district due to the limits on intensity/density and required 
setbacks for the structures. The proposed planned district allows for efficient 
utilization of the land by concentrating the development near the roads to allow for a 
linear park and RPA restoration. In staff's opinion, the development has provided for a 
high quality design and architecture and will not cause substantial injury to use or 
value of existing adjacent development; public utilities are adequate for the site; 
transportation improvements and contributions to off-site improvements are proffered; 
the applicant contributed to parks and schools to off-set their impacts. Finally, the 
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development provided for an on-site pedestrian network with off-site linkages in terms 
of cross walks and trails. In staffs opinion, the applicant meets the general standards 
for a planned district. 

Sect. 16-102, Design Standards 

The design standards specify that the peripheral yards should generally conform with 
the setbacks for the most similar conventional district, provide for adequate parking, 
and street system. 

The C-4 (High Intensity Office) District is the most similar non-residential district for 
comparison of peripheral yards for the office and hotel portion of the site. The C-4 
District requires 40 foot front yards or 25° angle bulk plane (ABP), 25 foot rear or 20° 
ABP and no side yard requirement. The office building is proposed to have a 22 foot 
front yard with a 7.69° ABP along Huntington Avenue and 9.82 front yard and 3.29° 
ABP along Metroview Parkway. The hotel is setback 18.67 feet and 8.75° along 
Huntington Avenue. The R-30 (Residential , Thirty Dwelling Units per Acre) is the 
closest residential district to the residential portion of the site. The R-30 District 
requires 20 foot front yards or 25° ABP, 10 foot side or 25° ABP and 25 foot rear yards 
or 25° ABP. The applicant is providing 18.17 feet and 13.54° ABP along Huntington 
Avenue, 53.3 feet and 35.2° ABP from the western property line and 15.59 feet and 
11 .59° ABP to the northern property line. The table below summarizes the similar 
conventional district requirements and the proposed setbacks. 

C-4 Requirement Proposed Office/Hotel 
Front Yard 40' or 25° angle bulk 22 feet and 7.69° ABP -Huntington Avenue 

plane (ABP) 9.82 feet and 3.29° ABP- Metroview Parkway 

R-30 Requirement Proposed Residential 
Front Yard 20 feet or 25° ABP 18.17 feet and 13.54° ABP - Huntington Avenue 

12.54 feet and 9.38° ABP - Metroview Parkway 
Side Yard 10 feet or 25° ABP 53.3 feet and 35.2° ABP- Western Boundary 
Rear Yard 25 feet or 25° ABP 15.59 feet and 11.59° ABP - Northern 

Boundary 

While the proposed buildings are much closer to the peripheral properties line then 
would be permitted in a conventional district, this is an area where buildings are 
encouraged to be closer to the road to help create a more interesting street and 
walkable experience. In fact the applicant was requested by staff to remove an 
existing ingress/egress easement that previously located the buildings 51 feet from 
Huntington Avenue in order to create a more urban setting and dynamic streetscape in 
accordance with the Comprehensive Plan guidelines for Transit Oriented 
Development. In addition, the western boundary is the only shared property line and 
the applicant has exceeded the requirements for a similar conventional district. 
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The applicant proposed a reduction of the parking for the residential building that is 
being reviewed by the Department of Public Works and Environmental Services 
(DPWES) staff. The hotel and office will meet the Zoning Ordinance requirements. 
The street system provides for internal loading of the garages and removes those 
activities from Metroview Parkway. The applicant provided for interparcel access to 
the development to the west to access Robinson Street. In staffs opinion , the 
applicant meets the design standards for a planned district. 

Modifications/Waivers 

Modification of the required loading spaces 

The applicant requested a modification of the required loading spaces to provide the 
loading spaces depicted on the CDP/FDP. The 370,000 square foot residential 
building would require five spaces and two are proposed. The 110,000 square foot 
hotel would require two spaces and one is provided. The 370,000 square foot office 
building would require five spaces and one is provided (Section 11-202 Par. 15 limits 
the required loading spaces per use or building to five spaces). While staff would 
prefer additional loading spaces for the residential building located on the east side of 
the building and an additional space for the office building , staff can support the 
proposed modification. 

Waiver of Transitional Screening and Barrier Requirement 

The applicant requested a waiver of the transitional screening and barrier 
requirements between residential and commercial uses on-site and along the southern 
and eastern property line. In accordance with Section 13-304 a transitional screening 
Type 1 (25 foot wide landscape area) is required between the multi-family and on-site 
office and hotel and adjacent multi-family buildings acress Huntington Avenue and 
Metroview Parkway. A Barrier D (42"-48" chain link fence), E (6' brick wall), or F (6' 
wood fence) is required between the office and multi-family residential and BarrierE, F 
or G (6 foot chain link fence) between the hotel and multi-family residential. 
Section 13-305 (1) of the Zoning Ordinance specifically permits a waiver of the 
transitional screening and barrier when the uses are shown in the PRM District with a 
common development plan when compatibility issues have been addressed through a 
combination of the location and arrangement of building, architectural treatment or 
landscaping. Section 13-305 (3) permits a waiver when the site has been specifically 
designed to minimize adverse off-site impacts through architectural and landscape 
technique. The proposed mixed use development encourages uses to be located in 
close proximity to each other and requiring transitional screening on-site would 
unnecessarily separate the uses. The applicant provided for a streetscape and varied 
architectural design along Huntington Avenue and Metroview Parkway to reduce the 
impact of the office and hotel. In addition, the non-residential uses are separated from 
the multi-family to the south by approximately 160 feet (20 feet on-site streetscape, 80 
feet right-of-way and 60 feet off-site landscape and service road) and to the east by 
the Metrorail tracks. Staff supports the proposed waivers as requested . 
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Waiver of Bicycle Lane Construction 

The applicant requested a waiver for the construction of the bicycle lane construction 
along Huntington Avenue. There is existing right-of-way to allow for the construction 
of the bike lane and the applicant proffered to escrow $90,000 for its future 
construction . In staffs opinion, the bike lane along Huntington Avenue should be 
constructed in its entirety and not piecemeal with every development; staff supports 
the waiver. 

Modification of Parking Requirements 

The applicant requested a modification of the parking requirements for the site. They 
will meet the required parking for the office and hotel, but propose a modified way of 
calculating the requirement. The applicant requested a reduction in the required 
parking spaces for the residential. The applicant proposed providing 1.3 spaces per 
unit (507 spaces), instead of 1.6 spaces (661 spaces) per unit. This request is being 
reviewed by the Department of Public Works and Environmental Services (DPWES) 
and will be processed separately; however, staff has no objection to the proposed 
reduction due to the site's proximity to the metro. 

CONCLUSIONS AND RECOMMENDATIONS 

Staff Conclusions 

The applicant proposes to remove an existing office building and construct a new 
mixed use development in accordance with the Comprehensive Plan guidelines. The 
development will consist of office, hotel and residential and be evenly divided between the 
residential and non-residential uses as recommended by the Comprehensive Plan. In staffs 
opinion , the applicant provides for a high quality architecture treatment and layout of the 
buildings. The site provides for 15% of the residential units as workforce dwelling units. The 
applicant proposes to remove an existing parking lot and re-vegetate the RPA and construct 
the Cameron Run trail and linear park along the northern property line. The buildings will be 
designed to meet LEED Silver certification . In addition to providing for a 30% TOM reduction, 
the applicant proffered to provide frontage improvements in excess of one million dollars and 
contribute towards off-site transportation improvements in the amount of $745,880. The 
applicant proffered on-site recreation facilities and $525,084 towards off-site trail 
improvements. The applicant proffered $318,852 towards the Fairfax County Public Schools. 
In staffs opinion, the applicant satisfied the general and design standards for a planned 
district. 
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Recommendations 

Staff recommends approval of RZ 2011-MV-031 and associated Conceptual 
Development Plan, subject to the execution of proffers consistent with those contained in 
Appendix 1 of the staff report. 

Staff recommends approval of FOP 2011-MV-031, subject to the proposed Final 
Development Plan conditions contained in Appendix 2 of the staff report and the Board of 
Supervisors approval of RZ 2011-MV-031 and associated Conceptual Development Plan. 

Staff recommends approval of a modification of Section 11-203 of the Zoning 
Ordinance for the required loading spaces to permit the loading spaces depicted on the 
CDP/FDP. 

Staff recommends approval of a waiver of the Section 13-303 of the Zoning Ordinance 
for transitional screening and Section 13-304 for barrier requirements between the residential 
and commercial uses within the property and along the southern and eastern property 
boundaries. 

Staff recommends approval of a waiver of the requirement to construct a bicycle lane 
along Huntington Avenue. 

It should be noted that it is not the intent of the staff to recommend that the Board, in 
adopting any conditions, relieve the applicants/owner from compliance with the provisions of 
any applicable ordinances, regulations, or adopted standards; and that, should this 
application be approved, such approval does not interfere with, abrogate or annul any 
easements, covenants, or other agreements between parties, as they may apply to the 
property subject to this application. 

It should be further noted that the content of this report reflects the analysis and 
recommendations of staff; it does not reflect the position of the Board of Supervisors. 
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PROFFERS 
MidAtlantic Realty Partners, LLC 

RZ 2011-MV-031 

August 27, 2012 

APPENDIX 1 

Pursuant to Section 15.2-2303(a), Code of Virginia, 1950 as amended and subject to the 
Board of Supervisors approving a rezoning to the PRM District, for property identified as 
Tax Map 83-1 ((1 )) 34C (the "Appl ication Property") , the Applicant proffers for 
themselves, their successors and assigns the following conditions: 

1. Development Plan. 

A. Development of the Application Property shall be in substantial 
conformance with the Conceptual Development Plan/Final Development 
Plan ("COP/FOP") prepared by Urban, Ltd., which contains Sheets 1-35, 
and which is dated June, 20 II as revised through August 17, 20 12. 

B. Notwithstanding that the COP/FOP is presented on Sheets 1-35, it shall be 
understood that the CDP shall be the entire plan shown on Sheets 2, 3, 16-
21 relative to the general location of the points of access, the maximum 
number and type of dwelling units, the general amount and location of 
open space, the general location of the limits of clearing and grading, and 
the general location and arrangement of the buildings and parking garages 
and phasing. The Appl icant has the option to request a FDPA for 
elements other than the COP elements from the Planning Commission for 
all or a portion of the COP/FOP in accordance with the provisions set 
forth in Section 16-402 of the Zoning Ordinance with respect to the 
remaining elements as determined by the Zoning Administrator. 

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

D. The CDP/FDP provides for interim use of the residential and commercial 
portions of the Application Property as open space plazas, should the 
development be phased (the "Phased Open Space Areas"). Nothing shall 
preclude the request for or potential approval of temporary uses, such as 
farmer's markets, recreational activities, art shows or community 
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gatherings on the Phased Open Space Areas shown on Sheets 18 and 20 of 
the CDP/FDP, as may be permitted in the PRM District and upon issuance 
of a Temporary Use Permit by the Zoning Administrator. No permanent 
structures or permanent booths shall be associated with any temporary use 
that may be permitted by the Zoning Administrator. 

E. The existing use on the Application Property shall be permitted to 
continue, in its current condition, until such time as a site plan is approved 
to implement any portion of the development approved with this 
Application and the existing structure is demolished. 

F. Approximately 6,000 square feet of the office building's ground floor shall 
be provided for anci llary commercial uses such as retail , restaurant and/or 
service uses. As an option, this space may be used for offices if 
demonstrated to the satisfaction of the Zoning Administrator that diligent 
efforts have been made to lease the space and that those efforts have been 
unsuccessful. If so, then the office use of this area must provide for street 
activation in terms of entries and other architectural features to the 
satisfaction of the Zoning Administrator. 

2. Transportation. 

A. Pedestrian Facilities. The App licant shall provide a comprehensive 
sidewalk system within the developed portions of the Application Property 
as generally shown on the COP/FOP, including the widening sidewalks 
along Huntington Avenue. Construction of sidewalks shall be concurrent 
with development activity on the Application Property. 

B. Bicycle Racks. The Applicant shall provide bicycle racks in the vicinity 
of the front door of the residential building sufficient to store a minimum 
of five (5) visitor bicycles. The Applicant shall provide storage for an 
additional 30 bicycles within the residential parking structure for use by 
the residents, and additional storage shall be provided within the 
commercial parking structures for use of the employees. The design, style 
and install ation of the bike racks and bicycle storage shall be approved by 
Fairfax County Department of Transportation ("FCDOT") at time of site 
plan approval. Bicycle racks shall be installed prior to the issuance of the 
first Residential Use Permit ("RUP"). 

C. Use of Garages. Required parking spaces within the structure garages 
shall only be used for a purpose that will not interfere with the intended 
purpose of garages (e.g., parking of vehicles and bicycles). The Applicants 
shall provide green recharging stations in all three parking garages. 

D. Huntington Avenue Crosswalk. The Applicant shall construct a crosswalk 
across Huntington Avenue, perpendicular from the Application Property's 
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southeastern corner, as shown on the CDP/FDP prior to the issuance of the 
first RUP or non-residential use permit ("NonRUP"), whichever occurs 
first. Off-site sidewalk and accessible connections shall be provided to 
facilitate the crosswalk's function , if permitted by the Virginia Department 
of Transportation ("YDOT"). Pedestrian heads shall be installed and 
existing traffic signals shall be modified, if permitted by YDOT. 

E. Metroview Parkway Crosswalk. The Applicant shall construct a crosswalk 
across Metroview Parkway, perpendicular from the Application Property's 
eastern property line and connecting to the southwestern corner of 
Metroview Parkway and Midtown Avenue, as shown on the COP/FOP 
prior to the issuance of the first RUP or NonRUP, whichever occurs first. 
Off-site sidewalk and accessible connections shall be provided to faci litate 
the crosswalk's function, if permitted by VDOT. 

F. Extension of Left Tum Lane from Huntington Avenue onto Metroview 
Parkway. The existing 190 foot long left turn lane and 130 foot long taper 
going eastbound on Huntington Avenue shall be extended by the 
Applicant to a 340 foot long turn lane with 100 foot long taper. This 
extension shall be constructed in accordance with YDOT standards and 
shall be available for public use prior to the issuance of the !50th RUP for 
the residential buildings or NonRUPS for a minimum of 150,000 GSF 
within the commercial building(s), whichever comes first. The Applicant 
shall request acceptance of this extended left turn lane by YDOT, and 
shall di ligently pursue its acceptance by YDOT; however, VDOT 
acceptance shall not be required prior to the full occupation of the 
Application Property, but shall be required prior to the full release of any 
bond or escrow that may be held for that extension. 

G. Bike Lane on Huntington Avenue. Funds in the amount of $90,000.00 
shall be escrowed with the Department of Public Works and 
Environmental Services ("DPWES") by the Applicant prior to site plan 
approval in order to allow the future construction of a 5-foot wide bike 
lane, by others, within the existing right-of-way along the Application 
Property's Huntington A venue frontage. 

H. Interparcel Connection. An interparcel connection shall be permitted at no 
cost to the Applicant along the western property line of the Application 
Property at such time as the adjacent parcel is redeveloped. The developer 
of the adjacent parcel shall be entirely responsible for the cost to provide 
this interparcel connection, unless otherwise privately agreed upon by the 
owners of the two properties. This interparcel connection shall be in a 
location that is agreeable to both the Applicant and YDOT. 

I. Delays. Should any of the transportation improvements described herein 
be delayed due to circumstances beyond the Applicant's control , later 
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dates for compliance may be permitted as determined appropriate by the 
Zoning Administrator. 

J. Transportation Contributions. 

( 1) Prior to site plan approval for the first building (for the purposes of 
this Proffer 2J, the two residential buildings shall be considered 
one building), the Applicant shall contribute $ 183,907 for 
interchange improvements for Telegraph Road at Huntington 
Avenue and $39,033 fo r interchange improvements fo r Telegraph 
Road at North Kings Highway or other transportation 
improvements within 1 mile of the Application Property. 

(2) Prior to the issuance of the fi rst RUP or NonRUP for the second 
building, the Applicant shall contribute another $ 183,907 for 
interchange improvements for Telegraph Road at Huntington 
Avenue and $39,033 for interchange improvements fo r Telegraph 
Road at North Kings Highway or other transportation 
improvements within 1 mile of the Application Property. 

(3) Prior to the issuance of a building permit for the third building the 
Applicant shall contribute $300,000 toward the design and/or 
construction of the interchange of Huntington A venue and 
Richmond H ighway. In the event that this interchange is removed 
from the Comprehensive Plan or is constructed by others, then the 
contribution shall be directed toward other transportation 
improvements within 1 mile of the Application Property. 

K. The contributions noted above shall escalate on a yearly basis from the 
base year of 201 3 and shall change effective each January I thereafter, 
based on changes in the Consumer Price Index for all urban consumers 
(not seasonally adjusted) ("CPI-U"), both as permitted by Virginia State 
Code Section 15-2-2303-3. 

3. TDM Strategies. 

A. Transportation demand management ("TDM") strategies, as detailed 
below, shall be utilized by the Applicant and/or its successors or assigns to 
reduce vehicular trips generated by residents and employees of the 
Application Property during peak hours. 

B. Mass transit, ride-sharing, and other transportation strategies shall be 
utilized to reduce baseline trips generated from the Application Property 
during peak hours by a minimum of 30% . For purposes of this proffer, the 
baseline number of trips from which such reductions are measured shall be 
determined using the trip generation rates data published by the Institute 
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of Transportation Engineers in the Trip Generation Manual, 8'11 Edition 
and as determined by FCDOT for a total of 390 residential dwelling units 
and 370,000 GSl' of Officc/1-lotel Uses during the highest peak hour 
period (AM or PM) of the adjacent street, lluntington Avenue. In the 
event the Application Property is developed with fewer than 390 
residential dwelling units and 370,000 GSF of OHice/1-lotei/Retail Uses, 
then the baseline number of trips shall be calculated as if 390 residential 
dwelling units were constructed. Residents and employers of the 
Application Property shall be advised of this transportation strategy. 
Transportation coordination duties shall be carried out by the Prope11y 
Manager, or assigns. 

C. In order to meet the trip reduction goals set forth in Proffer 3.B, a T'DM 
Plru1 shall be submitted to FCDOT for approval prior to site plan approvaL 
The TOM Plan shall be adopted and implemented prior to the issuance of 
the J!rst RUP or NonRUP, whichever is first. 'I'he TDM Plan should 
outline the components of the TOM Plan and may be subsequently 
adjusted by mutual agreement between the Applicant (and subsequent 
UOA/1-IOA/COA, as applicable) and FCDOT. All adjustments shall be 
approved by FCDOT and will not require a Proffered Condition 
Amendment ("PCA"). Any changes to the TOM Plan should be noted in 
the Annual Report described in Proller 3.F. 

D. The following is a list of strategies, in addition to those that may be 
outlined in the TOM Plan, that shall be instituted by the Owner of the 
Application Prope11y prior to the issuance of the first RUP or NonRUP, 
whichever is first: 

(I) Designate an individual (such as property management staff and/or 
residential association representative) to act as the transportation 
coordinator ("TC") for the Application Property, who shall be 
responsible to implement the TDM strategies for the Application 
Property, with on-going coordination with FCDOT. This 
individual may, if appropriate, be the same person for the 
commercial and residential structure. The Applicant shall provide 
written notice to FCDOT within I 0 days of the designation of the 
TC and thereafter within I 0 days of any change in said 
designation. 

(2) Provide Metro maps, schedules, and fom1s; infmmation on the 
Fai1'fax County Ride Share Program; and information on other 
relevant transit options available to owners/tenants either in a 
newsletter to be published on a regular basis and not fewer than 
Jour ( 4) times per calendar year in the event that a website for the 
Application Property is not established. If the Applicant elects to 
establish a website for the project, then the Applicant shall pmvide 
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written notice to FCDOT of the website address and the date the 
site became operational and shall include links to the commuter 
information listed above. 

(3) Provide SmartTrip cards loaded with a minimum of $25 to all 
tenants of the residential building upon their initial lease. 

( 4) Provide a business center f(lr use by the residents of the 
Application Property. The business center shall include, at a 
minimum, access to telcphone(s), computcr(s), printer(s), a 
scanner, and high-speed internet. 

(5) Equip all residential units on the Application Property with 
broadband wiring for internet access. 

(6) Provide secure bike storage for residents and employees, sufficient 
to store, at a minimum, one (I) bicycle for every J(Jrty (40) 
required vehicle parking spaces. 'T'he design, style and installation 
of the bike racks and bicycle storage shall be approved by FCDO'T'. 

(7) Pa11icipate in a larger Tnmsportation Management Association 
should one be established for this area. 

(8) The TDM program shall be continued by a Condominium Owners 
Association ("COA'') in the event of a condominium conversion. 

E. One year I(Jllowing build-out of the Application Property and every three 
years thereafter or as requested by FCDO'T' in years when trip counts 
reveal that goals were not met, the Transportation Coordinator will 
administer a survey of residents and office workers on the Application 
Property. For purposes of this TDM proffer, build-out of the Application 
Property shall be deemed to occur upon the issuance of the last RUP f(lr 
the residential building plus NonRUPS for a minimum of 292,800 GSF 
within the commercial building(s) (approximately 80% of the commercial 
building) if the residential phase is constructed first, or shall be deemed to 
occur upon the issuance of NonRUPs for a minimum of 366,000 GSF with 
in the commercial building(s) and the 312'" Non-RUP for the for 
residential building (approximately 80% of the residential units) if the 
commercial phase is constructed first. The survey shall include, at a 
minimum, details regarding the number of times per week the resident 
commutes, the mode of transportation for commuting purposes, and his or 
her work destination and shall be approved by FCDOT prior to 
distribution. 

F. One year f(lllowing build-out of the Application Property, and annually 
thereafter, the et1ectiveness of the TDM strategies shall be evaluated and 
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reported to FCDOT. The TC shall submit to FCDOT a report describing 
the previous year's TDM strategic efforts and the e11ectiveness of the 
TDM program in reaching trip reduction goals, including, as applicable, 
sample marketing materials, expenditures, the result of traf1ic counts as 
outlined in Paragraph G below. The report shall be submitted to FC:DOT 
no later than April 30th of each year, unless a later date is approved by the 
County. The TC shall coordinate draft survey materials and the 
methodology for conducting trafJic counts with FCDOT prior to each 
year's count, as applicable. If the survey is not received by April 30'11

, the 
Applicant or C:OA will be subject to a TDM Remedy Fund payment of 
$75 per day in arrears beginning with the first day of non-payment 

G. Concurrent with the establishment and funding of the TDM Account, the 
Applicant shall establish a separate, interest-bearing account referred to 
herein as the "TDM Remedy Fund." All interest earned on moneys 
deposited in the TDM Remedy Fund shall be added to the principal of the 
TDM Remedy Fund and used for TDM Remedy Fund purposes. Within 
thirty (30) days after the issuance of the first RUP for the Application 
Property, the Applicant shall contribute $.20 per square foot of 
commercial, excluding hotel and retail, and $.I 0 per square foot of 
residential to the TDM Remedy Fund. Moneys from the TDM Remedy 
Fund shall he drawn on by the Applicant/successor or COA only for 
purposes of immediate need of 'fDM 1\mding and may be drawn upon 
prior to any TDM Budget adjustments. 

1-L As part of the annual rcpm1ing process, the Owner nf the Application 
Prope11y shall measure actual trip generation of the Application Property 
in order to evaluate the success of meeting the trip reduction objectives set 
f(J1·th in subparagraph B., above. 

(I) Peak hour vehicular traffic counts shall be conducted during the 
highest peak traffic period (AM or PM, whichever is highest) 
("Peak Hour Trips") of the adjacent street, Jluntington Avenue, 
over two (2) days, within a maximum two (2) week period, at a 
time of year that reflects typical travel demand conditions (e.g., 
September to May - and not during holiday weeks, on Mondays or 
Fridays, or when public schools are not in session.) 

Residents and employees shall not be notified in advance of the 
days or times that these counts will be taken. 

The Applictmt shall notify and get approval from FC:DOT on the 
trip count methodology in advance of the dates that the counts are 
to be undertaken. 
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(2) The results of the trip generation analyses referenced in 
subparagraph F. , above, shall be compared to the baseline trip 
generation referenced in subparagraph B., above, to determine if 
the proffered 30% reduction of peak hour trips has been met. 

(3) In the event the traffic counts reveal that the proffered 30% peak 
hour trip reduction has been met, then the Applicant shall continue 
to implement the TOM strategies in place and no adjustments to 
the program or penalties are required. 

(4) If applicable, the first time traffic counts that are conducted in 
accord with proffer subparagraph H.!. , above, reveal that the 
baseline trip reduction has not been met, the TC shall request a 
meeting with FCOOT within thirty (30) days after the completion 
of the traffic counts to review the results of that report and the 
TOM strategies then in place for the Application Property. The TC 
shall be responsible to design and implement a strategy that is 
intended to bring baseline peak hour trip reductions to the 
proffered percentage. The Applicant shall submit any revisions to 
the TOM Plan to FCOOT within thirty (30) days following this 
meeting. 

(5) In the event that a subsequent (second) annual traffic count 
conducted in accord with proffer subparagraph H.l ., above, reveals 
that the base line trip reductions have not been met, then the TC 
shall draw upon the Remedy Fund based on the following scale: 

Exceeded Trip 
Goals Penalty 

1% - 3% 1% of Remedy Fund 

3.1%-6% 2% of Remedy Fund 

6.1% - 10% 4% of Remedy Fund 

Over 10% 8% of Remedy Fund 

Monies from the Remedy Fund should be used to enhance the 
TOM program in order to meet the stated goals. 

The TC shall request a meeting with FCOOT within thirty (30) 
days after the completion of the traffic counts to review the results 
of that report and the TOM strategies then in place for the 
Application Property. The TC shall be responsible to design and 
implement a strategy that is intended to bring baseline peak hour 
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trip reductions to the proffered percentage. The Applicant shall 
submi t any revisions to the TDM Plan to FCDOT within thirty (30) 
days fo llowing this meeting. 

(6) If a fo llowing (third) annual traffi c count is required in accord with 
proffer subparagraph H.l. , above, reveals that the baseline trip 
reduction has not been met, then the TDM Remedy Fund payment 
described in subparagraph H.S., above, shall again be paid, and 
shall continue to be paid each subsequent year that trip reducti on 
goals are not met. Each year the trip counts reveal the goals were 
not met, the TC shall request a meeting with FCDOT within thirty 
(30) days after the completion of the Trip Counts to review the 
results of that report and the TDM strategies then in place for the 
Application Property, to discuss alternati ve strategies to meet the 
proffe red reduction, to discuss the appropriateness of the proffered 
reduction, and/or to di scuss setting an alternati ve peak hour trip 
reduction (that may be less than 30%). The TC shall submit any 
revisions to the TDM Plan and TDM Budget to FCDOT within 
thirty (30) days following thi s meeting . FCDOT shall approve any 
changes to the TDM Plan prior to its implementation and without 
the need fo r a PCA. 

I. If three (3) .consecutive annual trip counts conducted in accord with 
subparagraph H.l , above, reveal that the trip reduction thresholds are met 
after build out of the Application Property as defined herein, then tri p 
counts shall only be conducted biannuall y if requested by the County, or 
less (including elimination of this requirement) if it is determined by 
FCDOT that fewer counts are necessary to indicate continued compliance. 
Further, upon such event, only annual reports detailing the programmatic 
elements in place and yearly TDM expenditure assessment and/or survey 
results will be required . 

J. If subsequent trip counts reveal that the trip reduction thresholds are not 
being met, then the annual counts, surveys, reports and penalties shall 
again be required as described in Subparagraphs E, F, H. I and H.S , until 
such time ·as three (3) consecutive annual trip counts reveal that the trip 
reduction thresholds are met. 

4. Commercial Loading Activities . All loading activities for the hotel and office 
buildings shall take place within the loading dock. Delivery trucks shall not be 
permitted to park for any length of time along Darton Lane. 
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5. Landscape Plan. A landscape plan shall be submitted concurrently with the first 
submission of any site plan for the Application Property that shows, at a 
minimum, landscaping in conformance with the landscape design shown on the 
CDP/FDP. Said plan shall be coordinated with and approved by the Fairfax 
County Urban Forest Management Division, DPWES ("UFMD"). Street trees 
along Huntington A venue and Metroview Parkway shall be a minimum of 2 Y2 - 3 
inch caliper at the time of planting and shall be planted in structural cells as may 
be required by UFMD. These planting sites shall have a minimum of 5-6 feet 
open surface width, 80 square feet of open surface area, and an 8 foot wide 
minimum rooting area. Soil volume for Category III and Category IV trees as 
indicated in the Public Facilities Manual ("PFM") shall be a minimum of 750 
cubic feet per tree for single trees. Other trees on-site that cannot be planted in 
accordance with the PFM requirements shall be planted using structural cells or 
simi lar solutions as approved by UFMD. 

6. Location of landscaping shown on the CDP/FDP may be modified with the 
approval of UFMD, if necessary in order to provide clearance fo r utilities that 
may be located along Huntington Avenue. All street trees shall be located subject 
to VDOT approval so as not to interfere w ith required sight distance. The 
Applicant shall provide maintenance and replacement of landscaping as 
necessary. 

7. Sustainable Design. 

A. In order to promote energy conservation and green building techniques, 
the Appl icant shall obtain Core and Shell LEED Si lver Certification for 
the Office building. 

1. The Applicants shall include a U.S. Green Building Council 
("USGBC") Leadership in Energy and Environmental Design 
("LEED") accredited professional as a member of the design team . 
The LEED accredited professional shall work with the team to 
incorporate the current version, at the time of Applicant 's 
registration, of LEED design elements into the project. At time of 
site plan submission, the Applicants shall provide documentation 
to the Environmental and Development Review Branch of the 
Department of Planning and Zoning ("DPZ") demonstrating 
compliance with the commitment to engage such a professional. 

2. The Applicants will include, as part of the site plan submission and 
building plan submission for any building to be constructed, a list 
of specific credits within the most current version, at the time of 
Applicants' registration, of the USGBC's Core and Shell LEED 
rating system or other LEED rating system determined by the 
USGBC that the Applicants anticipate attaining. The LEED 
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accredited professional will provide ce11ification statements at both 
the time of site plan review and the time of building plan review 
confirming that the items on the list will meet at least the minimum 
number of credits necessary to attain LEED Silver Core and Shell 
certification of the project. In addition, prior to site plan approval, 
the Applicant will designate the Chief of the Environment and 
Development Review Branch of DPZ as a team member in the 
USGBC's LEED online system. T'his team member will have 
privileges to review the project status and monitor the progress of 
all documents submitted by the project team, but will not be 
assigned responsibility for any LEED credits and will not be 
provided with the authority to modify any documentation or 
paperwork. 

3. Prior to building plan approval, the Applicants will execute a 
separate agreement and post, for each building, a "Green Building 
Escrow," in the fonn of cash or a Letter of Credit from a financial 
institution acceptable to DPWES as defined in the Public Facilities 
Manual, in the amount of $2.00 per gross square foot for that 
building. This Green Building Escrow shall be in addition to and 
separate from other bond or escrow requirements and shall be 
released upon demonstration of attainment of Silver certification 
by the USGBC under the most current version at the time of 
Applicants' registration of LEED Core and Shell rating system or 
other LEED rating system determined by the USGBC, to be 
applicable to each building. The provision to the Environment and 
Development Review Branch of DPZ of documentation t]·om the 
USGBC that each building has attained LEED Silver Core and 
Shell certification will be sufJicient to satisfy this commitment. If 
the Applicants fail to provide documentation to the Environmental 
and Development Review Branch of DPZ demonstrating 
attainment of LEED Silver Core and Shell certification within two 
years of issuance of the first Non-RUP for office use for each 
building, the escrow will be released to Fairfax County and will be 
posted to a fund within the County budget supporting 
implementation of County environmental initiatives. 

4. If the Applicants provide documentation to the Environment and 
Development Review Branch of DPZ, within two years of issuance 
of the first NonRU P fclr office use for each building, that 
demonstrates that LEED Silver certification has not been obtained 
but the building has been determined by the USGBC to fl\11 within 
three points of attainment of LEED Silver certification, lifty 
percent (50%) of the escrow will be released to the Applicants, the 
other fifty percent (50%) will be released to Fairfax County and 
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will be posted to a fund within the County budget that supports 
implementation of County envil'onmental initiatives. 

5. If the Applicants provide evidence that LEED Silver Core and 
Shell ce11ification has been delayed through no fault of the 
Applicants, this proffered time !fame shall be extended by the 
Zoning Administrator, and no release of escrowed funds shall be 
made to the Applicants or to the County during this extended time 
fl·ame. 

6. All references to the U.S. Green Building Council shall apply to 
similar certifying agencies that are created subsequent to approval 
of this application, provided that the alternative certifying agency 
is acceptable to Fairfax County and the Applicants. 

B. In order to promote energy conservation and green building techniques, 
the Applicant shall obtain LEED Silver NC certification for the Hotel 
Building. 

I. The Applicants shall include a U.S. Green Building Council 
(USGBC) Leadership in Energy and Environmental Design 
("LEED") accredited professional as a member of the design team. 
The LEED accredited professional shall work with the team to 
incorporate the current version, at the time of Applicant's 
registration, of LEED design elements into the project. At time of 
site plan submission, the Applicants shall provide documentation 
to the Environmental and Development Review Branch of DPZ 
demonstrating compliance with the commitment to engage such a 
professional. 

2. The Applicants will include, as part of the site plan submission and 
building plan submission for the hotel, a list of specific credits 
within the most current version, at the time of Applicants' 
registration, of the USGBC's LEED Silver NC rating system or 
other LEED rating system determined by the USGBC that the 
Applicants anticipate attaining. The LEED accredited professional 
will provide certification statements at both the time of site plan 
review and the time of building plan review confirming that the 
items on the list will meet at least the minimum number of credits 
necessary to attain LEED Silver NC ceiiification of the project. In 
addition, prior to site plan approval, the Applicant will designate 
the Chief of the Environment and Development Review Branch of 
DPZ as a team member in the USGBC's LEED online system. 
This team member will have privileges to review the project status 
and monitor the progress of all documents submitted by the project 
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team, but will not be assigned responsibility for any LEED credits 
and will not be provided with the authority to modify any 
documentation or paperwork. 

3. Prior to building plan approval, the Applicants will execute a 
separate agreement and post a "Green Building Escrow," in the 
form of cash or a Letter of Credit !rom a Jinancial institution 
acceptable to DPWES as defined in the PFM, in the amount of 
$2.00 per gross square foot for the hotel building. This Green 
Bui !ding Escrow shall be in addition to and separate fi·om other 
bond or escrow requirements and shall be released upon 
demonstration of attainment of certification by the USGBC under 
the most current version at the time of Applicants' registration of 
LEED Silver NC rating system or other l,EED rating system 
determined by the USGBC, to be applicable. The provision to the 
Environment and Development Review Branch of DPZ of 
documentation from the USGBC that the hotel building has 
attained LEED Silver NC certifkation will be sufflcient to satisfy 
this commitment. If the Applicants fail to provide documentation 
to the Environmental and Development Review Branch of DPZ 
demonstrating attainment of LEED Silver NC certification within 
two years of issuance of the first NonRUP, the escrow will be 
released to Fairfax County and will be posted to a fund within the 
County budget supporting implementation of County 
environmental initiatives. 

4. If the Applicants provide documentation to the Environment and 
Development Review Branch of DPZ, within two years of issuance 
of the first NonRUP that demonstrates that LEED Silver NC 
certification has not been obtained but the building has been 
determined by the USGBC to fall within three points of attainment 
of LEED Silver NC certification, fifty percent (50%) of the escrow 
will be released to the Applicants, the other fifty percent (50%) 
will be released to Fairfax County and will be posted to a fund 
within the County budget that supports implementation of County 
environmental initiatives. 

5. If the Applicants provide evidence that LEED Silver NC 
ce11ification has been delayed through no fault of the Applicants, 
this proffered time frame shall be extended by the Zoning 
Administrator, and no release of escrowed funds shall be made to 
the Applicants or to the County during this extended time frame. 

6. All references to the U.S. Green Building Council shall apply to 
similar certifying agencies that are created subsequent to approval 
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of this application, provided that the alternative certifying agency 
is acceptable to Fairfax County and the Applicants. 

C. The Applicant shall select to certify the construction of the multifamily 
structure under (1) LEED NC; (2) Certification in accordance with the 
National Association of Home Builders (NAHB) National Green Building 
Certification for multi-family developments, using the ENERGY S'fAR1

'' 

Qualified Homes path for energy performance, as demonstrated through 
documentation submitted to DPWES and the Environmental and 
Development Review Branch of DPZ thlm a home energy rater certitled 
through the NAHB Research Center that demonstrates that the dwelling 
unit has attained the ce11itication prior to the issuance of the RUP for each 
dwelling; or (3) qualification in accordance with ENERGY STAR@ f(Jr 
Homes as determined by the submission of documentation to the 
Environment and Development Review Branch of DPZ fi·om a home 
energy rater certified through the Residential Energy Services Network 
(RESNET) program that demonstrates that the dwelling unit has attained 
the ENERGY STAR00 for Homes qualification prior to the issuance of the 
RUP for each dwelling. If LEED NC is chosen, then: 

1. The Applicants shall include a U.S. Green Building Council 
(USGBC) Leadership in Energy and Environmental Design 
("LEED") accredited professional as a member of the design team. 
The LEED accredited professional shall work with the team to 
incorporate the cuiTent version, at the time of Applicant's 
registration, of LEED design elements into the project. At time of 
site plan submission, the Applicants shall provide documentation 
to the Environmental and Development Review Branch of DPZ 
demonstrating compliance with the' commitment to engage. such a 
professional. 

2. The Applicants will include, as pm1 of the site plan submission and 
building plan submission for any building to be constructed, a list 
of specific credits within the most current version, at the time of 
Applicants' registration, of the USOBC's LEED NC rating system 
or other LEED rating system determined by the USGBC that the 
Applicants anticipate attaining. The LEED accredited professional 
will provide certification statements at both the time of site plan 
review and the time of building plan review conlirn1ing that the 
items on the list will meet at least the minimum number of credits 
necessary to attain LEED NC certification of the project. In 
addition, prior to site plan approval, the Applicant will designate 
the Chief of the Environment and Development Review Branch of 
DPZ as a team member in the USGBC's LEED online system. 
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This team member will have privileges to review the project status 
and monitor the progress of all documents submitted by the project 
team, but will not be assigned responsibility for any LEED credits 
and will not be provided with the authority to modify any 
documentation or paperwork. 

3. Prior to building plan approval, the Applicants will execute a 
separate agreement and post, for each building, a "Green Building 
Escrow," in the form of cash or a Letter of Credit from a financial 
institution acceptable to DPWES as defined in the Public Facilities 
Manual, in the amount of $2.00 per gross square J(JOt for that 
building. This Green Building Escrow shall be in addition to and 
separate from other bond or escrow requirements and shall be 
released upon demonstration of attainment of certification by the 
USGBC under the most current version at the time of Applicants' 
registration of LEED NC rating system or other LEED rating 
system detennined by the USGBC, to be applicable to each 
building. The provision to the Environment and Development 
Review Branch of DPZ of documentation from the USGBC that 
each building has attained LEED NC certification will be sunicicnt 
to satisfy this commitment. If the Applicants n1il to provide 
documentation to the Environmental and Development Review 
Branch of DPZ demonstrating attainment of LEED NC 
certification within two years of issuance of the first RUP, the 
escrow will be released to Fairfax County and will be posted to a 
fund within the County budget supporting implementation of 
County environmental initiatives. 

4. If the Applicants provide documentation to the Environment and 
Development Review Branch of DPZ, within two years of issuance 
of the first RUP for residential use for each building, that 
demonstrates that LEED NC certilication has not been obtained 
but the building has been determined by the USGBC to fall within 
three points of attainment of LEED NC certification, fifty percent 
(50%) of the escrow will be released to the Applicants, the other 
fifty percent (50%) will be released to Fairfax County and will be 
posted to a fund within the County budget that supports 
implementation of County environmental initiatives. 

5. If the Applicants provide evidence that LEED NC certification has 
been delayed through no fault of the Applicants, this proJTered 
time frame shall be extended by the Zoning Administrator, and no 
release of escrowed funds shall be made to the Applicants or to the 
County during this extended time frame. 
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6. All references to the U.S. Green Building Council shall apply to 
similar certifying agencies that are created subsequent to approval 
of this application, provided that the alternative certify ing agency 
is acceptable to Fairfax County and the Applicants. 

8. Best Management Practices. 

A. The Applicants shall incorporate Best Management Practices ("BMP") 
such as a Stormcepter system and/or Filterra devices in accordance with 
the PFM in order to improve water quality associated with stormwater 
runoff. 

B. The Applicants shall revegetate the Resource Protection Area ("RP A") on 
the Application Property to the extent practicable, as generall y shown on 
the CDP/FDP and as approved by the UFMD. 

9. Exterior Lighting. In accordance with Sect. 14-900 of the Ordinance, all on-site 
lighting shall be directed downward and inward in order to minimize light from 
spilling onto adjacent properties. In order to provide maximum security, energy 
effi ciency and quality ambient lighting, full cut-off light fi xtures shall be used for 
all parking deck lighting, including any "wall-pack" security lighting. Upper 
level parking deck lighting fi xtures shall not exceed a height of 12 feet, shall be 
sited and shielded so as not to be visible fro m the ground plane and to minimize 
glare to residential units, and shall utilize full cut-off fixtures. Interior parking 
garage lighting shall be sited and shielded to minimize direct visibility from the 
exterior of the site. Lighting for landscaping shall not utilize " up-lighting", but 
shall rather utilize downward-focused lighting that does not present glare or 
provide an overly lit environment that hinders night-time vision. 

I 0. Noise Attenuation. 

A. The Applicant shall provide the following noise attenuation measures as a 
result of the Traffic Noise Analysis prepared by Polysonics dated 
April4, 2012: 

( 1) In order to reduce interior noise to a level of approximately 45 
dBA Ldn, residential units fronting onto Metroview Parkway as 
being impacted by Metro Train noise having levels projected to be 
greater than 70 dBA Ldn shall employ the fo llowing acoustical 
measures: 

Exterior walls shall have a laboratory sound transmissiOn class 
("STC") rating of at least 45. Doors and glazing shall have a 
laboratory STC rating of at least 35 . If glazing constitutes more 
than 35% of an exposed fa9ade, then the glazing shall have a STC 
as calculated by the acoustician. A ll surfaces shall be sealed and 
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caulked in accordance with methods approved by the American 
Society for Testing and Materials ("ASTM") to minimize sound 
transmission. 

(2) In order to reduce interior noise to a level of approximately 45 
dB A Ldn, residential units onto Huntington A venue, and 
residential units extending approximately half way through the 
residential structure located on Metroview Parkway as being 
impacted by highway and Metro 'J'rain noise having levels 
projected to be between 65 and 70 dBA Ldn shall employ with the 
following acoustical measures: 

Exterior walls shall have a laboratory sound transmiSSion class 
(STC) rating of at least 39. Doors and glazing shall have a 
laboratory STC rating of at least 32 unless glazing constitutes more 
than 35% of any fa9ade exposed to noise levels of Ldn 65 dB A or 
above. If glazing constitutes more than 35% of an exposed fa9ade, 
then the glazing shall have a STC as calculated by the acoustician. 
All surfaces shall be sealed and caulked in accordance with 
methods approved by the American Society for Testing and 
Materials (ASTM) to minimize sound transmission. 

(3) In order to reduce interior noise to a level of approximately 50 
dB A Ldn, areas of the Office building that are impacted by Metro 
Train noise having levels projected to be greater than 70 elBA Ldn 
shall employ the following acoustical measures: 

Exterior walls shall have a laboratory sound transmission class 
(S'rC) rating of at least 45. Doors and glazing shall have a 
laboratory STC rating of at least 35. All surfaces shall be sealed 
and caulked in accordance with methods approved by the ASTM to 
minimize sound transmission. 

(4) In order to reduce interior noise to a level of approximately 45 
elBA Ldn, those areas of the hotel that are subject to noise having 
levels projected to be greater than 65 elBA Ldn shall employ the 
following acoustical measures: 

Exterior walls shall have a laboratory s·rc rating of at least 39. 
Doors and glazing shall have a laboratory STC rating of at least 32 
unless glazing constitutes more than 3 5% of any fac;ade exposed to 
noise levels of Ldn 65 elBA or above. If glazing constitutes more 
than 35% of an exposed fa9ade, then the glazing shall have a STC 
as calculated by the acoustician. All surfaces shall be sealed and 
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caulked in accordance with methods approved by the ASTM to 
minimize sound transmission. 

B. Alternative interior noise attenuation measures may be provided subject to 
the implementation of a refined noise study as reviewed and approved by 
DPWES after consultation with DPZ. 

II. Architectural Design. 

A. The architectural design of the buildings within the Application Property 
shall be generally consistent with the elevations shown on Sheets 4-7 of 
the CDP/FDP, and shall be generally consistent in style on all sides of the 
structure. In accordance with Sect. 2-506 of the Ordinance, penthouses 
and other equipment shall be exempt from the maximum heights stated on 
the CDP/FDP. 

B. The residential buildings shall be constructed with a mixture of masonry, 
precast, cementi tious siding, and glass materials. No vinyl siding shall be 
used on the exterior building facades, but may be used within the 
residential courtyard fa<;:ades. 

C. The office/hotel building(s) shall be constructed with a mixture of 
masonry, metal panel, precast and glass materials. The hotel may also 
include the use of synthetic stucco in its fa<;:ade. 

D. All mechanical equi pment, with the exception of necessary transformers 
and emergency back-up generators, shall be located on the roofs of the 
residential and office/hotel building. Th is rooftop equipment shall be 
screened from the view of pedestrians who are at ground level. In addition, 
the rooftop of the hotel that is visible from the offi ce structure shall be 
aesthetical ly treated. 

E. All dumpsters shall be fu lly screened from view through the use of so lid, 
opaque enclosures or other effective measures on all sides. 

F. All loading bay doors shall be kept closed unless a vehicle is entering or 
exiting the loading bay. 

G. Any telecommunications equipment, antennae or dishes on the roof or 
attached to the roof of the buildings that are not individual satellite dishes 
that belong to the residents of the building shall be fl ush mounted, 
screened and/or treated to compliment the architecture of the structure 
upon which it is located as may be approved by the Planning Commission 
pursuant to additional approvals. Notwithstanding the fo regoing, the 
Applicant shall follow all laws and regulations established by the FCC or 
other organization with regard to telecommunication equipment. 
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H. The Applicants shall underground all existing overhead utilities along the 
Application Property's Huntington Avenue frontage prior to the issuance 
of the 150th RU P for the residential building, or 150,000 GSF for the 
commercial buildings, whichever occurs first. Should the full 
undergrounding of the utilities be delayed due to circumstances beyond 
the Applicant' s control, later dates for compliance may be permitted as 
determined appropriate by the Zoning Administrator. 

I. The elevations may be refined as a result of final design and engineering 
so long as the character and quality of the buildings remain in substantial 
conformance with those shown on the COP/FOP. Regardless of what is 
depicted on the COP/FOP, the residential lobby within the northern 
section may be located anywhere along the southern face of that structure, 
which is !orated directly across from the hotel and office buildings. 

J. Prior to site plan approval of the residential building, the Applicant shall 
provide elevations of the proposed fac;:ade and decorative treatment of the 
eastern fac;:ade to the Planning Commission for their approval as an 

· Administrative Item. In the event that the hotel building is constructed 
before the residential building or at the same time as the residential 
building, then this requirement shall be void. Prior to site plan approval for 
the hotel building, the Applicant shall provide elevations of the proposed 
fac;:ade and decorative treatment of the eastern fac;:ade of the hotel to the 
Planning Commission for their approval as an Administrative Item. In the 
event that the hotel building and office buildings are constructed at the 
same time then this requirement shall be void. 

12. Recreational Facilities. 

A. Pursuant to Paragraph 2 of Section 6-409 of the Zoning Ordinance 
regarding developed recreational facilities, the Applicant shall provide for 
the Application Property's use a swimming pool, passive courtyard seating 
areas, a dog park and an indoor recreational/leasing facility as shown on 
the CDP/FDP. Other recreational facilities , such as tot lots, playgrounds, 
roof terraces, seating areas or courts may be provided within the interior 
open space areas on the Application Property without the need for FDPA 
approval. Additional seating areas may also be permitted within the 
exterior open space areas on the Application Property without the need for 
FOPA approval. The use of the proposed off-leash dog park shall be 
limited to residents, guests and their dogs, and shall be signed accordingly. 

B. Prior to site plan approval, the Applicant shall demonstrate to DPWES that 
the minimum expenditure for the active recreational facilities in 
accordance with the Zoning Ordinance specified above was $1,700.00 per 
residential unit, excluding the dog park. In the event the total cost of 
recreational improvements is demonstrated to be less than $1 ,700.00 per 
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unit, the Applicant shall provide the remainder in a cash contribution to 
the Fairfax County Park Authority for the development of active 
recreational facilities in the vicinity of the Application Property prior to 
site plan approval. 

C. The Applicant shall construct the portion of the Cameron Run Trail, a 10 
foot wide Type I Trail that traverses the Application Property, and shall 
dedicate a minimum 16-foot wide public access easement to the benefit of 
the Fairfax County Board of Supervisors to accommodate the trail and 
other public amenities as described in this proffer, The Applicant shall 
provide a way-side park, seating, fitness station, plantings and lighting 
along the trail as shown on the CDP/FDP and within the easement 
described above f(Jr the users of the Cameron Run Trail. The Applicant 
shall ensure that the future prope1ty owners association shall maintain the 
trail, fitness station(s), park seating, plantings and lighting, and shall be 
responsible for the removal of debris lhnn this casement area, No trunks 
of trees shall be planted within four feet of the trail surface, and any limbs 
fhllll trees that may inlerfere with a pedestrian or bicyclist's usc of that 
trail shall be pruned, The Applicant shall be responsible for maintenance 
of the trail until responsibility is turned over to the property owner's 
association, 

D. Prior to site plan approval for the residential structure, the Applicant shall 
contribute $893,00 per resident generated to the Fairfax County Park 
Authority to be used f(Jr the design and construction of those portions of 
the Cameron Run Trail that are not located on the Application Prope1ty 
and which might otherwise not be funded by future developer proffers. 
The number of residents generated shall be calculated based on the 
following ratio: eniciencylstudio, one bedroom and one bedroom with den 
units generating 1 ,25 residents per unit; two bedroom and two bedroom 
with den units generating 2 residents per unit; and Workforce !lousing 
Units generating 1.5 residents per unit (If 217 studio, one bedroom and 
one bedroom with den units, 114 two bedroom and two bedroom with den 
units, and 59 Workforce Housing Units are constructed, then 588 residents 
will be generated and the contribution amount will be $525,084 This 
amount may be reduced by as much as $55,000 based on the projected 
costs to purchase and/or construct the fitness station, benches/street 
furniture, trail lighting, etc. associated with the trail and which may be 
utilized by the public as determined by DPWES. 

E, Prior to Site Plan approval, the Applicant shall design that portion of the 
Cameron Run Trail located on the Application Property. This design shall 
include benches, lighting, landscaping and public amenities, such as 
fitness stations and way side parks that shall be located along this trail on 
the Application Property and available t(Jr public use. Prior to the issuance 
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of the first RUP for the Application Property, the Applicant shall construct 
and install that portion of the Cameron Run Trail located on the 
Application Property, and shall install all trail amenities as described in 
this proffer and approved at site plan. 

13 . Workforce Housing. The Applicant shall provide 15% of the units constructed 
within the residential building as Workforce Dwelling Units (WDUs), as 
recommended in the Comprehensive Plan for the Huntington Transit 
Development Area in accordance with the Policy Guidelines adopted by the 
Board of Supervisors on October 15, 2007 for Class IliA construction multifamily 
buildings, which specifies that the Wo~kforce Units be available in equal amounts 
to households of income levels of 80 percent, I 00 percent and 120 percent of the 
Area Median Income (AMI) for the Washington Metropolitan Statistical Area 
(MSA) adjusted for household size, as determined periodically by the U.S. 
Department of Housing and Urban Development. In the event that a construction 
type other than Class IliA is proposed that would require Affordable Dwelling 
Units (ADUs), then the Applicant shall provide 5% of the units as ADUs in 
accordance with Part 8 of Article 2 of the Ordinance and 10% of the units as 
WDUs in accordance with Policy Guidelines adopted by the Board of Supervisors 
on October 15,2007. 

14. Schools Contribution. Prior to site plan approval for the residential building, the 
Applicant shall contribute the amount of $9,378.00 per student generated (based 
on a ratio of 0.04 7 elementary school students, 0.013 middle school students, and 
0.027 high school students per dwelling unit, which would result in a total 
contribution of $318,852.00 if 390 dwelling units are constructed) to the Fairfax 
County Board of Supervisors for the construction of capital improvements to 
Edison High School pyramid and/or Cluster V Fairfax County public schools to 
which the students generated by the Application Property are scheduled to attend. 
As noted in this proffer and pursuant to County Policy, the final school 
contribution shall be determined based upon the total number of units constructed 
within the residential structure. Prior to beginning construction of the residential 
building, the Applicant shall notify the Fairfax County Public Schools of the 
intended construction and anticipated completion date. 

15 . Signs. The Applicant shall abide by the regulations in Article 12 of the Zoning 
Ordinance or pursuant to a separate Comprehensive Sign Plan approved by the 
Planning Commission with regard to permanent and temporary signs on the 
Application Property. 
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16. Severability. If determined appropriate in accordance with the parameters stated 
in Par. 1 OD of Sect. 16-402 of the Ordinance, any of these land 
bays/sections/buildings within the Application Property may be subject to 
Proffered Condition Amendments and Final Development Plan Amendments 
without joinder or consent of the property owners of the other land 
bays/sections/bui ldings. 

17. Successors and Assigns. These proffers will bind and inure to the benefit of the 
Applicant and his/her successors and assigns, and shall remain in full force and 
effect regardless of whether the multi-family residential units are for rent or for 
sale. 

18. Counterparts. These proffers may be executed in one or more counterparts, each 
of which when so executed and delivered shall be deemed an original document 
and a ll of which taken together shall constitute but one in the same instrument. 

!SIGNATURES BEGIN ON NEXT PAGEl 
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APPENDIX 2 

PROPOSED FINAL DEVELOPMENT PLAN AMENDMENT CONDITIONS 

FOP 2011-MV-031 

September 6, 2012 

If it is the intent of the Planning Commission to approve FOP 2011-MV-031 for a mixed 
use development at Tax map 83-1 ((1 )) 34C, staff recommends that the Planning 
Commission condition the approval by requiring conformance with the following development 
conditions. 

1. Development of the property shall be in substantial conformance with the FOP entitled 
"2250 Huntington Avenue" submitted by Urban L TO. consisting of 39 sheets dated 
June 2011 as revised through August 17, 2012. 

The proposed conditions are staff recommendations and do not reflect the position of 
the Planning Commission unless and until adopted by that Commission. 
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August6, 2012 
Zoning Evaluation Dlvt·" · .• ron 

Via Hand Delivery 

Barbara C. Berlin, Director 
Fairfax County DPZ/ZED 
12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035 

Re: Statement of Justification 
Application to Rezone the Property from the 1-5 District to the PRM District 
(the "Application") 
Mid Atlantic Realty Partners, LLC (the "Applicant") 
Tax Map 83-1 ((1)) 34C (the "Property") 
2550 Huntington Avenue 

Dear Ms. Berlin: 

Please accept this statement as justification for the rezoning of the Property from the 1-5 
District to the PRM District. The applicant is seeking approval to develop up to 370,000 
square feet of multi-family uses (approximately 390 dwelling units) and up to 370,000 
square feet of commercial uses at a development intensity of approximately 2.81 FAR. 
Included in the Application is the provision of a major regional trail along Cameron Run 
and a wayside park for the. trail. The information contained in this letter provides 
additional details regarding the Application. 

Property Description 

The Property is located within the northwestern quadrant of the intersections of 
Huntington Avenue (Rt. 1332) and Metroview Parkway (Rt. 8750) in the Mount Vernon 
Magisterial District of Fairfax County, Virginia. The Property contains approximately 
263,085 square feet (6.04 acres) of land area that is zoned 1-5 (General Industrial 
District) . The Property is currently developed with a 5 story, 129,857 square foot, brick 
office building that was constructed in 1969. This structure will be demolished and its 
associated surface parking lot and outdoor storage will be removed prior to 
redevelopment. 

Cameron Run , a perennial stream, runs along the western portion of the northern 
boundary of the Property and an undeveloped commercial property is located along the 

PHONE 7 03 528 4 700 I FAX 703 525 3197 I WWW.THELANDLAWYERS.COM 

COURTHOUSE PLAZA I 2200 CLA RENDON BLVD., THIRTEENTH FLOOR I ARLINGTON, VA 22201-3359 
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remainder of the northern boundary of the Property. Metroview Parkway, the raised 
subway tracks for Metro's Yellow line and the Midtown Alexandria condominiums are 
located to the east. Huntington Avenue, the Huntington Club Condominiums and the 
Huntington Metro Station are located to the south. An office building and surface 
parking are located to the west. A section of Tax Map 83-1 has been copied into this 
letter below for context. 

Comprehensive Plan 

The Property is located within the Mount Vernon Planning District (Area IV), Huntington 
Community Planning Sector (MV1 ), Land Unit G. It is also located within the Huntington 
Metro Station Transit Development Area . Specific Text for the Property states, 

"Parcel 83-1 ((1)) 34C falls within the Transit Development Area. This 
parcel is planned for a mixture of residential, office and restaurant/retail 
uses at 2. 0 to 3. 0 FAR, and a maximum height of 165 feet. The residential 
component should be limited to approximately one-half of the total 
development. Redevelopment of the site should include, at a minimum, 
[certain] elements ... " 

{A0528302.DOCX /1 Statement of Justification 005869 000029} 
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In addition to the site specific text, there is additional text that is specific to the Transit 
Development Area. This text states that " ... development in the Transit Development 
Area may exceed the base level up to the li1dicated maximum level if the conditions of 
the Plan are met, including satisfaction of the development criteria." 

The Application provides for a mixture of approximately % multifamily residential uses 
and Y, commercial uses, high quality architecture and a pedestrian oriented design. The 
structures will be located adjacent to the adjoining walkways in keeping with an urban 
streetscape. Structured parking will be wrapped by the residential and commercial 
structures, with the exception of one side of a parking structure facing Metroview 
Parkway that will be architecturally treated to mitigate any visual impacts. Fifteen 
percent of the residential units will be designated as workforce housing as 
recommended by the Comprehensive Plan. 

There is a small portion of a Resource Protection Area ("RPA") located on the 
northwestern portion of the Property that is currently covered in asphalt That asphalt 
will be removed and the area will be revegetated to the extent possible, given the 
existence of large utility easements in the RPA where trees cannot be planted. The 
Applicant is proposing that a required major asphalt trail and an area of grasscrete for a 
fire truck turn-around be permitted to be located within the RPA If this is permitted, the 
disturbed area in the RPA will decrease from its current 16,060 square feet (0.37 acres) 
to 3,819 square feet (0.09 acres), a reduction of 76.21%. An urban park as a wayside 
along the planned major trail, the Cameron Run Trail, is proposed within the northwest 
portion of the Property. 

Integrated pedestrian and bicycle systems and other site amenities will be provided as 
recommended. Buildings will be designed to accommodate telecommunications 
antennas and equipment cabinets in a way that is compatible with the architecture and 
would conceal the antennas and equipment from surrounding properties and roadways. 
Park and recreation impacts will be mitigated as provided in the proffers. Finally, the 
Application adheres to the adopted Transit Oriented Development Guidelines contained 
in Appendix 11 of the land Use section of the Policy Plan. Many of the TDA criteria 
duplicate the site specific criteria, which have been discussed above. 

The Applicant believes that the Application is in conformance with the recommendations 
of the Comprehensive Plan. 

{A0528302.DOCX /1 Statement of Justtftcation 005869 000029) 
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Waivers and Modifications 

The Applicant is seeking the following waivers and modifications: 

• Reduction of Parking Requirement pursuant to Par. 5 of Sect.11 -102 of the 
Ordinance, which permits a reduction of required parking spaces by the Board of 
Supervisors when the development is in proximity to a mass transit station, 
subject to conditions it deems appropriate. The Property is directly across 
Huntington Avenue from the Huntington Metro Station. 1.6 parking 
spaces/residential unit, 2.6 parking spaces/1 000 feet for office uses, and 
1 parking space/hotel unit plus 4 parking spaces/50 hotel units are required per 
the Ordinance. The Applicant is proposing the provision of 1.3 parking 
spaces/residential unit and 2.6 spaces/1 000 square feet of office uses with no 
additional spaces required for any reta il/restaurant uses that may be located 
within the office structure; and that 1.25 spaces per hotel unit be permitted. 

• Reduction of Loading Spaces pursuant to Par. 2 of Sect. 11 -202 of the 
Ordinance, which permits a reduction in the number of required loading spaces 
by the Director of DPWES if those loading spaces are used cooperatively by two 
or more uses. Five loading Spaces are required and four loading spaces are 
requested. 

• Waiver of Transitional Screening and Barriers between the commercial and 
residential uses on the Property pursuant to Par. 1 of Sect. 13-305 of the 
Ordinance. Compatibility between these uses on-site will be addressed by a 
combination of the location and arrangement of buildings. 

• Waiver of Transitional Screening and Barriers along the southern periphery 
between the commercial building and the Huntington Club Condominium 
property pursuant to Par. 5 and 6 of Sect. 13-305 of the Ordinance. The 
Huntington Club Condominium property is currently under consideration for a 
Comprehensive Plan amendment to permit development similar to that proposed 
in the Application . Given the immediate proximity of the Huntington Club property 
to the Huntington Metro property, and given good planning practices, it is likely 
that a similar development will be approved at some point in the future. 

Summary 

The proposed mixed use development has been specifically designed in order to meet 
the recommendations of the Comprehensive Plan. The Applicant believes that 
conformance has been achieved with the Application. It is the Applicant's intention to 
provide a high-quality, transit-oriented development on the Property. To that end, the 
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Applicant has been working closely with surrounding community organizations prior to 
filing the Application and will continue to do so throughout the rezoning process. 

Please do not hesitate to contact me should you have any questions or require further 
information. 

Very truly yours, 

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

I I /?C)J 
f~(/A ~ ~)~ 

lnda E. Stagg ·~ -· 
Senior Land Use Planner 

Enclosures 

cc: Matthew D. Robinson; Senior Vice President- Development, MRP Realty 
John M. Beger!; Vice President- Multifamily, MRP Realty 
David P. Harrington; Director, Huntington Avenue Associates LLC 
Clayton C. Tack; Project Manager, Urban Engineering & Associates, Inc. 
Michael J. Workosky; Vice President, M. J. Wells & Associates, Inc. 
Federico Olivera-Sala; Senior Associate, SK&I Architectural Design Group 
Martin D. Walsh 

{AD528302DOCX /1 Statement of Justification 005869 000029) 



APPENDIX 4 

REZONING AFFIDAVIT 

DATE: June 8, 20 12 
(enter date affidavit is notarized) 

I, Inda E. Stagg, agent , do hereby state that I am an 
(enter name of appl icant or authorized agent) 

(check one) [ ] 
[.t] 

applicant 
applicant 's authorized agent listed in Par. 1(a) below 

in Application No.(s): RZ/FDP 2011 -MV-03 1 
(enter County-ass igned application number(s), e.g. RZ 88-V-001 ) 

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

I (a). The following constitutes a listing of the names and addresses of al l APPLICANTS, TITLE 
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the 
application,* and, if any of the forego ing 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 forego ing with respect to the application: 

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

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

Midatlantic Realty Partners, LLC 

Agents: 
Manhew D. Robinson 
John M. Begert 
Robert J. Murphy 
Richard J. Saas 
Frederick W. Rothmeijer 
Ryan K. Wade 

(check if applicable) 

ADDRESS RELATION SHIP(S) 
(enter number, street, city, state, and zip code) (enter applicable re lationships 

listed in BOLD above) 

3050 K Street, N.W., # 125 Applicant/Contract Purchaser of 
Washington, DC 20007 Tax Map 83-1 (( I)) 34C 

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

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

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

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



R ezo ning A ttachment to Pa r . l (a) 

DATE: June 8, 2012 
(enter date affidavit is nota rized) 

for Application No. (s): RZ/FDP 20 11 -MV-03 1 
(enter County-assigned application number (s)) 

Page _I_ or _2_ 

(NOTE: A ll re lationships to the application are to be disclosed. Mu ltiple relationships may be listed 
together, e.g. , Attorney/Agent, Con t ract P urchaser /Lessee, Applicant/Title Owner, etc. For a 
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the 
Relationship column. 

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

Huntington Avenue Associates LLC 

Agent: 
David P. Harrington 

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

Agents: 
Martin D. Walsh 
Lynne J. Strobel 
Timothy S. Sampson 
M. Catharine Puskar 
Sara V. Mariska 
G. Evan Pritchard 
Jonathan D. Puvak 
Elizabeth D. Baker 
lnda E. Stagg 
El izabeth A. McKeeby 

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

Agents: 
Clayton C. Tock 
Sara E. Sinclair 

SK&I Architectural Design Group LLC 

Agents: 
Sami M. Kirkdi l 
Frederico Olivera Sala (nmi) 

(check if appli cable) [.r] 

FORM RZA- 1 Updated (711 /06) 

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

I I I Oronoco Street 
Alexandria, VA 223 14 

2200 Clarendon Boulevard 
13th Floor 
Arl ington, Virginia 2220 I 

77 12 Little River Turnpike 
Annandale, Virginia 22003 

7735 Old Georgetown Road, # 1000 
Bethesda, Maryland 20814 

R ELATIONS HIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Title Owner of Tax Map 
83-I (( I)) 34C 

Attorneys/Planners/ Agent 

Engineers/Agent 

Architect/Agent 

There are more relationships to be listed and Par. I (a) is continued futther 
o n a "Rezoning Attachment to Par. I (a)" form. 



R ezoning A ttac hment to Par. I( a) 

DATE: June 8, 20 12 

(enter date affidavit is notarized) 
for Application No. (s): RZ/FDP 20 II -MY -03 1 

(enter County-ass igned application number (s)) 

Page _2_ of_2_ 

(NOTE: All relationships to the app lication are to be disclosed. Mu ltiple re lationshi ps may be listed 
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/T it le Owner, e tc. For a 
multiparce l application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the 
Re lationship column. 

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

M.J. Wells & Associates, Inc. 

Agents: 
Robin L. Antonucci 
Michael J. Workosk]' 
Kevin A. Berger 

Cooper Carry, Inc. 

Agents: 
David W. Kitchens 
Robert F. Uhrin 
Andrea Schaub 

LSG Landscape Arch itecture Inc. 

Agent: 
Mark R. Lewis 

(check if appli cable) 

~RM RZA-1 Updo"d (7111<16) 

[ ] 

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

1420 Spring Hill Road, Suite 600 
McLean, Virginia 22102 

112 South Alfred Street, Suite 100 
Alexandria, Virginia 223 14 

19 19 Ga ll ows Road, # 110 
Vienna, VA 22 182 

R ELATIONSH IP(S) 
(enter applicable relationships 
listed in BOLD above) 

Transponation Consultant! 
Agent 

Architect/ Agent 

Landscape Archi tect/Agent 

There are more relationships to be listed and Par. l(a) is continued further 
on a "Rezon ing Attachment to Par. I (a)" form. 



Page Two 
REZONING AFFIDAVIT 

DATE: June 8 20 12 
(enter date affidavit is notarized) 

for Application No. (s): RZ/FDP 201 1-MY-03 I 
(enter County-assigned application number(s)) 

I (b). The fo llowing constitutes a listing*** of the SHAREHOLDERS of a ll corporations disclosed in th is 
affidav it who own 10% or more of any class of stock issued by said corporation, and where s uch 
corporation has I 0 or less shareholders, a listing of a ll of the shareho lders, and if the corporation is 
an owner of the subject land , all of the OFFICERS and DIRECTORS of such corpora tio n: 

(NOTE: Include SOLE PROPRIETORSHIPS, LIMITED LIABILITY COMPANIES, and REAL ESTATE 
INVESTMENT TRUSTS herein. ) 

CORPORATION INFORMATION 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and z ip code) 
Midatlantic Realty Partners, LLC 
3050 K Street, N.W., # I 25 
Washington, DC 20007 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and a ll of the shareholders are listed be low. 
[ ] There are more than I 0 shareholders, and all o f the shareholders owning I 0% or more of 

any class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

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

NAMES OF SHAREHOLDERS: (enter first name, middle initial , and last name) 
Members: Richard J. Saas, Frederick W. Rothmeijer, Robert J. Murphy, Ryan K. Wade 

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

(check if applicable) f.t] There is more corporation information and Par. I (b) is continued on a " Rezoning 
Attachment l{b)" form. 

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

FORM RZA-1 Updated (711/06) 
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Rezoning Attachment to Par. l(b) 

DATE: June 8, 201 2 
(enter date affidavit is notarized) 

for Application No. (s): _RZ_IF_D_ P_2_0_1_1-_M_V_ -0_3_1 _____ _____ _ 
(enter County-ass igned applicatio n number (s)) 

NAME & ADDRESS OF CORPORATION: (ente r complete name, number, street, city, state, and zip code) 
Huntington Avenue Associates LLC 
Ill Oronoco Street 
Alexandria, VA 223 14 

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

class of stock issued by said corporation are I is ted below. 
[ ] There are more than I 0 shareholders, but no shareho lder owns I 0% or more of any class of 

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial , and last name) 
Members: Becker Family Holdings, LLC, Cannon Family, L.L.C., JABA Holdings, LLC, JHGT Holdings, LLC, VS Helix, LLC 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
Directors: David P. Harrington, Raben A. Becker, Karee K. Mi ller, David H. Davis 

NAME & ADDR ESS OF CORPORATION: (enter complete name, number, street, city, state, and z ip code) 
Becker Family Holdings, LLC 
2405 Oak Vale Coun 
Vienna, VA 22 18 1 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are I 0 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 I 0 shareholders, but no shareholder owns I 0% or more of any c lass 

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

NAMES OF THE SHAREHOLDERS: (enter first name, midd le initial , and last name) 
Members: 
Clarence E. Becker Residuary Trust f/b/o Margaret M. Becker; Margaret M. Becker; Raben A. Becker, Richard B. Becker, Barbara A. Walsh 

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

(check if applicable) 

FORM RZA- 1 Updated (711/06) 

There is more corporation information and Par. I (b) is conti nued further on a 
"Rezoning Attachment to Par. I (b)" form. 



Rezoning Attachment to Par. l(b) 

DATE: June 8, 2012 
(enter date affidavit is notarized) 

for Application No. (s): RZ/FDP 2011-MV-031 
(enter County-ass igned application number (s)) 

Page_2_of_6_ 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Cannon Family, L.L.C. 
6601 Briar Hill Court 
McLean, VA 22 10 1 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class of 

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
Members: 
Suzanne C. Davis, Gene K. Cannon, Margaret Cannon Trust flb/o Eugene F. Cannon, Jr. 

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

NAME & ADDRESS OF CORPORA TJON: (enter complete name, number, street, city, state, and zip code) 
JABA Holdings, LLC, 
20385 Stillhouse Branch Place 
Potomac Falls, VA 20 165 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

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

NAMES OF THE SHAREHOLDERS: (enter firs t name, middle initial, and last name) 
Sole Member: David P. Harrington 

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

(check if applicable) 

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

There is more corporation information and Par. I (b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 



Rezoning Attachment to Par. l(b) 

DATE: June 8, 2012 
(enter date affidavit is notarized) 

for Application No. (s): RZ/FDP 20 11 -MV-031 
(enter County-assigned application number (s)) 

Page _3_ or_6_ 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, c ity, state, and zip code) 
JHGT Holdings, LLC 
1080 Fairview Lane 
West Palm Beach, FL 33404 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all ofthe shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class of 

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initia l, and last name) 
Sole Member: Joy Harrington Graue 

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

NAME & ADDRESS OF CORPORA TJON: (enter complete name, number, street, city, state, and zip code) 
VS Helix, LLC 
5341 Beverly's Mill Road 
Broad Run, VA 201 37 

DESCR1PTION OF CORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and a ll of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and a ll ofthe shareholders owning 10% or more of any 

class of stock issued by said corporation are I is ted below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

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

NAMES OF THE SHAREHOLD ERS: (enter first name, middle initia l, and last name) 
Members: 
Victoria L. Miller, MarkS. Miller Trust flb/o MarkS. Miller 

NAMES OF OFFICERS & DIRECTO RS: (enter first name, middle initial, last name, and tit le, e.g. 
President, Vice-Presid ent, Secretary, Treasurer, etc.) 

(check if applicable) 

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

There is more corporation information and Par. I (b) is continued further on a 
"Rezoning Attachment to Par. J(b)" form . 



Rezoning Attachment to Par. l (b) 

DATE: June 8, 20 12 
(enter date affidavit is notarized) 

for Application No. (s): RZ/FDP 20 11 -MV-031 
(enter County-assigned application number (s)) 

Page _i_ of j_ 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, c ity, state, and zip code) 
Urban Engineering & Associates, Inc. tla Urban Ltd. 
77 12 Little River Turnpike 
Annandale, Virginia 22003 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and a ll of the shareholders are listed below. 
[ ) There are more than 10 shareholders, and a ll ofthe shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ) There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class of 

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

NAMES OF THE SHAREHOLDE R: (enter first name, middle initia l, and last name) 
Barry B. Smith 
J. Edgar Sears, Jr. 
Brian A. Sears 

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

NAME & ADDRESS OF CORPORA TJON: (enter complete name, number, street, c ity, state, and zip code) 
SK&I Arch itectural Design Group LLC 
7735 Old Georgetown Road,IIIOOO 
Bethesda, Maryland 208 14 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and a ll of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Meral lskir (nmi), member 
Sami M. Kirkdi l, member 

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

(check if applicable) 

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

There is more corporation information and Par. I {b) is continued fu rther on a 
"Rezoning Attachment to Par. l (b)" form. 



Rezoning Attachment to Par. l (b) 

DATE: June 8, 20 12 
(enter date affidavit is notarized) 

for Application No. (s): RZ/FDP 20 11-MV-031 
(enter County-assigned application number (s)) 

Page _5_ or_6_ 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Walsh, Colucci, Lubeley, Emrich & Walsh, P.C. 
2200 Clarendon Boulevard, 13th Floor 
Arlington, Vi rginia 2220 I 

DESCRJPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[.t] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class of 

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
David J. Bomgardner, E. Andrew Burcher, Thomas J. Colucci, Peter M. Dolan, Jr., Jay du Von, Jerry K. Emrich (former), 
William A. Fogarty, John H. Foote, H. Mark Goetzman, Bryan H. Guidash, Michael D. Lubeley, J. Randall Minchew, M. Catharine 
Puskar, John E. Rinaldi , Lynne J. Strobel, Garth M. Wainman, Nan E. Walsh, Martin D. Walsh 

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

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

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are I 0 or less shareholders, and all of the shareholders are listed below. 
(.t] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are I is ted below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
M.J. Wells & Associates, Inc. Employee Stock Ownership Trust. All employees are eligible plan participants; however, no one employee 
owns I 0% or more of any class of stock. 

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

(check if applicable) (J] 

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

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. I (b)" form. 



Pagei__ ori__ 
Rezoning Attachment to Par. l (b) 

DATE: June 8 , 20 12 

(ente r date affidavit is notarized ) 
for Application No. (s): _RZ_ff_ D_ P_2_0_I _I-_MV __ -0_3-:-I __ ~-:-------:--:---

(ente r County-ass igned application number (s)) 

NAME & ADDRESS OF CORPORA TTON: (enter complete name, number, street, city, state, and zip code) 
Cooper Carry, Inc. 
11 2 South Alfred Street, Su ite 100 
Alexandria, Virginia 223 14 

DESCRIPTION OF C ORPORATION: (check one statement) 
[ ] There are 10 or less shar eholders, and all of the shareholders are listed below. 
[.t] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more o f any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class o f 

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

NAMES OF THE S HARE HOLDE R: (enter first name, middle initia l, and last name) 
Kevin R. Cantley 

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, c ity , state, and zip code) 
LSG Landscape Architecture Inc. 
19 19 Gallows Road, # 11 0 
Vienna, VA 22 182 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and a ll of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareho lders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

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

NAMES OF THE SHAREHOLDERS: (enter first name, midd le initial, and last name) 
Robert K. Esselbum 
Mark C. Gionet 
Mark R. Lewis 
Yunhui Connie Fan 

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

{check if applicable) [ ] 

FORM RZA·I Updated (7/1/06) 

There is more corporation information and Par. l{b) is continued fu rther on a 
"Rezoning Attachment to Par. I (b)" form. 



Page Three 

REZONING AFFIDA VlT 

DATE: June 8, 20 12 
(enter date affidavit is notarized) 

for Application No. (s): RZ/FDP 20 11 -MV -03 1 
(enter County-assigned application number(s)) 

=--=-====--===== ===============--==-===========--===== 

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

PARTNERSHIP INFORMATION 

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

None 

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

NAMES AND TITLE OF THE PARTNERS (enter first name, middle initia l, last name, and t itle, e.g. 
General Partner, Limited Partner, or General and Limited Partner) 

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

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until : (a) only individual persons are listed or (b) the listing for a corporation having more than I 0 shareholders 
has no shareholder owning I 0% or more of any class of stock. In the case of an A PPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land thai is a partnersllip, corporation, or trust, such successive breakdown 
must include a listing and f urther breakdown of all of its partners, of its shareholders as required above, am/ of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any parlnersllip, corporation, or 
trust owning 10% or more of the APPLICANT, TITL E OWNER, CONTRACT PURCHASER or LESSEE* of the land. 
Limited liability companies and real estate investment/rusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further listings on an anachment page, and reference the same footnote numbers on 
the anachment page. 

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



Page Four 
REZONING AFFIDAVIT 

DATE: June 8, 201 2 
(enter date affidavit is notarized) 

for Application No. (s): RZ/FDP 2011-MV-03 1 
(enter County-assigned application number(s)) 

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

[ ] In add ition to the names listed in Paragraphs l (a), l( b), and l(c) above, the fo llowing is a listi ng 
of any and all other individuals who own in the aggregate (directly and as a shareho lder, partner, 
and beneficiary of a trust) I 0% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land: 

[.1] O ther than the names listed in Paragraphs l (a), l (b), and !(c) above, no individual owns in the 
aggregate (directly and as a shareholder, partner, and benefic iary of a trust) I 0% or more of the 
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 

2. That no member of the Fairfax County Board of Supervisors, Planning Commiss ion, or any member of 
his or her immediate househo ld owns or has any financia l inte rest in the subject land e ither 
individually, by ownership of stock in a corporat ion owning such land, or through an interest in a 
partnership owning such land. 

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

None 

(check ifapplicable) [ ] 

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

There are more interests to be listed and Par. 2 is conti nued on a 
"Rezoning Attachment to Par. 2" form. 



Page Five 
REZONING AFFIDA VlT 

DATE: June8 20 12 
(enter date affidavit is notarized) 

for Appl ication No. (s): RZ/FDP 20 11 -MV-031 
(enter County-assigned application number(s)) 

3. That with in the twelve-month period prior to the public hearing of th is application, no member of the 
Fairfax County Board of Supervisors, Planning Commission, or any member of hi s or her immed iate 
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 c lass, has, or has had any bus iness or financ ia l relationship, other than any 
ord inary depositor or customer relationsh ip with or by a reta il establishment, public utility, or bank, 
including any gift or donation having a value of more than $1 00, sing ularly or in the aggregate, with 
any of those listed in Par. I above. 

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

(NOTE: Business or linancia l relationships of the type described in this paragra ph that a rise after 
the tiling of this a pplica tion and before each public hea ring must be disclosed prior to the 
public hearings. See Par. 4 below.) 

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

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

WITNESS the following signature: 

(check one) [.t] Applicant ' s Authorized Agent 

Inda E. Stagg, agent 

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

Subscribed and sworn to before me this 8 day of_J_u_n_e _ _____ _ 20__!3__, in the State/Comm. 
of Virginia , County/City of_Ar_ li_n..:::g'-to_n _ ___ _ 

~11!~ 
My commission expires : 11 /30/2015 

~RM RZA-1 Upd•"" (7111061 



APPENDIX 5 

DATE: August 20, 2012 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

FROM: Pamela G. Nee, Chief l?~iv 
Environment and Development Review Branch, DPZ 

SUBJECT: Land Use Analysis & Environmental Assessment: 
RZ/FDP 2011-MV-031 (2550 Huntington Ave.) 

The memorandum, prepared by Scott Brown, includes citations from the Comprehensive Plan 
that provide guidance for the evaluation of the development plans (CDP/FDP) dated July 14, 
2011 and revised through August 6, 2012, and proffers dated August 6, 2012. The extent to 
which the application conforms to the applicable guidance contained in the Comprehensive Plan 
is noted. Possible solutions to remedy identified issues are suggested. Other solutions may be 
acceptable, provided that they achieve the desired degree of mitigation and are also compatible 
with Plan policies. 

DESCRIPTION OF THE APPLICATION 

The applicant, Mid-Atlantic Realty Properties, LLC, is proposing a rezoning of a 6.04 acre 
property from the I-5 industrial district to Planned Residential Mixed-Use (PRM). With a 
rezoning approval the applicant would develop 370,000 square feet of multi-family residential 
with up to 390 dwelling units, as well as 370,000 square feet of commercial uses. Within the 
commercial development, the applicant is proposing a 200-room hotel building and a 260,000 
square foot office building with up to 6,000 square feet of ground floor retail. The total gross 
development floor area of 740,000 square feet on the 6.04 acre property (263,085 square feet) 
will result in a floor-area ratio (FAR) of2.81. 

The multi-family residential component would be developed as two mid-rise buildings, each 
with a maximum height of 75 feet, and connected ~y a common parking garage with a maximum 
height of 64 feet. The residential buildings will occupy the northeast and southwest areas of the 
property, while the non-residential component would be located at the southeast comer at the 
intersection of Huntington Avenue and Metroview Parkway. The maximum height of the office 
building is proposed at 165 feet and the hotel at a maximum 120 feet in height. 
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Barbara Berlin 
RZ/FDP 20 11-MV -031 
Mid Atlantic Realty Partners, LLC. (2550 Huntington Ave.) 
Page 2 

The site is framed by Huntington A venue on the south side and Metroview Parkway on the east 
side. The applicant is proposing two new roads and a through-drive to improve access and 
circulation on the property. Darton Lane provides access ofT of Metro view Parkway and runs 
between the rear of the proposed hotel and office buildings, and the adjacent residential building, 
tem1inating at the residential parking garage. In addition to providing access to the residential 
garage, Darton Lane would also access the oftice garage parking and loading spaces for both the 
oftice and hotel buildings. Robinson Way would run along the westem boundary of the property 
and provide access to the rear entrance of the residential garage. It provides street frontage for 
the west em side of the south em residential building and potential t]·ontage and access for the 
adjacent property to the west if that property is redeveloped in the future. 

Parking for the hotel is provided as two levels of stmctured parking located between the ground 
floor lobby level and the conference and room levels. Access to the garage is provided by a 
through-drive between the hotel and office building that connects Huntington Avenue and 
Darton Lane. 'I'his through drive would also function as the main entrance for those arriving by 
vehicle. Parking for the office building would be provided by three underground parking levels 
and four structured parking levels above the lobby level. Access in and out of both levels is off 
of Darton Lane at the rear of the building. 

The following waivers are being requested by the applicant: 
I. Reduction of parking spaces f!-mn 1.6 spaces/residential unit, 2.6 parking spaces per 

1 ,000 sf office and 1 space per hotel unit; to 1.3 per residential unit and 1. 75 per I ,000 sf 
office, plus a reduction of 0.065 space per hotel unit. 

2. Reduction of required loading spaces from 5 to the proposed 4 spaces. 
3. Waiver of transitional screening and bmTiers between residential and commercial uses 

within the property. 
4. Waiver of transitional screening and barriers along the south of the property between the 

subject property and residential uses across Huntington A venue. 

LOCATION AND CHARACTER O.F THE AREA 

The subject property is located within the Mt. Vemon Planning District's Huntington 
Commw1ity Plmming Sector (Land Unit G), and within the Transit Development Area for the 
Huntington Avenue Metrorail station. The prope1iy is ctmently occupied by a 4-story office 
building with a surrounding surface parking lot. It is bounded by Huntington Ave. to the south, 
Mctroview Parkway to the east, Cameron Run stream to the north, and the western prope1ty 
boundary nms through a shared parking lot with an adjacent otTice building. The city of 
Alexandria is located on the other side of Cameron Run. 

Surrounding developments include a high-rise multifamily structure to the east across 
Metroview Parkway, low rise multiftunily to the south across !Iuntington Avenue, single
family res.idential to the southwest, mid-rise office with surface parking to the west, and 
Cameron Run to the north. The elevated Metrorail guideway crosses Cameron Run just east of 
the property and nms along the east side of Metroview Pm·kway. 'I'he Htmtington Metrorail 

0:120 I2_Development_ Review_Reports\Rezonings\RZ _FDP 20 I I -MV-03 I __ (2550 Huntington A ve) __ envlu.docx 



Barbara Berlin 
RZ/FDP 2011-MV-031 
Mid Atlantic Realty Partners, LLC. (2550 Huntington Ave.) 
Page 3 

station is located within a 1/8 of a mile to the southeast on the opposite corner of the 
Huntington A venue/Metroview Parkway intersection from the subject prope1iy. 

COMPREHENSIVE PLAN CITATIONS: 

Land lJse 

Fairfax County Comprehensive Plan, 2011 Edition, , Mount Vemon Plarming District, Amended 
through March 6, 2012, MVI-Huntington Community Planning Sector, Land Use, Land Unit G, 
p. 108-109: 

"Land Units G, H, I, J, and K (Telegraph Road/North Kings Highway/Huntington Avenue 
Area) 

This ar·ea is comprised of land units that lie generally to the south and east of the intersection of 
Telegraph Road and North Kings Highway (Land Units G, H, I, J, and K). T'he major lar1d uses 
in this ar·ea are highway-oriented retail uses and stable residential subdivisions. 

Land Unit G is a triangle of land that is bounded by Huntington A venue, Cameron Rtm and the 
Metrorail guideway. It is developed with oftice and industrial uses and, except as noted below, is 
planned for redevelopment to office use with an FAR up to .30 and a maximum height of 40 feet. 
This reflects the majority of current development in this land unit. The uses on Parcel 45 arc 
currently industrial uses. A significant portion of this lot may be acquired for right-of-way for 
planned roadway and interchange improvements to the Telegraph Road/North Kings 
IIighway/Htmtington Avenue intersections. If any publicly owned land remains after the 
interchange is built, it should be retained as public open space. 

Parcel 83-1 ((!)) 34C falls within the Transit Development Area. This parcel is plarmed for a 
m.ixture of residential, oftice and restaurant/retail uses at 2.0 to 3.0 FAR, and a maximum height 
of 165 feet. The residential component should he limited to approximately one-half ofthe total 
development. Redevelopment of the site should include, at a minimum, the j~)llowing elements: 

• Provision of high-quality architecture and pedestrian focused site design, which should 
include street oriented building forms and mitigation of visual impacts of structured 
parking; 
Provision of on-site affordable and workforce housing; 
Restoration and revegetation of the Resource Protection Area; 
Integration of an urban park as a wayside area along the plarmed Cameron Run Trail; 

• Provision of integrated pedestrian and bicycle systems with features such as covered and 
secure bicycle storage facilities, walkways, trails ar1d sidewalks, arnenities such as street 
trees, benches, bus shelters, and adequate lighting; 

• Provision of environmental elements into the design, including buildings designed to 
meet the criteria for LEED Silver green building certification; 

• Buildings should be designed to accommodate telecommunications ar1tennas and 
equipment cabinets in a way that is compatible with the building's architecture and 
conceals the antennas and equipment from sunounding properties and roadways by flush 

0:\2012 ~Development __ ReviewReports\Rezonings\RZ _FDP 2011-MV -031..(2550 Huntington Ave)_envlu.docx 
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mounting or screening antennas and concealing related equipment behind screen walls or 
building features; 

• The impact on parks and recreation should be mitigated per policies contained in 
Objective 6 of the Parks and Recreation section of the Policy Plan; and 
Adherence to the adopted Transit Oriented Development Guidelines contained in 
Appendix II of the Land Use section of the Policy Plan." 

Fairfax County Comprehensive Plan, 2011 Edition,, Mount Vernon Planning District, Amended 
thmugh March 6, 2012, MVI-Huntington Community Planning Sector, Concept for Future 
Development, Transit Development Area Conditions and Reconunendations, p. 100: 

"Development in the Transit Development Area may exceed the base level up to the indicated 
maximum level if the conditions of the Plan are met, including satisfaction of the development 
criteria listed below which apply to all sites in the Transit Development Area: 

I. Development in accordance with the Urban Design Concept Plan fbr the Transit 
Development Area as illustrated in Figures 24, 25 and 26. 

2. Proffer of a development plan that provides high quality site design, streetscaping, urban 
design and development amenities. 

3. Provision of off-site public road improvements, or funding of such improvements, associated 
with the development traffic impact and/or a commitment to reduce development trafJic 
through transportation systems management strategies, especially those which encourage the 
use of transit. 

4. Compatibility in style, scale, and materials with the adjacent development and the 
surrounding community. 

5. Provision of energy conservation features that will bene11t future residents of the 
development. 

6. In areas planned fbr residential development, provision of moderately-priced housing that 
will serve the needs of the County's population. Housing development should only be 
approved for the maximum level of development if a minimum of 15 percent of the dwelling 
units are provided for low- and moderate-income households. 

7. Land consolidation and/or coordination of development plans with adjacent development to 
achieve Comprehensive Plan objectives. 

8. The provision of structmed parking (above or below grade). If surface parking is pennitted it 
should be screened at the street kvel. 

9. Consolidation of vehicular access points to minimize interference with commuter access to 
the Metro station. 

I 0. Identification and preservation of significant heritage resources. 

In addition to these ten general development criteria, development must also respond to site
speci11c conditions. These conditions are listed in the following sections for the ind.ividual sites 
composing the Transit Development Area. For the maximum level of development, the following 
must be met: 

All site-specific conditions; 

0:120 12.Development_Review_.Reports\Rezonings\RZ FDP 20 11-MV-03 I _(2550 Huntington Ave) envlu.docx 
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Criteria # 1, #2 and #3 of the general development criteria listed above; and 
All of the remaining applicable general development criteria. 

The maximum level of development for the Transit Development Area is the following: 
1,050,000 gross square feet of office space; 
142,000 gross square feet of retail space; 
1,214 dwelling units; and 
200-room hotel with conference facilities or an additional 250 dwelling units" 

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Land Use as amended through 
September 22, 2008, Apendix 11 , Guidelines for Transit-Oriented Development, pages 33-38 
may be accessed at: 

http://www.fairfaxcounty.2:ov/dpz/comprehensiveplan/policvolanllanduse.pdf 

Environment 

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: 

Fairfax County Comprehensive Plan, 201 1 Edition, Policy Plan, Environment, as amended 
through July 27, 2010, pages 8-9. 

"Objective 2: Prevent and reduce pollution of surface and groundwater resources. Protect 
and restore the ecological integrity of streams in Fairfax County. 

Policy j : Regulate land use activities to protect surface and groundwater resources. 

Policy 1: In order to augment the EQC system, encourage protection of stream channels 
and associated vegetated riparian buffer areas along stream channels upstream of 
Resource Protection Areas (as designated pursuant to the Chesapeake Bay 
Preservation Ordinance) and Environmental Quality Corridors. To the extent 
feasible in consideration of overall site design, storm water management needs and 
opportunities, and other Comprehensive Plan guidance, establish boundaries of 
these buffer areas consistent with the guidelines for designation ofthe stream 
valley component of the EQC system as set forth in Objective 9 of this section of 
the Policy Plan. Where applicable, pursue commitments to restoration of 
degraded stream channels and riparian buffer areas. 

The Fairfax County Comprehensive Plan Policy Plan, 2011 Edition, Environment section as 
amended through July 27,2010, pages 11 and 12: 

0 :\2012 _Development_Review _Reports\Rezonings\RZ _FDP 20 11 -MV -03 1_(2550 Huntington Ave)_ envlu.docx 
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"Objective 4: Minimize human exposure to unhealthful levels of transportation gener·ated 
noise. 

Policy a: Regulate new development to ensure that people are protected from unhealthful 
levels of transportation noise ... 

New development should not expose people in their homes, or other noise 
sensitive environments, to noise in excess ofDNL 45 dBA, or to noise in excess 
of DNL 65 dB A in the outdoor recreation areas of homes. To achieve these 
standm·ds new residential development in areas impacted by highway noise 
between DNL 65 and 75 dBA will require mitigation. New residential 
development should not occur in areas with projected highway noise exposures 
exceeding DNL 75 dBA." 

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as amended 
through July 27, 2010, pages 19-21: 

"Objective 13: Design and construct buildings and associated landscapes to use energ)' and 
water resources efficiently and to minimize short- and long-term negative 
impacts on the environment and building occupants. 

Policy a. Consistent with other Policy Plan objectives, encourage the application of energy 
conservation, water conservation and other green building practices in the design 
and construction of new development and redevelopment projects. These 
practices cm1 include, but are not limited to: 

• Environmentally-sensitive siting and construction of development. 
• Application oflow impact development practices, including minimization 

of impervious cover (See Policy k under Objective 2 of this sc,ction of the 
Policy Plan). 

• Optimization of energy performance of struchrres/energy-efficient design. 
• Use of renewable energy resources. 
• Use of energy efficient appliances, heating/cooling systems, lighting 

and/or other products. 
• Application of water conservation techniques such as water efli.cient 

landscaping and innovative wastewater technologies. 
• Reuse of existing building materials for redevelopment projects. 
• Recycling/salvage of non-haz<rrdous construction, demolition, and land 

clearing debris. · 

• Use of recycled and rapidly renewable building materials. 
• 1Jse of building materials and products that originate from nearby sources. 
• Reduction of potential indoor air quality problems through measures such 

as increased ventilation, indoor air testing and use of low-emitting 
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adhesives, sealants, paints/coatings, carpeting and other building 
materials. 

Encourage commitments to implementation of green building practices through 
certiflcation under established green building rating systems (e.g., the U.S. Green 
Building Council's Leadership in Energy and Environmental Design (LEED<ID) 
progran1 or other comparable programs with third party certification). 
Encourage commitments to the attaimnent of the ENERGY STAR@ rating 
where applicable and to ENERGY STAR qualification for homes. Encourage 
the inclusion of professionals with green building accreditation on development 
teams. Encourage commitments to the provision of information to owners of 
buildings with green building/energy eJliciency measures that identifies both the 
benefits of these measures and their associated maintenance needs .... 

Policy d. Promote implementation of green building practices by encouraging conm1itments 
to monetary contributions in support of the county's envirmm1ental initiatives, 
with such contributions to be refi.mded upon demonstration of attainment of 
certification under the applicable LEED rating system or equivalent rating system. 

Policy e. Encourage energy conservation through the provision of measures which support 
non-motorized transp011ation, such as the provision of showers and lockers for 
employees and the provision of bicycle parking facilities f(Jr employment, retail 
and multifamily residential uses." 

COMPREHENSIVE PLAN MAP: Oflice 

LAND USE ANALYSIS 

Use & Intensity 
Land Unit G is developed with office and industrial uses and is planned for redevelopment 
with office uses up to 0.30 floor area ration (FAR) and a maximum height of 40 teet. A 
development option is provided for the subject parcel (83-1 ((I ))-34C), which recommends a 
mix of residential, office and restaurant/retail at 2.0-3.0 FAR and up to 165'. Residential 
development under the option is limited to one-half of the total development, and the 
redevelopment of the site is subject (at a minimum) to development option conditions (as listed 
previously in the comprehensive plan text section). 

The applicant is proposing a total of 740,000 square feet of gross floor area, with 390 multi
family residential units (370,000 square feet), 254,000 square feet of office, 200 hotel rooms 
( 110,000 square feet), and 6,000 square feet of retail. The total development proposed would 
generate a 2.81 FAR, which falls within the recommended intensity (2.0 to 3.0 FAR), provided 
the applicant meets the conditions of the comprehensive plan development option. The 
proposed office building would be built to a maximum height of 165 'with 15 Doors, which is 
the maximum reconll11ended under the development option. The proposed hotel building 
would be built up to a maximum height of 120 teet; and the residential component is proposed 
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within two mid-rise 'stick-built' buildings with five stories and a maximum height of 75'. 
Structural parking for the residential buildings is provided in an above ground garage to be 
located between the two residential structures. The garage would be five levels with a 
maximum height of 64 feet. Parking for the hotel and office buildings is provided through 
underground and structural parking above the lobby levels. 

Urban Design 
Redevelopment ofthis site to an intensity of2.0 to 3.0 FAR is subject to the development 
option conditions, which includes high-quality architecture and pedestrian-focused site design, 
with street-oriented building forms and mitigation of visual impacts created by structured 
parking. The conditions of the development option also includes adherence to the County's 
Transit Oriented Development (TOD) Criteria, which sets a higher standard for urban design 
and pedestrian-oriented streetscapes in areas proximate to major transit stations. 

Huntington A venue Streetscape 
The original submission of this application raised several design concerns, especially regarding 
the streetscape along Huntington Ave. Originally, an access easement road was provided 
between the buildings and Huntington A venue, creating a pedestrian disconnection between 
the buildings and existing sidewalks, and it limited the ability to create an adequate streetscape. 
Staff recommended the access easement road be eliminated so that a continuous streetscape 
could be provided between the building and Huntington A venue. Subsequent revisions to the 
plans eliminated the access easement road, allowing the buildings closer to Huntington 
Avenue and slightly increase the open space area adjacent to Cameron Run. 

Overhead power lines along Huntington A venue created an additional obstacle to creating a 
quality streetscape. Even with the elimination of the service drive, the applicant continued to 
propose keeping the power lines, which required the street trees to be set back far enough to 
avoid the overhead wires. The result was a divided sidewalk and no barrier between the outer 
lane ofthe sidewalk and vehicular travel lanes. Additionally, the utility lines would detract 
from the visual quality of the streetscape. Preserving the overhead wires would not allow a 
streetscape that staff felt was acceptable for development within a transit-oriented 
development. Planning staff also recommended the applicant provide an enhanced plaza for 
the comer of Huntington Avenue and Metroview Parkway, because of its width and prominent 
location across from the Metro rail station and focal point of the development. 

Resolution: 
In the latest plans, the applicant is now proposing to remove the overhead wires and bury the 
utilities on the property, which provides a significantly improved streetscape along Huntington 
A venue. An 8' wide sidewalk is now proposed along Huntington Ave. with a curbside 
streetscape panel for street trees. Space is also provided adjacent to the buildings for a 
building zone or cafe area. The bulb-out at the comer of Huntington A venue at Metroview 
Parkway would be used as a plaza area with a wide sidewalk and planting areas. Quality 
streetscapes are also provided along the remainder of Metroview Parkway, as well as Darton 
Lane and Robinson Way. This issue is adequately resolved. 
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Building and Parking Garage Design 
In the initial plan submissions, the building design for the non-residential component was not 
reflective of the high-quality architecture recommended for this site. The thick bands of 
architectural precast and the smaller size of the window areas did not provide a high proportion 
of fenestration, detail or architectural interest. The upper levels of the parking garage above 
the lobby levels of the hotel and office buildings were exposed to view along the Huntington 
A venue and Metroview Parkway and interrupted the fa9ades rather than being well-integrated 
into the building. The applicant proposed to screen the views of these garage levels with metal 
screening. The figure below is from the elevations provided on Sheet 23 of the plans dated 
March 29, 2012, showing the treatment of the parking garage levels above ground floor. Also 
apparent from this figure are the significant differences in height and scale from the high-rise 
non-residential buildings to the mid-rise residential. This is further discussed below. 
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Cutout of Huntington Ave. Elevations, from Sheet 23 of the CDPIFDP dated March 29, 2012 

Planning staff viewed the design of the garage levels as unacceptable. The site specific Plan 
language for the redevelopment of the subject property specifically recommends that all 
parking structures be screened from public streets, and staff did not feel that metal screening 
achieved conformance with this objective. Given the prominence ofHuntington Avenue as a 
major pedestrian route in the Huntington Transit Development Area, it was recommended that 
the fa9ade of the buildings should be extended to the parking garage levels to match the 
architecture of the rest of the building and keep the parking levels hidden from street view. 
The location of the commercial building on the comer of Huntington and Metro view Parkway 
will be a major pedestrian intersection across from the Metrorail station. The prominence of 
this comer and the additional streetscape space provided here should warrant a visually 
interesting architectural treatment at this comer of the building. The image below was 
provided on Sheet 23 of the CDP/FDP dated March 29, 201 2 as an illustrative representation of 
the quality and style of the proposed building. This illustrative provided an excellent example 
for the architectural treatment of the comer at this type oflocation- the different materials and 
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banding, as well as the ornamental cornice at the top help accentuate the comer of the building. 
This figure also provides a great example of how to integrate above ground parking into the 
building fas;ade. However, the associated plans and elevations of the proposed building were 
not at all reflective ofthis illustrative example. Planning staff recommended the illustrative 
should serve as a guideline for the applicant in redesigning the buildings and parking garage 
levels for resubmission. 

Illustrative Example, provided on Sheet 23 of the CDPIFDP dated March 29, 20 12 

Additionally, aspects of the relationship between the various buildings and parking structures 
were unclear in the March 29th plans. It was unclear if the residential units adjacent to the 
parking garages would have windows facing out to the parking garages, or if those units would 
be oriented to face out to the internal courtyards. Staff recommended the applicant provide 
detailed floor plans or other exhibit sheets that better illustrate the orientation of the residential 
units adj acent to other buildings or parking structures. More detail was also needed on the 
treatment of building fas;ades that would be exposed during the initial phase but covered in the 
ultimate phase. For example, the east wall of southem residential building would be exposed in 
the interim phase if the multi-family component were built first, but then would be covered by 
the hotel and parking garage in the eventual development. 

Resolution: 
The applicant has provided significant improvements to the building and parking garage 
designs through subsequent resubrnissions. In previous submissions, an office-only and an 
office-hotel option were provided for the non-residential component. The applicant eliminated 
the office-only option in favor of the office-hotel option. The hotel building is separated from 
the office building by a plaza over the top level of the hotel garage, and the hotel building is 
al~o proposed at a lower height (max. 120') than the office building (max. 165 '). The lowered 
he1ght and separation of the hotel building creates a varying fas;ade along Huntington A venue, 
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and provides a more appropriate transition of height and between the office building at 165' 
and the residential building at 75 ' . The image below from the August 2012 plans illustrates the 
improvements made to the development along Huntington A venue. The changes made 
alleviate staff's previous concerns about the dramatic height transitions between the residential 
and non-residential components of the development. 

The transition in height between the office building and the residential building to the rear on 
Metroview Parkway remains; however, they are separated by Darton Lane, which has been 
modified to provide a full streetscape along with fa<;ade improvements to the rear of the hotel 
and office towers. This includes the screening of parking garage levels and retractable doors 
for the rear loading spaces directly across Darton Lane from the residential building. Shadow 
studies were also provided by the applicant to show that the residential building would not be 
within the shadows of the office tower the majority of the time. The transition between the two 
uses on the backside of the office building is not ideal, but the applicant through design 
changes to the rear of the building and improved Darton Lane streetscape has adequately 
resolved the issue to a level that planning staff feels the design is acceptable. 

Rendered image of the Huntington Ave. frontage from Sheet 16 in plans dated 816112 

The fa<;ade of the office and hotel buildings have been redesign to extend and cover the garage 
levels, so that these levels are no longer exposed. This treatment is provided on all sides of the 
buildings so that the garage levels are screened by the building fa<;ade from all street views. 
The applicant bas adequately resolved the issue of the unscreened parking levels. 

The applicant has provided a redesign of the office building to round the southeast comer as 
shown in the previous image, and provide the main entrance of the tower within this comer. 
The images below reflect these changes in the development plans and renderings, as well as 
showing the architectural treatment of the parking levels above lobby level. 
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The remaining concern is that some of the improved design changes the applicant is now 
proposing are reflected through elevations and exhibits in the plans that are noted as 
'illustrative only.' The scaled section drawings provided on Sheet 7 show only the residential 
component and associated parking garage. This is problematic in that several changes the 
applicant is proposing that make the redesign acceptable are not formalized in the plans. It is 
expected the applicant will remove the ' illustrative only' text from all plan sheets and also 
correct any discrepancies between the dimensions in those sheets currently labeled as 
' illustrative' and other plan sheets. Assuming the applicant provides these changes, this 
alleviates the above-stated concern. 

Images from plans dated 8/6112. On left, plan view showing rounded building corner. On right, rendering showing the 
rounded building corner entrance and treatment of the garage levels above the lobby. 

Phasing & Interim Conditions 
The applicant is developing the subject property in two phases, and has provided plans for two 
options for phasing. The Residential Phase Plan provides sheets for the development of the 
two multi-family residential buildings as the initial phase and the Commercial Phase Plan 
provides for the hotel and office component being built as the initial phase. The original 
submission provided a total of four development scenarios because initially the non-residential 
component was proposed as either two buildings- one hotel, one office building- or as one 
office building. 

One of the concerns with a phased development was that the Residential Phase Plan would not 
provide a mix of uses provided until the second phase is delivered. The Plan development 
option for this parcel recommends that residential uses on this site are limited to 50% or less of 
the floor area. This was also a concern because the area surrounding the Huntington Metrorail 
station is comprised primarily of multi-family residential with no retail services. Given the 
la~k of ret~il in the area surrounding Huntington Metro station and the comprehensive plan 
gllidance, 1t was recommended that retail services and restaurant space should be provided 
within the initial phase of development. 
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The construction of only the residential portion in the first phase would also create a vacancy at 
the southeast corner of the property, which is the prominent location at this site at the 
intersection of Metroview Pkwy and Huntington Ave., and located closest to the Huntington 
Metrorail station on the opposite site of the intersection. It was recommended that the 
applicant either construct one of the buildings at this comer during the initial phase of 
development, or provide a quality amenity to serve both the onsite residents/tenants and the 
public as a place-making and gathering space. 

Resolution: 
Two phasing options are now provided instead ofthe initial four. The first and more likely 
option is that both residential buildings and the residential parking garage would be built fust. 
In this phasing scenario, the applicant would develop an interim park within the future area of 
the hotel and office buildings. In the initial submissions, the applicant provided minimal 
investment in improving the future site of the hotel and office building to provide a community 
amenity. The applicant has provided an improved plan for this space, and the proposed park 
features construction of a circular trail with a central lawn and tree plantings around the 
periphery. The circular path would tie into the Metroview and Huntington streetscapes, which 
would also be constructed during the initial phase. In the alternate scenario, the hotel and 
office buildings would be developed first, and a similar interin1 park would be developed on 
the north side between the buildings and Cameron Run. Under both scenarios the regional trail 
and associated parks and landscaping on the north end of the site would be provided in the first 
phase of development. The residential section drawings on Sheet 7 of the August 6, 2012 
plans indicate how the exposed wall of the south residential building would be treated. 

Residential Option, Sheet 13 showing the proposed interim park 
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The applicant has adequately addressed the interim conditions; however, staff recommends 
section drawings of the office and hotel buildings be provided to show how the exposed wall of 
the hotel building would be treated if the non-residential phase is built first. 

Park Space & Trail 
A major regional trail is planned along Cameron Run stream across the north end of the parcel. 
Additionally, Comprehensive Plan conditions for this parcel recommend a park space is 
developed along the wayside of the regional trail. In either development option that the 
applicant provides, it is proposed that the regional trail is constructed along with the residential 
component of the project. Along with the trail, the applicant is providing enhanced 
landscaping that includes new tree plantings, revegetation areas for the RP A, a fitness station, a 
dog park and a semi-circle with benches and planters. A narrower continuous trail will also be 
provided to circumnavigate the site around the buildings, with two connections to the regional 
trail at two points at the northeast and northwest comers of the site. This is a significant 
improvement from the existing surface parking that occupies the north end of the site along 
Cameron Run, and the improvements will help provide amenities to site users and eventual 
users of the regional trail. The applicant should coordinate with the Parks Authority to ensure 
the park space proposed fulfills the needs and intent for this property and surrounding 
community. 

In the immediate term, the regional trail will not have connectivity beyond the boundaries of 
the property; however, eventual connectivity will draw many users to the north side of the 
subject property. As proposed, the rear parking garage will be fully exposed to this area. 
Ideally, the backside ofthe garage would be treated or screened in some way to soften its 
appearance. Planning staff encouraged the applicant to improve the conditions, and the 
applicant has provided more evergreen plantings around the base of the garage. Although this 
will help the appearance at ground level, screening or vegetation along the fa<;ade of the garage 
was suggested to enhance the visual appearance. 

Resolution 
The applicant has made improvements to the visual appearance of the residential parking 
garage on the exposed side towards the regional trail. The applicant is providing masonry 
banding between garage levels and column faces, and the distance between the columns is 
smaller to provide less uninterrupted exposed spaces. Although a fully screened garage is 
preferable, this is an adequate improvement over the previous designs. 

ENVIRONMENTAL ANALYSIS 

This section characterizes the environmental concerns raised by an evaluation of this site and the 
proposed development. Solutions are suggested to remedy the concerns that have been identified 
by staff. There may be other acceptable solutions. Particular emphasis is given to opportunities 
provided by this application to conserve the county's remaining natural amenities. 
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Water Resource Protection 
The Chesapeake Bay Preservation Ordinance determines areas within the county where land uses 
are restricted or water quality measures must be provided. The most restrictive areas are within 
the Resource Protection Areas (RP As). With few exceptions, development in these areas is 
restricted to water wells, recreation, infrastructure improvements, water-dependent activities and 
redevelopment of permitted uses. 

Most of the RPA within the subject property is paved as part ofthe surface parking lot. The 
applicant intends to remove all surface parking within the RP A boundaries and will provide a 
significant reduction of impervious surface area within the RP A. Some impervious area will be 
added back within the RP A - a planned 16' wide asphalt regional trail will run along the north 
side ofthe property, and a grasspave emergency access area will extend partially into the RPA. 
However, these uses are permitted exceptions to the RP A development restrictions. 

The applicant is intending to remove all hardscaped areas that currently exist within the RPA, 
and has identified several areas on the landscape plan that will be revegetated. New disturbances 
within the RPA will be limited to the construction ofthe 10' wide regional trail (asphalt) and a 
proposed emergency vehicle access area that will be constructed of pervious grasspave materials. 

Environmental Quality Corridors protect streams, floodplains, wetlands, and any associated steep 
slopes along with an adequate buffer surrounding these features - as they are all crucial to the 
hydrological environment of the stream corridors. The subject property does not contain EQC 
beyond the extent of the floodplain (which is indicated on the development plans), as there are 
no steep slopes adjacent to the stream banks of Cameron Run at this location, and the existing 
paved parking lot extends up to the extents of the floodplain. Any potential impacts to the EQC 
would be limited to hardscape removal and planting of new vegetation. 

Stormwater 
The subject property is located within the Cameron Run watershed, and Cameron Run stream 
forms the northern boundary of the site. Storm water runoff currently drains directly into 
Cameron Run. The subject application is categorized as redevelopment, and it would result in a 
reduction in impervious surface. Current impervious area on the property within the Resource 
Protection Area (RP A) is 16,060 square feet, which will be reduced to 3,819 square feet - a 
difference of 12,241 sf. The overall impervious area on the site will be reduced from 4.92 acres 
to 4.80 acres. 

Although the project is designated ' redevelopment' and the applicant is not required to provide 
BMP features, the Policy Plan encourages development to include these features to provide 
retention or detention onsite rather than direct outfall. Given the proximity to Cameron Run, 
planning staff encouraged the applicant provide BMP or LID features to reduce the direct 
outflow of stormwater into the stream and improve downstream water quality. 

The applicant is proffering to incorporate Best Management Practices ("BMP") such as a 
Stormcepter system and Filterra devices in order to further improve water quality associated with 
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stormwater runoff. The filterra and stormcepter devices are also identified on the landscape 
plans. 

Green Buildings 
The Plan's site-specific redevelopment option for the subject property includes a condition that 
new buildings will be designed and constructed to meet the criteria for LEED-Silver 
certification. The proffers submitted with the plans dated March 29, 2012 provided a 
commitment to LEED-Silver Core and Shell for the office building. For the residential 
structures, the applicant proffered to a choice of four green building programs: LEED for 
Homes, Energy Star, Earth Craft, or NAHB National Green Building Standard. The applicant 
proffered to the Virginia Green Program. 

Although the Plan does not specify whether the LEED-Silver recommendation is applicable to 
all development, or just non-residential, there are not expectations elsewhere in the County for 
residential structures to achieve this level of commitment, including Tysons Comer urban center. 
Planning staff recommended that the applicant eliminate Earth Craft program from the list of 
residential green building proffers and proffer to a green building escrow if LEED for Homes is 
chosen. The applicant has complied with these recommendations and staff feels the appropriate 
level of commitment - LEED for Homes, LEED NC, NAHB with the Energy Star track, or the 
current Energy Star program - is provided for the residential structures. 

Resolution: 
The applicant's commitment to the Virginia Green Program was not in conformance with the 
Comprehensive Plan recommendation for meeting the criteria for LEED-Silver. Virginia Green 
Program is a self-certifying program for the state' s tourism industry and does not provide 
measurable objectives that are needed to achieve certification. The applicant has since revised 
their proffer for the hotel building to commit to LEED Certification under the New Construction 
program. Although this is a significantly higher commitment than the Virginia Green Program, 
it still does not meet the Plan guidance for meeting the criteria of LEED-Silver. The applicant 
has verbally committed to revising the proffers for a LEED-Silver commitment for the hotel, to 
be reflected in draft proffers that would be submitted after the completion of this memorandum. 
Assuming this change is made, the proposed green building commitments are in conformance 
with the Plan recommendations. 

Traffic Generated Noise 
The subject property is exposed to noise emissions from high traffic volumes along Huntington 
A venue and noise generated by Metrorail, which runs along the opposite side of Metroview 
Parkway. The County's Policy Plan on Environment provides recommendations addressing 
adequate noise attenuation for indoor and outdoor areas noise levels. Maximum noise exposure 
should not exceed 65 dBA for outdoor activity areas, 50dBA for office environments, and 45 
dBA for residences, schools, theaters and other noise sensitive uses. No residential uses should 
be constructed in any areas exceeding 75dBA. 

The applicants have provided a traffic noise analysis, conducted by Polysonics Corporation. The 
noise analysis concludes that traffic noise from the Capital Beltway is beyond 600' feet and 
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would only produce up to 60dBA at the northernmost area of the property. This does not exceed 
the threshold for noise in outdoor recreational areas. Noise along Huntington A venue does not 
exceed 67dBA, and would not exceed 68dBA based on traffic projections for year 2023. Noise 
generated from the Metro rail on the east side of the property does not exceed 72 dB A and will 
not exceed 73 dBA for 2023 traffic projections. Interior courtyards would be shielded by the 
buildings and would remain below 65dBA. In order to achieve residential interior levels of 45 
dBA, attenuation would be needed in areas of 65dBA or higher - this is also applicable to hotel 
uses. Office uses within areas of 70dBA or higher would also need to be addressed. 

Based on the analysis provided, no residential areas are proposed in areas expected to exceed 
75dBA, but design and construction measures would be needed for residential uses in areas with 
noise levels of greater than 65dBA in order to achieve maximum interior noise level of 45dBA 
this is also applicable to hotel uses. Office uses within areas of greater than 70dBA would also 
need to be addressed in order to acrueve 50dBA for interior noise. 

Resolution 
Proffers dated August 6, 2012 address residential construction along Metroview Parkway where 
noise levels are between 70dBA and 75dBA, as well as proffers for residential construction 
along Huntington A venue, which would be exposed to noise levels between 65-70dBA. The 
residential proffers provided for noise are adequate; however, hotel uses are treated as residential 
for the purposes of noise mitigation, and the applicant should expand the proffers for Huntington 
Avenue to include the hotel building. Additionally, because areas of the office building are 
exposed to noise levels greater than 70dBA along Metroview Parkway, proffers ensuring noise 
attenuation for the office building to achieve interior levels of 50dBA should be provided. The 
applicant should provide these suggested revisions to the noise proffers in order to more 
adequately address the Policy Plan guidelines for noise attenuation. These changes are expected 
in a new proffer statement to be submitted after the writing of this memorandum- and would be 
in conformance with Policy Plan guidance. 

COUNT~DETRMLSPLAN 
The Countywide Trails Plan map shows a major regional trail is planned along Cameron Run 
stream, and shows both a major paved trail and a minor paved trail along Huntington A venue. 
The applicant is proposing to construct their portion of the regional trail that is within the subject 
property. A 25' wide streetscape area is proposed along Huntington Avenue which includes an 
8' wide sidewalk. 

PGN/STB 
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APPENDIX 6 

GUIDELINES FOR TRANSIT-ORIENTED DEVELOPMENT 

Fairfitx County seeks to accommodate future residential and employment growth and expand 
choices for residents and employees by encouraging transit-oriented development (TOO) as a means to 
achieve compact, pedestrian-oriented, mixed-use communities focused around existing and planned rail 
transit stations. 

The f(JIIowing guidelines and design principles are intended to effect well-planned transit-oriented 
development and should be considered in planning efforts as new station areas are identified and when an 
existing station area is subject to a major replanning eft(Jrt, When applicable, these principles should be 
used in the review oftm\ior rezoning cases for development around planned and existing rail transit 
stations. These guidelines are intended to provide guidance for TOO in addition to the specific guidance 
found in Area Plans for each station area. 

I. Transit Proximity and Station Area Boundaries: 

Focus and concentrate the highest density or land use i/1/ensity close to the rail transit station, and 
wherefeasible, above the rail transit swtion. 

This TOO area may be generally defined as a Y4 mile radius ti·om the station platform with density 
and intensity tapering to within a y, mile radius from the station platform, or a 5- I 0 minute walk, 
subject to site-specific considerations. Station-specific delineations should allow for the 
consideration of conditions such as roads, topography, or existing development that would a fleet 
the 1\·equency of pedestrian usage of transit and therefi.1re affect the expected walking distance to a 
station within which higher intensity development may be appropriate. Higher intensities within 
the del ineatcd area may be appropriate if barriers are overcome and demonstrable opportunities 
exist to provide pedestrians a safe, comfortable and interesting walk to transit. To protect existing 
stable neighborhoods in the vicinity of transit but not planned f(Jr transit-oriented development or 
redevelopment, and to focus density toward the station, Area Plans should include clearly 
delineated boundaries for transit-oriented development based upon these criteria and a recognition 
of the respective differences in service levels and capacity of heavy rail, commuter rail and light rail 
transit which influence the overall density and intensity appropriate l~ll' a particular station area. 

2. Station-specific Flexibility: 

Examine the unique characteristics and needs ola particular station area when evaluating TOD 
principles to ensure the appropriate development intensity and mix olfand uses relative to the 
existing and planned uses for the surrounding areas. 

Each of Fairfax County's planned and existing rail transit stations has a unique character in terms of 
surrounding land uses, transportation infrastructure and roadways, environmental and topographical 
characteristics, and location within the rail system, Although each individual station should 
balance node and place functions to some extent, the value of the system as a whole can be 
enhanced if there is some degree of specialization, which can enhance the goals of TOD. 
Implementation of TOO within Transit Station Area (TSA) boundaries established in Area Plans, 
should consider the characteristics of the larger area surrounding the TSA (e.g., stable residential 
neighborhood, revitalization area, urban center). Transit station areas within a larger mixed-use 
center should be integrated into the overall planning fabric of the mixed-use center. 



3. Pedestrian and Bicycle Access: 

Provide safe pedestrian and hicvcle travel to arul.fi'om and within the station area. 

Non-motorized access and circulation are critical elements of successful TODs and should be 
encouraged. ·rechniqucs to promote maximum pedestrian and bicycle access must include an 
integrated pedestrian and bicycle system plan with features such as on-road bicycle lanes, 
walkways, trails and sidewalks, amenities such as street trees, benches, bus shelters, adequate 
lighting, covered walkways, pedestrian aids such as moving sidewalks and escalators, covered and 
secure bicycle storage facilities close to the station, shower and changing facilities, a pedestrian
friendly street network, and appropriate sidewalk width. Conflict between vehicles and 
pedestrians/bicyclists should be minimized. This may be achieved through the appropriate location 
of parking facilities including kiss-and-ride facilities, and the appropriate location and design of 
access roads to the rail transit station. Planning for accessible trail systems should consider 
distances traveled by both pedestrians and cyclists and should provide usable trails and other 
systems beyond the Transit Station Area. 

4. Mix of Land Uses: 

Promote a mix of' uses to ensure the efficient use of transit, to pronwte increased ridership during 
peak and <df:peak travel periods in all directions, and to encourage dif(erent types of'activity 
throughout the day. 

A balanced mix of residential, oftice. retail, governmental, institutional, entertainment and 
recreational uses should be provided to encourage a critical mass of pedestrian activity as people 
live, work and play in these areas. The appropriate mix of uses should be determined in the Area 
Plans by examining the unique characteristics and needs of each station area. Specitic development 
plans that conflict with the achievement of the mix of uses planned for that station area are 
discouraged. 

5. Housing Affordability: 

Providefi;r a range of' housing opportunities by incorporating a mix <!!'housing types and sizes and 
including housingjiw a range qf'diffb·ent income levels. 

!lousing within TODs should be accessible to those most dependent on public transportation, 
including older adults, persons with disabilities and other special needs, and persons with limited 
income. Housing should be provided within the residential component of a ·roD f(x low and 
moderate income residents. Affordable and workforce housing should be provided on-site or, if an 
alternative location can provide a substantially greater number of units, in adjacent areas within the 
TOD. !lousing for seniors is encouraged to the extent feasible. 

6. Urban Design: 

Encourage e.Yce//ence in urban design, including site planning, streetscape and building design, 
which creates a pedestrian;[i.Jcused sense <?lplace. 

A pleasant pedestrian environment can contribute to the quality of a transit experience, which is 
also a pedestrian activity. Urban design elements to achieve an appropriate sense of place and a 



pleasant pedestrian environment may include any or all of the following: well-landscaped public 
spaces such as squares and plazas; urban parks; courtyards; an integrated pedestrian system; street
oriented building forms with a pedestrian focus; compact development; appropriate street width and 
block size; measures to mitigate the visual impact and presence of structured parking; and, high
quality architecture. 

7. Street Design: 

Provide a grid of'.mf'e, attractive streetsjhr all users which provide connectivity throughout/he site 
and to andji·om adjacent areas. 

The street grids around transit station areas should be designed at a scale that facilitates safe 
pedestrian and cyclist movement and provides for vehicular circulation and capacity. Street design 
should incorporate clements such as lighting, appropriate street width, sidewalk width and 
intersection dimensions to allow for pedestrian, bicycle and vehicular usc, and should be designed 
to provide universal access to people with a range of abilities and disabilities. The design of streets 
should encourage lower traffic speeds and superior pedestrian circulation through provision of on
street parking, street trees, and other features and amenities. 

8. Parking: 

Encourage the use of transit while maximizing the use o(available parking throughout/he day and 
evening and 1ninimizing the visual impact ofparking structures and sw.filce parking lots. 

Proper size and location of parking facilities contribute to creation of a pedestrian- and transit
supportive environment. The use of maximum parking requirements, shared usc parking f(JCilities, 
incentive programs to reduce automobile usage, carpooling, metered parking, car-sharing programs, 
neighborhood parking programs, and other techniques can encourage the use of transit while also 
maximizing the use of parking spaces at different times of day. Efforts to provide urban design 
elements such as on-street parking, placement of parking structures underground and minimizing 
surface parking lots are encouraged. Wherever possible, ground floor uses and activities should be 
incorporated into structured parking, particularly where parking structures arc located along streets 
where pedestrian activity is encouraged. Location of commuter garages should be sensitive to 
pedestrian and bicycle activity within and adjacent to the Transit Station Area and adjacent 
neighborhoods. 

9. Transportation and Traffic: 

Promote a balance between the intensity ojTOD and the capaci{).o of' the multimodaltramportation 
infi·astructure provided and affected by TOD, and providejbr and accomrnodate high quality 
transit, pedestrian, and bic:vde inji·astructure and services and other measures to limit single 
occupant vehicle tnjJs. 

A 'I'OD should contain the following characteristics relating to transp011ation and traffic: 

A multimodal transportation inti·astructure, with an emphasis on pedestrian and biking 
fl~eilities, that offer a choice in transportation modes providing convenient and reliable 
alternatives to driving to a station area, pa11icularly those station areas without parking. 



A design thut accommodates, but minimizes single occupunt vehicle trips. Additional 
measures to minimize single occupant vehicle trips, including Transportation Demand Management 
measures, should be identified and applied. 

·rraftic-calming measures, design techniques and road alignment that balance pedestrian 
and bicycle accessibility and vehicular access. 

The cumulative impacts of TOO on transportation infrastructure should be evaluated in the TOD 
area, and improvements provided where needed. The impacts on roads: Where applicable, a higher 
level of delay is acceptable for vehicular traf11c within TOD areas. A non-degradation policy 
should be applied to areas immediately adjacent to a TOD area and to arterials serving the TOD 
area. 'fhis policy requires that traflk 1low in these adjacent areas and on arterials serving the TOD 
area perform no worse af\er development of a TOD takes place. Where it is not possible or 
appropriate to maintain a non-degradation policy, in lieu of additional road capacity, there can be 
improvements, measures and/or monetary contributions to a fund to enable the application of 
techniques to reduce vehicle trips by an appropriate amount in and around the "f'OD area. 77w 
impacts on transit, pedestrian, and bicvcle.filcilitiese· A high level of service should be maintained 
for transit users that minimizes delay, the need for transfers, and transfer delay. Where it is not 
possible to maintain a high level of transit service because of extraorclinari ly high costs, monetary 
contributions to a fund for the eventual improvement of transit service can be provided in lieu of 
the maintenance of a high quality transit service. An acceptable level of transit service nevertheless 
should be maintained during TOD development. A high level of service should be maintained f()r 
pedestrians and cyclists, including safety and security, direct pathways, reasonable grades, and 
minimized delays at intersections. 

I 0. Vision for the Community: 

Strive to achieve a broad~v inclusive, collaborative, community participation process when 
evaluating TOD plans that propose substantial changes in use, intensity or density.fbr existing or 
new transit station areas planning efjims. 

Broad-based support and collaboration can be achieved through planning processes that encourage 
involvement and participation. These processes should utilize a range of tools and techniques for 
engaging the community and other interested stakeholders. While the particulars of the process 
should relate to each station, planning processes should include the use of citizen task forces, the 
Area Plans Review process and other means to result in the f(JIIowing: (I) a collaborative and 
interactive formulation of a cohesive vision for the transit station area before specifk development 
proposals are formally considered: (2) a TOD vision that is integrated with and complements 
surrounding neighborhoods: ( 3) incorporation of a broad range of aspirations and needs of those 
communities; (4) active participation by county planning of11cials, supervisors, community groups 
and developers to identify, and encourage broad-based involvement and participation by, a wide 
range of stakeholders, including all interested citizens' associations; and (5) continuing stakeholder 
involvement on a collaborative. 



11. Regional Framework: 

Provide a more efficient/and use pattern by concentrating growth around existing and planned 
transit ,\'/ali on areas. 

Maximizing development around transit can provide a regional benefit by accommodating some of 
the region's projected employment and residential growth, as well as making jobs accessible by 
transit. In instances where substantial changes in use, density or intensity are being considered as 
part of station area planning, the implications and impacts on the transit system should be 
considered. Cumulative impacts on transit service and capacity as well as on traffic capacity should 
be evaluated in a transit-oriented development, and improvements evaluated where needed. These 
planning eff011s should include coordination and cooperation with adjacent jurisdictions, regional 
organizations, and transit providers, such as WMATA and VRE. The use of Transfer of 
Development Rights (TOR's) should be examined as a tec.hnique to relocate zoned density to TOO 
areas if it results in future development that agrees with Comprehensive Plan recommendations. 

12. Environmental Considerations: 

S'eek opportunitiesj(Jr mitigating environmental irnpacts qf'develupmen/, 

The environmental bene tits of compact, mixed use development focused around transit stations can 
include improved air quality and water quality through the reduction of land consumption fiJr 
development in other areas. The utilization of land near transit and the existing inti·astructure 
allows the County to accommodate increasing growth pressures in a smaller area served by 
infrastructure. Improvements in air quality due to reduced vehicle miles traveled and reduced 
automobile emissions can also be viewed as a benefit of ·roD. Environmental impacts (such as 
impacts on mature trees and storm water runoft) of proposed development should be examined and 
mitigated to minimize potential negative impacts. Low Impact Development Techniques, such as 
rain gardens and green roofs, should be incorporated into proposed developments to reduce 
potential impacts of storm water runoff from these areas. Development in TODs should be designed 
in a manner that conserves natural resources; the application of energy and water conservation 
measures should be encouraged. Sites undergoing redevelopment should optimize storrnwater 
management and water quality controls and practices for redevelopment consistent with 
revitalization goals. 

13. Economic Benefits: 

Creare an emp/oymenl base and encourage commercialrevitalizalion adjacenl to rransit(clcilities. 

Development around transit stations can help to address housing and transportation costs in the 
County by providing opportunities to balance these costs in 'l'ODs. Employment uses near transit 
can provide opportunities for lowered transportation costs for employees. Additionally, housing 
near transit otTers similar transportation savings and opportunities for housing near employment. 
Opportunities to create new small business opportunities as well as assist in the retention of existing 
small businesses should be evaluated as pm1 of TOO planning. 



14. Open Space: 

Provide publiclv-aceessible. high-quality, usable open .\pace. 

Urban parks and open space contribute to a development's sense of place and are integral amenities 
offered to residents. workers and shoppers. Transit-oriented development plans should provide 
amenities such as public gathering spaces, civic focal points, plazas and open green space and offer 
a variety of activities such as dining, casual games and recreation, performances, visual arts and 
special events. These spaces should be accessible to the larger community as well as the immediate 
transit-oriented development area. Development plans should also incorporate open space 
preservation, such as stream valleys, where appropriate. and provide access to the County's 
network of parks and trails. 

15. J>ublic Facilities and Infrastructure: 

Evaluate opportunities to include publicj(lcility improvements and services 1vithinthe TOD area. 

TOO may provide opportunities to improve public facilities. Locating public l!tcilities in station 
areas provides important public services in areas accessible to public transportation and can 
increase activity within the TC)[). Cumulative impacts of development in a TOD on public 
facilities and transit access facilities should be identified and offset. Such impacts include those on 
schools, parks, libraries, police, fire and rescue, water and sewer, storm water management and 
other publicly owned community facilities. Current data on station access facilities and demand 
should be used as available, to assess needs for replacement or enhancement of facilities such as 
bus bays, taxi access, substations and parking. 

16. Phasing of Development: 

Ensure that projects are phased in such a way as to include an appropriate mix of uses in each 
phase oj'the development. 

A balanced mix of residential and non-residential uses should be provided to encourage a critical 
mass of pedestrian activity. However, concurrent development of all uses may not be feasible due 
to market conditions. In instances where a certain mix of uses is critical to the success of the ·roD. 
the development should include a commitment to phase the project in such a way as to include an 
appropriate mix of uses in each phase to help ensure the long-tenn success of the mixed-use 
development. It may also be appropriate, when a project's overall success depends on certain 
specific elements, to make later phases contingent on completion of those elements. Phasing the 
development can minimize the potential impacts on the surrounding community and increase 
amenities for residents. employees, and visitors within the transit-oriented development area. 
Phasing plans should include pedestrian and bicycle access plans to allow proper non-motorized 
access thmughout the development phases. Provision of open space and recreational amenities 
should be phased as well so that provision or these facilities is not postponed until final phasing of a 
development. 



APPENDIX 7 

RESIDENTIAL DEVELOPMENT CRITERIA 

Fairfax County expects new residential development to enhance the community by: 
fitting into the fabric of the neighborhood, respecting the environment, addressing 
transportation impacts, addressing impacts on other public facilities, being responsive to our 
historic heritage, contributing to the provision of affordable housing and, being responsive to 
the unique site specific considerations of the property. To that end, the following criteria are 
to be used in evaluating zoning requests for new residential development. The resolution of 
issues identified during the evaluation of a specific development proposal is critical if the 
proposal is to receive favorable consideration. 

Where the Plan recommends a possible increase in density above the existing zoning 
of the property, achievement of the requested density will be based, in substantial part, on 
whether development related issues are satisfactorily addressed as determined by 
application of these development criteria. Most, if not all, of the criteria will be applicable in 
every application; however, due to the differing nature of specific development proposals and 
their impacts, the development criteria need not be equally weighted. If there are 
extraordinary circumstances, a single criterion or several criteria may be overriding in 
evaluating the merits of a particular proposal. Use of these criteria as an evaluation tool is 
not intended to be limiting in regard to review of the application with respect to other guidance 
found in the Plan or other aspects that the applicant incorporates into the development 
proposal. Applicants are encouraged to submit the best possible development proposals. In 
applying the Residential Development Criteria to specific projects and in determining whether 
a criterion has been satisfied, factors such as the following may be considered: 

• the size of the project 
• site specific issues that affect the applicant's ability to address in a meaningful way 

relevant development issues 
• whether the proposal is advancing the guidance found in the area plans or other 

planning and policy goals (e.g. revitalization). 

When there has been an identified need or problem, credit toward satisfying the 
criteria will be awarded based upon whether proposed commitments by the applicant will 
significantly advance problem resolution. In all cases, the responsibility for demonstrating 
satisfaction of the criteria rests with the applicant. 

1. Site Design: 

All rezoning applications for residential development should be characterized by high 
quality site design. Rezoning proposals for residential development, regardless of the 
proposed density, will be evaluated based upon the following principles, although not 
all of the principles may be applicable for all developments. 

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



b) Layout: The layout should: 

• provide logical, functional and appropriate relationships among the various 
parts (e. g. dwelling units, yards, streets, open space, stormwater management 
facilities, existing vegetation, noise mitigation measures, sidewalks and 
fences); 

• provide dwelling units that are oriented appropriately to adjacent streets and 
homes; 

• include usable yard areas within the individual lots that accommodate the 
future construction of decks, sunrooms, porches, and/or accessory structures 
in the layout of the lots, and that provide space for landscaping to thrive and for 
maintenance activities; 

• provide logical and appropriate relationships among the proposed lots 
including the relationships of yards, the orientation of the dwelling units, and 
the use of pipestem lots; 

• provide convenient access to transit facilities; 
• Identify all existing utilities and make every effort to identify all proposed 

utilities and stormwater management outfall areas; encourage utility collocation 
where feasible. 

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

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

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

2. Neighborhood Context: 

All rezoning applications for residential development, regardless of the proposed 
density, should be designed to fit into the community within which the development is 
to be located. Developments should fit into the fabric of their adjacent neighborhoods, 
as evidenced by an evaluation of: 

• transitions to abutting and adjacent uses; 
• lot sizes, particularly along the periphery; 
• bulk/mass of the proposed dwelling units; 
• setbacks (front, side and rear); 
• orientation of the proposed dwelling units to adjacent streets and homes; 
• architectural elevations and materials; 
• pedestrian, bicycle and vehicular connections to off-site trails, roadways, transit 

facilities and land uses; 
• existing topography and vegetative cover and proposed changes to them as a 

result of clearing and grading. 

It is not expected that developments will be identical to their neighbors, but that the 



development fit into the fabric of the community. In evaluating this criterion, the 
individual circumstances of the property will be considered: such as, the nature of 
existing and planned development surrounding and/or adjacent to the property; 
whether the property provides a transition between different uses or densities; whether 
access to an infill development is through an existing neighborhood; or, whether the 
property is within an area that is planned for redevelopment. 

3. Environment: 

All rezoning applications for residential development should respect the environment 
Rezoning proposals for residential development, regardless of the proposed density, 
should be consistent with the policies and objectives of the environmental element of 
the Policy Plan, and will also be evaluated on the following principles, where 
applicable. 

a) Preservation: Developments should conserve natural environmental resources 
by protecting, enhancing, and/or restoring the habitat value and pollution 
reduction potential of floodplains, stream valleys, EQCs, RPAs, woodlands, 
wetlands and other environmentally sensitive areas. 

b) Slopes and Soils: The design of developments should take existing topographic 
conditions and soil characteristics into consideration. 

c) Water Quality: Developments should minimize off-site impacts on water quality 
by commitments to state of the art best management practices for stormwater 
management and better site design and low impact development (LID) 
techniques. 

d) Drainage: The volume and velocity of stormwater runoff from new development 
should be managed in order to avoid impacts on downstream properties. Where 
drainage is a particular concern, the applicant should demonstrate that off-site 
drainage impacts will be mitigated and that stormwater management facilities are 
designed and sized appropriately. Adequate drainage outfall should be verified, 
and the location of drainage outfall (onsite or offsite) should be shown on 
development plans. 

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

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

g) Energy: Developments should use site design techniques such as solar 
orientation and landscaping to achieve energy savings, and should be designed 
to encourage and facilitate walking and bicycling. Energy efficiency measures 
should be Incorporated 1nto bu1ld1ng des1gn and construction. 

4. Tree Preservation and Tree Cover Requirements: 

All rezoning applications for residential development, regardless of the proposed 
dens1ty, should be des1gned to take advantage of the existing quality tree cover. If 
quality tree cover ex1sts on s1te as determined by the County, it is highly desirable that 



developments meet most or all of their tree cover requirement by preserving and, 
where feasible and appropriate, transplanting existing trees. Tree cover in excess of 
ordinance requirements is highly desirable. Proposed utilities, including stormwater 
management and outfall facilities and sanitary sewer lines, should be located to avoid 
conflicts with tree preservation and planting areas. Air quality-sensitive tree 
preservation and planting efforts (see Objective 1, Policy c in the Environment section 
of this document) are also encouraged. 

5. Transportation: 

All rezoning applications for residential development should implement measures to 
address planned transportation improvements. Applicants should offset their impacts 
to the transportation network. Accepted techniques should be utilized for analysis of 
the development's impact on the network. Residential development considered under 
these criteria will range widely in density and, therefore, will result in differing impacts 
to the transportation network. Some criteria will have universal applicability while 
others will apply only under specific circumstances. Regardless of the proposed 
density, applications will be evaluated based upon the following principles, although 
not all of the principles may be applicable. 

a) Transportation Improvements: Residential development should provide safe and 
adequate access to the road network, maintain the ability of local streets to safely 
accommodate traffic, and offset the impact of additional traffic through 
commitments to the following: 

• Capacity enhancements to nearby arterial and collector streets; 
• Street design features that improve safety and mobility for non-motorized forms 

of transportation; 
• Signals and other traffic control measures; 
• Development phasing to coincide with identified transportation improvements; 
• Right-of-way dedication; 
• Construction of other improvements beyond ordinance requirements; 
• Monetary contributions for improvements in the vicinity of the development. 

b) Transit/Transportation Management: Mass transit usage and other transportation 
measures to reduce vehicular trips should be encouraged by: 

• Provision of bus shelters; 
• Implementation and/or participation in a shuttle bus service; 
• Participation in programs designed to reduce vehicular trips; 
• Incorporation of transit facilities within the development and integration of transit 

with adjacent areas; 
• Provision of trails and facilities that increase safety and mobility for non

motorized travel. 

c) Interconnection of the Street Network: Vehicular connections between 
neighborhoods should be provided, as follows: 

• Local streets within the development should be connected with adjacent local 
streets to improve neighborhood circulation; 

• When appropriate, existing stub streets should be connected to adjoining 
parcels. If street connections are dedicated but not constructed with 
development, they should be identified with signage that indicates the street is 



to be extended; 
• Streets should be designed and constructed to accommodate safe and 

convenient usage by buses and non-motorized forms of transportation; 
• Traffic calming measures should be implemented where needed to discourage 

cut-through traffic, increase safety and reduce vehicular speed; 
• The number and length of long, single-ended roadways should be minimized; 
• Sufficient access for public safety vehicles should be ensured. 

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

e) Non-motorized Facilities: Non-motorized facilities, such as those listed below, 
should be provided: 

• Connections to transit facilities; 
• Connections between adjoining neighborhoods; 
• Connections to existing non-motorized facilities; 
• Connections to off-site retail/commercial uses, public/community facilities, and 

natural and recreational areas; 
• An internal non-motorized facility network with pedestrian and natural 

amenities, particularly those included in the Comprehensive Plan; 
• Offsite non-motorized facilities, particularly those included in the 

Comprehensive Plan; 
• Driveways to residences should be of adequate length to accommodate 

passenger vehicles without blocking walkways; 
• Construction of non-motorized facilities on both sides of the street is preferred. 

If construction on a single side of the street is proposed, the applicant shall 
demonstrate the public benefit of a limited facility. 

f) Alternative Street Designs: Under specific design conditions for individual sites or 
where existing features such as trees, topography, etc. are important elements, 
modifications to the public street standards may be considered. 

6. Public Facilities: 

Residential development impacts public facility systems (i.e., schools, parks, libraries, 
police, fire and rescue, stormwater management and other publicly owned community 
facilities). These impacts will be identified and evaluated during the development 
rev1ew process. For schools! a methodology approved by the Board of Supervisors, 
after mput and recommendation by the School Board, will be used as a guideline for 
determining the impact of additional students generated by the new development 

Given the variety of public facility needs throughout the County on a case-by-case 
basis, public facility needs will be evaluated so that local concerns'may be addressed. 

All rezoning applications for residential development are. expected to offset their public 
facility Impact and to f1rst address public facll1ty needs 1n the vicinity of the proposed 
development Impact offset may be accomplished through the dedication of land 
SUitable for the construction of an Identified public facility need, the construction of 



public facilities, the contribution of specified in-kind goods, services or cash earmarked 
for those uses, and/or monetary contributions to be used toward funding capital 
improvement projects. Selection of the appropriate offset mechanism should 
maximize the public benefit of the contribution. 

Furthermore, phasing of development may be required to ensure mitigation of impacts. 

7. Affordable Housing: 

Ensuring an adequate supply of housing for low and moderate income families, those 
with special accessibility requirements, and those with other special needs is a goal of 
the County. Part 8 of Article 2 of the Zoning Ordinance requires the provision of 
Affordable Dwelling Units (ADUs) in certain circumstances. Criterion #7 is applicable 
to all rezoning applications and/or portions thereof that are not required to provide any 
Affordable Dwelling Units, regardless of the planned density range for the site. 

a) Dedication of Units or Land: If the applicant elects to fulfill this criterion by 
providing affordable units that are not otherwise required by the ADU Ordinance: a 
maximum density of 20% above the upper limit of the Plan range could be 
achieved if 12.5% of the total number of single family detached and attached units 
are provided pursuant to the Affordable Dwelling Unit Program; and, a maximum 
density of 10% or 20% above the upper limit of the Plan range could be achieved if 
6.25% or 12.5%, respectively of the total number of multifamily units are provided 
to the Affordable Dwelling Unit Program. As an alternative, land, adequate and 
ready to be developed for an equal number of units may be provided to the Fairfax 
County Redevelopment and Housing Authority or to such other entity as may be 
approved by the Board. 

b) Housing Trust Fund Contributions: Satisfaction of this criterion may also be 
achieved by a contribution to the Housing Trust Fund or, as may be approved by 
the Board, a monetary and/or in-kind contribution to another entity whose mission 
is to provide affordable housing in Fairfax County, equal to 0.5% of the value of all 
of the units approved on the property except those that result in the provision of 
ADUs. This contribution shall be payable prior to the issuance of the first building 
permit. For for-sale projects, the percentage set forth above is based upon the 
aggregate sales price of all of the units subject to the contribution, as if all of those 
units were sold at the time of the issuance of the first building permit, and is 
estimated through comparable sales of similar type units. For rental projects, the 
amount of the contribution is based upon the total development cost of the portion 
of the project subject to the contribution for all elements necessary to bring the 
project to market, including land, financing, soft costs and construction. The sales 
price or development cost will be determined by the Department of Housing and 
Community Development, in consultation with the Applicant and the Department of 
Public Works and Environmental Services. If this criterion is fulfilled by a 
contribution as set forth in this paragraph, the density bonus permitted in a) above 
does not apply. 

8. Heritage Resources: 

Heritage resources are those sites or structures, including their landscape settings, 
that exemplify the cultural, architectural, economic, social, political, or historic heritage 
of the County or its communities. Such sites or structures have been 1) listed on, or 



determined eligible for listing on, the National Register of Historic Places or the 
Virginia Landmarks Register; 2) determined to be a contributing structure within a 
district so listed or eligible for listing; 3) located within and considered as a contributing 
structure within a Fairfax County Historic Overlay District; or 4) listed on, or having a 
reasonable potential as determined by the County, for meeting the criteria for listing 
on, the Fairfax County Inventories of Historic or Archaeological Sites. 

In reviewing rezoning applications for properties on which known or potential heritage 
resources are located, some or all of the following shall apply: 

a) Protect heritage resources from deterioration or destruction until they can be 
documented, evaluated, and/or preserved; 

b) Conduct archaeological, architectural, and/or historical research to determine the 
presence, extent, and significance of heritage resources; 

c) Submit proposals for archaeological work to the County for review and approval 
and, unless otherwise agreed, conduct such work in accordance with state 
standards; 

d) Preserve and rehabilitate heritage resources for continued or adaptive use where 
feasible; 

e) Submit proposals to change the exterior appearance of, relocate, or demolish 
historic structures to the Fairfax County Architectural Review Board for review and 
approval; 

f) Document heritage resources to be demolished or relocated; 

g) Design new structures and site improvements, including clearing and grading, to 
enhance rather than harm heritage resources; 

h) Establish easements that will assure continued preservation of heritage resources 
with an appropriate entity such as the County's Open Space and Historic 
Preservation Easement Program; and 

i) Provide a Fairfax County Historical Marker or Virginia Historical Highway Marker on 
or near the site of a heritage resource, if recommended and approved by the 
Fairfax County History Commission. 



ROLE OF DENSITY RANGES IN AREA PLANS 

Density ranges for property planned for residential development, expressed generally 
in terms of dwelling units per acre, are recommended in the Area Plans and are shown on the 
Comprehensive Plan Map. Where the Plan text and map differ, the text governs. In defining 
the density range: 

• the "base level" of the range is defined as the lowest density recommended in the 
Plan range, i.e., 5 dwelling units per acre in the 5-8 dwelling unit per acre range; 

• the "high end" of the range is defined as the base level plus 60% of the density 
range in a particular Plan category, which in the residential density range of 5-8 
dwelling units per acre would be considered as 6.8 dwelling units per acre and 
above; and, 

• the upper limit is defined as the maximum density called for in any Plan range, 
which, in the 5-8 dwelling unit per acre range would be 8 dwelling units per acre. 

• In instances where a range is not specified in the Plan, for example where the Plan 
calls for residential density up to 30 dwelling units per acre, the density cited in the 
Plan shall be construed to equate to the upper limit of the Plan range, and the base 
level shall be the upper limit of the next lower Plan range, in this instance, 20 
dwelling units per acre. 



APPENDIX 8 

DATE: August 20, 2012 

TO: Barbara C. Berlin, Director, Zoning Evaluation Division 

FROM: 

D~~g 
Barbara Byron, Director 
Office of Community Revitalization 

SUBJECT: RZ/FDP 2012-MV-031 ; Mid-Atlantic Realty 

The Office of Community Revitalization (OCR) has reviewed the above referenced 
Conceptual Development Plan/General Development Plan dated stamped as 
" Received Department of Planning am:! Zoning, Augupt 7, 2012." 

The applicant is seeking a rezoning from the 1-5 to the PRM District to remove an 
existing older, mid-rise office building and build a mixed use development consisting 
of 370,000 SF of residential (up to 390 dwelling units), a 110,000 SF hotel (up to 200 
rooms) and a 260,000 SF office building, including 6,000 SF of ground floor retail. 
The total development will be 780,000 SF resulting in an FAR of 2 .78. 

The applicant has worked cooperatively with staff to make substantial revisions to its 
initial submission. The final design responds.to staff concerns about scale, transitions 
between different uses and architectural treatments, especially of the structured 
parking . In particular, the applicant's commitment to underground utilities along 
Huntington Avenue and its addition of more green space and landscaping on Darton 
Lane will allow for a vastly improved streetscape and pedestrian experience. Finally, 
the applicant is providing for a significantly enhanced interim park at a highly visible 
location across from the Huntington Metro. 

The applicant is providing high quality architecture and site design , streetscape and 
development amenities. This redevelopment project will make a valuable contribution 
to the successful revitalization of the Huntington Avenue Corridor and will serve as a 
good example of mixed-use development for the surrounding area. 

Cc. Bill Mayland, DPZ 
OCR Files 

ex=~ 
Office of Community Revitalization 

12055 Government Center Parkway, Suite I 048 
Fairfax, VA 22035 

703-324-9300, TTY 711 
www.fcrevit.org 



DATE: 

TO: 

FROM: 

SUBJECT: 

April 10, 2012 

Bill Mayland, Staff Coordinator 
Zoning Evaluation Division 

. Department of Planning and Zoning 

Beth Forbes, Stormwater Engineer I& 
Site Development and Inspections Div· · n 
Department of Public Works and Env · o ntal Services 

APPENDIX 9 

Rezoning/Final Design Plan/Comprehensive Design Plan Amendment 
Application #RZJFDP/CDPA 2011-MV-031, Midatlantic Realty Partners -
2550 Huntington A venue, Conceptual/Final Development Plan dated 
March 29, 2012, LDS Project #1302-ZONA-001-2, Tax Map #83-1-01-
0034C, Mount Vernon District 

We have reviewed the subject application and offer the following stormwater management 
comments. 

Chesapeake Bay Preservation Ordinance (CBPO) 
There is Resource Protection Area (RP A) on tbis site. An RP A delineation study, #1302-RP A-
001-1, was approved on June 9, 2008. The plan depicts the approved boundary. 

A parking area and storm drains now in the RP A are proposed to be removed. A public trail, a 
storm drain, an emergency vebicle turn-around, sidewalks, seating and lighting have been 
proposed for the RP A. Since the amount of impervious surface in the RP A will be reduced, 
these improvements can be approved administratively during the site review process as 
redevelopment. Redevelopment is an alJowed use in the RPA (CBPO 118-2-1(b)). A Water 
Quality Impact Assessment (WQIA) would be submitted for the redevelopment as a part of the 
site plan submission (CBPO 118-4-4). A vegetative buffer will be expected to be a part of the 
mitigation measures provided in the WQIA; shrubs and groundcovers must be planted 
throughout the RP A despite what is shown as an RP A replanting areas on Sheet 40 of the plan. 
Trees must be planted in areas unencumbered by site constraints, e.g. existing and proposed 
utilities . 

Since there is a significant reduction in impervious area proposed in both the RP A and the 
Resource Management Area, water quality control facilities are not are required for tbis 
redevelopment (PFM 6-0401.2B). The applicant has proffered 3 Filterra units and a 
Stormceptor wbich are located on the plan. 

Floodplain 
There are regulated floodplains on the property. The disturbances proposed witbin the 
floodplain are the removal of asphalt and the installation of a storm drain. Both of these uses 
can be approved administratively during the site plan process (ZO 2-903). 

Department of Public Works and Environmental Ser vices 
Land Development Services, Site Development & Inspections Division 

12055 Government Center Parkway, Suite 535 
Fairfax, Virginia 22035-5503 

Phone 703-324-1720 • TIY 711 • FAX 703-324-8359 



Bill Mayland, Staff Coordinator 
Rezoning/FDP/CDPA Application #RZJFDP/CDP A 20 11-MV -03 1, Mid atlantic Realty Partners 
AprillO, 2012 
Page 2 of2 

Downstream Drainage Complaints 
The downstream drainage complaints on file are outside the normal extent of review of both 
the PFM and the submittal requirements of the Zoning Ordinance. 

Stormwater Detention 
Since there is a reduction in impervious area proposed, stormwater detention is likely to be 
waived once adequate outfall is demonstrated (PFM 6-0301.3, LTI 88-21). 

Site Outfall 
An outfall narrative has not been provided (ZO 18-202 paragraph 10.F.(2)(c)). There are at 
least 2 outfalls for this site. One outfalls flows directly to Cameron Run. The other flows 
through the Midtown Alexandria Station development. The applicant must provide a narrative 
describing the adequacy and stability of both outfalls. Also, it is not clear how the runoff from 
Option 1 - Commercial Phase will be handled. It is possible that a third outfall - west along 
Huntington A venue - will need to be described as well. 

Dam Breach 
This property is entirely within the dam breach inundation zone for the Lake Barcroft Dam. 
The site plan should note this situation (LTI 09-10). 

Landscape Plan 
The landscape plan for the RP A is insufficient; see the comments under the CBPO heading, 
above. No trees can be planted within 5 feet of a storm drain easement or in a location where 
they will interfere with existing or proposed storm drains (PFM 12-0515.6B). There is an 
existing storm drain easement along Huntington Avenue. Tbe.landscape plan shows trees to be 
planted along the boundary with Huntington A venue. Also, there are trees proposed along 
Metroview Parkway very close to storm drains proposed for construction within the right-of
way. 

These comments are based on the 2011 version of the Public Facilities Manual (PFM). A new 
stormwater ordinance and updates to the PFM' s stormwater requirements are being developed 
as a result of changes to state code (see 4VAC50-60 adopted May 24, 2011). The site plan for 
this application may be required to conform to the updated PFM and the new ordinance. 

Please contact me at 703-324-1720 if you require additional information. 

BF/ 

cc: Don Demetrius, Chief, Watershed Evaluation Branch, Stormwater Planning Division, 
DPWES 
Bijan Sistani, Branch Chief South, SDID, DPWES 
Zoning Application File 



TO: Bill Mayland, Staff Coordinator 
Zoning Evaluation Division, DPZ 

FROM: Jessica Strother, Urban Forester II 
Forest Conservation Section, UFMD, DPWES 

SUBJECT: 2550 Huntington Avenue, RZ/FDP 2011-MY-031 

RE: Comments and Recommendations - Latest Proposal 

APPENDIX 10 

July 31,2012 

This review is based on the Conceptual/Final Development Plan (CDP/FDP) stamped as 
received by the Department of Planning and Zoning on June 28t\ 2012. Earlier comments on a 
proposal that was considerably different (than the June 28th) proposal were forwarded to you 
on May 4, 2012. Comments prior to that were forwarded to you on November 15, 2011 , based 
on an October 11 , 2011 proposal. A site visit was conducted the week ofNovember 14,20 11. 

A meeting with the Applicant was held on July 25, 2012. Some questions were raised and 
discussed and additional recommendations are italicized in thi s report. 

Proffers dated June 25, 20 12 are included and a review of those is provided. 

1. Comment: (Previous Comment) The Applicant ' s development proposal , which 
includes both Options I and 2 do not sufficiently address streetscaping along the 
Huntington Avenue frontage, which is also transitional screening. Additionally, 
mitigation of visual impacts from structured parking has not been addressed. The 
Comprehensive Plan Huntington Community Planning Sector for Transit Development 
states " Proffer of a development plan that provides high quality site design , 
streetscaping, urban design and development amenities", as being needed for this 
proposal. The Land Unit G recommendations within the Planning Sector also states " 
Provision of high-quality architecture ....... and mitigation of visual impacts of 
structured parking". 

Recommendation: The design on the development plan should be revised to include 
the following: 

a. Adequate streetscape landscaping that also incorporates bedding plants along the 
Huntington Avenue frontage. The building along Huntington Avenue will need to 
be re-located further into the site in order to accommodate streetscaping. The 
Applicant should proffer to provide no less than an 8 foot wide planting bed along 

Department of Public Works and Environmental Services 
Land Development Services, Urban Forest Management Division 

12055 Government Center Parkway, Suite 5 18 
Fairfax, Virginia 22035-5503 

Phone 703-324-1770, TTY: 703-324-1877, Fax: 703-803-7769 
www. fairfaxcounty.gov/dpwes 



Huntington Avenue 
RZ/FDP 201 1-MV-031 
Page 2 

the frontage. Previously a planting pit was proposed, and it appears this is not part 
of the current plan. 

*It was confirmed by the Applicant that there are no utility easements along the 
Huntington Avenue frontage in the meeting on July 25, 2012. However, there 
may be problems with site distance and turn lanes. 

b. Some of the proposed streetscaping along Metro View Parkway is off-site, appears 
to be within the VDOT right-of-way and or is located in an area that is insufficient 
in size to support large/medium shade trees. Re-positioning of the sidewalk/trail in 
this area should occur to allow for more room for planting of trees. 

*It was confirmed by the Applicant that there may insufficient room to achieve 
atful/8foot wide planting strip, with at least .J feet a_( width either side of the 
proposed trees, in the meeting on July 25. 2012. UFMD confirms that it is 
possible to allow for trees to be planted next to the right-ofway, as long as 
there is at least .J foot width adjacent to a structure. Trees are permissible 
adj acent to sanitary sewer easements, although not recommended. 

c. There are numerous opportunities to mitigate the buildings and structured parking 
by using green screens and green walls. Most of these designs are not expensive 
and would enhance the site. This is a significant opportunity to address the 
Comprehensive Plan on several fronts. 

2. Comment: Some of the interior parking lot landscaping (large shade trees-Category 
IV) are proposed within planters that are sized based on the PFM for a Category II tree 
species. Either eliminate the planters and increase the size of the planting area, or 
revise the tree species to a Category II tree. Additionally, revise the parking lot 
landscaping and canopy calculations. This was advised and generally agreed to in the 
July 25, 2012 meeting. 

Recommendation: The development plan and landscape sheets should be revised . 

3. Comment: Portions of the development plan reflect various development Options. 
However, the illustrations sheets of the development plan do match the various 
Options-landscape plan. 

Recommendation: The development plan sheets should be revised to all match. It 
was agreed to find a way to ensure this will occur at the meeting on July 25, 2012. 

Department of Public Works and Environmental Services 
Land Development Services, Urban Forest Management Division 

12055 Government Center Parkway, Suite 518 
Fairfax, Virginia 22035-5503 

Phone 703-324-1770, TTY: 703-324-I 877, Fax: 703-803-7769 
www. fairfaxcounty .gov/dpwes 



Huntington A venue 
RZ/FDP 20 11-MV -031 
Page 3 

4. Comment: The legend on sheet 25 of the development plan refers to certain planting 
techniques or approaches in providing plantings, including with the Resource 
Protection Area. However, details have not been provided. 

Recommendation: Details sufficiently showing what is proposed for species, numbers, 
and from an engineering standpoint must be provided and shown on the development 
plan. It was agreed that this will occur in the meeting on July 25, 2012. 

5. Comment: The plant schedule on sheeet 26 of the development plan should be revised 
to show either Norway spruce or deodar cedar in lieu of cryptomeria because they are 
hardier trees. Ther reference to crape myrtle should include the cultivar "Natchez" on 
the plan for canopy credit. 

Recommendation: Revise the plant schedule on the development plan. 

6. Comment: Based on the recommendations and discussion on July 25, 201 2, ensure the 
appropriate amount oftree canopy is provided to meet the requirements in the PFM. 

Recommendation: Evaluate and provide additional trees, as applicable 

Proffer Recommendations: 

1. Ensure referecnes to Urban Forester include County Urban Forester. 

2. Eliminate proffer #4A through C because there are not existing trees to be 
preserved. 

3. The Applicant should provide a proffer that addresses providing the appropriate 
amont of planting space for all tree plantings based on the PFM. 

Department of Public Works and Environmental Services 
Land Development Services, Urban Forest Management Division 

12055 G C 
;II· ~"':; ovemment enter Parkway, Suite 5 18 ~~ l~ 

Fairfax, Virginia 22035-5503 
Phone 703-324-1770, TTY: 703-324- 1877, Fax: 703-803-7769 "~~·l 

www. fairfaxcounty.gov/dpwes 



DATE: 

TO: 

FROM: 

FILE: 

SUBJECT: 

REFERENCE: 

August 15,2012 

Barbara Berlin, Director 
Zoning Evaluation Division 
Department of Planning and Zoning 

Angela Kadar Rodeheaver, Chief 
Site Analysis Section 
Department of Transportation 

3-4 (RZ 2011-MV-031) 

Transportation Impact 

RZ 2011-MV-031 ; FOP 201 1-MV-031 
MidAtlantic Realty Partners, LLC 

APPENDIX 11 

Traffic Analysis Zone: 2065 (New 8.0 Land Use/Zonal Structure) 
Land Identification Map: 083-1 ((01 )) 0034C 

Transmitted, herewith, are comments and recommendations from the Fairfax County Department of 
Transportation (DOT), with respect to the above-referenced application (a.k.a. 2550 Huntington 
Avenue; a.k.a. MidAtlantic Realty). Comments and recommendations are based on the application 
for rezoning, the statement of justification, and: 

• the traffic impact analysis (TIA) and revision, dated October 7, 2011 and March 6, 2012, 
respectively; 

• an addendum to the TIA addressing Virginia Department of Transportation (VDOT) 
concerns, dated July 23, 2012; 

• updated conceptual and final development plans (CDP/FDP), dated August 6, 2012; and 
• updated proffers, dated August 6, 2012. 

The subject site is located on the northwest corner of Huntington Avenue (Route 1332), an urban 
minor arterial, and Metroview Parkway (Route 8750), a local street, within Land Unit G of the 
Huntington Corrununity Planning Sector (MV 1 ), the Huntington Transit Station Area (TSA), and the 
Huntington Transit Development Area, in the Mount Vernon Magisterial District. 6.04 acres in size, 
the site currently contains a five-story ofiice ~uilding with approximate ly 129,857 square feet of 
gross floor area. 

The subject site was recently re-planned from Office, with up to a 0.30 floor area ratio (FAR), to 
mixed use, with up to a 3.0 FAR, allowing residential, office, and restaurant/retail uses (see BRAC 
APR No. 08-IV-JMV, approved by the Board of Supervisors on August 3, 2009). This subject 
proposal would rezone the site from Industrial (J-5) to Planned Residential Mixed-Use (PRM).. 

Fairfax County Department of Transpor tation 
4050 Legato Road, Suite 400 
fairfax, Virginia 22033-2898 

Phone; (703) 877-5600 ITY: 771 
Fax: (703) 877 5723 

www.fairfaxcounty.gov/fcdot 



Barbara Berlin 
RZ 201 1-MV-031 ; FDP 2011-MV-031 
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The appUcant initially considered two (2) development options, one with a hotel and one without: 

TABLE 1 L d U 0 . : an se ' PtiOnS 

LAND USE OPTION 1 OPTION2 

Residential 366,000 SF (390 DU 1
) 370,000 SF (390 DU 1

) 

Office 360,000 SF2 254,000 SF2 

Hotel - II 0,000 SF2 (200 RM3
) 

Retail 6,000 SF2 6,000 SF2 

Total Square Footage 732,000 SF2 740,000 SF2 

FAR4 2.78 2.81 
-DU - Dwefltng Umts 1 -SF - Square Feel J - • -RM - Rooms FA R - Floor Area Ratto 

While initial evaluations of impact were based on Land Use Option 1, note that the applicant has now 
decided to pursue Option 2. Option 1 is no longer tmder consideration. 

Transportation Overview 

The proposed densities and intensities, summarized above, would create a significant impact on what 
is already a congested area of the Mount Vernon District. As summarized in Table 2, the applicant's 
TIA indicates that the proposed uses will generate approximately 4,630 trips per day, 470 trips in the 
a.m. peak hour, and 470 trips in the p.m. peak hour, after internal synergy, retail pass-by, and non
single occupant vehicle (SOV) trip reductions have been applied. As noted above, these figures 
reflect the impacts of the lesser-intense Land Use Option 2. 

Trip generation figures for daily, a.m. peak hour and p.m. peak hour, as summarized in Table 2, 
below, are based on trip generation data from the Inst itute of Transportation Engineers' (ITE) Trip 
Generation Manual, gth Edition. 

TABLE 2: Trip Generation -Option 2 (Residential with Office/Hotel/Retail) 

AMPEAKHOUR PM PEAK HOUR 
ENTER EXIT TOTAL ENTER EXIT TOTAL DAILY 

Gross Trips 455 184 639 216 418 634 6,358 
R eductions 1 -116 -50 -166 -58 -ll1 -169 -1,724 
Net New Trips 339 134 473 158 307 465 4,634 

1 
Reflects Internal Sy nergy, Retail Pass-By, and Non-SOJI (20% Res idential, 25% Office, 10% Hotel) Trip Reductions 

These figures are consistent with assumptions in the applicant 's TIA, with mitigation, which includes 
a 25% non-SOV reduction for office, 20% for residential and 10% for hotel. Based on proximity to 
Metro, however, staff recommends a higher non-SOV reduction, or Transportation Demand 
Management (TDM) goal, of 30% for Option 2 (for residential and office, only). 

@ The applicant has agreed to a 30% TDM goal (see draft proffers dated August 6, 2012). 



Barbara Berlin 
RZ2011-MV-031; FDP 201 1-MV-031 
August 15, 2012 
Page 3 of 10 

Table 3, below, provides trip generation estimates for the would-be, adjusted trip generation, based 
on the staff-recommended 30% TDM Goal, which, as mentioned prior, was agreed upon by the 
applicant. 

TABLE 3: Trip Generation- Option 2 (with 30% TDM Goal - Residential & Office 
AM PEAK HOUR PM PEAK HOUR 

ENTER EXIT TOTAL ENTER EXIT TOTAL DAILY 
Gross Trips 455 184 639 216 418 634 6,358 
Reductions 1 -131 -57 - 188 -64 -128 -192 -1,877 

Net New Trips 324 127 451 152 290 442 4,481 
0 0 0 Reflecls Intel nal Synergy, Ret at! Pass-By, and Non-SOV (30% Residential, 30% Office, 0% Hotel) Tnp Reductwns 

Assuming the higher TDM Goal of 30% were met upon site buildout, we could expect approximately 
150 fewer daily trips, 20 fewer a.m. peak hour trips, and 20 fewer p.m. peak hour trips, as compared 
to the trip generation results in the TIA. In the Huntington area, where the roadway network is 
building. out and congestion is becoming more of an issue, every trip saved and removed from the 
roadway network is ofbenefit. 

Comprehensive Plan Guidance 

As part of the Huntington Transit Station Area (TSA) and Transit Development Area (TDA), the site 
is recommended for high-density, mixed-use development. Land use recommendations are based on 
concentrating development to a limited area nearest the Metrorail Station (including the subject site) 
and preserving existing, stable neighborhoods around the station. 

The development community must address the concerns of traffic congestion for any new 
development within the TSA. Trafiic reduction measures, such as ride-sharing, transit incentives and 
other transportation systems management strategies are applicable. Financing of roadway 
improvements and/or deferral of development until adequate infrastructure is in place are also options 
for addressing those concerns. 

Huntington Transit Development Area (TDA) 

The TDA is comprised of several land units which offer the most viable opportumttes for 
development and redevelopment. The greatest impact of a mass transportation faci lity, such as the 
Huntington Metrorail Station, occurs in areas within a 5-7 minute walk. Development within this 
area will generate a substantial number of walk-on Metro riders. 

Development criteria are identified for the Huntington TDA within the Comprehensive Plan (page 
I 00 of the Mount Vernon Planning District Area Plan, Huntington Community Planning Sector). A 
summary of those criteria with transportation elements are shown below, with an evaluation of how 
well addressed as part of this application: 
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2. Proffer of a development plan that provides high quality site design, streetscaping, urban 
design, and development amenities. 

@ l11e quality of site design and streetscaping, tiS proposed by the applicant, while not 
meeting the expectations anti/or desires of staff, is general~v acceptable. 

Site design could be enhanced with the addition of more open/public/civic space 
and/or plazas, building more vertical~y to make roomjilf those spaces, implementing 
more of a connected grid of streets, providing a more openlwalkab/e site at built/out 
(through the center of the site in particular), etc. 

Streetscaping coultl be enlwncetl by implementing more complete streets 
fundamentals (where feasible) and with additimwl streetscaping elements, such as 
brick pavers 011 sidewalks aml!or crosswalks, more sidewalk cafe ami/or seating 
opportunities, etc. The plan clearly calls for pedestrian-focused design. 17.e applicant 
could have done a better job along llulltington Avenue and Metroview Parkway. 

@ Note, one positive outcome is the applicant agreeing to proffer to relocating the 
existing, above-ground utilities along their Huntington Avenue frontage 
umlergrountl. This, in of itself, will help provide better streetscaping. 

3. Provision of off-site public road improvements, or ti.mding of such improvements, associated 
with the development traffic impact and/or a commitment to reduce development traffic 
through transportation systems management strategies, especially those which encourage the 
use of transit. 

@ The applicant ha.s agreed to proffer $746,000 towards off~site roadway improvements 
within the area roadway network. 1'l1is figure is /rased on site impacts to tlte planned 
interchange at Route 1 ami Huntington Avenue and the at-grade intersections of 
Telegraph Road at Huntington Avenue anti North Kings Highway. 

@l Transportation system and demand management stmtegies anti the encouragement of 
non-SOV trips will also be important at this site location. The applicant has agreed to 
a 3()% TDM goal am/ other key TDM program elements. 
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8. The provision of structured parking (above or below grade). If surface parking is permitted it 
should be screened at the street level. 

@ The applicant is proposing site parking within structured parking facilities. 

9. Consolidation of vehicular access points to minimize interference with commuter access to 
the Metro station. 

@ The existing site includes one (1) exclusive access point from Metroview Parkway and 
one shared access point from Huntington Avenue at the neighboring parcel (2560 
Huntington Avenue). Under Option 2, the applicant proposes to maintain the existing 
access point from Metroview Parkway and add two new right-in, right-out access 
points to/from Huntington Avenue. While the applicant lras not consolidated access 
points, but, rather, expanded beyond what exists today, the two new access points will 
not likely interfere with Metro Station access. 

'§ VDOT will require that access points meet access management standards. Upon 
review of the plans, it appears that the access onto Metroview Parkway is 
approximately 270' north of Huntington Avenue. Access management standards call 
for 200' of separation. 

The new right-in, right-out access onto Huntington A venue serving the hotel (Access 
11A '~ is approximately 225' west of Metroview Parkway. Access management 
standards call for 200' of separation. 

The new right-in, right-out access onto Huntington Avenue serving the residential 
garage (Robinson Way) is approximately 300' further west from the hotel access. 
Access management standards call for 200' of separation. 

These access points appear to meet Virginia Department of Transportation (VDOT) 
standards for access management and corner clearance, but would be subject to 
further review at site plan. 

Land Unit G 

In addition to the guidance put forth for the Huntington TDA, as a whole, there are site-specific 
conditions. Land Unjts G, H, I, J, and K are comprised of parcels that lie generally to the south and 
east of the intersection of Telegraph Road and North Kings Highway. Land Unit G is a triangle of 
land bound by Huntington Avenue, Cameron Run and the Metrorail guideway. Currently developed 
with office and industrial uses, the subject parcel, No. 083-1 ((1 )) 0034C, is planned for a rruxture of 
residential, office and restaurant/retail uses at 2.0 to 3.0 FAR. 
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Redevelopment of the site should include, at a minimum, the following site-specific elements (page 
108 of the Mount Vernon Planning District Area Plan, 1-luntinbrton Community Planning Sector). A 
summary of those elements affecting transportation are shown below, with an evaluation of how well 
addressed as part of this application: 

• Integration of an urban park as a wayside area along the plcnmed Cameron Run Trail; 

@ The applicant is proposing the provision of a 1 0' asphalt trail along the rear of the 
site (along Cameron Run). This is consistent with the County's Trails Plan Map. The 
app/ica/11 is also proposing wayside parks, workout stations, benches, ltmdYcaping and 
lighting. 

• Provision of integrated pedestrian and bicycle systems with features such as covered and 
secure bicycle storage facilities, walkways, trails and sidewalks, amenities such as street trees, 
benches, bus shelters, and adequate lighting; 

@ The applicant is proposing the provision of bicycle racks. TlrLf should be c/arijietl to 
refer to a bicycle storage facility and to be coveretlaml secure. The applicant is 
providing till extensive network of walkways, trails a111/ sidewalks. Benches and 
lighting will be provided. 

• Adherence to the adopted Transit Oriented Development (TOD) Guidelines contained in 
Appendix 11 of the Land Use section of the Policy Plan. A summary of those guidelines 
affecting tnmsportation are shown below, with an evaluation of how well addressed as part of 
this application: 

1. Transit l'roximity and Station Ar·ea Boundaries: Focus and concentrate the highest 
density or land use intensity close to the rail tnmsit station, and where feasible, above the 
rail transit station. · 

@ 11w site is loctlted within the Huntington TDA, within %mile and a five-minute 
walk to Metrorail. 

3. l'edcstrian and Bicycle Access: Provide safe pedestrian and bicycle travel to and from 
and within the station area. 

@ 17w applicant proposes adequate pedestrian facilities to serve the site and Metro 
and has agreed to proffer a monetary contribution of $90,000 towards 011-road 
biqcle lanes for their Iluntingto11 A ~·enue frontage. 
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4. Mix of Land Uses: Promote a mix of uses to ensure the efticient use of transit, to promote 
increased ridership during peak and oil~ peak travel periods in all directions, and to 
encourage different types of activity throughout the day. 

@ The applicant proposes a mix of residential and office land uses, with hotel and 
retail, which should remit in an effective use 1!{ tmnsit with a balance of incoming 
(office) am/ outgoing (residential) trips. 

6. Urban Design: Encourage excellence in urban design, including site planning, strectscape 
and building design, which creates a pedcstrian-f(>cused sense of place. 

~ As mentioned prior, while general~y acceptable, a more enhanced site design ami 
~·treetscaping plan would have been pr~ferred, as opposed to what is current~y 
being proposed. 

7. Street Design: Provide a grid of safe, attractive streets tor all users which provide 
connectivity throughout the site and to and fi·om adjacent areas. 

@ Plans for the subject site, as currently proposed, provide adequate connectivity, 
ami include roadways and bicyclelpedestrian.fizcilities general(y around the 
perimeter, but a grid of streets ami bicyclelpedestrianfacilities through a more 
open site design would have been preferred. 

8. Pnrking: Encourage the usc of transit while maximizing the use of available parking 
throughout the day and evening and minimizing the visual impact of parking stmctures 
and surHtec parking lots. 

@ The applicant is proposing the provision of structured parking for al/lamluses 
and 11 reduction in parking from zoning code which would provide added 
encouragement and motivation for residellts and office employees to utilize nearby 
Metrorail. Transportation staff supports the parking reduction. 

9. Transportation and Traffic: Promote a balance between the intensity of TOD and the 
capacity of the multimodal transportation infrastructure provided and ~ffected hy TOD, 
and provide for and accommodate high quality transit, pedestrian, and bicycle 
infrastmcture and services and other measures to limit single occupant vehicle trips. 
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@ The applicant has provided plans that emphasize pedestrian facilities and access to 
transit. They have also made commitments to help facilitate the installation of on
road bicycle lanes on Huntington Avenue in the future. The applicant has 
proposed a TDM program as part of their proffers, as well. Staff will work with 
the applicant to develop an effective program which minimizes SOV trips to and 
from the site. 

On the roadway side, a lower level of service (LOS) standard may be considered 
acceptable within the TOD area. LOSE or some level of LOS F may be more 
appropriate for a built-up, congested area such as this, as opposed to the current 
standard of LOS D. The non-degradation policy should be applied to areas 
immediately adjacent. 

16. Phasing of Development: Ensure that projects are phased in such a way as to include an 
appropriate mix of uses in each phase ofthe development. 

@ The applicant has provided plans that show how the project may be phased 
(residential first). The applicant does not indicate the potentia/for a mix of uses, 
however, within each phase, as recommended in Appendix 11. In addition, it would 
have been preferable for the T!A to have been conducted with phased development 
to show how impacts would cumulate moving towards buildout. 

Pedestrian Circulation 

Improvements in pedestrian circulation are needed throughout the Huntington TSA to facilitate 
access to the Metrorail Station and proposed new development. The plan calls for an interconnected 
system of walkways linking pedestrians with destinations. To facilitate this interconnectivity, there 
are both a major walkway and streetscaping planned for the Huntington Avenue Corridor, as shown 
in the Huntington TSA Pedestrian Circulation Plan (Figure 32 on page 118 of the Mount Vernon 
Planning District Area Plan, Huntington Community Planning Sector). 

@ The applicant is proposing the provision of a 10' concrete sidewalk along Huntington 
Avenue adjacent to their buildings. The applicant is also proffering to relocate existing 
above ground utilities underground. While the applicant is providing adequate 
infrastructure for the major walkway, staff recommends the applicant be more "creative" 
with the use of space in front of their buildings and provide a better streetscaping plan. 
Special treatments along Huntington Avenue should be provided, including special paving, 
coordinated graphics, etc. 
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@ Note that the applicant is also proposing the provision of enhanced roadway crossings, with 
new crosswalks on Huntington A venue and Metro view Parkway. The new Huntington 
Avenue crosswalk would be equipped with pedestrian c01mtdown signals. 

The Countywide Trails Plan Map calls for a major trail along Cameron Run and minor trail along 
Huntington A venue. The Plan also calls for on-road bicycle lanes on Huntington A venue. 

@ The applicant is providing for the major trail along Cameron Run and adequate pedestrian 
facilities along Huntington Avetrue. Measures are also being taken to assist in the 
implementation of on-road bicycle lanes on Huntington Avenue. 

Staff Recommendations 

Based on Comprehensive Plan guidance and criteria, as well as site impacts, Transportation staff 
makes the fo llowing recommendations: 

• Off-Site Impacts & Mitigation - The applicant shall provide a monetary contribution of 
$745,877.17 to be used to address off-site impacts. While the basis for tills figure is rooted in 
specific impacts and improvements (see below), use of these funds should be made available 
to address transportation deficiencies, in general, within a two-mile radius of the site. 

o Telegraph Road at Huntington Avenue (NBR) $367,812.65 
(50% to be provided at I st site plan; 50% at 151 RUP or non-RUP for 2"d building) 

o Telegraph Road at North Kings High way (SBR) $78,064.52 
(50% to be provided at 1st site plan; 50% at 1st RUP or non-RUP for 2"d building) 

o Route I Interchange at Huntington Avenue $300,000.00 
(1 00% to be provided at 1st RUP or non-RUP for 3rd building) 

• Site Access & Frontage - The applicant shall provide the following to address site access 
and frontage: 

o Extension of Huntington Avenue Eastbound Left Turn Lane - The applicant shall 
construct an extension of the existing 190' eastbound left turn lane (with 130' taper) 
on Huntington A venue at Metroview Parkway to 340' (with 1 00' taper). 
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o Huntington Avenue Crosswalk - The applicant shall construct a crosswalk across 
Huntington Avenue, on the west approach to Metroview Parkway, including 
pedestrian signal heads, ramps and sidewalk connections, signal re-design and 
modification, etc. 

o Metroview Parkway Crosswalk - The applicant shall construct a crosswalk across 
Metroview Parkway. 

o Streetscaping - The applicant shall provide adequate streetscaping for Huntington 
Avenue and Metroview Parkway, enhancing access to and from the Huntington Metro. 

o Huntington Avenue On-Road Bicycle Lanes - The applicant shall escrow a monetary 
contribution of $90,000 towards the implementation of on-road bicycle lanes on 
Huntington Avenue, per the County Comprehensive Plan (County Trails Plan). Use of 
these funds should be made available to address transportation deficiencies, in general, 
within a two-mile radius of the site (or for bicycle/pedestrian type improvements). 

• Transportation Demand Management (TDM) - The applicant shall implement a 
comprehensive TDM plan with a 30% TDM Goal. 

• Cameron Run Trail - The applicant shall construct the portion of the Cameron Run Trail 
along their property line, adjacent to Cameron Run. The Trail shall be Type 1, 1 O' in width, 
and be complimented with lighting, street furniture, wayside parks, work out stations, 
landscaping, etc. 

• Parking Reduction The applicant should consider implementing a parking reduction 
(providing less parking than required by code). 

• lnterparcel Connection - The applicant shall permit interparcel connectivity with the 
adjacent parcel to the west (2560 Huntington Avenue) off the proposed Robinson Way 
(private roadway). 

• VDOT Comments & Review - VDOT is currently reviewing the revised plans, proffers and 
TIA addendum. It is recommended that any final recommendations to the Planning 
Commission and Board of Supervisors he held until complete. 

Please feel free to contact Thomas Burke at (703) 877-5681 or Thomas.Burke@FairfaxCounty.gov 
should you have any questions. P lease have the applicant contact me should they wish to discuss 
further. 

AKR/twb 

cc: Michele Brickner, Director, Design Review, DPW & ES 
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M E M 0 R A N D U M 

TO: Barbara Berlin, AICP, Director 
Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Sandy Stallman, AICP, Manager C P 
Park Planning Branch, PDD ~ 

DATE: August 16,2012 

APPENDIX 12 

SUBJECT: RZ-FDP 2011-MV-031, Mid Atlantic Realty (2550 Huntington Ave.) - Revised 
Tax Map Number: 83-1 ((1 )) 34C 

BACKGROUND 

Park Authority staff has reviewed the revised Development Plan, dated August 06,2012, for the 
above referenced application. The Development Plan shows 370,000 square feet of multi-family 
residential uses; 254,000 square feet of office uses; 110,000 square feet of hotel uses; and 6,000 
square feet of retail uses on a 6.04-acre parcel to be rezoned from I-5 to PRM. The Applicant 
has indicated that the multi-family residential uses will be allocated as 34 studio units, 149 one
bedroom units, 34 one-bedroom plus den units, 106 two-bedroom units, 5 two-bedroom with den 
units, and 49 workforce units - for a total of 377 units. In addition, the Applicant submitted a 
housing market analysis to estimate the number of residents per housing type for the proposed 
development. In coordination with the Department of Planning and Zoning, staff slightly 
adjusted the analysis estimates and concluded that the proposed development could add 587 new 
residents to the Mount Vernon Supervisory District. 

COMPREHENSIVE PLAN GUIDANCE 

The County Comprehensive Plan includes both general and specific guidance regarding parks 
and resources. The Policy Plan describes the need to mitigate adverse impacts to park and 
recreation facilities caused by growth and development; it also offers a variety of ways to offset 
those impacts, including contributions, land dedication, development of facilit ies, and others 
(Parks and Recreation, Objective 6, p.8) . Resource protection is addressed in multiple 
objectives, focusing on protection, preservation, and sustainability of resources (Parks and 
Recreation Objectives 2 and 5, p.5-7). 

Comprehensive Plan recommendations for Land Unit Gin the MVl-Huntington Community 
Planning Sector describe the importance of restoration and vegetation of the resource protection 
area on the subject parcel, integration of urban parks along the Cameron Run trail, and the 
provision of integrated bicycle and pedestrian systems. (Mount Vernon Planning District, MV !
Huntington Community Planning Sector, Land Units G,H,I, J and K, pp. I 08). 
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Finally, text from the Mount Vernon District chapter of the Great Parks, Great Communities 
Park Comprehensive Plan echoes recommendations in the Countywide Comprehensive Plan. 
Specific District chapter recommendations include: encouraging rezoning applicants to protect 
and improve existing corridors, linkages and watersheds, provide new linkages between 
remaining public and private natural areas, and encourage private property owners to adopt 
wildlife and water friendly landscaping practices to improve water quality and habitat. 

ANALYSIS AND RECOMMENDATIONS 

Park Needs: 
Using adopted service level standards, staff has identified a need for District and Countywide 
parkland and recreational facilities in this area. Existing nearby parks (Huntington, Farrington, 
Mount Eagle, Jefferson Manor, and Heritage Hill) meet only a pmtion of the demand for 
parkland generated by residential development in the Mount Vernon Planning District. In 
addition to parkland, the recreational facilities in greatest need in this area include rectangle 
fields, adult softball fields, basketball courts, playgrounds, neighborhood dog parks, 
neighborhood skate parks, and trails. 

Recreational Impact of Residential Development: 
The Fairfax County Zoning Ordinance requires provision of open space and recreational features 
within Planned Development Districts (see Zoning Ordinance Sections 6-110 and 16-404). The 
minimum expenditure for park and recreational facilities within these districts is set at $1,700 per 
non-ADU residential unit for recreational facilities to serve the development population. 
Whenever possible, the facilities should be located within the residential development site. With 
377 non-ADUs proposed, the Ordinance-required amount to be spent on site is $640,900 (377 
non-ADUs x $1,700). Any portion of this amount not spent onsite should be conveyed to the 
Park Authority for recreational facility construction at one or more park sites in the service area 
of the development. 

The $1,700 per unit funds required by Ordinance offset only a portion ofthe impact to provide 
recreational facilities for the new residents generated by this development. Typically, a large 
portion if not all of the Ordinance-required funds are used for recreational amenities onsite. As a 
result, the Park Authority is not compensated for the increased demands caused by residential 
development for other recreational facilities that the Park Authority must provide. 

With the Countywide Comprehensive Policy Plan as a guide (Appendix 9, #6 of the Land Use 
section, as well as Objective 6, Policy a, b and c of the Parks and Recreation section), the Park 
Authmity requests a fair share contribution of $893 per new resident with any residential 
rezoning application to offset impacts to park and recreation service levels. This allows the Park 
Authority to build additional facilities needed as the population increases. To offset the 
additional impact caused by the proposed development, the applicant should contribute $524,191 
(587 new residents x $893) to the Park Authority for recreational facility development at one or 
more park sites located within the service area of the subject property. 

Cameron Run Trail: 
The Development Plan shows a 1 0-foot wide, Type I asphalt trail across the northern side of the 
subject parcel in a portion of Cameron Run's resource protection area. This trail meets the intent 
of the Countywide Trail Plan and site-specific Comprehensive Plan language to provide a major 
paved trail in the Cameron Run sh·eam valley. Construction and maintenance of the trail sho~ld 
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meet the standards outlined in the Public Facilities Manual. A minimum 16-foot public-access 
easement should be placed at the center of the trail and be dedicated to the Fairfax County Board 
of Supervisors, which the Applicant has proffered to in the draft proffers dated August 06, 2012, 
specifically Proffer #5 -Recreational facilities, Item C. 

The Development Plan shows a wayside park and fitness stations adjacent and accessible from 
the Cameron Run Trail. These recreational facilities and any additional facilities built in 
conjunction with the trail should be within the public-access easement described above and be 
maintained by the Applicant, which the Applicant has proffered to in the draft proffers dated 
August 06, 2012, specifically Proffer #5 - Recreational Facilities, Item C. 

Onsite Facilities 
Onsite facilities shown on the Development Plan include a residential-access only swimming 
pool in the northern residential building, a residential-access only courtyard in the southern 
residential building, and a fenced off-leash dog park. Draft proffers dated August 06, 20 12, 
indicate that an indoor recreational facility is also shown on the Development Plan; however, 
staff cannot locate this and would like further information regarding its size and function. 

Proffers (dated August 06, 2012): 
Proffer #5- Recreational Facilities, Item D. The proffer indicates the Applicant will provide a 
fair-share contribution of $295,000 to the Park Authority for "the design and construction of 
those p011ions of the Cameron Run Trail not located on the Property." With the Countywide 
Comprehensive Policy Plan as a guide (Appendix 9, #6 of the Land Use section, as well as 
Objective 6, Policy a~ b and c of the Parks and Recreation section), the Park Authority requests a 
fair share contribution of $524,191 to offset impacts to park and recreation service levels 
generated by the 587 new residents of the proposed development. Furthermore, determination of 
where reinvestment will occur or new facilities will be placed to serve the need generated by the 
proposed development is based on a host of factors which include reviews of approved park 
Master Plans, park capacity, and collaboration with the district's Park Authority Board member 
and Supervisor. Therefore, the Applicant should not direct where and how its fair-share 
contribution will be spent by the Park Authority. 

Proffer #9 - Pedestrian Facilities, Item C. The proffer indicates the "Association established for 
owners ofthe Property" will maintain its portion of the Cameron Run Trail on the subject parcel, 
including routine cleaning and removal of debris. The proffer should specifically outline that the 
responsibilities will also include trail repair, including repaving if necessary. 

Issues Not Addressed In Proffers. Park impact analysis was adjusted to consider the specific 
housing type mix and estimated household size submitted by the Applicant. The Applicant 
should include in proffers the housing type mix for the proposed developm<?nt, as changes to this 
mix would effectively increase or decrease the Applicant's fair-share contribution towards 
offsetting impacts to park and recreation service levels. Proffer language can be flexible to avoid 
a PCA in the future, but adjustments based on possible future changes should be addressed. 
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SUMMARY OF RECOMMENDATIONS 

This section summarizes the recommendations included in the preceding analysis section. 

• According to the Fairfax County Zoning Ordinance, the minimum expenditure for 
onsite park and recreational facilities for the proposed development is $640,900 (377 
non-ADUs x $1,700). 

• The Park Authority requests a fair-share contribution of $524,191 (587 new residents 
x $893) to otTset impacts to park and recreation service levels generated by the 
proposed development. 

• Construction and maintenance of the 1 0-foot wide, Type 1 Cameron Run Trail should 
meet the standards outlined in the Public Facilities Manual. 

• A minimum 16-foot public-access easement should be placed at the center of the 
Cameron Run Trail and be dedicated to the Fairfax Co\tnty Board of Supervisors. 

• Recreational facilities built in conjunction with the Cameron Run Trail should be 
within the public-access casement and be maintained by the Applicant. 

• The Applicant should provide further information regarding the size and function of 
the indoor rccrcationalllcasing facility. Proffers indicate this facility is shown on the 
CDP/FDP, but staff cannot locate it. 

• Pro!Ters should not direct where and how the Applicant's thir-sharc contribution to 
offset impacts to park and recreation service levels caused by the proposed 
development will be spent by the Park Authority. 

• Proffers regarding maintenance of the Cameron Run Trail should extend 
responsibilities to include trail repair, including repaving if necessary. 

• Proffers should indicate the housing type mix as changes to this mix would 
effectively increase or decrease the Applicant's thir-share contribution towards 
offsetting impacts to park and recreation service levels. Language ctm be flexible to 
avoid a PCA in the future, but adjustments based on possible future changes should 
be addressed. 

Please note the Park Authority would like to review and comment on proffers related to park and 
recreation issues. We request that draft and final proffers be submitted to the assigned reviewer 
noted below for review and comment prior to completion of the staff report and prior to final 
Board of Supervisors approval. 

FCPA Reviewer: Jay Rauschenbach 
DPZ Coordinator: Bill Mayland 

Copy: Cindy Walsh, Director, Resource Management Division 
Elizabeth Cronauer, Trail Coordinator, Special Projects Branch 
Chron Binder 
File Copy 
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APPENDIX 13 

Department of Facilities and Transportation Services 

April 12, 2012 

Barbara Berlin, Director 

Office of Facilities Planning Services 
8115 Gatehouse Road, Suite 3300 

Falls Church , Virginia 22042 

Fairfax County Department of Planning & Zoning 
Zoning Evaluation Division 

Denise M. James, Director ~J 
Office of Facilities Planning Services 

RZ/FDP 2011-MV-031, Mid Atlantic Realty Partners, LLC 

6.04 acres 

83-1 {{1)) 34C 

Rezone property from the 1-5 District to the PRM District to permit residential and 
commercial uses. 

COMMENTS: This memo revises a previous memo dated November 18, 2011 , to reflect the applicant's 
change in the number of residential units proposed from 345 to 390 multi-family dwelling units. 

The proposed rezoning area is within the Cameron Elementary, Twain Middle, and Edison High school 
boundaries. The chart below shows the existing school capacity, enrollment. and projected enrollment. 

School Capacity Enrollment 2012-2013 Capacity 2016-17 Capacity 
(9/30/11) Projected Balance Projected Balance 

Enrollment 2012-2013 Enrollment 2016-17 

Cameron 713 548 567 146 593 120 
Twain 1.025 861 887 138 966 59 
Edison 1,800/1 ,875' 1.641 1.517 358 1,579 296 

Capac1ty and enrollment are based on the draft FCPS FY 2013- 17 CIP. 
• Renova~·ons to Edison are expecltJd o be completed for the 2012-2013 school ytJar. 

The school capacity chart above shows a snapshot in time for student enrollments and school capacity 
balances. Student enrollment projections are done on a six year timeframe. currently through school year 
2016-17 and are updated annually. At this time, if development occurs within the next six years. there is 
sufficient capacity projected at the schools serving the development. 

It is noted that student enrollment projections currently are being updated and will be completed shortly. 
The available capacity shown for Edison is likely to change due to the School Board's approval of the 
Annandale Regional Study, which included a change in the attendance area boundary for the school. 
The change in student enrollment will be reflected in the revised student enrollment projections. which are 
currently underway and will be completed shortly 

The rezoning application proposes to rezone property from the 1-5 District to the PRM District to permit 
approximately 390 mid-rise multi-family dwelling units and commercial uses. Currently the area is 
developed with a five-story office building. 

Based on the number of residential units proposed, the chart below shows the number of anticipated 
students by school level based on the current countywide student y1eld ratio 



., 

School level Mid-rise MF ratio 

Elementary .047 

Middle .013 

High .027 

SUMMARY: 
Suggested Proffer Contribution 

Proposed 
f of units 

390 

390 
390 

Current 
#I of units 

permitted by
right 

0 

0 
0 

.. ··. Student , ._ 
c-.r· yield:.?,:·· 

~...;cU~l · 

.=:-jr: .:. 1; ,=-1-~t=:;..~ 

The rezoning application is anticipated to yield 34 new students. Based on the approved proffer formula 
guidelines, the students generated would justify a proffer contribution of $318,852 (34 students x $9,378) 
in order to address capital improvements for the receiving schools. It is recommended that all proffer 
contributions be directed to the Edison HS pyramid and/or to Cluster V schools that encompass this area 
at the time of site plan approval or building permit approval. A proffer contribution at the time of 
occupancy is not recommended because this would not give the school system adequate time to apply 
the proffer to offset the impact of new students from this development. 

2 

It is also recommended that notification be given to FCPS when construction is anticipated to commence. 
This will assist FCPS by allowing for the timely projection of future students as a part of the Capital 
Improvement Program. 

In addition, an "escalation" proffer is recommended . The suggested per student proffer contribution is 
updated on an annual basis to reflect current market conditions. The amount has decreased over the last 
couple of years because of the down turn in the economy and lower construction costs for FCPS. As a 
result, an escalation proffer would allow for payment of the school proffer based on either the current 
suggested per student proffer contribution at the time of zoning approval or the per student proffer 
contribution in effect at the time of development. whichever is greater. This would better offset the impact 
that new student yields will have on surrounding schools at the time of development. For your reference, 
below is an example of an escalation proffer that was included as part of an approved proffer contribution 
to FCPS. 

A. -"<iimtment to C'pntriburion AnJ(IIm_u. Following :~pproval of this Application 
:md pri<lf to the Arplic:mt's paymc:-nt of the ;1mount(s) set forth in this Proffer, if 
Foirfax Coumy ~hould incrc:~se the r:llio of students per high-rise muhif:~mily unit 
or 1he :;mount of the contribution per student, the Applicant shall increase the 
:~mount of the comriblll ion for that phttse of de,·dopment to reflect the then
current ratio and/or contrihution. If the County should decrease the ratio or 
comribut ion umotml, the Appl icanl shall pro,• ide 1 he greater of the two 11mounts. 

DMJ/mat 

Attachment: Locator Map 

cc: Dan Storck, School Board, Mount Vernon District 
tlryong Moon. School Board, At-Large 
Ryan McElveen, School Board Member, At-Large 
Ted Velkoff, School Board Member. At-Large 
Dean Tistadt. Chief Operating Officer 
Frances lvey, Cluster V, Assistant Superintendent 
Steve Hillyard, Principal. Cameron Elementary School 
Aimee Holleb, Principal, Twain Middle School 
Gregory Croghan, Principal, Edison School 

- - -- - --
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FAIRFAX COUNTY WATER AUTH ORITY 

8560 Arlington Boulevard , Fairfax, Virginia 22031 
w ww. fairfaxwater.org 

APPENDIX 14 

PLANNING & ENGINEERING 
DIVISION 
Jam1e Bam Hedges. P.E. 
D~rector 

(703) 289·6325 
Fax (703) 289·6382 

November 9, 2011 

Ms. Barbara Berlin, Di:rector 
Fairfax County Department of Planning and Zoning 
12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035-5505 

Dear Ms. Berlin: 

Re: RZ 2011 -MV-031 
FDP 2011-MV-031 
2550 Huntington Avenue 
Tax Map: 83-1 

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

1. The property can be served by Fairfax Water. 

2. Adequate domestic water service is available at the site from an existing 12-inch 
water main in Huntington A venue. See the enclosed water system map and the 
Generalized Development Plan for comments. 

3. Fairfax Water has identified the need for a 24-inch transmission main along the 
Huntington Avenue corridor and may request the design and construction be 
incorporated into this site plan. Details of this request, should Fairfax Water still 
wish to pursue this option, will be sent to the developer after formal site plan 
submittal. 

4. Depending upon the configuration of the on-site water mains, additional water 
main extensions may be necessary to satisfy fire flow requirements and 
accommodate water quality concerns. 



If you have any questions regarding this information please contact Dave Guerra 
at (703) 289-6343. 

Enclosure 
cc: Clayton Tock, Urban, Ltd. 

Sincerely, 
. ) ' \ \"- ' -· -

Traci K. Goldberg, P.E. 
Manager, Planning Department 

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



TO: Barbara C. Berlin, Director 
Zoning Evaluation Division 
Department of Platming and Zoning 

FROM: Eric Fisher, GIS Analyst III 
Information Technology Section 
Fire and Rescue Department 

APPENDIX 15 

DATE: November 2, 2011 

SUBJECT: Fire and Rescue Department Preliminary Analysis of Rezoning/Final 
Development Application RZ/FDP 2011 -MV-03 1 

The following information is submitted in response to your request for a preliminary Fire and 
"Rescue Department analysis for the subject: 

1. The appl ication property is serviced by the Fairfax County Fire and Rescue Department 
Station #411, Penn Daw 

2. After construction programmed _ (n/a) __ this property will be serviced by the fire 
station (n/a) _______ _ 

Proudly Protecting a nd 
Serving Our Community Fire and Rescue Department 

4 100 Chain Bridge Road 
Fa irfax, VA 22030 

703-246-2 126 
www.fairfaxcounty.gov/ fire 
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of Fairfax,Virginia 

DATE: 

TO: 

FROM: 

SUBJECT: 

November 1, 2011 

Erin Grayson 
Zoning Evaluation Division 
Department of Planning & Zoning 

Lana Tran (Tel: 703 324-5008) 

MEMORANDUM 

Wastewater Planning & Monitoring Division 
Department of Public Works & Environmental Services 

Sanitary Sewer Analysis Report 

REFERENCE: Application No. RZ/FDP2011 -MV-03 1 

Tax Map No. 083- 1- /01 / /0034C 

The fo llowing information is submitted in response to your request for a sanitary sewer analysis for above 
referenced application: 

I. The application property is located in the Cameron Run CJ-1) watershed. It would be sewered into the 
Alexandria Sanitation Authority (ASA). 

2 . Based upon current and committed flow, there is excess capacity in the ASA. For purposes of this report, 
committed flow shall be deemed that for which fees have been paid, building penn its 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 existin~ inch line located on the property ~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 th is 
application. 

Sewer Network 

Collector 
Submain 
Main/Trunk 
lnterceptor 
Outfall 

Existing Use 
+Application 

Existing Use 
+ Application 
Previous Rezonings 

Existing Use 
+ Application 
+ Camp Plan 

5. Other pertinent information or comments: 

Department of Public Works and Environme ntal Services 
Wastewat er Planning & Monitori ng Divis i on 

12000 Govern ment Center Parkway, Suite 35 8 
Fai r f a x, VA 22 035 - 0052 

Phon e : 7 03 - 3 2 4 - 503 0, Fax : 7 03 - 324 - 3946 
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PART 4 6-400 PRM PLANNED RESIDENTIAL MIXED USE DISTRICT 

6-401 Purpose and Intent 

PART1 

16-101 

The PRM District is established to provide for high density, multiple family 
residential development, generally with a minimum density of 40 dwelling units 
per acre; for mixed use development consisting primarily of multiple family 
residential development, generally with a density of at least twenty (20) dwelling 
units per acre, with secondary office and/or other commercial uses. PRM 
Districts should be located in those limited areas where such high density 
residential or residential mixed use development is in accordance with the 
adopted comprehensive plan such as within areas delineated as Transit Station 
Areas, and Urban and Suburban Centers. The PRM District regulations are 
designed to promote high standards in design and layout, to encourage 
compatibility among uses within the development and integration with adjacent 
developments, and to otherwise implement the stated purpose and intent of this 
Ordinance. 

To these ends, rezoning to and development under this district will be permitted 
only in accordance with development plans prepared and approved in 
accordance with the provisions of Article 16. 

16-100 STANDARDS FOR ALL PLANNED DEVELOPMENTS 

General Standards 

A rezoning application or development plan amendment application may only be 
approved for a planned development under the provisions of Article 6 if the 
planned development satisfies the following general standards: 

1. The planned development shall substantially conform to the adopted 
comprehensive plan with respect to type, character, intensity of use and 
public facilities. Planned developments shall not exceed the density or 
intensity permitted by the adopted comprehensive plan, except as expressly 
permitted under the applicable density or intensity bonus provisions. 

2. The planned development shall be of such design that it will result in a 
development achieving the stated purpose and intent of the planned 
development district more than would development under a conventional 
zoning district 

3. The planned development shall efficiently utilize the available land, and 
shall protect and preserve to the extent possible all scenic assets and 
natural features such as trees, streams and topographic features. 

4. The planned development shall be designed to prevent substantial injury to 
the use and value of existing surrounding development, and shall not 
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hinder, deter or impede development of surrounding undeveloped properties 
in accordance with the adopted comprehensive plan. 

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

6. The planned development shall provide coordinated linkages among 
internal facilities and services as well as connections to major external 
facilities and services at a scale appropriate to the development. 

Design Standards 

Whereas it is the intent to allow flexibility in the design of all planned 
developments, it is deemed necessary to establish design standards by which to 
review rezoning applications, development plans, conceptual development plans, 
final development plans, PRC plans, site plans and subdivision plats. Therefore, 
the following design standards shall apply: 

1. In order to complement development on adjacent properties, at all 
peripheral boundaries of the PDH, PRM, PDC, PRC Districts the bulk 
regulations and landscaping and screening provisions shall generally 
conform to the provisions of that conventional zoning district which most 
closely characterizes the particular type of development under 
consideration. In the PTC District, such provisions shall only have general 
applicability and only at the periphery of the Tysons Corner Urban Center, 
as designated in the adopted comprehensive plan. 

2. Other than those regulations specifically set forth in Article 6 for a particular 
P district, the open space, off-street parking, loading, sign and all other 
similar regulations set forth in this Ordinance shall have general application 
in all planned developments. 

3. Streets and driveways shall be designed to generally conform to the 
provisions set forth in this Ordinance and all other County ordinances and 
regulations controlling same, and where applicable, street systems shall be 
designed to afford convenient access to mass transportation facilities. In 
addition, a network of trails and sidewalks shall be coordinated to provide 
access to recreational amenities, open space, public facilities, vehicular 
access routes, and mass transportation facilities. 



GLOSSARY 
This Glossary is provided to assist the public in understanding 

the staff evaluation and analysis of development proposals. 
It should not be construed as representing legal definitions. 

Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan 
or Public Facilities Manual for additional information. 

APPENDIX 18 

ABANDONMENT: Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing 
process, to abolish the public's right-of-passage over a road or road right-otway. Upon abandonment, the right-of-way automatically 
reverts to the underlying fee owners. If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the 
adjacent property owners if there is no evidence to the contrary. 

ACCESSORY DWELLING UNIT (OR APARTMENT): A secondary dwelling unit established in conjunction with and clearly subordinate to 
a single family detached dwelling unit An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning 
Appeals (BZA). Refer to Sect 8-918 of the Zoning Ordinance. 

AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT: Residential development to assist in the provision of affordable housing for 
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance 
regulations. Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the 
construction of additional housing units. See Part 8 of Article 2 of the Zoning Ordinance. 

AGRICULTURAL AND FORESTAL DISTRICTS: A land use classification created under Chapter 114 or 115 of the Fairfax County Code 
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to 
Chapter 58 of the Fairfax County Code. 

BARRIER: A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses. Refer 
to Article 13 of the Zoning Ordinance for specific barrier requirements. 

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

BUFFER: Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or 
intensities of land uses; may also provide for a transition between uses. A landscaped buffer may be an area of open, undeveloped land 
and may include a combination of fences, walls, berms, open space and/or landscape plantings. A buffer is not necessarily coincident 
with transitional screening. 

CHESAPEAKE BAY PRESERVATION ORDINANCE: Regulations which the State has mandated must be adopted to protect the 
Chesapeake Bay and its tributaries. These regulations must be incorporated into the comprehensive plans, zoning ordinances and 
subdivision ordinances of the affected localities. Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR 
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations. 

CLUSTER DEVELOPMENT: Residential development in which the lots are clustered on a portion of a site so that significant 
environmental/historical/cultural resources may be preserved or recreational amenities provided. While smaller lot sizes are permitted in a 
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district See 
Sect 2-421 and Sect 9-615 of the Zoning Ordinance. 

COUNTY 2232 REVIEW PROCESS: A public hearing process pursuant to Sect 15.2-2232 (Formerly Sect 15.1-456) of the Virginia Code 
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the 
plan. Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in 
substantial accord with the Plan. 

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

DENSITY: Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of 
dwelling units per acre (dulac) 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 facHities, or affordable dwelling units (ADUs), etc. 

DEVELOPMENT CONDITIONS: Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of 
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in 
a "P" district Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with 
the Zo111ng Ordinance and/or conformance w1th the Comprehensive Plan. For example, development conditions may regulate hours of 
operation, number of employees, height of buildings, and intensity of development. 
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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 iss submission requirement for rezoning to the PRC District A 
GENERALIZED DEVELOPMENT PLAN (GOP) 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 (COP) is a submission requirement when filing a rezoning 
application for a P District other than the PRC District; a COP characterizes in a general way the planned development of the site. A 
FINAL DEVELOPMENT PLAN (FOP) 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 FOP further details the planned development of the site. See Article 16 of the 
Zoning Ordinance. 

EASEMENT: A right to or interest in property owned by another for a specific and limited purpose. Examples: access easement, utility 
easement, construction easement, etc. Easements may be for public or private purposes. 

ENVIRONMENTAL QUALITY CORRIDORS (EQCs): An open space system designed to link and preserve natural resource areas, 
provide passive recreation and protect wildlife habitat The system includes stream valleys, steep slopes and wetlands. For a complete 
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in VoL 1 of the Comprehensive Plan. 

ERODIBLE SOILS: Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled. Silt and 
sediment are washed into nearby streams, thereby degrading water quality. 

FLOODPLAIN: Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with 
environmental quality corridors. The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood 
occurrence in any given year. 

FLOOR AREA RATIO (FAR): An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel 
of land. FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the 
site itself. 

FUNCTIONAL CLASSIFICATION: A system for classifying roads in terms of the character of service that individual facilities are providing 
or are intended to provide, ranging from travel mobility to land access. Roadway system functional classification elements include 
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and 
Local Streets. Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged. Minor arterials are 
designed to serve both through traffic and local trips. Collector roads and streets link local streets and properties with the arterial network. 
Local streets provide access to adjacent properties. 

GEOTECHNICAL REVIEW: An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site 
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils. 

HYDROCARBON RUNOFF: Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are 
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non~point 
source pollution. An oil-grit separator is a common hydrocarbon runoff reduction method. 

IMPERVIOUS SURFACE: Any land area covered by buildings or paved with a hard surface such that water cannot seep through the 
surface into the ground. 

IN FILL: 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 
ass1gns a "penalty" to night time noise to account for night time sensitivity. Ldn represents the total noise environment which varies over 
t1me and correlates with the effects of noise on the public health, safety and welfare. 

LEVEL OF SERVICE (LOS): An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic 
cond1t1ons. Level of Serv1ce efficiency IS generally charactenzed by the letters A through F, with LOS-A describing free flow traffic 
conditions and LOS-F describing jammed or grid-lock conditions. 

MARINE CLAY SOILS: Soils that occur in widespread areas of the County generally east of Interstate 95. Because of the abundance of 
shnnk-sweU clays <n these soils, they tend to be highly unstable. Many areas of slope failure are evident on natural slopes. Construction 
on these so11s may 1n1t1ate 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 resultmg rn cracked foundations, etc. Also known as slippage soils. 
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OPEN SPACE: That portion of a site which generally is not covered by buildings, streets, or parking areas. Open space is intended to 
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational purposes. 

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

P DISTRICT: A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned 
Development Commercial (PDC) District or a Planned Residential Community (PRC) District. The PDH, PDC and PRC Zoning Districts 
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to 
promote a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum flexibility in order to 
achieve excellence in physical, social and economic planning and development of a site. Refer lo 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 applicaf1on applies. See Sect. 15.2-2303 (formerly 15.1-491) of the 
Code of Virginia. 

PUBLIC FACILITIES MANUAL (PFM): A technical text approved by the Board of Supervisors containing guidelines and standards which 
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of 
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services. 

RESOURCE MANAGEMENT AREA (RMA): That component of the Chesapeake Bay Preservation Area comprised of lands that, if 
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of 
the Resource Protection Area. See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 

RESOURCE PROTECTION AREA (RPA): That component of the Chesapeake Bay Preservation Area comprised of lands at or near the 
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are 
sensitive to impacts which may result in significant degradation of the quality of state waters. In their natural condition, these lands 
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse 
effects of human activities on state waters and aquatic resources. New development is generally discouraged in an RPA. See Fairfax 
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 

SITE PLAN: A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all information required 
by Article 17 of the Zoning Ordinance. Generally, submission of a site plan to DPWES for review and approval is reqwred for all 
residential, commercial and industrial development except for development of single family detached dwellings. The site plan is required 
to assure that development complies with the Zoning Ordinance. 

SPECIAL EXCEPTION (SE) I 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, compatibil'1ty and safety. See Article 8, Special Permits and Article 9, 
Special Exceptions, of the Zoning Ordinance. 

STORMWATER MANAGEMENT: Engineering practices that are incorporated into the design of a development in order to mitigate or 
abate adverse water quantity and water quality impacts resulting from development. Stormwater management systems are designed to 
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions. 

SUBDIVISION PLAT: The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter 
101 of the County Code. 

TRANSPORTATION DEMAND MANAGEMENT (TOM): Actions taken to reduce single occupant vehicle automobile trips or actions taken 
to manage or reduce overall transportation demand in a particular area. 

TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS: This term is used to describe a full spectrum of actions lhat may be 
appl1ed to 1mprove the overall eff1c1ency of the transportation network. TSM programs usually consist of low-cost alternatives to major 
cap1tal expenditures, and may Include park1ng management measures, ridesharing programs, flexible or staggared work hours, transit 
promotion or operat1onal1mprovements to the ex1stmg roadway system. TSM includes Transportation Demand Management (TDM) 
measures as well as H.O.V. use and other strateg1es associated With the operation of the street and transit systems. 
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URBAN DESIGN: An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and 
play. A well-designed urban or suburban environment demonstrates the four generally accepted principles of design: clearly identifiable 
function for the area; easily understood order; distinctive identity; and visual appeal. 

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

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

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

TIDAL WETLANDS: Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code: 
mcludes 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. 

A&F 
ADU 
ARB 
BMP 
BOS 
BZA 
COG 
CBC 
COP 
CRD 
DOT 
DP 
DPWES 
DPZ 
DU/AC 
EOC 
FAR 
FDP 
GDP 
GFA 
HC 
HCD 
LOS 
Non-RUP 
OSDS 
PCA 
PD 
PDC 

Abbreviations Commonly Used in Staff Reports 

Agricultural & Forestal District 
Affordable Dwelling Unit 
Architectural Review Board 
Best Management Practices 
Board of Supervisors 
Board of Zoning Appeals 
Council of Governments 
Community Business Center 
Conceptual Development Plan 
Commercial Revitalization District 
Department of Transportation 
Development Plan 
Department of Public Works and Environmental Services 
Department of Planning and Zoning 
Dwelling Units Per Acre 
Environmental Quality Corridor 
Floor Area Ratio 
Final Development Plan 
Generalized Development Plan 
Gross Floor Area 
Highway Corridor Overlay District 
Housing and Community Development 
Level of Service 
Non-Residential Use Permit 
Office of Site Development Services, DPWES 
Proffered Condition Amendment 
Planning Division 
Planned Development Commercial 

PDH 
PFM 
PRC 
RC 
RE 
RMA 
RPA 
RUP 
RZ 
SE 
SEA 
SP 
TDM 
TMA 
TSA 
TSM 
UP& DD 
vc 
VDOT 
VPD 
VPH 
WMATA 
ws 
ZAD 
ZED 
ZPRB 

Planned Development Housing 
Public Facilities Manual 
Planned Residential Community 
Residential~Conservation 
Residential Estate 
Resource Management Area 
Resource Protection Area 
Residential Use Permit 
Rezoning 
Special Exception 
Special Exception Amendment 
Special Permit 
Transportation Demand Management 
Transportation Management Association 
Transit Station Area 
Transportation System Management 
Utilities Planning and Design Division, DPWES 
Variance 
Virginia Dept. of Transportation 
Vehicles Per Day 
Vehicles per Hour 
Washington Metropolitan Area Transit Authority 
Water Supply Protection Overlay District 
Zoning Administration Division, DPZ 
Zoning Evaluation Divisioo, DPZ 
Zoning Permit Review Branch 

N"IZED\WORDFORMS\FORMS\Miscellaneous\Giossary attached at end of reports. doc 
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