
APPLICATION ACCEPTED: April 12, 2012 
PLANNING COMMISSION: October 17, 2012 

BOARD OF SUPERVISORS: October 30, 201 2 at 3:30 PM 

Co unty of Fa irfax , Virginia 

October 2, 2012 

STAFF REPORT 

APPLICATIONS PCAIFDPA 2006-SU-007 

APPLICANT: 

PRESENT ZONING: 

REQUESTED ZONING: 

ACREAGE: 

PARCEL(S): 

FAR: 

OPEN SPACE: 

PLAN MAP: 

RZ PROPOSALS: 

Excellence * Lnnovation * Stewardship 
Integrity * Teamwork * Public Service 

SULLY DISTRICT 

Timber Ridge at EDS, LLC 

PRM, AN, WS 

PRM, AN, WS 

37.4 acres 

24-4 ((1 )) 6C3 and 6C4 

0. 79 (subject property) 
0.69 overall (Original Rezoning area) 

35% (PCNFDPA area) 

Mixed Use 

The PCA application seeks to modify proffers 
associated with RZ 2006-SU-007 to allow the 
proposed FDPA site modifications and to 
modify the previously approved proffers 
associated with residential use on the 37.4 
acre portion of the overall 66.8 acre Lincoln 
mixed use property. No change to the overall 
FAR of 0.69 is proposed. 

The FDPA application seeks to amend the 
approved Conceptual/Final Development Plan 
(CDP/FDP) associated with RZ 2006-SU-007, 
previously approved for mixed use 

William O 'Donnell 

Department of Planning and Zoning 
Zoning Evaluation Division 

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

Phone 703-324- 1290 FAX 703-324-3924 
wv.,rw.faJrfaxcounty.gov/dpv 
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STAFF RECOMMENDATIONS: 

development consisting of residential , office, 
and retail uses with an overall floor 
area ratio (FAR) of 0.69 (including bonus 
density associated with affordable dwelling 
units and workforce housing and a new 17 acre 
recreational facility) to modify the residential 
development in Blocks 3, 4, 5, 6, and 7 and 
include single family attached dwelling units 
with an FAR of 0. 79. No changes to Blocks 1, 
2, 8, 9 and 10, or the 17 acre recreational 
facility are proposed. The overall FAR of 0.69 
remains unchanged. 

Staff recommends approval of PCA 2006-SU-007 and the associated Conceptual 
Development Plan Amendment subject to the execution of proffers consistent 
with those found in Appendix 1 of this report. 

Staff recommends approval of FDPA 2006-SU-007 subject to the development 
conditions in Appendix 2. 

Staff recommends reaffirmation of the previously approved waivers, 
modifications and directives related to the PCA/ FDPA area: 

• modification of the loading space requirement to allow fewer spaces, as 
shown on the tabulations on the CDPA/FDPA; 

• modification of the transitional screening along Centreville Road , in favor 
of the landscape buffer treatment shown on the CDPA/FDPA; 

• waiver of the barrier requirements along the eastern property boundary, 
between the proposed multifamily residential uses and nonresidential uses 
and the off-site single-family detached houses, in favor of that shown on 
the CDPA/FDPA; 

• modification to permit private streets in excess of 600 linear feet; 

• waiver of the interparcel access requirement to the EDS Campus to the 
west, at Tax Map 24-4 ((1 )) 6B; and to the office uses on the Cox property 
to the north, on Tax Map parcels 24-4 ((1 )) 6E and 6F. 

Staff recommends approval of a modification of the 200 square foot minimum 
privacy yard requirement for single family attached dwellings in favor of the open 
space shown on the CDPA/FDPA. 



Staff recommends approval of a modification of the Trail Requirements for 
Centreville Road in favor of the existing and proposed trail network shown on the 
CDPA/FDPA. 

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

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

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 or TTY 711 (Virginia Relay Center). 

0 :\wodonn\ZED\PCA\Timber Ridge EDS PCA 2006-SU-007\report\PCA 2006-SU-007 Timber Ridge Staff Report Cover.doc 

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



Proffered Condition A-mendment 
PCA 2006-SU-007 

Applicant: 
Accepted: 

TIMBER RIDGE AT EDS, LLC 
04/12t2012 

Proposed: RESIDENTIAL 
Area : 37.4AC OF LAND; DISTRICT- SULLY 

ZIP - 201 71 
Located: >IORTHWEST QUADRA~ OF THE !:>.1TERSECTIO:>i 

OF CEXfREV!lLE ROAD A:>-'0 \\'ALL ROAD 

Zoning: PR.\1 
Overlay Dist: A. ,WS 
Map RefNum: 024-4- JOI / /0006C3 fOlt' 0006C4 

----·---··········---

i l 
·': . 

' 
i :______ 1-5 
L-e:.-··-·.:·., ----··r· 

""'L ~ --· '--~ 
~,-J -.. '---1 .;;;----.r--

i f·· ·-····-··-········: 
\ .. ,J 
{'"-'"! : • J 

!, : ............. ______ ___ ! I 

====·::;"· 
•· ~-; / 68 

., 

---------' ii 
" 

" ·~'\ 
'" . ;: :...... . 

,:~~:,·~ ... ~: .. : 
_, ................. . 
' 

' 
··' 

8 
663 

~ 

.. '1-

684 

Final Development Plan Amendment 

FDPA 2006-SU-007 
Applicant: 
Accepted: 
Proposed: 
Area : 

Located: 

Zoning: 
Overlay Dist: 
Map Ref . urn: 

ThVIBER RIDGE AT EDS, LLC 
04t l2t2012 
RESIDENTIAL 
37.4 AC OF LAND; DISTRICT- SULLY 
ZIP - 20 17 1 
.:-<ORl HWEST QUADRANT OF THE NTERSECT!0;-.1 
OF CE;..iTREV!LLE ROAD A~l) \\'ALL ROAD 

PRM 
AN, WS 
024-4- /0 If 0006C3 1011 /0006C4 



PROFFERED CONDITIONS AMENDMENT I 
CONCEPTUAL I FINAL DEVELOPMENT PLAN AMENDMENT 

TIMBER RIDGE AT EDS 
PCA 2006-SU-007 I CDPA 2006-SU-007-1 I FDPA 2006-SU-007-1 

SHEET INDEX: 

CIVIL 
C-1 
C-2 
C-3 
C-4 
c-s 
c-5A 
C-58 
c-6 
c-7 
C-7A 
C-8 
c-9 
c-ro 
c-u 
C-12 

I ~-u 
C.-14 
C-IS 
c-t6 

COVI!R SHEET 
SITE CON'TUXT AND OVf!RAll MASTER PlAN 
EXISTING CONDmONS 
PARTIAL PCA PLAT 
PARTIAL CDPAIFDPA - OVERALL 
PARTIAL CDPAIFDPA - DETAIL 
PARTIAL CDPAIFDPA - OBTAIL 
SCHEMATIC BLOCK PlAN 
NOTES AND TABULATIONS 
DEVELOPMENT TABULATIONS 
SWM NARRATIVES AND ADEQUATE OIJTFAll 
TRAFFIC CIRCULATION PLAN 
TRAFFIC CIRCULATION PLAN 
SWM POND PLAN {FOR INFORMATION ONLYJ 
SWM POND PLAN {FOR INFORMATION ONLY) 
SWM POND PLAN {FOR INFORMATION ONLY) 
SWM POND PLAN (fOR INFORMATION ONLY) 
PCAICDPAIFDPA AREA I!XJSJ'ING VllGEITATIOl'-1 MAP 
OVI!RAU.. PXISTlNG VllGBTATION MAP 

ARCIDTECTURE 
A-1 CONC'EP11JAL El..BVATION/IMAGES 
A-2 CONC'EP11JAL ELEVATION/IMAGES 

lANDSCAPE ARCHITECIVRE 
L-{X) OVEJW..L SITE PLAN 
L-GI LANDSCAPE PLAN 
L-o2 LANDSCAPE PLAN 
L-Gl SITE AMEN1TIES AND PEDPSTRIAN CIRCULATION 

SULLY DISTRICT 
FAIRFAX COUNTY, VIRGINIA 

JANUARY 25,2012 
MARCH 20,2012 

JULY 6, 2012 
AUGUST 22,2012 

SEPTEMBER 12,20 12 

t! ~~~g..;:ESTRIAN CtRCULATION CONCEPfUAL I FINAL DEVEWPMENT PIAN PERSPECTIVE 
L-o6 SITE OtrrAILS 
L-o'l COMMUNITY SITE AMENITIF.S 
L-ol! COMMUNITY SITE AMENmES TAX MAP NOS. 
L-o9 CEN1'RflVILLI! ROAD BUFFeR PLAN 24-4 ((I)) 6CJ &. 6C4 
L-10 Cll.NTREVIU.I! ROAD OUJ'f'I!R PLAN 
L-U COLLECTOR ROAD PEDPSTRIAN ENHANCEMENTS AND STRI!BTSCAPI! 
L-12 COU..I!CTOR ROAD PIIDBS1'RJAN eNHANCEMENTS AND STRI!BTSCAPB 
L-U COMMUNITY CtRCULA110N PLAN 
L-14 PI!RSPI!C11VES 

APPLICANT 
TIMBER RIIXJB AT EOS U.C 

4Zl9S RYAN ROAD 
SUITE 112-<il4 

ASHBURN, VIRGINIA 20143 

APPLICANTS' REPRESENTATIVE 
WALSH, COLUCCl LUBI!l.BY, l!MRICH & WAlSl:l, PC 

2200 CLARI!NDON BOUU!VARD, 13TH FLOOR 
ARUNGI'ON, VIRGINIA 22201 

MARTIN D. WALSH, ESQ & SARA MARISKA 
tlOJ)52!14iOO 

ARCHITECr 
ICTGY 

860S ~000 C'E!NfE.R. DRIVE 
SUITE llO 

V11!NNA. VIRGINIA 22.182 
MARK DIWCB 

ClOJl 99HII6 

ENGINEER 
VIKA. INC 

VlKA VIRGINIA. U.C 
800 GRE!li'o'SBORO DRM!, SUITB 200 

MCU!AN, VIRGINIA 22102 
ROBERT R. COCHRAN 

(10)) 442-7800 

lANDSCAPE ARCHITECr I PLANNER 
LAND DESIGN I WASHINGTON DC 

200 SOtmi PI!YTON S'TlU!llT 
AU!XANDRIA. VIRGINIA 22ll4 

MARC! BONNER. RLA 
('103) 549-1184 

TRANSPORTATION 
WBLLS AND ASSOCIATE'S, INC 

1420 SPRING HILL ROAD 
SUITB 600 

MCLBAN, VIRGINIA 22102 
ROBIN ANTONUCCI. PI! 

(103) 91H620 
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PCNCOPNn:/I'A()74lAC. 7.).a~C.073oiX:n 4lAC•1 tSAC) 

Cl) Afi'OfllnoHOf nE aAU...flELOl.NC) TO BE MlOC4l"[OU(t OtJJ'Sa n« AZ20Q6.$U.00f ~ ·-· Cll D(H:StTY a AtMJ (.AI...O.A.A TIOHS TO 8E IAS£0 \.FON UCIIJWQ ~ 
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ZONING ORDINANCE 
WAIVERS & MODIFICATIONS REQUESTED 
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~ IN \.CU OF A PHY$JC.Al. BARAI£R,. A1fO A$ 5MJW'H ttEAE~ THe APPt.ICAHl S 
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FOR PEDESTRIAN CIRCULATION 
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'lOTE: INTERsECTION OP nONS SHO'M'I 
FOR 1Nr<lt1MATION ONlY. 

fOR PEDESTRIAN CIRCULATION 
SEE lANDSCAPE ARCHITECTS SHEET 
L-03 AND L-04 

CRAPIHC SCAt.t; 

~ I 
t . ruT J ,_. ~ .. "' 



3!50 

3 4 !5 

3 40 

~ 

3!50 

S65 

31!0 

318 

-lSICTIDN A .4 

I A 
I 

1 ~ I-- - n -l.d • -..< • , 

. 
~ 

f--..-ror...;;: f.o--. 

=---' 

16 ~ 

i 
I 
I 

0 10 

/ 
-""'. 
......... ~ 5'[ c ~- ,. &4> 

··~ ::;: 

10 
->CAt.l 
~~., ... ltD. 
•"tf?\•rr- ~ · 

!£11lf 

30 4() 0 ~ 

----·;r .. - ·-.... ..;,.· :. 
-· ··-

$HEET FOR INFORM AT/ON 
PURPO$ES ONL YIIJ 



,-------~ 

., .. ~ .. ~· 
i 0 
\ i .... , 
., 
i 





· · -~-...... ,. ~ I U I IIIIQ tc- I • • 

~~~~~~-~-~~ , .. ' . 
l - ... - •• •.• ..:: 

~ ~-lllW II,.-

..... ---. .... .. ... -"" 
~.· .. ~:.:!~ -~·-- -~ ..... .. , ___ , 
\. • .._ U .... _.._.. PI•"'-' .. . ... .. 
" . l,,..u ,.~• •..-uvo ,.... _,., ........ ..... ... "·- .,, ... ..,, . .... ... ,,,Ill,__... .. ...... 
I • t~ • U • S o 10 • llo ... .. 

s.. _...,... CCitP.f' lUDtl 

__ ......., 
C: • O,b~ IO -·t­

C • ... , ' ""' J •• •''-

-· · ""'-........-"' c .. .. ,. .... . . ... . . ... 
C • o.rlo •aot ,.,. ,,~ 

__,. ·~•-•••co c.w.•• 
~~· ··· · -011 10 1 
ga • 0.1 0 1,1 o t l-),1 • O).to l.."t-0 

' " " ....... n • · ·• .. '~' · '. ••-'· ' ..,, 

.....,_.., I"""IAM 
Q.l . t UJ, o• 01 \,40 • IN U t'ft 
0 10 ... , ...... ,.,,, .. · · · · " U'lo 

5 . ....... . ~~~ .. ~fo_~.~'?.:C:.:, ...... .. ... ., a-• 
U I O • 10, 1& o !>.I • l 'f fo OI t l4oJO • j!O,)l U O 
tl l UO • O, I 'S o 1,\l'S o \ '01,(1 • t , ill <l 0 1 

· - - -~ 

/ 

~~ :.:r:l ll!WM • •WI IIIOO • I , QoYI f'II I .W: 
Y • I,-OUC o lr. t ,J' IW • ' IJI ,o>Mo f:f> 

'"'' ""'"'~ UJuloih • • lJI ..... ... ~ 
•• ,.l .. llfl l ... .. ~ .. l ll.tiCJII 

Cl - • •1'1 
.. .. 1-.J t.• - 11!1 . ./ ... 

---~:~-
E ::: n ,_, - ~.~ : : : 
.:t · ·~ .. . .. : ~= 

-------· 

... ,.J .• ..... , ..... 
... . 2 

~~: 11•.• 
lil.t , o .............. "'"' ... . 
·~t; 

• •• ...-... m,o~o ...... f'OI•Joolll> ... --.-..... •• ,.,_., ""* , ~,_,.., 

. . 
:~ .. 
E .. 
M 
~ .. 

•.. . . .. ... . .. .. ... ... ... •.. •.. 

... . ... 
1W-• .. ... 
~:! .•.. ... . 
::·! -··-»• ,_ . 

--

• "-'""*""""'" ... , .. 
a t U J Cn .. '-* -._, 1*1U I ltfo t£ 

... • <-It» t.o l • l l ~ l ltl.t lt 

:: • t.Hft " I f fl<lO H o lh U ··--·-·····-·· 
QIIUtf;;~:::::h~ :~~;::~ 
ll()l,llf(Oti l -f\l(ft'COL'Hn CIIAI!t'f 

:~:.:.::1:,::,!;!i,:: : :;: I 

'1 
! ... 
if? " !l :; 
j ;; I= f-l-

u .. .. . 
~ 

~ "VIttllll[llo 

1-

t-1-

'!: :t~:;,;.~!!;!!.,.,,,.,.,o.~·~,. .. ,,,. .. u , Mn• lY 
-IOit 7° 1"\oC "~' 
~~-<•,.• t 'lf_. . .. , •• .o.a 

lilo; I UIIIOIIIItoa• tOMII 
II'-YH• I IH1Wo (IOt'OHII • ? . 21'1 C:•• 
1100 ...- ,..._.,.. • 1. o Oil••<~ ,.... ,,., liiC -..~. u• .g,, .. V..?+?tl•~. ;l l•?.~t c ... _.., .... ,.. ,. ... .... , .. .-. 
.... ~•c: •n-.o"''' ' ' "'·"' ..... , .,, , ............... ~ ....... \. ....... . ... 
"""'··"'~.o:u ... :n. l • ~u . 
~10l 1't-t ·.......:: .. . ..... 

•••• ~ ... .,. 04"--..c'f ...... \boo .. lu.. .... ~ 

~ •-•ool a• 
~ ......... .... . 
-.. ....... .:. ... lo • • , .~ • 

-.. .. ,...,,_,u• tt.•l••·••·••·•:, ... .~., 

CNUIIU.. .Itt~ 

IOU~ "' ' ' ' "' ~W n 
··-~ ·.:J .......... . ,.........,, .. --~ . , .. 
..,t.- ... 2 •• ft 

DRAINAGE ARE I< MAP FO~ STORM WATER MANAO!MfNT 

SCA.L£11'" ... 000' 

-· 

.. .. 
--:-

..__. u.-... 
:::.::: : ---··""· ..... ~. 

::·: ::::·: 
"'·• l.m,ort oo 
~ ........... .. 

::!':! ::~ :!::! :;_~ --------
l-lf iiJ .... ... 

t.M IU. !O fil!loiii1C 
Ui lll.l'l i'-l,IU • 
o.a lf'o.tt..._..:,a 

(I,Oilol.Ol l!ll,,...~ 

,.,,fol l!o,OI .. t,ti'O . .. 
1/'I ,Ul!I ,DII',ttt •• 
OIJ Jtllt ,JI' Ifll, o_,M 

- ··v."" "'·"' ,. tOJ.., .,,.., .a,ou ... 
w.»JN...•~ -...m• 
Uli.OII .. ,'I!i,.,,a 
fUtolno."*'·.,.. " 

.. .. ... .. .. .. -... 

THIS SHEE T FOR INFORM ATION 
~ti*RZ>SES O NLY .' .'! 

l'ifii~/?~l:.!:o-='""""'221!;i":.l«o..Ll~-~..:..._ _____ '!i~~,·.~~ 

.,.. ,,.. .. ,. ~(•J C'"'! A w \1U..,.t~"-r.l t t 
,_., c ,ut/~(c.t.t . l ·~;: ~=;~~ ~:;~ ~f!, 

·~t,::;:':":: ~!!. ":"::~) ¥-!¥~~'"" .. ) e-.1, fu~/~ Cf,t ,t .l 

n:~,.o:;:'i:! :~:!.. ~r! , .u.~ 2F ... n .... " .:t!!.~i:J'*- •'·'·'·' 
••ru o. ... ' """"•' ¥ol- ._u ----t.JI'-.- ~oo .. , .. , (-. h . ) ,,,.. .. ,._ , _ ,, ... . ,,, 

••u o.~•'--' ._, _ _ ,, tJS N-f'# ru~ IJoc, H . ) 
n .,,.,., ' ....,. ,( .... . ••• 

,....,_111-ootoo••• 
• -. .~ ...... , tOIO ) _ __ _ 

.. ._,_ ._., to.· · ·· ····~~· " 

.... .. -.... ,... . UA ,,. .. .. .. _. .. 
" ....... ......... _ 
ig;;g? 
: ::!.-:-.:· 
§§:~~: 
: :::--....:;!; 

• .... :~.::-!.·,. 

. .. 
-;: ~ 
!: .. .. 
.. .. 
-~ 

~ . . .. .. 
~ .. .. .. .. --A -Q N .. . .. ... ...... ..... ........... 

, ... !1016o • •• 

.. , ..... _. . ........ . ......... ......... ........... 
fll.• l ,lft.l"\,• -- - \,IIIl A-• 

~~.-.!=..._"' ~ 
I ,. I I f lf l•llf._ ... . 

I ' "-" t.IJ ' " ""'"' "' "' '-• .... '-..-1 ... ,u ... ........ 
• 18U ""' li lllllto $ ,olt • 
. .... ffJ.t ................. .. 
,. ... Iii ... .. .. ...... ........... " 
II lll,tl 111 > .. ., .. ,., lo n ,,,._,.,. 
If • •If l lt f llt,N lll'o ii ii,'I!,!M.If ...... " ,.. , "'''"'· .. .......... . . 
Ill I G if ,..... llt 'l li6.1f ii ... , OII .. 
• , ...... "'• ' klolloo UI!, .. ,-.11 
II ol,l,lt 1 1.1 111 11 111-IO II,IM,_,,. 
• G II \.101 """ l.olf otl.-.oo 

.. .. .. 
~ .. .. 
~ .. .. .. --. 



- tJ .,·.~c~... • 
rt•IH:t.!. ol .. ~ ..... ~ 

__ , 

I 
i 

.. ! 

I• 
I 

' ! I 

--·· t --·--- . 

--------...... , 

EXISTING VEGETATION TABLE - I AND BAY "A" 

Ellt.< COVER SUCCESSION 
INDEX TYPE 

"A" UPL.ANO 
fORES T 

·a· R£CREA nON& 

·c· OLD 
flll.O 

·o· OPO< AW> 

·r· ~'1,~~~ 

.. A"' pRIMARY SP£C!ES 
Aeer rvl>tum - Red Mople 

STACE 

SU9- Cl1WA)( 

·'I• 
t ARLY 
SUOC£$SIOIIAL 

(AAI.Y 
SUCCESSiONAL 

ORNIMOHAL 
PlANT MATtRIA 

TOTAL 
AREA 

OIO*.P)'fot W Q!nono - C«nmon Persimmon 
JLt;font ni9fo - Block "'Oino.~t 
ol.l~l W~lotoo - (o, tul'l Redecdot 
Py\ls callet)OIIO - Coltvy PtM 
O.,•eu• coccli'l.o - Red 0011 
IJ1m<.tt amtrlCOhO - Am~Ot'o £1m 
Z•U•oYO .. rrotc - JopOr\eu Zelk.o'lo'O 

rM~'- U .. ) fr MPrtcUrntlofl futi1 ClllcaUibOMUICI$Qtf.mfel 
. , , .... ! ....... . _ ... , ... ,,. __ ~ --....... __ , 

""'-'(.!.:~=~ ..o.m "' ''l~~ 
~-~ ,.. . ., ... _,_.,._~-= 
Pott~ltl~o-- t--·--·-• 

''":!.:.:..'f:·.=::.::=:. ... :;=. 
ow.•- • - -'••,._ .. .., "-•tU*'· 

G .......... . ,.,_,..,_,_ ... 

~-:.:;: .!:.1.:.::=::.::.::::~ 

u , ____ , ____ ._... 

........ _ ...... 
~-4-I.;JC'M.o--oo,.,W.O-· ... · •• 
"' ............ ..o 

--·· .. ·-···---v-.... _...._,..~-·-... -....... --- ..... --,o.o.-·-.·- ... ,.,""'n ,.,, 
=--=~-=-~~ ... =:=~:.;:.:.::_-:!,.~..:='...:: 
,............,.........., __ .,.olll .. - ...... - ....... _ oi.Jol\ .... ~~ """'"-"" __ , .... ....._,. .. ____ ......,._.... ........ --.. - .... - .. -- .. -.--..-......--!::_ .. .... _ ... __ ... r.-__ , __ .,..,."",-

,,_._.. ~------ .............. --... -~ . . ..--.. --.. - -·-• ___ , .,... ..,..,~..-u 

::::=:;:.~~"':".:"~...:::.~.-___ _..., .. ~ .... --,,-.....,._,.._.~ ________ ., __ ...... 
_._,.., _____ ... _______ ...,_ ... , __ , ___ .... ____ ...,,...,~;....,.._.,. .... 
:.~=.~=:.:'..~..::::..:.--:;;::::.·~.::.-

~~~~E;.~~~~¥f; 
~ ................. -~ .... -·-·--·•C.Uo"• ""---lft __ .., ___ .. __ ...... .,.,,.-l~--. .... _ ......... ,.._.,. ____ ... _~_ ... ...,. .. ·---:.:: .. :.~=-~~::.- ......... ~ .. 

, 

ARE A 
{SF) 

• O&.M2.68 

468,160,44 

&2~.868 •• 9 

112,108.88 

17,211.83 

l.630,4~J.J2 
37.AJ0 AC) 

COVER 
CONDITION 

cooo 

GOOO 

GOOO 

cooo 
,..., 

cooo rubrwm 
R~ U opSe 

·c" pR!~ABY SPE'C!f.S 
.A.!n.ll)en..t Ylr91nlono - Coslern ReckedOt 
P)'Ns c.otl.,.-)'01\o - Cc:tler-1 P.or 
OuMCt.lt coccineo - R~ Oofot 

"Q"" PRIMARY SffC!ES 
I.e« l'\lbtum Aed Wople 
.l,.nl9tn.~e -At9lnlono - (Ottlff'l R~cedor 
P)Nt colleryot~o - Collet)' Peor 
Ouert\lt c-oc.cttlto - Red Oak 

·---­-·----... .. ~-::..-.!.-"===·~ 

---·-.... ---- ........ ~ ........ -

GRAPHIC SC.W: 

j.;;.yW-J I i 



.. 

· f -. . 
~ I -.If' . , 

::.;. ... . ~,. ~ ~ 

'i ~~i~~ 
~ • ;o 

~ , . ' . 
~ •. ': . 



NOT(: THE INFORI.IA TION SHOWN HEREON IS 
fOR lllUSTRA liVE PURPOSES ONlY. 

E D S 
L1." • u .· 

PHUI'IH1) 
(. :\ J\~1',\, '' 

TYPE''A" 

-- 8~tCI< UASOt~M'f' \II h[(lt 

C0'.~0"itli0N ~HII<.'Ct.t!l 

--CH.t(.UIIIOUS Po\NEU-IG & TRw.APlO TYP 

---C f,\'ftJTIJOUS 510!HG PTO 

C 0 N C E P T U A L 
f~IRfAX , VA 

AlU\UNUMfR£t«:'I11)00RS 0A 
s,..~o-uo nootl'l 

ELEVATION IMA GES 
Architoeturc +Piomnmg 
8605 Wes•vood Cenlor Or. 
Su•lc 31)0 

!'OR ILLUSTRATIVE PURPOSES ONLY \1enna, VA 22162 
703 992 6116 
ktgy.co:n ......... 

A-I 



EXAMPL£ OF" UNIT TYPE "8" 

EXAMPLE OF UNIT TYPE "C" 

NOTE: THE INFORMATION SHOWN HEREON IS 
FOR ILLUSTRA TIV( PURPOS£S ONLY. 

EXAMPLE OF UNIT TYPE ''0" 

t-----·· - --; 

s-ur NO 
A-2 



I 

- ·- ~ 



EE> ,. ~~,... 
0 ..._.,......,.~1(1111_~ 

0 ,. ......--.- .. -... ......... ,...... 
@ 
• ffOOito..,~'iiii lr 

(:) ' ~ .. -.-... '-O,IOIIl(;..O 

® W loMfi!\._MU 

-'- .,.._,.lllfot ... ~U:fO.IN<IIIuOCiUINt-l#fONOIN.IIMCl""""" 
J lllUt"'tU illoli, ICIIOAIITtOtOII_...,MI""""A'Af""""'~ 
, tUw-UL4ffOII,.WJ!Aflllt~c.LQIIJiotiOJii........._fl llllfiiiQIIIIIN.III(JIIGI.bf 

~..Oc..&..Ct.uiiONt I'(IW"Ck!IW',...;)LOIIQWC..ONIO~.OCl,_... 

'- Htlotll!f'l t;.. .. to-lf'lUII..:Jvt(Wf"nQiooWI' 

Vl 
Cl 
I.U 

1-
< 



II . ' 
i 'f L: ,..,- ~1'1 1 
----- !, 

[
·L. 
J .... ._,,,, .(JIII _j 

tXII• I C:ICJIIM(Ir,o,O 

: ~-~1~ I 

I 
I I 
( 

e ~~Hhl 

r _~ ..... .. .o.~ .... ~0·6UIItltl!t. 



·"""-- --... .. 

lEGEHO 
SYMBOL DESCRIPTIO"! 

I;QMWI!m t.!ll!!!"! 

D .t,o.""wr;~r~I':USP\otJit~I">ON 

D 
)'l)!CYW!CII!C!,\,t.!J9! 

rnil.lllll O.CIIIOI:I<\''IIt•..O.f MX( .. - rLOCJIJ!!o\!F!!QM~ 

...C.()C.tr,~ 

~ -·-- S"t:~N.riNIO 

,._$1'.........-AOW 

® ~OIT;I(ti$.!GIIIt0Go&tttw 

IBiD I"QS.....,,QCJi t/OINHJitGI!CIU"•~UJN 

• O!"f~«,o,.;~..#.tOCAIII)ord: 

~-l' ~ll,lffl(lflf:~(OT(I, 

,....n~~ 

SIOQIIII$COUI'II$(t.ll.YCIU.i1'~~~ 

()l'ioHoi'IArl>lfiAS 

lllf~rNM.S 

f'toSi)1:N£CI!t.lt.1!0!fW..~ I'IQ.OOE • ...n lo(JI Ill. l -11;0 IC) 

O<M: ! ..... t~ 

Cl"f.frltA"M4 

~tAQVn(tllttoQI.ICllf<ICAiu.~ 

MOllS' 
1 l«tow......:SIHJSnt(CIIIt«SW\lft:I"AOVIOUIIIi.<ll«l-"U"4fYAif r.illltt·rs llf(fltfO 

S.lll.S ~-4 1 1N.)l.,f()lt~fi\N( 

, _ ""'MI(Wio~fOM."-....O#tftn_. 
). -OU'!Cf$~-..c)v(:W£>{11101fc:.~, ... YIU(olll()oDfiU~Ii'IIIOA.Ct._-,~­
• tt• IIWltSO!'O.~o\IOO~.PWl .. 101ti(~IU'Tt-UQII'I_.JIIf.OII)I(0 

<= 
~ 
Q. 

V) c: 
0 & 
L.U ~ 

:> 

1- c5 <{ <= 
L.U .. 
(.? 

·~ 

"' 0 "' .. 
ex: Q. 

:; 
1%: "' 
L.U ~ 
a) .. 
~ 

E 
I: <( 

-o .. 
t- u... 1il 

laH 
lin Hm 



I'OIOU'S. 
1 WII;YU.Ulf""')lllllfl l f.._lt$W.I M~..._OHO......_~~~Ifc 

51"1Ul' .lt(Jfft iO fttEnlt.IN#Ot-(IQf(li'I~JI\NI. 
"'u,_SII)fw1104 tOIN< ,.,.fol_ t» ) fffr_.,.,. 
.......... cc:~rs~~.loflt:lii'I,Oille!lf<""""ltiiii'»DKitVOOI 
....a...fC'I - tout• 

4, IHt'-M'ISQf Q.CA!t<NGA.toO~•WJ.IC10tt._MCI"tJtl'f'U4 
(),(;QtiM<(MIOOito 

U GENO 
~ 

D 
D 
m -~ -

HOW!!W!'""'UU.I!Oii 

..,..CIOfUIOLnvAUt 

® >"'S.ii'al'l.NIIfV$1Gfo l()Ool)l)o. 

11!!11 I'Qf.SIIfti(O(:oi~HJifMCuotrr~l.ISf".l 

• O'"I~UAI_,N46,/llOCofiON$ 

~~WA"fiiiCWOE.MifO.OIII(tMrf"OlO • ...... ,.~~ 
,.,._ 
PQMI$QOUJIIIf(0 \l(lii.U''I'~P...ooct) 

Of"LLoof'Vo'l'~ 

tASfM!WOK,U!Qt! W.'I' IOIQ.\a\. 11V1' /!00" WU.lfD10, 

dN«r-...t.-.... 



I•(Ula 
1 AU flllol£11""'f:III'IIIIUOOH11.ti._OIIIifiNIIWo1(1nlfmlOM"IoWioi~OI'I'a,~o~~OOPO 

~~~ k!C'tOtoiiUilMff)oo~""li~,-~~~11\'••"'INIIIIIO.OI tiiiUINtoJ-~- U.C1iO .. OC()oo$11tt-,.-l\'' 
"MittMCtO.I~""''"u'-.orn•rueucr...ct.~ro~ 

I liUI,.U'I~IJN<IGl .. tOIIWil!CifOI~IOoO'I'fiOii'OffO~•MCIIICIN'INIO-I(WII.Yll 

0 TWO..SlORV CONOOMINIUM 8\JILOINO ~~;v 0 TO\\'NHOUSE AllEY 

V) 

0 
w 
I-
<( 
w 
(.:> R 0 .. 

" a:: c .. 
a:: 

o; 
w X 
co< 3 

!J I:o.. ., 
- o e 1- u.. o; 



~Wruo.u.t..ctO()()(allt.U 
tiU• O .. illll(t!I,IOC,)( 

CO.OII. f'OY!oU:jii()Q,l.ft0IIVO(W.~ 

<:N'·•·Cn \'". I ..U 
~~fiNtOE~ 

~...OUOI IO--fi'..._III _N:l'UU:I(5 ........ , .. .,... 
I W" 1~1i1~$Tirolll.......,...AAf_ 
) COI.Oii. to..:-n.;-...cx 

............. 
:!:.:=~ 
::==: 
-lll(:IQI!Ir~((lo; 

11YI.l"GM$CI£-.sC.UI, 

•OC01• 
"'' 

l fJoG"floo t/tfJC)I 
Sl.AIJ'MXIOSI.,.t,'-<l'INl•ll_ftflf'.frll,_lllioofO'ICICO 
III:C'o'O.LOMSI'C 
1-l-10tltiO'Oo!'OUICOUI.O.....ol 
...oo...ll..a. ':IAMN:It ..OU.T IIC.oiO'ollAM: 'o .. _ rto 

lf\oftWI'C......,~O·Y 

-..'<~ 

CIIII..,.,..,.,OtCLw. 

...... 
I .. !AI.t I'LIII~N:IUILW'SM5lllllCIOQ. 

OSA- 191 

NT$ 

V'l 
0 
w 
f-
<{ 
w 
f..? 
0 
a: 
a: ., w s a:l 
I:~ "' 0 
- a ., 
f- ..... ~ 



N STREET AREA '0' 

• ~CS • .,.,....,._,Oi'llU41MIIY'II~IO-.~ 
Of~AN>W(.I(llltrH(,...,J'fNitA$ fo~H~~ 

n•QIO'IoOfroiOIIOOO!f\"n..~t'""""()Ht-.f...:.Wt.MH;i 
OU(lNNC)Ofltlbo'-IO.Cf' ..Co.-tEO~..._Io(SNfGUJfUrU 

V.A!Uiff.A'I\Ilo!U 

,..._,.._~~ ............ 
*""""'~·19.· 
~~.-JN..ICI\111.$ 

~W.I'...0.1JOC.MJTNOf'II('U•·rtoto. 

""",..~.._ .. .,..,......., ...... 
~TtCilCUonfi'O~ttlCCil 

01'(11""'-fi#IW 

!!'A.1jplfflfCfljtll!doo-"...0.UDl:.lklfN018E I- 1(010 _,.......,__.. 
,_., ........ -.. 

Vl 
0 
UJ 

1-
<l:: 
UJ 

.. 
.!!> 

l:) 'E 
0 

.. 
E 
<( 

ex: " ex: ~ 
UJ .~ co c 

" L. :t E 
- o E 
1- u.. 0 

u 



• ~IMJIMI.,.,Cillt .. WI"f'Miolt.llft...--. 1'0 ........ ..,. 
.:.u.aNoO..-:•fOiifW _ ,..#IIIII.M nc~•--• 

:::.::::=..:..7-~=.~'":,-::=:=,~· r-.~=~1i 
~.u'...C...IoQl....,IIIOfM~1f010, 

-ru:·~ --· 
f'CMMCftetp, -~ IJIIQ.IoCC,. WfM)t .. ..-!'M tO. ... .._._ 
.._._ 
....... 
.,..,.,.CI:IIAtaf'O'\IIOu~toOQDO 

(IOO(M"--l"~ 

......., MQKAt)Q!t -"IOO.IAlll...., 1101)1 ... """"'1(. tO, ....,._,.......__..,. 

Vl 
0 
UJ 

f-
<( .. 
UJ .. 
1..:> = c: .. 
0 ~ a: .. 
oc iii 
UJ i?:-
co c: 

" L:~ E 
E - o 0 1-u.. u 



Ci!.10QIItr "'"""'A- !WI. E9 l""""""r>QioAI...O.UolMIQfllffl 

0··--~-1'1WU 
@"'*r~nwr• 

~...,~.m:..-. 

0 .. ·~~10fbl&ll 
~ 

R!JI!llrt •pueq• 001 
Q 4WJOI~f-(l 

a"I:QCMN.....-.repryq 

c;) """'-'""""tclilt'-.....OM'I 

t.<ottswe:•rmsm"'s""'' 
,_.,Ooooloi.~~ 

~--'•IQft""""" M 

o:=~ ..... --~ 

- ... ... 
1 1\..Nwf ... IIO,.(t;"C•• ..... IIII;)(IutM.....OMOIAU~ 
J IUitll ~""'1'".<rO.AIIl\O'Oft5o.rOIIIMICIAI'~~~ 
J$t;ea.Wil1L..,f(lot~""--1~ .. .. 1'~1 ... ~ 
~, .• ,o.o......,.,.un~,.._,."""~tot 
~....._. ....... c..~ ..... ~(.ooi.~ 
.,,..~.....,.:ti'OMo•Hll''u..""'"-'""'~ro 

I'IEI"ffll"-"1 '""""""" fll.Not.O('.Oool(fJI>1t ""'l~t IOCCilloi.Nf.. 
"""'"~AHOO-....t;lUo~ti<C ""'''At;t l.._~~~~.s 
, .. ""'OlllfOWOOI!tfi,.........,.....O()rrot.__~l.JIIWoiCOitSolitol....,g 
OE~~O#-O..W:Ot~.MI':alls...,..ln-IL• 

t. W't~IOoi .. OC.t.WO~ .... ,w. ... ~......._ 
"""'M-~,.,.. 

• nc~o~~ .. ...,.~~M ............. t,.,,~ 
fiii(0.......:NI110olQoAICf, .IA' ...... _Mf- 1'UN.I 

r l!tTUIIIOIIICOt.MrY~tOC:O."l_..,.......,..,_OIII:i_,.~~ 
---.tWIOOIIII~~ ' IPIUI-..s~~oW.&, • ...,-....,fO_,..I"'II~~ 
QI>Ciof\01111 ~n'I'WniiWUtOIOoQ....ot~II\N<e'niU 
N60iii~Wo~"""-"'f~.nc~lllN•~'o 
fltOICCI' riC-.tii'IIIIU'tfiii.U.,.•~fl!ooOW:ilh' ~t-•rm~...,. 
v.sr..orc.~ ...... ~ .... -.... .... Y.IItM'.._.. """"" -•-a 'OIOfet:"*»,..._. fOO..'OoluolilliC.IIIIf»oQrt l ........... _ 

t o\U. l'-U 10al~ft.OAioiM-f'O>IJVIIUCU11UfYrA$(WEHfl"f",oll 
tltPII#u.OOuforTII'tw 

V) 

0 w 
1-
<( c 

J!! w <1. 

t::J ~ 0 
"' 2 .., .. 

oc 0 
0: 

UJ .!! 
co< '5 
Ea.. !t -o c 
I-.._ .. 

0 -



~ 

I 
' 

I 
.0.1 .. -l.t .... oc,.., • 

• , .... ,I!Cir..•OoolN'W..Oo -
SCREEN WALL WITH 

@ ORNAMENTAL FENCE 
• U£VAT.aN 

..... 
1 ""'--OIAioGC:.....IO ..... I(IoiJroiiiO<oll':(fUIW 
:r 0Ef...._lllt01o t~UIIIIA1M~ 

OtolOf_,._C:IIO(»""""""" 

-"~ E9~~NU 

0 .. ~,_.,.\.el ,.,. 

@~-·· 
..,.__.,.__,... 

C:) .... t,.,.,_..,. , ...... 
® 
~tt9'g11A4,..,.fl 

~1t.fl.ltttr:1)UJQrCt!I N:ll 

(I) ~,....._.....,._,"£(11 

Ct..~~.wa 

IIW!Wt1Qoo,t,i6011f~UW(I 

~ #I!OUI10Wftl{l11 

~...,~~ 

• ~...,._*(Mo-o 

,____ 
o ~w-u ... 
Qili':> 
0 

'"""' 

,__..,,.. 
t """'I .... ! KUCnOIIroaNICIUCICUUICJ..oiiOI.til.l.~ 
l SniUl'flllltQIM-.,·~f!D"J(JtSI(Ht'-t~.-tf..,.DoQM.....O 

l IU.COt.afO'I!,I.Uft.N#"XM7.D..U.,-.YCMf'IIIUCNfQrf~ ~ 
~""'~~fl'lriiiiiGoGU)f~ ..... ~ 
~....,.........,.eo...cu.~.nt•llll 

... ~OUQoo...a.. •-U.WS-"""- ~tOIII:fiiiiUCJOf~ 
".Nd..O~-ff'Oit_ ... .,._Ci~Uo~o"""~ ...... ~~Otf .. 
"*Uct .... ~M:....U rocOf'liOioJO~Ioot~..._.OOo t-. 
~-s.Goo .... Of'K....._,OoOIIIIf~~~·---ll"'oU..._. 

t .. IIIQtUOoo ... OC.I/110""""'-"'-ftOOG.U:I._.~ .......... 
~CAfOoiS 

• nc~~.._...n-.H"-..fYIIU(::!OrloO!~fOit 
c.-tU.IIl"l.¥.....0..a- - YUSLI. 

I ""l'UitOIIOCUolT'f- IOCDoo'~-·-""QIIII:t-. ~.....,._,....._.....,.. --,,...,_-.:.-... ............. .., ...... ~~-~ ......... 
PMUI"""fO~~~..oQII~&Joo~~-­
MoOI._..,_.U-tll .. ~tO-Cio..:C7tHta.6111WW(II.._"-tO..l.-.t...O•.:M 
lai'IU....c:ENOI.ASU.Cf<O*OI:c.ta:s .,...,.,..,..........,...,~ ......... I,IIOt. 
~...._,llflilli11CM••·•c:o•r-.... roDt.I"'Oa_u-...._..a_,...~ :!, _.,:$ •o•,o;..t£O.-.--...,.cn.......ctr~oa.-:.,.•"lll''~41ro'tc:o...wn 

~ 
n f IJ' • .. 

V) 

a 
UJ 

I­
~ 
UJ 
<.:> 
a 
0::: 
0::: 
UJ 

~~ 
i= f? 

" ~~ 
t ' 1-l 



c.e•rpr•wne=!!!Cn 

E!) ·----·t(oooolf .C.t...O llltf:a 

0 .,t)ll(llllll'.........ai.OI'I11&11 

@.oDCJtt\()olotol.ttt((t 

liA.!Lil(m' !!tMQ,~JUJ 

0 '"tllt(IMI'~lOitMU 
® ...ootnoo-n.r.-. 

U.!J901rt ' "CCM:I!.41l111 
Q .t0Qo1()1oo,ooi_ ...... 

CttUQrt:«Meqectr rvo 

(I) , _..,h(looofrli,llc-.-1 ..... 

~ ..... 
e~-~ .... 
~ N»Jo.. ..... 

..___ __... 

O ft:~ 
Cifu) :g~ 
a;:)~ 

.__....,. 
t fVM~l-MI.tCnONI...,.IUOOUt!YfNetoOI ... &IOICL.laW 
J 6fllltt'fiiiiU'I ...... ~- ...... ,(D"CC"'1001f!~....c.r ... ,,-.~,~ 
L IUII'flll.J<I'IJ~........,.IIOCOoA· .. Tl"""tflft~~.~ 
~U)I~I't~~tOl~ftwo&!~ 
~l.....ON«J...,.CJIC'.AIAAAJ~I, 
l .. ~OliiUOoll-o-4•~U..-1MIII""f~tf(I.._I'Ml-..w.l~ 
"""""..OOCl!CUTIJW.II'OIIf"-''IH4~Ao<oO.~...,.,~CiiltiMDC. 
~~ .,..._~,....__.,__,,, 40o'I<OoiiOMillw"'rl><l(""""'-.....oOif t-­
L~UiMOotJIOI"jN#OQtll~l(laoOI' lltQI.MI:O~IIiNitGI,III-"f_$ 

• IUiw(ltftC...Wl:fe-IIHOI,.._,_,~.,..If'"flOI...-~IINI11of:ll' 

---""""'~10.1 
t , 1Hf~U~I" ... I t,lll l'f1101\ loi"'_.., IIII:CQOYUtMI((Iu......_JnSt'QIII 

OffiCl',ICti_,.,NtOwu.nt-.t~l 

I .. lt.M)IICOUIIIl'.....aaiO()I)Jrt·t-A-..,.Mi'GIW' " "'/t/:1...-,........._NOOM; 
~-.;~~ 

l 11¥C'Uitti~IINr~t'l'OW!flotftN<tOIIOtr·t.l~~ ~« 
SlliiU.-r t-.UI'OIIoO.LOII~~IM(t~..,...;..c:NofleHt.W~ 
nc.~tLM•COOoMIIM~~tlOII~Oinc .. ,,ftill(..,fMU'-'Ck.l..,.t-.c 
.....,...,.T,.""""..OlAt'WCtOt~ nc...._~. ,. OIIf.to.1f 
__,.lloln!ACili'N#IIIfT'r ,_,...,.100' M......ecvt-.. fOOIIf'(oofl.loi!!MtASr.-cllJT'I ._,..,. 

• lll.ltiiiUSfiO•ux ... ru~t~YOf,~\lftJn'~""',-"""".M --



0 #OIUIIOII ............ lOI -t. 

® IC01'00oolll..._U 

CiA019Q'!!IC!llilp;Aal .. tt 

t#:!fOOJtt!Wf'Y!"""ttt,..,i 
C!) ~tolll ....... ..._U 

tAtJ::Qpn ., ..... ,, ,., 

• ,_,.:-.. l ....... - •• 

4t IIIDO'Tii(lotolrll,_U 

(illfj]} ~ -Q ....,_, 

--· t ~VtM..-rWUCl.c)o6Nit......U'"-NIGI«H"""~ .......... --..~l'(aJoGiolr_l.frooQ: ... .-.~ 
l .,.;, ... ,,.,-<-tloU~IO<I:Uo ..... ~~~~ .. ,.,___ 
...,.,..~~~~UiN'~nwero..r.. 
*"-................. c.-a-, ... 
--~CIIUoGtl!~l&fall~"M~tO'~""""'P'i 
-..........u.alooCIY'ft._,KIII,..,.,..,.......~MOOWIIiiiCl'Yif.Oil-. 

...,cr '"~"._.,. • ...._O"olilootOooQCIIf-'l'.,.il'l.No ...... o..r ....... 
--~Ol.foGiill...,.....,_,fOo(IJ~~<rtS-""• .... , ::;,,::::;::,~,:::.o.~Gu.aa...ro-4»o~:n,..,,.,_~_.... 

' 1 .. ~~*'-""''[HIIC-ni!UCCJoiOI~f(rf,tOol ""'*'· .., .. .,..~o~~o&tw....._~wu , ... .JliiOII~ ..... ,.(Diof!_ .. __ ~JIII\CI&.-. ....... .....,. _ . .._ 
• s...-n..-n-.w, .... ,~tO.....,.....aliM.ICIL~c:oooTf)o4 ~ 

•"W''MU-at.~UHIOII~-...oGII~(Uf_..,~ n4: 
N#ll~ll.lll•c::orr....:IWOrOW~OT!N.IUYPI!Ef'l~\,1iCII.!M~WM' 
U!!OnW*"""'-.....OU.I.-I;fOIIIOC:~ IM.WW.-.oott.Ate...aM.:~l~ 
"""""" ... l ..... ..ot•~IOD.nOifLIIIoe&A.ti-.ct.ftS ... ~ 

• :' .... o~•~.:.·~•or~~""t.nY~s~~ta•,.MCOI.NI'I' 

~ 
.. ' w ., rt 

a w 
1-
<( 
w 
~ 
Q 
a: 
a:: 
w 
CXl 
L:~ - o 1-u.. 



) 
/ 

l £0EHO 
mt~~ 
- - - ~fYIOCI>'f""" .. ,,., 
• INCif'\frolillU~tl .... ffllllll"""l,i..~O""-'t«t,<oU.I'IWV"Il!: 

tl"'l~lt .._,UI I'OIIe.l'lh.er _,UIUI)IH~~ 

AU.kll""""'-A••o~~t ... -....OI,•(nWI(I(_ 
I\NOIIO'Cf • ...,..__,.,._~•l•~cntr ... IIUA:~f'OtWOT 

_, ___ 
~~-••orcu:M..ollloCI~-·•,o,.._~""'l--ri 
0Ct:f'IWIII(.(,_,'l0 

V) 

0 
UJ 

I­
<{ 
UJ 
<..:J 
0 a:: 
ex: 
w 
co< 
I: ... -o 1--u.. 



0 PARK"A' 

<!) PARK'F" 
"""' ~POI'IWNIIl"CIIII.U41M1M!~t0Jii£Nif:Sf.W'IIlllfAS_,IIMlfOil 

1111t--NI'f~ n·~·l~a1tll00"1101fO....:ICWVQ"' ~iiA&lO 
ooo t-,t..OOQioH£(.HII;IlQUIGN.....OOE IIOII•"""t~OIMOJ!iiil>t~HI$1Yi0 
IJf-.4101:&. 



A GLOSSARY OF TERMS FREQUENTLY 
USED IN STAFF REPORTS MAY BE 

FOUND AT THE BACK OF THIS REPORT 

DESCRIPTION OF THE APPLICATIONS 

The applicant (Timber Ridge at EDS, LLC) has submitted two applications 
(PCA 2006-SU-007 and FDPA 2006-SU-007) on Tax Maps 24-4 ((1 )) 6C3 and 6C4 to 
amend RZ 2006-SU-007, which approved a rezoning on approximately 66.88 acres 
(including right-of-way dedication) to the PRM, AN, and WS Districts. The original 
rezoning application permitted mixed use development including office, retail, and 
residential with both surface and structured parking, in ten "blocks." Two development 
options were approved and labeled "Primary Plan" and "Alternate Plan." These options 
were very similar, except the alternate plan provided for more office and retail uses on 
the site, and an additional ten multi-family dwelling units. A maximum of 2,029,050 
square feet of gross floor area (GFA) was approved, with an overall floor area ratio 
(FAR) of 0.69 in the alternate plan, including bonus density associated with affordable 
dwelling units and workforce housing in both plans. Approximately 1,159 multi-family 
dwelling units were approved and located in Blocks 3, 4, 5, 6 and 7. (A graphic of the 
general approved layout is on Page 6 of this staff report.) The current proposal seeks to 
amend the approved Conceptual/Final Development Plan (COP/FOP) and proffers 
associated with the approved residential development. These applications are more 
specifically described below. 

PCA 2006-SU-007 

PCA 2006-SU-007 seeks to modify proffers associated with RZ 2006-SU-007, to allow 
site modifications and to modify the previously approved proffers associated with 
residential development in Blocks 3, 4, 5, 6, and 7 (37.4 acres) of the overall Lincoln 
property. No change to the original overall FAR of 0.69 is proposed. 

FDPA 2006-SU-007 

FDPA 2006-SU-007 seeks to amend the previously approved FOP associated with 
Blocks 3, 4, 5, 6 and 7. These blocks were approved with seven four-story, mid-rise 
residential buildings (Buildings F, G, H, J, K, Land M) located to the north of the 
approved Main Street plaza between Centreville Road and the North South Collector 
Road in both the primary and alternate plans. Approximately 1,159 multi-family dwelling 
units were approved in the Alternate Plan, which serves as the basis for comparison in 
this staff report because it yields the maximum approved FAR (0.69) on the site. 
Buildings F and G, which abutted the Main Street plaza, included approximately 30,000 
square feet of retail on the ground floors along the Main Street and Rotary Drive 
frontages. Parking for all residential development was provided primarily in parking 
structures located interior to the buildings, with access provided from entrances on both 
Rotary Drive and Main Street. (A graphic of the general approved layout is on Page 6 
of this staff report.) The approved tabulations in Alternate Plan are provided in Table 1 
below: 
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Table 1: Approved Tabulations for Alternate Plan 

Block Building Use Use Density Range (GFA) Max. Height 
(Stories /Ft.) 

3 F 
Retail 16,750 

4 St./ 62ft. Residential 230,000 (200 units) 

4 G Retail 14,000 
4 St./ 62ft. Residential 167,900 (1 46 units) 

5 H Residential 238,050 (240 units) 4 St. I 62ft. 
I Residential 244,950 (245 units) 

6 j Residential 42,550 (60 units) 4 St. / 62 ft. 
L Residential 57,500 (80 un its) 

7 M Residential 152,950 (1 88) 4 St. / 62 ft. 
Retail 30,750 

Total 
Residential 1,133,900 (1 , 159 units) 

excluding bonus associated 
with ADU/WDU 

The applicant proposes to: 

1. reduce the number of dwelling units from 1,159 to 805 (which would include 720 
multi-family dwelling units and 85 single family attached dwelling units), 

2. provide four different residential building types, which would include: 

• Type A - two 4-story buildings that wrap around a shared parking garage 
and three interior courtyards; 

• Type B -seven 4-story buildings with a stacked townhouse style providing 
10, 12, 14, or 16 units in each building; 

• Type C - five 5-story, multi-family structures (apartment-style buildings) 
with 36 units in each; 

• Type D - seventeen 3-story rear-loaded townhouse buildings, each with 5 
units per building, or a total of 85 single family attached dwellings; 

3. remove 30,750 square feet of retail use in Blocks 3 and 4; 
4. combine Blocks 5 and 7 into a new Block 5; 
5. increase the building height from 62 feet to 70 feet in Block 5; 
6. realign the internal streets, areas of open space, and the location of recreational 

amenities; and 
7. redistribute parking associated with the residential development. 

A graphic of the proposed layout is on Page 7 of this staff report. The proposed 
tabulations are included in the table below. 



PCNFDPA 2006-SU-007 Page 3 

Table 2: Proposed Tabulations 

Block 
Building 

Use Use Density Range (GFA) 
Max. Height 

Type (Stories /Feet) 
3 A Residential 408,225 (342 units) 4 St./60ft. 
4 B Residential 197,400 (94 units) 4 St./60ft. 
5 B Residential 168,000 (80 units) 4 St. / 62ft. 

c Residential 243,085 (1 80 units) 5 St. / 70ft. 
6 B Residential 42,000 (24 units) 4 St. / 60ft. 

D Residential 235,892 (85 units) 3 St. / 50 ft. 

Residential 1,294,602 (805 units) 
Total including bonus associated 

with ADUIWDU 

The maximum FAR on the subject property would be 0.79, with approximately 
1,294,602 square feet of gross floor area (GFA) and 805 dwelling units, including bonus 
density associated with ADU/WDU. As shown in Table 2, the proposal would increase 
the approved maximum intensity on the FDPA subject property from 1,164,650 to 
1 ,294,602 square feet. However, this increase merely accounts for bonus density 
associated with affordable dwelling units and workforce housing not previously assigned 
to the blocks in the PRM District, and does not increase that permitted in the proffers. 
No change to the overall FAR of 0.69 on the original rezoning area is proposed. 

The applicant is also requesting a reaffirmation of all the previously approved pertinent 
waivers, modifications and directives listed in the Waivers and Modifications section of 
the Zoning Analysis. 

The applicant's draft proffers, affidavit and statement of justification for the application 
are contained in Appendices 1 through 3, respectively. The draft proffers in Appendix 1 
carry forward all previously approved commitments associated with RZ 2006-SU-007. 
The majority of the proposed proffer changes involve clarifying the timing of the 
approved transportation improvements, updating the affordable housing commitments 
to reflect current policies, and providing new proffers associated with the residential 
development to meet current green building policies. A copy of these proffers is 
provided in Appendix 1 and discussions about the changes are incorporated in the staff 
analysis below. A copy of the proposed CDPNFDPA is included at the front of this staff 
report. 

LOCATION AND CHARACTER 

Site Description: 

The 37.4-acre application property is located west of Centreville Road between Wall 
Road and EDS Drive. A large portion of the site is currently developed with temporary 
ball fields used by the Centreville Youth Association (CYA), while the remainder of the 
site is either vacant and/or partially forested, primarily with pine. 
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Surrounding Area Description 

SURROUNDING AREA DESCRIPTION 

Direction Use Zoning Plan 

North Office (Dulles International 
1-5, ws Office 

Centre RZ C-417) 

South Mixed Use Office, Retail (RZ PRM, WS, 
Office Mixed Use 

2006-S U-00 7) AN 

East Single-Family Detached R-3 Residential; 2-3 dulac 

West Office (RZ 2006-SU-007) PRM Office Mixed Use 

BACKGROUND 

On December 13, 1976, RZ 75-2-016 was approved by the Board of Supervisors to 
permit the rezoning of 572.9 acres from theR-E and 1-L Districts to the 1-L, R-12 .5 and 
RTC-5 Districts. Of this area, 152.9 acres on the west side of Centreville Road were 
rezoned to the 1-L District (now 1-5); 377.3 acres on the east side of Centreville Road 
were rezoned to the R-12.5 District; and the remaining 42.7 acres were rezoned to the 
RTC-5 District, all subject to proffers. 

On October 26, 1981 , PCA 75-2-016 was approved by the Board of Supervisors to 
permit the relocation of an elementary school site. All previous proffers remained in 
effect. 

On September 19, 1988, PCA 75-2-016-2 was approved by the Board of Supervisors 
for 198.2 acres zoned 1-5, WS and AN, to permit the elimination of a proffered 
connection to Wall Road; to include additional acreage within the area governed by the 
proffers; and to commit the developer to specific road improvements. (No generalized 
development plan was proffered as part of this PCA.) 

On February 7, 2007, RZ 2006-SU-007 was approved by the Board of Supervisors to 
rezone 66.88 acres from 1-5, WS and AN Districts to the PRM, WS, and AN Districts. 
This rezoning permitted a mixed use development consisting of 1,159 multi-family units, 
107,350 square feet of retail , and 640,600 square feet office with an overall FAR of 0.69 
including bonus density associated with affordable dwelling units and workforce 
housing. Copies of the approved proffers and COP/FOP are in Appendix 5. 

COMPREHENSIVE PLAN PROVISIONS (See Appendix 6) 

Plan Area: 
Planning Sector: 
Plan Map: 

Ill 
Dulles Suburban Center, Land Unit Q 

Office 
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Plan Text: 

The subject property is planned for office with an option for mixed use development up 
to 0.70 FAR. There are a number of site-specific cond itions; excerpts of the relevant 
Comprehensive Plan text are available in Appendix 6 or in the Fairfax County 
Comprehensive Plan, 2011 Edition, Area Ill , The Dulles Suburban Center, Land Unit 
Recommendations, Land Unit Q, Sub-units 09, as amended through April 26, 2011 , on 
pages 101-103. 

ANALYSIS 

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

Title of CDPAIFDPA: 

Prepared By: 

Dates: 

"Timber Ridge at EDS" 

Vika, Inc. (Sheets C-1 through C-16 and A-1 
through A-2) 
Land Design (Sheets L-00 through L-14) 

Revised through September 12, 2012 

Description of the Plan: The proposed CDPA/FDPA contains thirty-six sheets with a 
sheet index included on Sheet C-1. 

Previously Approved RZ/FDP Development Plan: The original rezoning application 
permitted mixed use development including office, retail , and residential units with both 
surface and structured parking in ten blocks. Two development options were approved 
and labeled "Primary Plan" and "Alternate Plan." These options were very similar, 
except that the alternate plan provided for more office and reta il uses on the site, and an 
additional ten dwelling units. A maximum of 2,029,050 square feet of gross floor area 
(GFA) of development was approved with an overall floor area ratio (FAR) of 0.69 in the 
alternate plan, including bonus density associated with affordable dwelling units and 
workforce housing (in both plans). In addition, a "development by block" chart was both 
proffered and included on the approved COP/FOP, which identified the GFA ranges for 
each building/use in each of the ten blocks. 

The approved development is located to the west of Centreville Road between Wall 
Road and EDS Drive (see Graphic 1 on the next page). Five access points to the site 
were provided: two from Centreville Road , two from Wall Road and one from EDS 
Drive. A new public North-South Collector Road was included, which bisected the site 
and created another connection between Wall Road and EDS Road . Four internal 
cross streets (Main Street, Parkland Drive, Rotary Drive and Electric Avenue) were 
provided between Centerville Road and the collector road to facilitate the creation of a 
grid of private streets within the development. Seven residentia l and f ive retai l bui ldings 
were located along these streets in Blocks 1 through 7 and three office buildings were 
located to the west of the collector road in Blocks 8 through 10. The retail uses were 
primari ly located in Blocks 1 and 2 and the residentia l uses in Blocks 3 through 7. 
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Although not part of the original rezoning application area, the development also 
provided 17 acres of parkland in an area abutting the western boundary of the property 
and committed to the construction of five athletic fields on that site, which would replace 
the fields currently being used by the Centreville Youth Association. The athletic 
complex consisted of two 60-foot and one 90-foot sodded baseball diamonds; and two 
approximately 195 x 360-foot rectangular f ields topped with synthetic turf for soccer, 
field hockey or lacrosse, all of which would be constructed to Park Authority 
specifications. 

Graphic 1: The Original Rezoning Site by Blocks 

,. . 

"' : Wall Road 

,. 
J , 

I .: , 
I 

,1-

Proposed Site Layout Changes: The current applications seek to modify the residential 
buildings in Blocks 3 through 7 by reducing the number of dwelling units from 1,159 to 
805, (which would include 720 multi-family dwelling units and 85 single family attached 
dwelling units); providing four different residential building types; removing 30,750 
square feet of retail use in Blocks 3 and 4; combining Blocks 5 and 7 into a new Block 5; 
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increasing the building height from 62 feet to 70 feet; realigning some of the internal 
streets; areas of open space; and the location of recreational amenities; and 
redistributing the parking associated with the resdiential development. Graphic 2 below 
highlights the proposed changes. 
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As shown in Graphic 2, no changes to the original approved development options for 
Blocks 1 and 2, Blocks 8 through 10 or the public park to the west are proposed. In 
addition, no changes to the approved access points from Centreville Road are 
proposed. The applicant proposes to modify the residential uses and building layouts in 
Blocks 3 through 7 by incorporating four different housing types, which include: 

• Type A buildings located on the southeast portion of the site and consisting of 
two 4-story bui ldings that wrap around a shared parking garage with three interior 
courtyards; 

• Type B buildings located on the southwest portion of the site and consisting of 
seven 4-story buildings with a stacked townhouse style; 
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• Type C buildings located on the northwest portion and consisting of five 5-story, 
multi-family structures (apartment-style buildings); and 

• Type 0 buildings located on the northeast portion and consisting of seventeen 3-
story rear-loaded townhouse, each with 5 units per building. 

A total of 805 housing units would be provided and the maximum FAR on the subject 
property would be 0. 79, with approximately 1 ,294,602 square feet of gross floor area 
(GFA) including bonus density associated with ADU/WDU. No change to the overall 
FAR of 0.69 on the original rezoning area is proposed. 

Parking: In the original rezoning application, the applicant exceeded the Zoning 
Ordinance parking requirements and provided 2,026 parking spaces for the residential 
units in four parking structures wrapped with residential uses; three parking structures 
located beneath three multi-family buildings; and surface parking. For the current 
proposal, the Zoning Ordinance requires 1 ,383 spaces. The applicant proposes to 
exceed this requirement and provide 1,600 parking spaces. Of these, 547 spaces 
would be provided in a parking garage wrapped with residential uses and 528 spaces 
would be located in garages incorporated inside or below residential buildings. The 
remaining 525 spaces would be located in either private driveways or as on-street 
parking. 

Recreation & Open Space: The CDPA/FDPA provides a minimum of 35% landscaped 
open space, designed for passive and active recreational purposes that incorporate 
several focal elements shown on Sheets L-07 and L-08. Multi-purpose lawns, 
playgrounds, pools, sports courts and trails are provided throughout the site for active 
recreation. Gardens, seating areas, open lawn areas, dog parks and picnic facilities are 
provided for passive recreation. The townhouse buildings in Block 6 and the stacked 
townhouse buildings in Block 4 are proposed to be oriented around two large open 
space areas with passive recreation functions. Two active recreation open spaces are 
shown in Block 5; one designed as a playground with open lawns and ornamental trees, 
which would be surrounded by two multi-family apartment style buildings; and the other 
is designed as an active trail located along the northern portion of the block. A pool is 
also provided as an option in the multi-family building in Block 3. Focal elements in all 
of these open space areas would include water features, sculptures, signature trees and 
tensile structures. 

In addition, the current proposal will continue to provide 17 acres of parkland in an area 
abutting the western boundary of the original rezoning property and will construct five 
athletic fields on that site, which would replace the fields currently being used by the 
Centreville Youth Association. The athletic complex would consist of two 60-foot and 
one 90-foot sodded baseball diamonds; and two approximately 195 x 360-foot 
rectangular fields topped with synthetic turf for soccer, field hockey or lacrosse, all of 
which would be constructed to Park Authority specifications. 
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Landscaping: Due to the poor quality of the vegetation on this partially cleared site, only 
a small portion of the existing vegetation will be preserved as originally planned. These 
areas are located to the north of Block 5, which are indicated as "preservation areas" on 
the CDPA/FDPA. The applicant has shown an overall landscaping plan that includes a 
mix of evergreen and deciduous trees along the periphery of the development, in the 
pedestrian street spaces and in the courtyards. 

Streetscape Areas: The original rezoning application depicts berms with shade and 
evergreen trees along the entire length of the property's frontage along Centerville 
Road. Streetscapes along Parkland Drive and Rotary Drive also included shade and 
ornamental trees on both sides of the streets. No changes to those treatments are 
proposed. In addition, pedestrian enhancements will continue to include pedestrian 
signage, special pavement treatments, oversized crosswalk striping, and median 
refuges, as well as extensive landscaping along the North South Collector Road. 
However, the previously approved open space median in the middle of Main Street is 
proposed to be replaced with an undivided two-way street with shade and ornamental 
trees on both sides of the streets. 

Pedestrian Connections: The CDPA/FDPA continues to show a pedestrian network of 
sidewalks along all street frontages. The applicant continues to commit to provide 
pedestrian access to the athletic fields for residents via a trail through Block 9 and also 
along the Wall Road frontage, from the North-South Collector Road westward. 

Stormwater Management: Stormwater management, including best management 
practices (BMPs), is proposed to be accommodated in an existing pond located off-site. 

Conformance with the Comprehensive Plan (Appendix 6) 

Use and Intensity: The overall development approved in the original rezoning 
(RZ-2006-SU-007) proposed two development scenarios: a primary plan and alternate 
plan. The primary plan proposed an overall FAR of 0.59 with 1,149 multi-family 
residential units, 361 ,800 square feet of office, and 98,350 square feet of 
commercial/retail uses. The alternate plan proposed 1,159 multi-family units, 640,600 
square feet of office, and 107,350 square feet of commercial/retail for an overall FAR of 
0.69. Although the number of units slightly differed between the two scenarios (1 0 
additional units in the alternate plan) the residential floor area proposed was 1,133,900 
square feet under both. Residential Buildings F and G also included 30,750 square feet 
of ground floor retail, which yielded a total of 1,164,650 gross square feet on the subject 
property. 

Under the subject PCA/FDPA, the applicant proposes to reduce the number of dwelling 
units from 1,159 to 805 (which would include 720 multi-family dwelling units and 85 
single family attached dwelling units) and seeks approval to remove 30,750 square feet 
of ground floor retail on the subject property. The maximum FAR on the subject 
property would be 0.79 with approximately 1,294,602 square feet of gross floor area 
(GFA) and 805 dwelling units including bonus density associated with ADU/WDU. This 
proposal would increase the approved maximum intensity on the subject property from 
1,164,650 to 1 ,294,602 square feet. However, this increase merely accounts for bonus 
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density associated with affordable dwelling units and workforce housing not previously 
assigned in the residential development, and does not increase that permitted in the 
proffers. In addition, the applicant proposes to provide only one development scenario 
for the subject property, but there remains a dual primary/alternate plan for the overall 
development (the total area of the 2006 rezoning). 

The Plan's development option for Sub-unit D-3 recommends an approximate mix of 
uses for retail (5-1 0% ), office uses (20-30%) and residential ( 50-70% ). The approved 
primary plan proposed a mix of 71% residential and 6% commercial/retail, and the 
alternative plan proposed 60% residential and 6% commercial/retail. The proposal to 
modify the residential floor area and remove the retail floor area changes the overall mix 
of uses for the overall development. The resulting mix includes a commercial retail mix 
of 3.9% (primary) or 3.8% (alternate)- approximately 4% of the overall development 
floor area. Residential floor area would be either 75.1% (primary) or 64.4% (alternate) 
of the overall development. Although the Plan's recommended mix of uses is 
approximate, the modifications proposed are slightly less than the Plan 
recommendations for the site. 

Issue: Retail Integration 

A condition under the D-3 development option in the Plan states: "Retail use should be 
integrated with other uses." The approved development provided separate office, 
commercial/retail, and residential sectors in the development, except that approximately 
30,750 square feet of retail was originally proposed within the multi-family residential 
buildings along Main Street and Rotary Drive. The applicant proposes to remove this 
retail. Staff feels that the loss of an integrated retail component within the subject 
property results in the subject application failing to achieve a development option 
condition that was met in the approved development. Staff recognizes that market 
conditions in the Dulles Suburban Center currently do not favor significant retail 
development, particularly away from the Core Transit Area; however, the integration of 
retail within the residential component was a key factor in the acceptability of the 
approved development. The applicant was encouraged to pursue opportunities to 
maintain an integrated mix of uses within the subject property by developing a portion of 
the ground floor area of Building A along Main Street and/or Rotary Drive with flexibility 
to provide retail development if future market conditions allow mixed use. There may be 
opportunities to provide some non-residential uses within this space for leasing offices, 
fitness centers, or other limited services in these areas of the building until such time as 
the market supports additional commercial retail. 

Resolution: 

The applicant has proffered to provide amenity space on the first floor of Building A 
along Main Street to include (but not limited to) a lobby, fitness center, business center, 
and/or drop-off area. This commitment will help ensure that some level of non­
residential amenities are provided within the residential component, and will help 
activate the subject property's side of the Main Street thoroughfare. 
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Mix of Residential Unit Types: The redevelopment option for D-3 recommends a mix of 
residential unit types, including live/work units with a total of 900-1000 units. Although 
the subject PCA/FDPA reduces the number of residential units from 1,159 to 805, a 
greater mix would be incorporated by adding single-family attached residences and 
three types of multi-family building types. In addition, the applicant seeks permission to 
remove live/work units since there is a lack of demand for this type of development. 

Residential Development Criteria 

Staff evaluated the Residential Development Criteria in the Policy Plan during the 
review of the original rezoning application and determined that the original proposal was 
in harmony with the development criteria. However, since this application changes the 
character of the residential development in Blocks 3 through 7, staff has used the 
Development Criteria to evaluate the proposed PCA/FDPA application. Fairfax County 
expects new development to enhance the community by fitting into the fabric of the 
neighborhood, respecting the environment, addressing transportation impacts, 
addressing impacts on public facilities, being responsive to our historic heritage, 
contributing to the provision of affordable housing, and being responsive to the unique 
site specific considerations of the property. (For the complete Residential Development 
Criteria, see Appendix 7.) 

Site Design (Development Criterion #1) 

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. 

Parcel consolidation was determined to be logical and sufficient during the review of the 
original rezoning application. The proposed development in the current application 
applies to the residential portion of the overall development and does not preclude other 
unconsolidated parcels from developing in conformance with the Plan. 

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; 
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• 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. 

The proposed redesign of the residential portion of the original rezoning application 
uses open areas and plaza features along with streetscapes to address the proposed 
changes to incorporate single-family attached residences and three types of multi-family 
building types within the overall development. These spaces will work together to 
create logical connections between the uses (single family attached units on the 
northeast portion of the site and the multi-family units on the northwest, southwest and 
southeast portion of the site) and facilitate pedestrian connections with the commercial 
and office developments on the south and west portions of the original site. Residential 
uses will continue to be located throughout the property in order to distribute trips and 
create a positive pedestrian experience. Parking within the proposed structures is 
segregated by use to lessen the potential for conflicts among residential uses. 
Recreational areas in the form of courtyards and open space areas, which are 
accessible to all residents, will also continue to be provided. 

During the review of the application, staff was concerned that the single family attached 
dwelling unit layout in Block 6 on the east side of Rotary Drive did not provide an open 
space or other residential amenities within the block, and that the applicant is requesting 
a waiver of the 200-square foot privacy yard zoning requirement for single-family 
dwellings. However, the applicant has revised the layout in Block 6 and included a 
passive recreational park and plaza that would be adjacent to four of the single family 
attached 'sticks' and in close proximity to the remainder of the block. This design allows 
all of the single-family attached buildings to have direct frontage on, or views of, open 
space areas. Although privacy yards are preferable, the applicant has provided an 
improved design that will help ensure that single-family residents have immediate 
access to open space amenities. 

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

The overall development provides 37% landscaped open space, which exceeded the 
requirements of the PRM District in the original rezoning application. The subject 
property for the current application is a 37.4 acre portion of the overall 66.88 acre site. 
The open space in this portion will continue to exceed the Zoning Ordinance 
requirement by providing 35%. This open space will be provided in various locations 
throughout the site, several of which would be used as central features for the mult­
family and single family attached building layouts. A large active open space area 
located along the northern property boundary and a significant buffer area located along 
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the eastern property boundary (which serves as a buffer along Centerville Road) also 
continues to be provided. 

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. 

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. 

As previously discussed, open space is designed for passive and active recreational 
purposes that incorporate several focal elements shown on Sheets L-07 and L-08 of the 
CDPA/FDPA. Multi-purpose lawns, playgrounds pools, sports courts and trails are 
provided throughout the site for active recreation. Gardens, seating areas, open lawn 
areas, dog parks and picnic facilities are provided for passive recreation. The single 
family attached buildings in Block 6 and the stacked townhouse buildings in Block 4 
would be oriented around two large open space areas with passive recreation functions. 
Two active recreation open spaces are shown in Block 5; one designed as a playground 
with open lawns and ornamental trees, which would be surrounded by two multi-family 
apartment style buildings; and the other is designed as an active trail located along the 
northern portion of the block. A pool is also provided as an option in the multi-family 
building in Block 3. With these amenities and features that the applicant is proposing, 
the intent of the criterion has been met. 

Neighborhood Context (Development Criteria #2) 

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 
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an inti// development is through an existing neighborhood; or, whether the property is 
within an area that is planned for redevelopment. 

The current application proposes to amend the approved Conceptual/Final 
Development Plan (COP/FOP) and the proffers to reduce the number of residential units 
from 1,159 to 805, while creating a greater mix unit types that include single-family 
attached residences and three different types of multi-family building types. Building 
heights are proposed to vary slightly, with the highest multi-family buildings located in 
the middle of the site (maximum heights of seventy feet) and the lower multi-family 
buildings located along the periphery (maximum heights of 60). Single family attached 
dwelling units are proposed to be located in the northeast portion of the site (maximum 
of 50 feet in height). Sheets A-1 and A-2 continue to provide building material concepts 
and elevations related to the facade, building scale and massing of the residential 
buildings. Proffer 26 also continues to commit to a design for the residential buildings 
along the North South Collector Road that have front fac;ades oriented toward the road 
and have similar quality and character to the front facades along Centreville Road. 

During the review of the application, staff identified design concerns, which include: 

1) Place-making: staff was concerned that the proposed modifications may have 
created a less desirable site design than that of the development plans approved in 
the 2006 rezoning. The proposed changes to the location and orientation of 
buildings and open spaces, as well as modifications to Main Street diminished the 
place-making aspects of the original design and did not incorporate open spaces 
and residential amenities throughout the subject property effectively. Additionally, 
the elimination of some underground and structural parking within the residential 
blocks resulted in more surface parking throughout the site, contributing to a loss of 
open space and lack of visitor parking availability. 

2) Main Street Activation: the original application proposed a Main Street as a central 
retail area with a central plaza and separated travel ways. Both sides were framed 
by buildings with ground floor retail. In addition, ground floor retail was incorporated 
in approved residential Buildings F and G to help activate Rotary Drive and provide 
an extension of the retail from Blocks 1 and 2 to the residential development in 
Blocks 3 and 4. Staff felt that the original FDPA submission significantly altered 
Main Street by proposing to remove the central gathering space, eliminate the 
framing buildings on the north side and remove retail uses on the north side. The 
removal of the retail within the subject property also eliminated the integrated mix of 
uses. 

3) Architecture: Although a greater mix of unit types is provided in the current 
application, staff feels that the applicant should provide common architectural styles 
and features between the different types of buildings, so that a unified development 
character is achieved. 

The applicant has revised their plans to address the first two concerns. These revisions 
integrate additional open space in more areas of the site, remove buildings from within 
designated open spaces, and shift one of the multi-family buildings closer to Main Street 
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to help frame the street as it was before. In addition, the applicant proffered to provide 
amenities within Building A along Main Street (such as a lobby, fitness center or 
business center) to help to activate the subject property north of Main Street. A drop-off 
area for this building is also proposed as an option that shows an alternative continuous 
streetscape with an indented plaza area in front of the building. Staff supports these 
changes and encourages the drop-off area with continuous streetscape option to 
prevent vehicular-pedestrian conflicts. Staff also continues to work with the applicant to 
better address the third issue by providing similar architecture styles, materials and/or 
colors on each of the residential buildings. The applicant has refined Proffer 28 to 
ensure that all of the building fronts will be constructed of glass, stone, brick or cement 
siding. 

Staff feels that this criterion is generally satisfied with the proposed revisions. 

Environment (Development Criteria #3) (Appendix 6) 

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 /ow-impact site design techniques. 

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

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

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

During the review of the original rezoning application no significant environmental 
features were determined to exist on the property aside from the jurisdictional wetlands; 
the highest-quality areas will continue to be preserved with the proposed development 
and remain subject to Army Corps of Engineers approval. 

Stormwater Quality and Quantity Controls 

The subject property is located within the Cub Run watershed. The property contains 
no areas which have been designated as Resource Protection Areas (RPA) or 
Environmental Quality Corridors (EQC). The applicant intends to utilize an existing off­
site SWM pond, located to the west of the development along Sully Road, to meet 
stormwater management and BMPs for the proposed development. A private 
maintenance agreement will be required, and any final determination regarding 
stormwater management facilities will be made by staff in the Department of Public 
Works and Environmental Services at the time of site plan review. No changes are 
proposed. 

Staff requested additional information regarding the extent of wetlands and potential 
impacts from the proposed development. The applicants provided information on the 
final development plan indicating the wetland areas, for which the Army Corps of 
Engineers had issued an approved jurisdictional finding. It appears that the designated 
wetland areas would be preserved outside of the proposed disturbance area, but staff 
has noted that the applicants would be subject to a final determination from the Army 
Corps at the time of site plan in order to determine the need for any mitigation. The 
applicant is carrying forward a proffer ensuring coordination with the Army Corps of 
Engineers and compliance with the Clean Water Act. The applicant would complete 
any action needed for compliance prior to site plan approval. 

Noise 

No changes are proposed from the previously approved commitments. Centreville 
Road is the highest traffic noise generating road in the development area. An 80' wide 
landscape buffer area, including a significant berm, is provided along the west side of 
Centreville Road, helping to ensure that residential development is not located within 
areas of excessive noise. The applicant is also carrying forward proffers from the 
approved rezoning, committing to prepare and submit a noise study for staff review and 
approval at the time of site plan review. This proffer also provides commitments for 
building materials to mitigate noise impacts in accordance with the County's policies for 
acceptable interior noise levels. The modifications to the site under the subject 
application do not create additional noise concerns beyond that of the approved 
development. 
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A portion of the overall development is near the Airport Noise Impact Overlay District 
(AN). New residential development in close proximity to the AN District is subject to 
disclosures from the developer to prospective home buyers. The applicant has stated 
they will commit to disclosing their proximity to Dulles Airport and the potential for 
expansion of airport operations that could result in potential noise impacts in the 
Community Association documents. 

Green Buildings (Appendix 6) 

Per the Policy Plan's guidance on green buildings, a commitment to LEED certification 
is recommended for multi-family dwellings proposed at four stories or higher, which 
would include all multi-family buildings within the FDPA area, which is part of the Dulles 
Suburban Center. Energy Star Qualified Homes for low-rise residential development at 
the upper end of the Plan's density range is also recommended per the green building 
policy. (The development was approved in 2006 prior to the adoption of the County's 
current green building policies). To address to the policy, the applicant has proffered 
that all Type D units proposed on the subject property (which are the single-family 
attached residences) will be constructed to achieve one of the following programs: 
LEED for Homes Certification, Earthcraft House Program, or Energy Star Qualified 
Homes. A commitment to a green building escrow is also provided in the proffers 
should the applicant elect to pursue LEED for Homes Certification. 

Staff feels that this criterion has been satisfied. 

Tree Preservation and Cover Requirements (Development Criteria #4) (Appendix 8) 

All rezoning applications for residential development, regardless of the proposed 
density, should be designed to take advantage of the existing quality tree cover. If 
quality tree cover exists on site as determined by the County, it is highly desirable that 
developments meet most or all of their tree cover requirement by preserving and, where 
feasible and appropriate, transplanting existing trees. Tree cover in excess of 
ordinance requirements is highly desirable. Proposed utilities, including stormwater 
management and outfall facilities and sanitary sewer lines, should be located to avoid 
conflicts with tree preservation and planting areas. 

Only a small portion of the site, shown in new Blocks 5, is proposed for tree save 
because of the nature of the development and the poor quality of the existing 
vegetation. The applicant continues to proffer to generally locate utility lines so as not to 
interfere with the landscaping concepts shown on the CDPA/FDPA. Landscaping 
continues to be designed to accommodate the potential extension of an underground 
Colonial Pipeline petroleum conduit extending along the northern property boundary, 
the aerial Dominion Power/ Verizon lines along Centreville Road on the eastern 
boundary of the property and the Fairfax County Water Authority water main lines along 
Centreville Road. Since these areas of landscaping have the potential to be impacted 
by such crossings, the applicant continues to proffer to substantially conform to the 
landscaping shown; and, if modifications must be made to accommodate utilities, to 
provide equivalent landscaping in the same general area. 
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Urban Forest Management (UFM) (see Appendix 8) reviewed the application and 
indicated that the previous concerns related to the Tree Canopy, Peripheral Lot 
Landscaping and Tree Preservation calculations have been resolved through a revised 
plan submission. However, they indicated that a previous plan submission had more 
landscape material provided in the areas along the northern side of the property and 
within the Type I Transitional Screening along Centreville Road (173,625 square feet 
compared to 168,225 square feet of 1 0-Year Canopy Cover) than this submission 
offers. A development condition has been written to make up this difference by 
providing 5% more tree coverage in this location, with type and location to be as 
approved by UFM. 

Transportation (Development Criteria #5) (Appendix 9) 

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. 

No substantive changes are proposed to the previously approved street network for the 
development. Detailed analysis of this criterion is available in the Staff Report 
associated with the original rezoning application, which is on file with the Zoning 
Evaluation Division. The Fairfax County Department of Transportation (FCDOT) 
reviewed the current application and indicated that there are no outstanding 
transportation issues, provided that the applicant carries forward all previously approved 
transportation proffers, which the applicant done. Minor refinements have been made 
to five proffers, which include: 

• Proffer 13 (North-South Collector Road)- modified the timing for the 
construction. In lieu of triggering the construction after 800,000 square feet of 
development or 71% percent of the overall development, the Applicant now 
proposes to trigger the improvement earlier, at the issuance of the 500th 
residential use permit or at 62% of the development. 

• Proffer 14 (Centreville Road)- provided an option to construct an additional 
northbound left-turn lane on Centreville Road or an extension of the existing left­
turn lane that would serve Wall Road, as required by VDOT within existing rights­
of-way. 

• Proffer 15 (Wall Road)- modified the timing for the construction similar to Proffer 
13. 
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• Proffer 16 (Mclearen Road)- strengthened the commitment to the construction 
of Mclearen Road by removing all flexibility in the timing that was previously 
permitted. 

• Proffer 17 (traffic signals) - clarified previous language to give VDOT the ability 
to request signal warrants at an alternative time, and tied all of the commitments 
to the residential development. 

Public Facilities (Development Criteria #6) 

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

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

All rezoning applications for residential development are expected to offset their public 
facility impact and to first address public facility needs in the vicinity of the proposed 
development. Impact offset may be accomplished through the dedication of land 
suitable for the construction of an identified public facility need, the construction of 
public facilities, the contribution of specified in-kind goods, services or cash earmarked 
for those uses, and/or monetary contributions to be used toward funding capital 
improvement projects. Selection of the appropriate offset mechanism should maximize 
the public benefit of the contribution. 

Fairfax County Park Authority (Appendix 1 0) 

The Fairfax County Park Authority reviewed the revised plans and determined that with 
the development and dedication of a new park facility including five fields to the west of 
the site; the consolidation of open spaces in the development to allow for on-site 
community recreation; and the provision of pedestrian circulation, which includes a loop 
to the new park area; the applicant has satisfactorily addressed all concerns. No issues 
remain. 

Stormwater Analysis (Appendix 11) 

As previously mentioned, the applicant intends to utilize an existing off-site SWM pond, 
located to the west of the development along Sully Road to meet stormwater 
management and BMPs for the proposed development. During site plan review, the 
applicant will be required to 1) provide proof of permission to use the pond with private 
maintenance agreement, 2) show that the pond was designed to detain flow from the 
subject property by providing pre and post development calculations, and 3) 
demonstrate that a channel outfalls from the site with 1 0 year capacity and 2 year non­
erosive velocity from the subject property. No significant issues were identified. The 
applicant has carried forward all previous commitments related to the subject property. 



PCA/FDPA 2006-SU-007 Page 20 

Fairfax County Water Authority (Appendix 12) 

Adequate domestic water service is available to the site from existing 8-inch and 12-
inch water mains located at the property. The existing 48-inch transmission main in 
Centreville Road may conflict with the proposed development. In accordance with 
Fairfax Water Policy, all proposed relocations of Fairfax Water transmission mains 
greater than 16-inches in diameter require the approval of the Fairfax Water Board. 
Final determination about water service will be made during site plan review. Since the 
location of the transmission main is close to the development, the applicant continues to 
proffer to substantially conform to the landscaping shown; and, if modifications must be 
made to accommodate utilities, to provide equivalent landscaping in the same general 
area. 

Fire and Rescue Analysis (Appendix 13) 

The subject property is serviced by the Fairfax County Fire and Rescue 
Department Station #436, Frying Pan. The requested rezoning currently meets fire 
protection guidelines, as determined by the Fire and Rescue Department. 

Public Schools (Appendix 14) 

The proposed development would be served by Floris Elementary, Carson Middle and 
Westfield High Schools. Carson Middle School is currently over capacity and is 
projected to remain over capacity through the 2017-18 school years. The total number 
of students generated by this proposed FDPA is projected to be 114 elementary 
students, 28 middle school students and 57 high school students, which represents a 
total of 199 students, all of whom would be new students as the existing property is 
currently vacant. This is also an increase of 81 students generated from the original 
rezoning (which included 1,159 multi-family dwelling units). The current recommended 
per student contribution is $9,378. Based on the 199 students anticipated from the 
application, a contribution of $1,866,222 was requested. Staff acknowledged that, at 
the time of the original rezoning in 2006, Fairfax County Public Schools recommended a 
proffer contribution of $885,500. However, the applicant only proffered $247,500 at that 
time to be paid in four equal installments as a prerequisite to the issuance of building 
permits for the 200th, 400th, 600th, and BOOth unit, respectively, for any residential 
building on the property, due to the nature of the park facility and five ball fields to be 
constructed on 17 acres to the west. The applicant has carried forward their previous 
contribution commitment and agreed to provide the entire contribution prior to the first 
residential use permit, which would be earlier than the previously committed. 

Sanitary Sewer Analysis (Appendix 15) 

The property is located in the Cub Run Watershed and would be sewered into the 
UOSA Treatment Plant. The sewer systems surrounding the application property have 
sufficient capacity to accommodate the proposal. 
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Affordable Housing (Development Criteria #7) 

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 ... 

Satisfaction of this criterion may be achieved by the construction of units, contribution of 
land, or by a contribution to the Housing Trust Fund. 

The Zoning Ordinance defines Affordable Dwelling Units as units which are affordable 
to families earning less than 70% of the area median household income (AMI). 
Workforce housing units are defined as those that serve a population in the income 
range of 80% to 120% of the AMI. Since the original rezoning application was approved 
prior to the adoption of the Board's Workforce Housing Policy, the applicant has agreed 
to update their previous commitments and provide affordable dwelling units according to 
current County policies. This commitment would yield approximately 21 affordable 
dwelling units and 65 workforce dwelling units, which would be approximately 13% of 
the total number of the dwelling units not exempt from the ADU requirements in the 
Zoning Ordinance. Final determination would be based on the final unit count 
determined during site plan review. 

Heritage Resources (Development Criteria #8) 

Criterion 8 requires that a development to address potential impacts on historical and/or 
archaeological resources through research, protection, preservation, or recordation. 
The application property has no known historical or archaeological resources. 

Route 28 Tax District Lump Sum Payment 

The applicant must provide for payment of taxes that will be lost to the Route 28 
Transportation Improvement Tax District due to the rezoning of the portion of the 
property destined for residential use, in the area generally north of the Main Street 
Plaza, east of the North-South Connector Road and west of Centreville Road. 
According to the Department of Tax Administration, the one-time payment was 
calculated to be $370,934.11, and the applicant paid this sum on January 17, 2007. No 
further action is necessary. 

ZONING ORDINANCE PROVISIONS (Appendix 16) 

PRM District 

The PRM District is established to provide (1) for high density, multiple family residential 
developments (with a minimum density of 40 dwelling units per acre and a maximum 
FAR of 3.0); and (2) for mixed-use developments consisting primarily of multiple family 
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residential development (with a minimum density of 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 
the Ordinance. 

The application property is located in the Dulles Suburban Center. The 
Comprehensive Plan language for the site specifically recommends high-density 
mixed-use as an option for this property if specific criteria are met. 

Sect. 6-406 - Use Limitations 

• Meet the standards of 16-101 (General Standards) and 16-102 (Design Standards). 
This issue is discussed below under the headings, "Section 16-101, General 
Standards" and "Section 16-102, Design Standards." 

• Provide a COP and FOP in accordance with specific urban design requirements and 
streetscape plans. 

• Multifamily dwellings shall be the principal residential type. Single family attached 
dwellings may be allowed at the periphery of the development to provide a transition 
from the high density development to adjacent lower density development. 
Multifamily dwellings are the principal residential type in the PRM District and subject 
property. 

• Be designed to be harmonious with neighboring properties. As noted earlier in this 
report, staff believes that the proposed development has been designed to be 
harmonious with the neighboring properties. The site layout has been designed to 
provide residential development that would complement the overall development 
with retail to the south and office to the west. Buildings continue to be located close 
to the street to create quality public spaces, all of which help to enhance the 
pedestrian experience. As noted previously in this report, at a minimum, a total of 
35% open space will be provided within the subject property. This open space is 
located throughout the site with the majority of the buildings having exposure to a 
passive or active open space area. Staff finds that the proposed design continues to 
promote high standards in design and layout, integrates with the adjacent office 
developments to the north, south and west. 

• Use the standards of Article 9 to evaluate uses categorized as Special Exception 
uses. Any of the uses not established in the proffers and allowed in the District by­
right may be permitted with approval of a final development plan amendment, 
special exception or special permit, as applicable. 
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• Have 50% of the total gross floor area devoted to multifamily residential use. With a 
minimum of 90% multi-family residences in the PRM District, the proposed 
development meets this use limitation. 

• Prohibit drive-through facilities. Drive-through facilities would be prohibited under 
the proposed proffers. 

• Provide parking in accordance with Article 11, including possible parking reductions 
based on hourly parking accumulation characteristics of the various uses and/or 
proximity to a mass transit station, with the intention that a substantial portion of the 
required parking be provided in parking structures. While there would be limited on­
street parking, approximately 70% of the parking on site would be provided in 
underground or within parking structures wrapped with residential uses. 

• Provide signage in accordance with Article 12. The applicant has proffered to 
provide signage in accordance with Article 12 and has reserved the right to submit a 
Comprehensive Sign Plan application in the future, to create a unified system of 
signage for the property. 

• Comply with the performance standards of Article 14, relating to lighting and noise. 
The proposed development will be required to demonstrate compliance with these 
standards at the time of site plan approval. The applicant has proffered to meet 
lighting standards as part of Proffer 30 and as previously discussed, will provide 
adequate noise mitigation (see Proffers 45 and 46). 

Lot Size Requirements (6-407) 

Section 6-407 requires that all developments in the PRM District have a minimum 
district size of two acres. The subject site is 37.4 acres in size and meets this 
requirement. 

Maximum Density (6-408) 

Par. 2 of Sect. 6-408 states that the maximum floor area ratio for the PRM District is 3.0. 
The FAR in the subject property is 0.79 on 37.4 acres. 

Open Space (Sect. 6-209 and Sect. 6-409) 

The current open space regulations require that: 

• Twenty percent (20%) of the gross area in the PRM District be landscaped open 
space; and 

• Recreational amenities be provided in accordance with the Planned District 
regulations, including pools and indoor exercise facilities (minimum expenditure of 
$1 , 700 per unit, which has increased from $955 at the time of the original rezoning 
approval). 
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According to the CDPA/FDPA, 35% open space will be provided in the subject property 
As discussed earlier in this report, this open space would continue to consist of parks, 
plazas and open space areas, as well as courtyard recreational areas. The applicant 
continues to proffer to expend a minimum of $955 per market rate multi-family 
residential unit on site, but it is anticipated that the cost of constructing the proffered 
facilities will far exceed the Ordinance requirement. 

General Standards (Sect. 16-101) 

Par. 1 requires conformance with the Comprehensive Plan recommendations. As 
discussed earlier in the Comprehensive Plan analysis section of this report, staff 
believes that the proposed application has satisfied these recommendations and is 
therefore, in conformance with the Comprehensive Plan. 

Par. 2 requires that the proposed design achieve the stated purposes of the P-Districts 
more than would development under a conventional zoning district. The purpose and 
intent of the P-Districts is to promote high standards in design and layout and to 
encourage compatibility among uses within the development and integration with 
adjacent developments. Staff believes that the proposed development continues to 
provide for high design and layout standards, as discussed previously in this report. 
The proposed design allows for a mix of residential building types with recreational 
courtyards, plazas and hardscapes. Parking is primarily provided in a parking garage 
wrapped with residential uses and/or located in garages incorporated inside or below 
residential buildings. 

Par. 3 requires protection and preservation of scenic assets. There is no tree 
preservation proposed, and no areas were identified as exceptionally outstanding since 
the site has previously been cleared and is composed primarily of secondary 
vegetation. As stated, wetlands on the site will be preserved. 

Par. 4 requires a design which prevents injury to the use of existing development and 
does not deter development of undeveloped properties. As noted earlier in this report, 
the proposed development does not prohibit the redevelopment of any of the adjacent 
properties in conformance with the Comprehensive Plan recommendations. The 
proposal continues to provide an appropriate transition between the adjacent single­
family residential properties to the east and the higher intensity industrial-zoned 
properties in the surrounding areas. Therefore, the proposal meets the standard for 
compatibility with existing and future development. 

Par. 5 requires that adequate transportation and other public facilities are or will be 
available to serve the proposed use. As noted in the transportation analysis, the 
applicant has agreed to carry forward all previous transportation improvements, which 
include necessary improvements to Centreville Road and the construction of the North­
South Collector Road. The applicant also continues to provide sidewalks along all of 
the external streets, with appropriate connections to the buildings and internal spaces. 

Par. 6 requires that coordinated linkages among internal facilities and services, as well 
as connections to major external facilities and services, be provided. The proposed 
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development continues to be designed to encourage walking to both currently proposed 
uses on this site and future retail and other non-residential uses in the surrounding area. 
Pedestrian inter-parcel access has also been provided to the athletic fields abutting the 
subject property's western boundary. The TDM proffers also require the multifamily 
buildings to provide secure weather protected bicycle storage areas, which encourage 
alternate modes of transport to the ball fields and surrounding parks. 

Design Standards (Sect. 16-1 02) 

Par. 1 states that at the peripheral lot lines, the bulk regulations and landscaping and 
screening for the proposed development should generally conform to the provisions of 
the most comparable conventional district. However, in this particular instance, the 
Comprehensive Plan text for this specific site has made specific recommendations 
about the buffers and building height and type along the periphery of the site. As 
discussed earlier in this report, the applicant has satisfied these requirements. 

Par. 2 states that the open space, parking, loading, sign and all other similar regulations 
shall have application in all planned developments. This application satisfies all of these 
applicable Zoning Ordinance provisions. The parking requirement is exceeded, as is the 
landscaped open space requirement. 

Par. 3 states that streets and driveways shall be designed to generally conform to the 
provisions of the Ordinance, which they do. 

Par. 4 states that emphasis should be placed on the provision of recreational amenities 
and pedestrian access. The development plan continues to propose sidewalks along 
external and internal streets, as well as internal and external pedestrian plazas. Multi­
purpose lawns, playgrounds pools, sports courts and trails are provided throughout the 
site for active recreation. Gardens, seating areas, open lawn areas, dog parks and 
picnic facilities are provided for passive recreation. The proffers indicate that any 
recreational funds required by the P-standards that are not used on-site will be 
contributed to the Park Authority. In addition, the applicant has provided full construction 
of an offsite, five-athletic field sports complex, including pedestrian access to the facility, 
to be dedicated to the Park Authority. 

Waivers and Modifications 

In conjunction with the previously approved rezoning (RZ/FDP 2006-SU-007), the Board 
of Supervisors approved six modifications, five of which are not impacted by this 
approval. Staff feels it is appropriate to reaffirm these modifications (the sixth pertained 
to the widening of Centreville Road, which has since been accomplished). These 
modifications included: 

• modification of the loading space requirement to allow fewer spaces, as shown 
on the tabulations on the CDPA/FDPA; 

• modification of the transitional screening along Centreville Road, in favor of the 
landscape buffer treatment shown on the CDPA/FDPA; 
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• waiver of the barrier requirements along the eastern property boundary, between 
the proposed multi-family residential uses and non-residential uses and the off­
site single-family detached houses, in favor of that shown on the CDPA/FDPA; 

• modification to permit private streets in excess of 600 linear feet; 

• waiver of the inter-parcel access requirement to the EDS Campus to the west, at 
Tax Map 24-4 ((1 )) 68; and to the office uses on the Cox property to the north, on 
Tax Map parcels 24-4 ((1 )) 6E and 6F. 

The analysis of these waivers is available in the original Staff Report for 
RZ 2006-SU-007, published on November 17, 2006. Copies are on file with the 
Department of Planning and Zoning -Zoning Evaluation Division. 

In addition, the applicant seeks approval of two additional modifications associated with 
the proposed FDPA. 

Modification of the 200 square foot minimum privacy yard requirement for single family 
attached dwellings. 

The applicant requests a modification of the 200 square foot minimum privacy yard 
requirement for single family attached dwellings in Block 6, in favor of a passive 
recreational park and plaza that would be adjacent to four of the single family attached 
building rows and in close proximity to the remainder of the block. This design allows all 
of the single-family attached buildings to have direct frontage on, or views of, significant 
open space areas. Although privacy yards are required by the Zoning Ordinance, the 
applicant has provided an improved design that would help ensure that single-family 
residents have immediate access to open space amenities. With these improvements, 
staff supports the request. The incorporation of a recreational park and plaza will serve 
the same purpose as the traditional privacy yard defined in the Zoning Ordinance. 

Modification of the trail requirements along Centreville Road in favor of the trail system 
shown on the CDPA/FDPA 

The Countywide Trails Plan map depicts a major paved trail, defined as asphalt or 
concrete, 8 feet or more in width, as well as an on-road bike lane along Centreville 
Road. The applicant seeks a modification of these requirements in favor of the existing 
trail network along Centreville Road. Centreville Road was recently improved with four 
lanes and several turn lanes along the north and southbound lanes that serve 
connecting streets. An eight food wide asphalt trail along the northbound lane and a 
five foot wide sidewalk on the southbound lane were provided with that improvement. 
Staff feels that these improvements are in harmony with the Plan and supports the 
modification. Additional trails are located internal to the site, which connect the 
proposed new ball fields located to the west of the site with the existing trail network 
provided on Centreville Road. 
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CONCLUSIONS AND RECOMMENDATIONS 

Staff Conclusions 

The PCA/FDPA applications seek to amend the previously approved proffers and 
CDP/FDP associated with RZ/FDP 2006-SU-007, which approved a rezoning on 
approximately 66.88 acres to the PRM District for mixed-use development with an 
overall floor area ratio (FAR) of 0.69. Approximately 1,159 multi-family dwelling units 
were approved and located in Blocks 3, 4, 5, 6 and 7. The current proposal seeks to 
modify the residential portion of the original development and proposes to: 

• reduce the number of dwelling units from 1,159 to 805 (which would include 
720 multi-family dwelling units and 85 single family attached dwelling units); 

• provide four different residential building types; 
• remove 30,750 square feet of retail use in Blocks 3 and 4; 
• combine Blocks 5 and 7 into a new Block 5; 
• increase the building height from 62 feet to 70 feet in Block 5; 
• realign the internal streets, areas of open space, and the location of 

recreational amenities; 
• redistribute parking associated with the residential development; and 
• other minor site modifications 

Staff finds that the proposal does not adversely impact the previously approved 
development plan and is in conformance with the Comprehensive Plan, and with all 
applicable Zoning Ordinance provisions as proffered and conditioned. 

Staff Recommendations 

Staff recommends approval of PCA 2006-SU-007, and the associated Conceptual 
Development Plan Amendment, subject to the execution of proffers consistent with 
those found in Appendix 1 of this report. 

Staff recommends approval of FDPA 2006-SU-007 subject to the development 
conditions in Appendix 2. 

Staff recommends reaffirmation of the previously approved waivers, modifications and 
directives related to the PCA/ FDPA area: 

• modification of the loading space requirement to allow fewer spaces, as shown 
on the tabulations on the CDPA/FDPA; 

• modification of the transitional screening along Centreville Road, in favor of the 
landscape buffer treatment shown on the CDPA/FDPA; 

• waiver of the barrier requirements along the eastern property boundary, between 
the proposed multi-family residential uses and nonresidential uses and the off­
site single-family detached houses, in favor of that shown on the CDPA/FDPA; 
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• modification to permit private streets in excess of 600 linear feet; 

• waiver of the inter-parcel access requirement to the EDS Campus to the west, at 
Tax Map 24-4 ((1 )) 6B; and to the office uses on the Cox property to the north, on 
Tax Map parcels 24-4 ((1 )) 6E and 6F. 

Staff recommends approval of a modification of the 200 square foot minimum privacy 
yard requirement for single family attached dwellings in favor of the open space shown 
on the CDPA/FDPA. 

Staff recommends approval of a modification of the Trail Requirements for Centreville 
Road in favor of the existing and proposed trail network shown on the CDPA/FDPA. 

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

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

PROFFERS 
TIMBER RIDGE AT EDS, LLC 

PCA 2006-SU-007 

October 2, 2012 

Pursuant to Section 15.2-2303(a) Code of Virginia, 1950, a~ amended, Timber Ridge at EDS, 
LLC (hereinafter re ferred to as the ' ·Applicant"), for itself, successors and assigns in PCA 2006-
SU-007, filed for property identified as Fairfax County Tax Map 24-4 ((1)) 6C3 and 6C4 
(hereinafter referred to as the "Application Property") hereby proffers the following, provided 
that the Board of Supervisors approves a proffered condition amendment of the Application 
Property in conjunction with a Conceptual Development Plan Amendment!Final Development 
Plan Amendment (CDPA/FDPA). These proffers shall replace and supersede all previous 
proffers approved on the Application Property that pertain to the Application Property only. 

1. CONCEPTUAL DEVELOP\111-:"NT PLA AMENDMENT/FINAL DEVELOPMENT 
PLI\.N AMENDMENT 

1. Substantial Conformance. Subject to the provisions of 16-204 of the Fairfax County 
Zoning Ordinance (hereinafter referred to as the "Zoning Ordinance"), development of 
the Application Property shall be in substantial conformance with the CDP A/FOP A, 
prepared by VIKA, Inc. dated January 25,20 12 and revised through September 12,2012. 

2. Pursuant to Paragraph 4 of Section 16-403 of the Zoning Ordinance, minor modifications 
from the CPDA/FDPA may be permitted as determined by the Zoning Administrator. 
The Applicant reserves the right to make minor modifications to the building footprints 
shown on the CDPA/fDPA and make other modifications provided that such 
modi"lications are in substantial conformance with the CDPAJFDPA as determined by the 
Zoning Administrator, and do not increase building height nor decrease the amount of 
open space, limits of clearing and gradi ng, landscaping, or distances to peripheral lot 
lines as dimensioned on the CDP A/FDPA. 

3. Notwithstanding that the CDPAIFDPA is the subject of Proffer L1 above, it shall be 
understood that the CDPA shall be limited to the location of public and private streets, 
location and amount of open space, limits of c learing and grading, internal street network 
and the maximum square footage of residential development. The Applicant has the 
option to request Final Development Plan Amendments ("FDPAs") for elements other 
than CDP i\. elements from the Planning Commission fo r all of, or a portion of, the 
COP A/FOP A in accordance with the provisions set forth in Section 16-402 of the Zoning 
Ordinance. 

4. Any of the buildings shown on the CDPA/ FDPJ\. may be the subject of a partial and 
separate Proffe red Condition Amendment (''PCA") and/or FDPA without joinder and/or 
consent of the other building owners as detcn11ined by the Zoning Admin istrator pursuant 
to Paragraph 6 of Section 18-204 of the Zoning Ordinance. Previously approved 
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proffered conditions applicable to buildings that are not the subject of such a PCA or 
FDPA shall otherwise remain in full force and effect. 

5. The Applicant reserves the right to adjust residential gross square footage between any 
building in Blocks 3, 4, 5, and 6 as identified on Sheet C-7A of the CDPA/FDPA 
provided that the total gross floor area does not exceed the amounts set forth on Sheet C-
7a of the CDPA/FDPA, and as limited below; the building heights as shown on the 
COP A/FOP A arc not exceeded: the minimum landscaped open space, and peripheral 
dimensions to lot lines are not reduced, as such elements are shown on Sheets C-5, C-SA, 
C-58, and C-6 or the CDPA/ FDPA; and provided such adjustments are otherwise in 
substantial confomtance with the CDPA/FDPA. 

6. Maximum FAR. The maximum floor areu ratio ("FAR") permitted on the Application 
Property shall be 0.79 inclusive of Affordable Dwelling Units and Workforce Dwelling 
Units. Based on this maximum FAR, the maximum gross floor area ("GFA") that may be 
constructed on the Application Propeny shal l be I ,294,602 square feet. The Applicant 
reserves the right to construct a lesser amount of OF A provided that the buildings and 
Application Property remain in substantial conformance with that shown on the 
CDPNFDPI\ as determined by the Zoning Administrator. The maximum number of 
dwellings units shall not exceed 805 units, inclusive of affordable dwelling units and 
associated bonus units, and workforce dwelling units. 1\llhough the FAR on the 
Application Property shall be up to 0.79, the overall FAR on the Application Property 
combint:d with Fairfax County Tax Map 24-4 (( !)) 684 and 6C I shall not exceed 0.69. 

7. Phasi ng. Build-out of the Application Property may proceed in phases subject to market 
demand. The Applicant reserves the right to develop partial blocks. The FAR and/or 
number of dwelling units per acre constructed within a respecti ve phase of the project 
may exceed the maximum intensity limitations set forth herein so long as such maximum 
intensity limitations are not exceeded over the entirety of the Application Property that is 
the subject of RZ 2006-SU-007. Except as qualified herein, the creation of the 
landscaped open space areas and associated improvements may occur in phases, 
concurrent with the phasing of development/construction of the Application Property. As 
such, the total area of landscaped open space provided at any given phase of development 
shall not be required to bt! equivalent to the 37% overall landscaped open space required 
at project completion; provided that the tota l combined open space at the completion of 
all development shall satisfy the overall landscaped open space requirement as shown on 
the COP A/fOP A. 

8. Streetscape and Landscape Phasing. 

A. The strcetscape and associated landscaping shown on Sheets L-1 1 and L-12 of the 
COP A/FDPA entitled "Collector Road Pedestrian Enhancements and Streetscape" 
shall be installed at the same time as the North South Collector Road, weather 
permitting, except the Applicant need not install those elements such as 
streetscapc or landscaping to be installed more than ten ( I 0) feet from the right­
of-•..vay line, as set torth on Sheets L-11 and L-12 of the COP A/FOP A. The 
Applicant shall install the berms and shade and evergreen trees along the 
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Application Property's full Centreville Road frontage prior to the issuance of the 
first RUP for a building within Blocks 3 or 6 as depicted on Sheets L-9 and L-10 
of the CDPA/FDPA. 

B. The landscaping and pedestrian improvements associated with the private streets 
shown on Sheets L-01 and L-02 or the COPNFOPA shall be installed at 
generally the same time as tht! private street with which they arc associated. Such 
landscaping and pedestrian improwments shall be maintained by the property 
owner or successor Condominium Owners' Association (COA) as defined in 
Proffer 43 hereof. 

C. The streetscape and landscaping along the r\orth South Collector Road as shown 
on Sheets L-11 and L- 12 of the CDPA/FDPA shall be installed at the same time 
as the aujacent road improvements are completed. 

9. Density Credit. Density credit shall be reserved for the Application Property as provided 
by Section 2-308 of' the Zoning Ordinance for all dedications described herein and/or as 
shown on tht! CDPA/ FDPA or as may reasonably be required by Fairfax County, VDOT 
or others at the time of si te plan approval. 

II. USES 

10. The Application Property shall be developed with multifamily dwellings and single 
family attached dwellings. 

11 . The permitted uses shall not result in any additional buildings beyond those represented 
on the COPA/FOPA. However, the Applicant reserves the right to establish Group 8 
Temporary Uses, incluuing construction and sales trailers, on any of the Blocks, all on an 
interim basis as may be approved by the Zoning Administrator or Board of Zoning 
Appeals, as applicable, all without the necessity of an amendment to the CDPAIFDPA or 
Proffe rs if such arc in substantial con1ormance with the CDPA/I'DPA, are located within 
building envelopes and do not alter the limi ts of clearing and grading. 

Ill. TRANSPORTATfON 

12. Transportation. All transportation improvements to be made pursuant to this Section Ill 
shall be subject to Virginia Department of Transportation ("VDOT"), Fairfax County 
Department of Transportation ("FCDOT") and Department of Public Works and 
Environmental Services ("DPWES") approval. Substantially complete in this Section III 
shall mean such road is base paved and open and available for use by the public, but not 
necessarily accepted by VDOT into the State secondary road system for maintenance. 
Upon demonstration by the Applicant that, despite diligent efforts by the Applicant, 
provisions of the road or signal impro vc::ments lo be made under this Section III have 
been unreasonably delayed by orhcrs, the Zoning Administrator may agree to a later date 
for the completion of the improvement in question. Further, all escrows provided in this 
Section Ill shall be adjusted on an annual basis from the date of approval of this 
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Application in conformance with adjustment criteria outlined in Section 15.2-2303 .3 of 
the Code of Virginia. 

13. North South Collector Road. 

A. The Applicant shall, prior to the issuance of residential use permits ("RUPs") for 
more than 500 units. dedicate right-of-way for construction and substantially 
complete (i) the "~orth South Collector Road" connecting EDS Drive (Route 
81 05) to EDS Drive (Route 648) as a four (4) lane, median di vided, public right 
of way with a design speed of 40 YIPH, unless VDOT approves a lesser design 
speed. (ii) improvements to EDS Drivl! at the intersection of EDS Drive and the 
Nor1h South Collector Road of the CDPA/fDPA, and (i ii ) certain improvements 
to Wall Road at the intersecti on of Wall Road and the North South Collector Road 
(exclusive of those referenced in Proffer 15) as shown on Sheets C-5, C-5A, C-
5B, and C-6 . Such construction shall be substantially complete no later than the 
issuance of the last Residential Use Permit (RUP) for the first building in Blocks 
5 and 6. 

B. The Applicant shall install along and at!jacent to the North South Collector Road, 
pedestrian enhancement consisting of pedestrian signage, special pavement 
treatments, oversized crosswalk striping, median refuges and landscaping 
generally as shown on Sheets L-11 and L-12 of the COP A/fOP A if approved by 
VDOT. The Applicant agrees, that (i) the COA contemplated in Proffer 45 herein 
shall maintain such clements that YDOT wil l not accept fo r maintenance and will, 
if required, enter into a maintenance agreement with VDOT, or (ii) the Applicant 
will usc materials acceptable to VDOT if VDOT is to maintain such elements. 
The CO/\ documenL'l shall disclose the existence of such maintenance obligation. 
The Applicant shall not be preventt:d or delayed in obtaining any other approvals 
or permits if VDOT or the County does not permit any or all of such pedestrian 
enhancements, nor shall the Applicant be required to escrow for such 
improvements provided the Applicant demonstrates that di ligent efforts have been 
made to obtain VDOT and County approval fo r such enhancements. Such 
enhancements shall be shown on the initial site plan for the '1\orth South Collector 
Road or appl icable portion thereof. /\t time of site plan approval for the North 
South Collector Road, or applicable portion thereof, if VOOT ancVor the County 
have not consented to such pedestrian enhancements within the right of way, this 
proller to provide the pedestrian enhancements which were not approved, shall be 
deemed null and void. 

As an alternative to the timing outlined above, the Applicant shall have the ability to phase the 
construction of thc North South Collector. 

14. Centreville Road. 

A. To the extent not previously acquired by VDOT, the Applicant shall dedicate and 
convey (with construction by others) to the Fairfax County Board of Supervisors 
in tee simple (i) at time of site plan approvals for the adjacent development that 
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incl udes any portion of Blocks 3 or 5 or (ii) when requested by VOOT or the 
County, whichever occurs first, the land areas adjacent to Centreville Road (Route 
657) consisting or approximately 3.1 ucres. 

B. At the time of site plan approval for portions of the Application Property adjacent 
to Centreville Road, the Applicant shall construct right turn deceleration lanes 
along Centreville Road as sho\\rn on the COP A/FDPA to serve each of the site 
entrances at Main Street and Parkland Drive. These deceleration lanes shall be 
constructed when the associated private street to which they tie in is constructed 
i.t:. , intersections with Parkland Drive and Main Street. 

C. The Applicant shall, at the time of site plan approval for the site plan that includes 
Main Street, extend the northbound left turn lane on Centreville Road at Main 
Strc::et as generally shown on Sheets C-5, C-5A, C-513 and C-6 of the 
CDPA/FDPA within the;: ex isting median, subject to VDOT approval. 

D. The Applicant shall, prior to site plan approval for that site plan that includes 
Wall Road. provide c::ither an additional northbound left-turn lane on Centreville 
Road or an extension of the existing left-turn lane that serves Wall Road as 
required by VDOT within existing rights-of-way. 

15. Wall Road. Prior to the issuance of RUPs fo r more than 500 units, the Applicant shall 
construct (and thereafter substantiall y complete) those improvements to Wall Road as 
depicted on Sheets C-5 and C-5A ofthe CDPA/FDPA. 

16. McLcarcn Road. 

Prior to the issuance of RUPs for more than 500 units, the Applicant shall construct (and 
thereafter substantially complete) those improvt:mcnts to the MeLearen Road/Centreville 
Road intersection and the McLearen Road/EDS West Drive intersection, both as depicted 
on Sheet C- 10 of the CDPAIFDP/\ . 

17. Traffic Sigflals. 

A. Centreville Road/Kinross Circle South. 

(i) Prior to the approval of the first si te plan for any buildi ng in Block 3 or at 
such time as deemed applicable by VDOT, but no later than ninety (90) 
days from approval of the site plan showing Main Street connected to 
Centreville Road, the Applicant will submit Lo VDOT plans for the 
modification of the signals existing at the Centrevi lle Road/Kinross Circle 
South intersection to accommodate a fourth approach at this location 
(Main Street). Such signal shall include pedestrian count dovm heads, and 
"chirping devices" to aid the visually impaired if approved by VDOT. 

(ii) The Applicant shall substantially complete the above signal modifications, 
subject to VDOT approvals, prior to the first RUP for the first site plan in 
Block 3. 
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(iii) If the signal has not been previously installed (or committed to be 
installed) by others prior to the approval of the first site plan for any 
building in Block 3, the Applicant shall submit to VDOT a warrant study 
based on build out of the Application Property and nearby development, 
and design, equip and instaJI such signal, including pedestrian count down 
heads and "chirping devices" at such time as VDOT determines them to be 
warranted based on the submitted warrant study referenced in this Proffer. 

(iv) If based on the warrant studies, VDOT determines the signal will not be 
warranted until a lime subsequent to bond release for the final site plan for 
the Application Property, then the Applicant shall provide an escrow for 
the cost of such signal prior to such final bond release in li eu of 
construction in an amount as determined by DPWES, less any funds 
committed to by others fo r the same signal. 

B. North So~uth_f:g!l~f!PrJ~oad/Wall Road. 

(i) Prior to approval of the first site plan for the first building in Blocks 3 or 4 
or at such time deemed applicable by VDOT, the Applicant shall submit to 
VDOT a warrant study based on build out of the Application Property and 
nearby development. 

(ii) The Applicant shall design, equip and install such signal, including 
pedestrian count down heads and "chirping devices" at such time as 
VDOT determines it to be warranted based on the submitted warrant 
study. The Applicant shall be entitled to use any monies escrowed, and/or 
posted by others for such signal if available. 

(iii) lf based on the Applicant's submission of a warrant study, VDOT 
determines the signal will not be warranted until a time subsequent to 
bond release for the fina l site plan for the Application Property, then the 
Applicant shall provide an escrow for the cost of such signal prior to such 
final bond release in lieu of construction, less any funds committed by 
others for the same signal. 

C. Wall Road/Centreville Road . 

(i) The Applicant on request of the County or prior to approval of the fi rst site 
plan for 13locks 3, 4 or 6, whichevt:r occurs first, shall provide right-of­
way dedication and/or easements along the property's Centerville Road 
and Wall Road frontages necessary for the installation of a traffic signal 
by others at the intersection of Wall Road and Centreville Road. 

(ii) If not already proffered for construction or constructed by others, prior to 
approval of the first site plan for any building in Blocks 3 or 4, the 
Applicant shall submit to VDOT a warrant study for a signal at the 
intersection of Wall Road and Centreville Road based on build out of the 
Application Property and nearby development. Such warrant study shall 
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be submined no later than twelve ( 12) months after initial RUP for first 
building in Blocks 3 or 4. 

(iii) If de<.:med warranted, then the Applicant shall design, equip and install 
such signal, including pedestrian count down heads and "chirping devices" 
at such time as VDOT determines them to be warranted based on the 
submitted warrant study. The Applicant shall be entitled to use any 
monies escrowed, and/or posted by others for said signal or to be 
reimbursed for any contribution to be made by others for such signal 
subsequent to the signal installation. 

(iv) If based on a warrant study, VDOT determines the signal will not be 
warranted until a time subsequent to bond release for the final site plan for 
the Application Property, then the Applicant shall provide an escrow for 
the cost of such signal prior to such final bond release in lieu of 
construction, less any funds committed by others for the same signal. 

D. EDS Drive/North South Collector Road. 

(i) Prior to approval of the first site plan for the first building in Blocks 3, 4, 
5, or 6, or at such time deemed applicable by VDOT, the Applicant shall 
submit to VDOT a warrant study for the intersection of EDS Drive and the 
North South Collector Road based on build out of the remaining portions 
of the Application Property and nearby development,. 

(ii) The Applicant shall design, equip and install such signal, including 
pedestrian count down heads and "chirping devices" at such time as 
V DOT determines it to be warranted based on the submitted warrant 
study. 'The Applicant shall be entitled to use any monies escrowed, and/or 
poswd by others for such signal if available. 

(iii) If based on a warrant study, VDOT determines the signal will not be 
warranted until a time subsequent to bond release for the final site plan for 
tht: Application Property, then the Applicant shall provide an escrow for 
the cost of such signal prior to such final bond release in lieu of 
construction, less any funds commined by others for the same signal. 

E. North South Collector Road/Parkland Drive. 

(i) Prior to the approval of the first site plan for any buildings in Blocks 4 or 
6, or at such time deemed applicable by VDOT, , the. Applicant shall 
submit to VDOT a warrant study for the intersection of the North South 
Colkt:tor and Parkland Drive based on fu ll bui ld out of the remaining 
portions of the Application Property and those background developments 
r<:!fcrenced in the TIA for the subject intersection. 

(ii) The Applicant shall design, equip and install said signal, including 
pedestrian count down heads and "<.:hirping devices" at such time as 
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VDOT determines them to be warranted based on the submitted warrant 
study. 

(iii) If based on the warrant studies, VDOT determines the signal will not be 
warranted until a time subsequent to bond release for the final site plan for 
the Application Property, then the Applicant shall provide an escrow for 
the cost of such signal prior to such final bond release in lieu of 
construction, less any funds committed to by others for the same signal. 

F. Signal Timing Modifications to Centreville Road. Within 180 days after 
substantial completion of the North South Collector Road, but in no event later 
than release of the bond for the North South Collector Road, the Applicant shall 
make signal timing modi fications to the following signals if requested by VDOT: 
Centreville RoaJ and McLearen Road , Centreville Road and Kinross South and 
Centreville Road and Wall Road . 

G. In all circumstances in this Proffer 17 where the Applicant is to design, bond and 
construct a signal , when warranted by VOOT, the Applicant shall diligently 
pursue such design , bonding and construction following VDOT's agreement that 
such signal is warranted. 

18. Right-of-Wav Acquisition/Condemnation. For any of the improvements listed above for 
which off-site right-of-way and/or easements are required, if, six (6) months subsequent 
to the initial request by the Applicant to obtain the necessary right-of-way and easements, 
the Applicant is unable to bring about the dedication by others and the necessary right-of­
way and casements, or to acq uire by purchase the right-of-way or easements at fair 
market value, as determined by a Member of the Appraisal lnstitute (MAl) appraisal, the 
Applicant shall request the Board of Supervisors (the "Board") to condemn the necessary 
land and/or easements. It is understood that the Applicant's request to the Board for 
condemnation will not be considered until the Applicant has demonstrated to the 
satisfaction of the County their failed attempt.;; to acquire the right-of-way and easements 
and the Applicant has forwarded the request in writing to the Division of Land 
Acquisition or other appropriate County official, accompanied by (1) plans, plats and 
profiles showing the necessary right-of-way grading easements to be acquired, including 
all associated easements and details of the proposed transportation improvements to be 
located on said right-of-way property; (2) an independent appraisal of the value of the 
right-of-way property to be acquired and all damages to the residue of the affected 
property; (3) a sixty (60) year title search certificate of the right-of-way property to be 
acquired; and (4) an escrow in an amount equal to the appraised value of the property to 
be acquired and of all damages to the residue which can be drawn upon by the County. It 
is also understood that in the event the property owner of the property to be acquired it is 
awarded more than the appraised value of the property and to the damages to the residue 
in a condemnation suit, the amount of the award in excess of the escrow amount shall be 
paid to the County by the Applicant within forty-five (45) days of said award. In addition, 
the Applicant agrees that all reasonable and documented third party sums expended by 
the County in acquiring the right-of-way and necessary easements shall be paid to the 
County by the Applicant within sixty (60) days of written demand. 
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In the event the County is successful in acquiring the off-site right-of-way, then the 
Applicant shall construct the improvement(s) for which right-of-way is available. It is 
expressly understood that in the event the County abandons efforts or does not acquire 
the aforesaid right-of-way and/or easements by means of its condemnation powers 
within thirty-six (36) months from the Applicant's written request to the Division of 
Land Acquisition, the Applicant is relieved of any responsibility under this proffer to 
construct any off-site portion of the aforesaid transportation improvements specifically 
affected by the unavailability of the easements or right-of-way (with all associated 
bonds released) and the Applicant shall escrow in an amount determined by DPWES, as 
appropriate, for any uncompleted portions of the transportation improvements, with 
such escrow to be refunded to the Applicant along with the escrow previously paid to 
the County for the right-of-way acquisition at the expiration of ten (I 0) years if the 
County has not acquired such right-of-way and constructed such improvements. 

19. Transportation Demand Management. The Applicanr shall implement and operate a 
transportation demand management ("TDM") program for Block 3 within the Application 
Property as follows: 

A. The designation of a Resident Transportation Coordinator ("TC"). The Applicant 
shall appoint a TC prior to the issuance of the fi rst RUP for Block 3. 

B. The TC ""111 be available to FCDOT staff to work cooperatively to promote 
opportunities to enhance participation in TOM programs. 

C. Commencing with the appointment of the TC, implementation of specific 
programs as follows: 

(i) The Applicant, through the TC, shall promote ride sharing on an ongoing 
basis by displaying infom1at ion on ride sharing in areas utilized by 
residents. such as residential common areas and build ing lobbies. The TC 
shall: (a) maintain a tenant database that can be used by the TC and/or 
FCDOT to distribute transit/ridcsharc information and promote transit use, 
(b) coordinate with FCDOT to ensure appropriate, up-to-date materials are 
distributed for promotion of transit and ridesharing; and (c) provide an 
annual report to fCDOT summarizing the outreach efforts, including a 
listing of participants, and the initiatives participants are engaged in 
providing. 

(ii) The Applicant shall , as part of the execution of each lease in Block 3, 
advise each tenant that a private TDM program exists and a public TOM 
program exists and encourage them to participate and contact the TC or 
FCDOT for participation opportunities. 

(iii) Each new residential building in Block 3 with an associated parking 
garage shall provide secure, weather protected bicycle storage for 6 
bicycles. 
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(iv) Residentia l buildings in Block 3 shall be hardwired to provide high 
capaci ty, hi gh bandwidth communication lines, or the equivalent wireless 
access. The Applicant shall further provide a common area in one of the 
rt::sidt.:ntial buildings with business facilities , which may include, but not 
be limited to, wi reless internet access, fax machine, photocopier and 
desktop computers private space for phone calls and access to a wash 
room. 

(v) Beginning twelve ( 12) months after the issuance of the fi rst RUP for the 
fi rst building on the Application Property, and annually each April I 
thereafter, the TC shall prepare and submit to FCOOT a report quantifying 
the us<.: of public transportation, carpool ing, vanpooling and other 
rideshare programs, created under the TOM program. 

20. Bus Shelters. Prior to the issuance of more than 350 R UPs, the Applicant shall construct 
bus shellers (but not bus pull outs) at two (2) to three (3) locations within the Application 
Property or on Ccntn:ville Road adjacent 10 the Application Property as mutually agreed 
upon by the Applicant and FCOOT. If no such agreement on locations can be reached by 
the issuance of the 600m RL P, the Applicant shall donate $20,000 per unconstructed bus 
stop to FCOOT for up to a maximum of two unconstructed bus shelters to be used for bus 
shelters in the vicini ty of the Appl ication Property, with such sum to be adjusted on an 
annual basis based on the criteria outlined in Section 15.2-2303.3 of the Code of Virginia. 
The COA shall be responsible for providing and emptying trash receptacles at such bus 
shelters on a routine basis and such obligation shall be disclosed in the applicable 
property owner's association documents. 

2 1. Pedestrian and ~ lamtcnmh.:c Vehicle Access to Park. The pedestrian access (and 
associated landscaping and hardscape) to the athletic fields as shown on Sheet 13 of the 
COP/f.OP approved in conjunction with RZ 2006-SU-007 shall be constructed prior to 
the issuance of the firs t RUP for any building in Block 5 as shown on the CDPNFOPA. 
Additionally, the Applicant shall work wi th the owners of Fairfax County Tax Map 24-4 
(( l)) 6B4 ("Parcel 684") to provide an access easement for Park Authori ty maintenance 
vehicles from the intersection of the No11h South Collector Road and Court Street across 
the drive aisles on Blocks 9 and I 0, as shown on the COP/FOP for RZ 2006-SU-007 and 
thence across the pcdt:strian access shown on Sheet I 3 to connect to the Park. The 
portion of the pedestrian access shown on Sheet 13 of the COP/FOP between the 
westernmost drive aisle on m ock 9 and the Park shall be 12' in width to accommodate 
maintenance vehicles provided 4' of such I 2' way may be constructed using grasscrete or 
similar pavers. Upon the completion of tht:: orth South Collt::ctor Road, the Applicant 
shall work with the owner of Parcel 6B4 to grant the Fairfax County Park Authority a 
temporary easement from the intersection of the North South Collector and Court Street 
to the diamond fields constructed in the Park (as defined in Pro!'fcr X) for maintenance 
vehicles. Such temporary casement shall be null and void at su<.:h time as the access 
easement described in the second sentence o f thi s proffer is granted. At the time of 
construction of the Park , the Applicant shall construct a pedestrian access with associated 
amenities along Wall Road from the ~orth South Collector Road to the Park as shown on 
Sheets 4 and 7 of' the CDP/ FOP a sociatcd with RZ 2006-SU-007. 
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IV. STORM WATER MANAGEMENT AND BEST MANAGEMENT PRACTICES 

22. Existing Overall Storm Water Management Plan. Stann Water Management ("SWM") 
and Best Management Practices (BMPs) has been and, subject to any required approval 
of DPWES contemplated in Proffer 23 below, will continue to be provided as set forth in 
the Site Plan No. 581 0-SP-05-1 approved by Fairfax County on June 22, 1987. The 
CDPA/FDPA does not depict any additional SWM or BMP facilities on the Application 
Property. 

23. Additional Feycilities. If deemed necessary by the Director of DPWES prior to site plan 
approval(s), an exception to the performance cri teria shall be requested in accordance 
with the provisions set forth in Section 118-6-9 of the Chesapeake Bay Preservation 
Ordinance and/or the Public Facil ities Manual for any increase, if any, in impervious 
surface over that contemplated by Site Plan No. 581 0-SP-05-1. If the exception is not 
requested or, if requested , not approved , SWM or BMPs will be provided for any 
incremental increase in the total impervious area over that contemplated in Site Plan No. 
581 0-SP-05-1 in accordance with a plan approved by the Director of DPWES, and said 
plan may require minor modifications to the existing facilities or the construction of 
additional facilities (or underground vaults, provided such vaults will only be permitted 
in areas to be developed with non-residential uses and shall be maintained by the owners 
of such non-residential property on property subject to the CDP/FDP approved in 
conjunction with RZ 2006-SU-007) in areas that are planned fo r land disturbance 
activities, all without the necessity of amending the CDP/FDP. 

V. PARKING 

24. Parking shall be provided in accordance with Article 11 of the Zoning Ordinance. The 
Applicant reserves the right to provide more or less spaces than the number of spaces 
shown on the CDPA/FDPA so long as the Appl icant complies with Article 11. 

VI. DESIGN 

25. Design Concepts. The architectural guidelines for the Application Property with respect 
to building facades, building scale and massing, bu ilding site and strcetscape and building 
signage and lighting are set forth on Sheets A-1, A-2 , L-1, L-2, L-5 through L-13 of the 
CDPA/FDPA. These sheets are intended to be illustrative of the general quality and 
character of the development. Modifications to these elements as shown on the 
CDPA/FDPA shall not require an amendment to tht:: proffers or CDPAIFDPA and are 
permitted provided the changes are in substantial conformance with the COP A/FDPA. 

26. Additional Residential Design. The residential bui ldi ngs along the North South Collector 
shall have their front fac;ade oriented toward such road. Such front facades shall be of 
similar quality and character to the front facades along Centreville Road as the quality 
and charader of such facades arc depicted on Sheets A-1 and A-2 of the COP A/FOP A. 

27. Main Street Activation. In order to provide for street level activation along the north side 
of Main Street, the Applicant shall provide amen ity space in the first floor of the 
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multifamily building comprised of Type A units which may include, but not be limited to 
a lobby, fitness center, business center, and/or drop-off area. 

28. Unifying Elements . 

A. All signs and street furniture, including garbage cans, benches and lamp posts, 
shall be consistent. both in ten11S of materials and design, throughout the 
development. 

B. The fronts of all buildings shall be constructed of glass, stone, brick, and/or 
cemcntitious siding. 

29. Signage. 

A. Project Signage. All signage provided on the Application Property shall comply 
with Article 12 of the Zoning Ordinance. Any permanent freestanding signs shall 
be monument type with a maximum height of 10 feet (except as otherwise 
provided in any Comprehensive Sign Plan that may be approved) and shall be 
generally located as shown on the CDPA/FDPA. Pole signs shall not be 
permitted on the Application Property. All directional and wayfinding signage 
shall be consistent, both in terms of materials and design, throughout the 
development. The Applicant reserves the right to obtain approval of a 
Comprehensive Sign Plan at any time that would permit modifications to the 
provisions of Article 12 without obtaining a PCA or COP A/FDPA. 

B. Temporary Signs. No temporary signs (including "popsicle" paper or cardboard 
signs) which are prohibited by Article 12 of the Zoning Ordinance, and no signs 
which arc prohibited by Chapter 7 of Title 33.1 or Chapter 8 of Title 46.2 of the 
Code of Virginia shall be placed on or off-site by the Applicant, or at the 
Appl icant's or any builder's direction , to assist in the initial and future marketing, 
sales and/or renial of dwelling units on the Appl ication Property. This same 
restriction shall apply to the marketing of and sales by all retail establishments 
located on the Application Prop<::rty. The Applicant and any builders shall direct 
their agents and employees involved in marketing the Application Property to 
adhere to this Proffer. 

30. Lighting. All outdoor lighting fixtures shall be in accordance with the Performance 
Standards contained in Part 9 (Outdoor Lighting Standards) of Article 14 of the Zoning 
Ordinance. Fixtures used to illuminate streets, parking areas and walkways shall not 
exceed twenty-two (22) feet in height, measured from the ground to the top of the light 
standard, shall be of low intensity design and shall utilize fu ll cut-off fixtures which shall 
focus directly on the Application Property. All upper level parking deck lighting fixtures 
shall not exceed a height of seventeen ( 17) teet measured from the ground to the top of 
the light standard. Lighting on the top level of the residential parking garages shall not 
extend above the roof line of the residential buildings. Lighting within the parking decks 
shall be installed between the ceiling beams to reduce glare. 
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31. Screening. All rooftop mechanical equipment shall be screened so to limit the visibility 
of such equipment from the surrounding street level with such screening to be compatible 
with the fayade of the bui lding. 

VII. LANDSCAPING 

32. Landscaping and Open Space. Site plans submiued for the respective phases of 
development shall include a landscape plan for that phase of development as generally 
shown on Sheets L~O I and L-02 of the CD P A/FD P A unless the timing of the installation 
of such landscaping is otherwise required by these proffers. The Applicant shall maintain 
such landscaping. The species and initial planting site of such landscaping is set forth on 
Sheets L~Ol and L-02 of the CDPA/FDPA, subject to revision as may be approved by 
Urban Forest Management ("UFM"). 

33. Location of Utilities. Utility lines shall be generally located so as to not interfere with 
landscaping concepts shown on the COPNFDPA. The landscaping set forth on the 
CDPA/FDPA shall be designed to accommodate the extension of the Colonial Pipeline 
facilities through the Application Property generally in the location shown on Sheet C-6 
of the CDPA/FDPA, the Dominion PowerNerizon facilities along Centreville Road, and 
the forty-eight ( 48) inch waterline shown in Centreville Road. The Applicant reserves 
the right to make minor modifications to such landscaping to reasonably accommodate 
utility lines provided such relocated landscaping shall retain a generally equivalent 
number of plantings and continues to reflect the concepts illustrated on the COP A/FDPA 
in those areas. For all other areas of the Application Property, in the event that during the 
process of site plan review any landscaping shown on the CDP A/FDPA cannot be 
instal led in order to locate utility lines, as determined by DPWES, then an area of 
additional landscaping generally consistent with that displaced shall be substituted at an 
alternate location on the Application Property, subject to approval by UFM. 

34. Parking Deck Landsc~. The Applicant shall provide planting areas and landscaping 
on the top level of any parking garages as shown on Sheet L-0 1. Such landscaping at 
minimum shall include medium shade trt:es in adequately sized planters, as determined 
by UFM, with su<.:h landscaping to be maintained in good health by the Applicant. 

35. Maintenance of Cleared, but Undeveloped Areas. Following the approval of the first site 
plan on the Application Property, any disturbed areas of the Application Property shall be 
seeded and maintained on a regular basis in accordance with the PFM standards. 

VIII. PRIVATE STREETS/PEDESTRIAN IMPROVEMENTS 

36. Private Streets. All streets and travelways on the Application Property other than the 
North South Collector Road shall be private and shall be maintained by the Community 
Association as contemplated in Proffer 45 and such maintenance obligation shall be 
disclosed in the Community Association documents. All such private streets shall be 
subject to a public access easement, in a form acceptable to the County Attorney. The 
quality and character of such private streets are set forth on Sheers L~O I and L~02 of the 
COPA/FDPA. Main Street, Rotary Drive and Parkland Drive will be constructed with 
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materials and depths of pavement consistent with public street standards in accordance 
with Fairfax County Public Facil ities Manual ("PFM"), as detem1ined by DPWES. Such 
sheets also depict the sidewalk widths and landscaping to be provided adjacent to such 
private streets. Modifications to such private street layouts shall be permitted provided 
the Zoning Administrator determines that any alternative layouts are consistent with the 
quality and character depicted on Sheets L-0 I and L-02. 

37. Pedestrian Improvements. The Applicant shall, concurrent with the development of 
adjacent areas, construct the pedestrian network consisting of an interconnected network 
of sidewalks and trails set forth on Sheets L-03 and L-04 of the COP A/FOP A, except the 
connections to the Park, which are to be constructed when required by Proffer 21. 
Concurrent with site plan approval for each respective building, the Applicant shall place 
all sidewalks and trails shown on the COPA/FDPA on such a site plan in public access 
easements, in a form acceptable to the County Attorney. The Community Association 
shall maintain such sidewalks and/or trai ls located outside the public right-of-way. 
Additional ly, the Community Association shall maintain such sidewalks and/or trails 
within the public right-of-way that arc constructed with specialty paving as identified on 
the CDP A/FOP A or any sidewalks and/or trails within the public right-of-way that 
YOOT will not agree to maintain. The maintenance responsibilities for such sidewalks 
shall be disclosed in the Community Association documents. 

IX. GREEN BUfLDING PRACTICES 

38. ln order to promote energy conservation and green building techniques, the Applicant 
shall select one of the fol lowing programs to be implemented in the construction of the 
single family attached units shown as Type D units on the COPA/FDPA. Selection of 
certification method shall be within the Applicant 's sole discretion at time of site plan 
submission. The fo llowing green building commitment shall only apply to the single­
fami ly attached uses shown on the CDPNFOPA, and shall not apply to other uses on the 
Application Property. Compliance with this green building proffer shall not prohibit the 
development and construction (i ncluding issuance of site plans, building permits and 
other related permits) or other uses on the Property consistent with these proffers and the 
COP A/FDP A. In addition to the choices identified herein, the Applicant may submit an 
alternative third party ce1tification for the single-family attached uses shown on the 
CDPA/FPA that meets the substantive intent of the choices identified below. Such 
alternative third party certification must be reviewed and approved by DPZ prior to 
construction that utilizes such alternative certification. 

A. LEEO for Homes Certification; 

R. Certification in accordance with the Earthcraft !louse Program as demonstrated 
through documentation provided to OPWES and LJP;..j prior to the issuance of a 
RUP. 

C. Qualification in accordance with ENERGY STAR tor Homes as determined by 
the submission of documentation to the Environment and Development Review 
Branch of DPZ from home energy rater certified through the Residential Services 
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Network (RESNET) program that demonstrates that the dwelling unit has attained 
the ENERGY STAR for Homes qualification prior to the issuance of the RUP for 
each single family attached dwelling. 

If the Applicant selects the LEE[) for Home option, upon the approval of the first single 
family attached bui lding pem1it, the Applicant will execute a separate agreement and post 
a "green building escrow," in the fom1 of cash or a letter of credit or other financial surety 
from a financial institute acceptable to DPWES as defined in the Public Facilities 
Manual, in the amount of $4,000.00 per unit based on an average square foo tage of 2,000 
per unil. This escrow wi ll be in addition to and separate from other bond requirements 
and will be released as a total sum, and not an individual dwelling urut basis, upon 
demonstration of attainment of certification for each dwelling unit, by the U.S. Green 
Building Council ("USGBC"), under the current version at the time of project registration 
with the U.S. Green Building Council's (USOBC) Leadership in Energy and 
Environmental Design for Homes (LEED for Homes) rating system. The provision to the 
Environment and Development Review Branch of DPZ of documentation from the 
USGI:3C that each dwelling uni t has attained LEED certification will be sufficient to 
sati::;fy this commitment. If the applicant fails to provide docwnentation to the 
Enviromnent and Development Review Branch of DPZ demonstrating attainment of 
LEED certification for each dwelling unit within three (3) years of issuance of the final 
RUP for a single family attached unit, a proportion of the escrow related to the number of 
units failing to achieve certification will be released to Fairfax County and will be posted 
to a fund within the County budget supporting implementation of County environmental 
initiatives. The Applicant shall adhere to the following procedures for attainment of 
LEED certification: 

(i) If the Applicant provide::; the Environment and Development Review 
Branch of DPZ, within three (3) years of issuance of the final RUP, 
documentation demon::;trating that LEED certification fo r any dwelling 
unit(s) has not been attained but that the dwelling tmit(s) has been 
determined by the USOBC to fall within three (3) points of attainment of 
LEED certification, 50% of the e::;crow proportionate to the dwelling 
unit(s) fa iling to achieve certification will be released to the applicant; the 
other 50% wil l be released to Fairfax County and will be posted to a fund 
within the County budget supporting implementation of County 
environmental in itiatives. 

(ii) If the Applicant fai ls to provide, within three (3) years of issuance of the 
final RUP for the building, documentation to the Environment and 
Development Review 1:3ranch of OPZ demonstrating attainment of LEED 
certification or demonstrating that any dwelling unit(s) has fallen short of 
certification by three (3) points or less, the entirety of the escrow 
proportionate to the dwelling units fai ling to achieve certification will be 
released to Fairfax County and will be posted to a fund within the county 
budget supporting implementation of County environmental initiatives. 
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(iii) If the Applicant provides documentation from the USGBC demonstrating, 
to the satisfaction of the Environment and Development Review Branch of 
DPZ, that USGBC completion of the review of the LEED certification for 
any dwelling unit(s) application has been delayed through no fault of the 
Applicant, the Applicant's contractors or subcontractors, the proffered 
time frame shall be extended until such time as evidence is obtained, and 
no release of escrowed funds shall be made to the Applicant or to the 
County during the extension. 

(iv) LEED-AP - The Applicant will include a LEED-accredited professional as 
a member of the design team. The LEED-accredited professional will 
work with the team to incorporate sustainable design elements and 
innovative technologies into the project with the goal of having the project 
attain LEED cenification. At the time of the site plan submission, the 
Applicant will provide documentation to the Environment and 
Development Review Branch of DPZ demonstrating compliance with the 
commitment to engage such a professional. 

(v) The Applicant will include, as part of the tirst single family attached 
building permit submission and building plan submission, a list of specific 
credits within the most current version of the U.S. Green Building 
Council's Leadership in Energy and Envirorunental Design for Homes 
(LEED tor Homes) rating system that the applicant anticipates attaining. 
A professional engineer or licensed architect will provide certification 
statements at the time of building plan review confirming that the items on 
the list will m~et at least the minimum number of credits necessary to 
ana in LEED certification of the project. 

X. PUBLIC FACTLITihS CONTRI13UTI0]'..; 

39. Park. 

A. The Applicant shall dedicate in fee simple to the Fairfax County Park Authority 
(FCPA) approximately 17.0 acres of land on property identified as Tax Map 24-4 
((I)) 6B3 ("Parcel 6B3 "), for the development of public parkland (the "Park"), 
provided the Applicant receives density credit for the land area so dedicated, as 
provided for in Section 2-308 of the Zoning Ordinance. Such density credit shall 
be reserved to Parcel 6B3. The Applicant shall construct a five (5) field Athletic 
Field Complex in substantial conformance with Sheet 13 of the CDP/FDP 
approved in conjunction with RZ 2006-SU-007. 

B. In addition to dedication, the Applicant shall provide the following services and 
improvements: 

(i) Preparation and pursuit of requisite site plans and obtain necessary Site 
Plan approval and construction and VDOT entrance permits; 
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(ii) Site utility work shall include: 

a. Relocation of existing sewer main and manhole out of field of play 
areas as shown on Sheet 13 of the COP/FOP; 

b. Provision of electric power of sufficient capacity to light two 
rectangle fields and three diamond fields according to the 
specification attached hereto as Exhibit C (the "Field 
Specifications") and to supply necessary power for a future 
restroom and concession building, iield irrigation, and parking lot 
lighting in accordance with the Field Specifications. 

c. Provision of wired conduit to light pole locations for field lighting 
at the two rectangle fields. Lights will be located as required to 
achieve the dctalls in the Field Specifications. 

d Provision of non-wired conduit stubbed at each diamond field to 
allow for future lighting of the three diamond fields. Conduit will 
be stubbed to permit lights to be located to achieve the 
photometries detailed in the Field Specifications. 

c. Provision of an irrigation pump house according to the Field 
Specifications and water service coru1ection including water meter 
at the location of the irrigation pump house as shown on Sheet 13 
of the CDP/FDP and of suff1cient capacity to irrigate all three 
diamond fields and service a future restroom and concession 
building and possible future hydration ofthe rectangle fields; and 

r Stubbing water, sewer and electric service to the area designated 
on Sheet 13 ofthe CDP/FOP for restrooms and concessions; 

(iii) Site preparation work shall conform to Chapter 104 of The Code of 
Fairfax County, Virginia, and shall include: 

a. Obtaining any necessary wetlands pem1its; 

b. Ckaring and grubbing of existing vegetation; 

c. Stripping and stockpiling of topsoiL 

d. Provide dust prevention measures; 

e. Installing silt fencing; 

f. Finished grading of five athletic fields in accordance with the Field 
Specifications; 
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g. Grading of parking lot and secondary facility areas (playground, 
warm-up areas, restroom/concession area); and 

h. Installing of site drainage with storm water management to be 
provided at the pond located to the west on EDS property. 

(iv) Construction ofthe following facilities on the Park: 

a. Two (2) rectangle fields with minimum playing dimensions of 195' 
by 360' suitable for both adult and youth play and improved with a 
synthetic all-weather turf surface, including at least 5' of the 
overrun area (the remainder of the overrun area shall be sod turf) 
and with field lighting in accordance with the Field Specifications, 
a synthetic turf sub grade profile and subsurface drainage system 
shall be used on the rectangle fields and shall be in accordance 
with the Field Specitications for synthetic turf fields; lighting shall 
be provided in accordance with the Field Specifications; 

b. Two (2) 60' diamond baseball fields with fences and backstops, 
containment netting, concrete bleacher pads to meet all ADA 
accessibility standards and to accommodate the bleachers shown 
on Sheet 13 of the CDP/FDP, sodded turf and irrigation all in 
accordance with the Field Specifications; Rootzone Mix shall be 
used at a minimum depth of 6" in the turf area and shall be in 
accordance with the Field Specifications. 

c. One ( 1) 90' diamond baseball field with fences and backstops, 
containment netting, concrete bleacher pads to meet all ADA 
accessibility standards and to accommodate the bleachers shown 
on Sheet 13 of the CDP/FDP, sodded turf and irrigation all in 
accordance with the Field Specifications; Rootzone Mix shall be 
used at a minimum depth of 6" in the turf area and shall be in 
accordance with the Field Specifications. 

d. Sidewalks and access trails as depicted on Sheet 13 of the 
CDP/FDP, including off-site pedestrian access to the Park; all trails 
shall meet the standards set by the Americans with Disabilities Act 
Accessibility Guidelines; 

e. A tinishcd asphalt parking lot built to PFM standards containing 
270 parking spaces, with lighting; 

f. Seeding of the area of the portion of the Park intended for 
recreational use, but not improved with the athletic fields or other 
facilities such as parking, according to Field Specifications for 
general grounds; 
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g. Landscaping in the parking lot and at the peripheral areas of the 
Park to PFM and Zoning Ordinance standards. 

(v) The dedication of the Park to FCPA shall occur within thirty (30) days 
following substantial completion of the improvements listed in 
subparagraph B. above and acceptance of such improvements by the Park 
Authority for maintenance. For the rectangular fields, this shall occur, 
subject to delays outside of the Applicant's reasonable control not later 
than fourteen (14) months from the time that play is permanently ceased 
on any of the existing fields located in the area previously leased to the 
CY A (as such cessation is determined by CY A with a certified letter sent 
to the Director of the Zoning Evaluation Department, the Sully District 
Supervisor and FCPA executed by CYA and the Applicant and specifying 
such date of cessation). With respect to the diamond fields, this shall 
occur one growing season beyond the 14 months to allow sod on the 
diamond fie lds to take root prior to those fields. 

Applicant shall obtain a bond as security for the public improvements 
necessary to construct the Park shown on Sheet 13 of the CDP/FDP and 
referenced herein. Such bond shall be reduced by fifty percent (50%) to 
be released upon completion of the rough grading for the Park. Such bond 
shall comply with all the rating requirements set forth in Section 2-0600 of 
the PFM. Should Applicant not substantially complete the parks within 
the timeframes noted above, then no bond extension shall be granted by 
Fairfax County nor shall any RUPs be issued on Blocks, 3 or 4 until such 
completion. 1 !owever, upon demonstnition by the Applicant that, despite 
diligent efforts by the Applicant, provision of the fields have been 
reasonably delayed by others or matters outside the Applicant's control as 
determined by the Zoning Administrator, the Zoning Administrator may 
agree to the issuance of 50% of RUPs for Blocks 3 and 4 and a later date 
for the completion of the tields at which time the remainder of the RUPs 
may be issued. Additionally, prior to substantial completion of the fields, 
the Applicant shall not be entitled to RUPs or more than 50% of the 
maximum permitted square footage in Blocks 3 and 4 in the aggregate. 
Substantial completion shall be defined as the date determined by an 
independent certified landscape architect or professional engineer paid for 
by the Applicant, but reporting to the County, that the improvements to be 
provided pursuant to this Proffer are available for their intended purpose 
and substantially complete (except for growing season permitted for sod 
for the diamond fields) in accordance with the site plans therefore and the 
Field Specifications. Failure to substaniially complete the fields within 
the timeframes above shall not impact the issuance of RUPs for Blocks 5 
or 6. 

(vi) Any debris or waste on the Park parcel shall be removed prior to 
dedication as ddermincd by FCP A. Prior to dedication the Applicant shall 
arrange a walk-through inspection with the Park Authority Land 
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Acquisition Manager, Area 5 Operations Manager, and Resource 
Management Division representative to demonstrate successful 
completion of this requirement. 

(vii) Applicant shall involve FCP 1\ in various stages of the site design process 
(including at (i) schematic, (i i) design, development and (iii) final permit 
drawings) and incorporate comments ofFCPA that are consistent with the 
Field Specifications. FCPA Project Management staff shall be provided 
access during the construction process if they desire to monitor that the 
Park is built according to the Field Specifications. 

40. Schools Contribution. 

A. Prior to the issuance of the first RUP for the Application Property, the Applicant 
shall contribute $247,500 to OPWES for transfer to the Fairfax County School 
Board as its public school contribution for this application, with such sum to 
adjust from the date of approval of this application to the date of payment ba~ed 
on the criteria outlined in Section 15.2-2303.3 of the Code of Virginia. 

XL COMMUNITY SITE 1\MENITlES /\NO RECRE/\ TIONAL FACILITIES 
CONTRIBUTION 

41. Community Site Amenities. The Applicant shall provide the community amenities and 
active and passive recreation areas and plaza areas generally as depicted on Sheets L-07 
and L-08 of the COP A/FOP A. The exact elements that comprise such amenities shall be 
determined at time of site plan for the buildings adjacent to such amenities and such 
amenities shall be constructed at the same time as the adjacent buildings. Additional site 
amenities may be provided at time of site plan provided they arc of the quality and 
character of those set forth on Sheets L-07 and L-08 of the COP AIFDPA. At a minimwn 
such active site amenities shall include two (2) sport courts, one or more pools, and a 
community room and/or fitness center. 

42. Recreational Facilities Contribution. The Applicant shall contribute $955 per Non ADU 
residential unit for the total number of Non 1\DU residential units to be constructed on 
the Application Property with such payment to be made in accordance with Section I 6-
404 of the Ordinance. Credited against said contribution shal l be the cost of any 
recreational improvemc:nts located on the Application Property for residents or guests 
only, whether located inside or outside, such as swimming pools, health clubs and related 
facilities , as well as the Park faci lity to be constructed on Parcel 6B3 . 

XI1. AFFORDABLE DWELLING UNITS/WORKFORCE I-lOUSING 

43 . ADUs. The Applicant shall provide ADUs in accordance with the provisions of Part 8 of 
Article 2 of the Zoning Ordinance, except as may be modified by the ADU Advisory 
Board. The total number of AD Us shall be determined at the time of site plan review and 
approval. The applicant reserves the right to locate ADUs generated by single family 
attached dwelling units in the multiple family dwelling unit buildings. The AOUs may 
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be provided as for-sale or rental units and shall be administered in accordance with the 
requirements of the ADU Ordinance. Notwithstanding the foregoing, should the Board 
of Supervisors amend the ADU Ordinance after the date of approval of this PCA, the 
Applicant reserves the right, at its sole discretion. to opt in to the new ADU Ordinance, in 
part or in whole, without the need fo r a PCA and/or FDPA. If the Applicant so opts into 
any such new ADl; Ordinance, the provisions of th is proffer which relate to the new 
provisions of the /\DU Ordinance which Applicant has elected to opt into shall no longer 
be effective. 

44. Workforce Dwelling Units. 

In addition to the AD Us required pursuant to Proffer 43, the Applicant shall provide 
Workforce Dwelling Units (WDUs) such that the total number of ADUs plus WDUs 
shall be equal to 12% of the non-ADU and non-bonus market rate units in the 
development. The WDUs shall be provided as for-sale or rental units and shall be 
administered as set forth in the Board of Supervisors Workforce Dwelling Unit 
Administrative Guidelines adopted October 15, 2007. When the required WDUs that are 
calculated result in n lhtctiona l unit less than 0.5, the nt11nber shall be rounded down to 
the next who le number and any fractional unit greater than or equal to 0.5 shall be 
rounded up to next who!~ numher. 

Notwithstanding the foregoing, should the Board of Surervisors' policies related to 
WDUs be amended, the App licant reserves the right , at its sole discretion, to opt in to the 
new policies, in part or in whole, v,~ thout the need for a PCA and/or fDPA and, if the 
Applicant so opts into any such new policies, the rrovisions of this proffer which relate to 
the new policies of the: I3oard of Supervisors which Applicant has elected to opt into shall 
no longer be effective. Furthermore, the Applicant reserves the right to enter into a 
separate bindi ng "vritten agreement with the appropriate Fairfax County agency as to the 
terms and conditions of the administration of the WDUs following approval of this 
Application. Such an agreement shall be on terms mutually acceptable to both the 
Applicant and Fairfax County and may occur after the approval of this Application. 
Neither the Board of Supervisors nor Fairfax County shall be obligated to execute such 
an agreement. If such an agreement is executed by all applicable parties, then the WDUs 
shall be administered solely in al;cordancc with such an agreement and the provisions of 
this proffer as it applies to WDUs shall become null and void. Such an agreement and 
any modifications thereto shall be recorded in the land records of Fairfax County. 

XJIJ. NOISE A'n'ENUATlON MEASU RES 

45. Prior to site plan approval for the first residential building fronting along Centreville 
Road, the Applicant shall provide to DPWES and DPZ an acoustical study ("Study") for 
review and approval in accordance with DPZ established guidelines for studies, to assess 
the impact of transportation noise from Centreville Road on the proposed development 
based on final residential building locations. The Study shall utilize standard measures to 
evaluate noise, and shall confirm existing mapped noise contour intervals and as a 
condition or site plan approval shall demonstrate that exterior wall construction 
techniques that are to be provided will ensure that a maximum interior noise level of 
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approxi mately DNL 45 dBA shall be achieved for any dwelling unit and that the Study 
shows wi ll be exposed to noise levels in excess of DNL 65 dBA. All units that require 
interior or ext~rior structural noise alteration shall be identified on the site plan. 

XIV. COMMUN ITY ASSOC IATION 

46. Prior to issuance of the ti rst RUP for the Application Property, the Applicant shall 
establish a "Community Association" in acwrdance with Virginia law. Such Community 
Association may consist of an umbrella owners association for the entire Application 
Property (or the existing Bristol Owners Association, which is the master association to 
which the Application Property is presently subject), and/or individual sub associations or 
condominium owners' associations ("CO/\s") formed for specific buildings or groups of 
buildings. All residential units shall be members of a Community Association. The 
Community Association(s) shall be responsible fo r the obligations specifically identified 
in these proffers, including all maintenance, TOM, and notification obligations. The 
Community Association documents or any residential lease of the units shall disclose the 
Application Property's proximity to Dulle~ Airport and the potential for expansion of 
airport operations and resultant potential noise impact. 

XV. WETLA OS PERMIT 

47. The Applicant shall obtain any authori2ations rt!quired under Section 404 of the Clean 
Water Act or the Virginia Water Protection Pennit program prior to land disturbing 
activities in any jurisd ictional waters of' the US or waters of the Commonwealth on the 
Application Property. 

XVI. TIMNG OF JMPROVEY1ENTS 

48. Upon demonstration by the Applicant that, despite di ligent efforts or due to factors 
beyond the Applicants' control, the required improvements have been or will be delayed 
beyond the tim0 set forth in these proffers, th~ Zoning Administrator may agree to a ·later 
date for complt:tion of such improvements. 

XVII. COUNTERPARTS 

49. These Proffers may be executed in ont: or more counterparts, each of which when so 
executed shall be deemed an original and all of which when taken together shall 
constitute but one and the same instrument. 

{A0534583 DOC f 1 Proffer:. 10 o' 12 tcln) ll01 :!JS oomio2} 



APPLICANT/TITLE OWNER OF TAX MAP 24-4 ((1)) 6C3 and 6C4 

TIMBER RIDGE AT EDS, LLC 

By: Timber Ridge Managing Member IV, LLC, its Managing Member 

By: Richard D. DiBella 
Its· Manager 

[SIGNATURE ENDS] 



PROPOSED FINAL DEVELOPMENT 
PLAN AMENDMENT CONDITIONS 

FDPA 2006-SU-007 

October 2, 2012 

APPENDIX 2 

If it is the intent of the Planning Commission to approve Final Development 
Plan Amendment FDPA 2006-SU-007 for residential development located at Tax 
Maps 24-4 ((1 )) 6C3 and 6C4, staff recommends that the Planning Commission 
condition the approval by requiring conformance with the following development 
conditions which supersede all previous conditions (those conditions carried forward 
from previous approval that apply to the subject property are marked with an 
asterisk*): 

1. Development of the property shall be in substantial conformance with the Final 
Development Plan Amendment entitled "Timber Ridge at EDS" prepared by 
Vika, Inc and Land Design, consisting of Sheets C-1 through L-14 dated 
January 25, 2012, as revised through September 12, 2012. 

2. All signage shall be architecturally compatible with the buildings in terms of 
style, color and materials. The location of all signs shall comply with the 
provisions of Article 12 of the Zoning Ordinance, irrespective of that shown on 
the FDP.* 

3. All lighting shall meet or exceed the standards set forth in the Zoning Ordinance 
for outdoor lighting at the time of site plan review, with final determination made 
by Department of Public Works and Environmental Services staff. The 
submission of a photometric study shall also be required for the athletic fields.* 

4. As the site contains a Fairfax Water easement, the site plan shall be reviewed 
and approved by Fairfax Water. As requested by Fairfax Water, the recordation 
of an amendment to the existing easement agreement shall also be required 
prior to site plan approval.* 

5. If approved by DPWES, stormwater management and Best Management 
Practices (BMPs) may be accomplished through the expansion of the existing 
stormwater detention and BMP pond located at Tax Map 24-4 ((1 )) Parcel 68 in 
accordance with the requirements of the Fairfax County Public Facilities 
Manual (PFM) unless waived or modified by DPWES. If such facility is 
expanded, in order to restore a natural appearance to the existing stormwater 
management facility, a landscape plan shall be submitted as part of the first 
submission of the site plan. This landscaping plan shall show landscaping in all 
possible planting areas of the pond, in keeping with the planting policy of 
Fairfax County. This landscape plan shall also show a variety of tree species, of 
various sizes, to be planted throughout. No RUP's shall be issued until the 
facility is planted.* 

1 



APPENDIX 2 

6. In order to enhance the transitional screening and tree canopy shown on the 
CDPA/FDPA, the site plan shall increase the amount of tree canopy plantings 
shown along the northern and eastern sides of the property on the CDPA/FDPA 
by a minimum of 5% with specific quantities, locations and species to be 
subject to the review and approval of Urban Forest Management. 

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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REZON ING AFFIDAVIT 

DATE: S~ptember 26. 20 12 ----· 
(enter date affidavit is notari/.ed) 

APPENDIX 3 

1, Sara V. Mariska, attorney/agent , do hereby state that I am an 
(enter name of applicant or authorized agent) 

(check one) r 1 
l.!) 

applicant 
appl i~,;ant ' s authorized agent listed in Par. l(a) below 

in Applicati on No.(s): PCA/FDPA 2006-SU-007 
(enter County-assigned application numbcr(s), e.g. RZ 88-V-001 ) 

and that, to the best of my knowledge and be l i e f~ the fo llowing information is true: 
==---~~==--- ~-=~-=---=-:=:========= 

!(a). The fo llowing constitutes a listing of the names and addresses of all APPLICANTS, TITLE 
OWNERS, CONTRACT Pl'RCHASRRS, and LESSF:ES of the land described in the 
application,* and, if any of the fo regoing is a TRUSTE E.•* l!ach BENEFICIARY of such trust, 
and all ATTORNEYS and REAL ESTATE BROKERS, and all AGENTS who have acted on 
behal f of any ofthc foregoing with respect to the app lication: 

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

NAME 
(enter li rst name, middle initial, and 
last name) 
Timber Ridge ut EDS, LLC 

Agents: 
Stanley F. Senlc, Jr. 
Richard D. DiBella 
Mark W. I lamer 
Donald M Everson 
Jeffrey K. Parsigian 

LandDesign. Inc 

Agents: 
Peter R. Crowley 
Mallhew V. Clark 
Marci E. Donner 

(check if applicab le) 

ADDRESS RE LATIONSHIP(S) 
(enter number, street, city, Sl<llC, un<.J zip c.:ud t\) (enter applicable relationships 

listed in BOLD above) 
4239 5 Ryan Road, 11 112/6 14 ApplicantfTitlc Owner of 
Ashburn, VA 20 148 Tnx Map 24-4 ((I )) 6C3 and 6C4 

200 S. Pcy1on Street t\ rchllect/Ag~nt 
Akxandna, Virgm1a 22314·21! Jj 

bt l There are mure relationships to be listed and Par. I (a) is 
continued on u "Rc/.oning Atta~,;hmcnt to Par. I (a)" form. 

* In the case of a condominium, the title owner, contract purchaser, or lessee of I 0% or more of the un its in the 
condominium. 

** List as fo llows: Name of trustee. Trustee for (name of' trust, if applicable), to r the benefit of: (state name of 
each beneficiarv). 

\ ORM Rl/\· l Updat~d (7'1106) 



Page _I_ of_2_ 
Rezoning Attachment to J>ur. l(u) 

DATE: Septem~~r 26, 20 1_2 ______ _ 
(enter date affidavit is notarized) 

for Application , o. (s): l'CA/FDPA 2006-~U-007 _ _ _ _ 
(enter County-assigned application number (s)) 

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed 
together, e.g., Attorney/Agent, Contract Purchuser/Lessec, Applicantffitlc Owner, etc. For a 
multiparce l application, list the Tax Map Numbcr(s) of the parcel(s) for each owner(s) in the 
Relationship column. 

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

Agents: 
John F. Amatctti 
Philip C. Champagne 
Robert R. Cochran 
Jeffrey A. Kreps (fanner) 

VIKA Virginia, LLC 

AgentS: 
John F. Amatetti 
Philip C. Champagne 
Robert R. Cochran 
Edmund J. Ignacio 
Frank E. Jenkins 
Shawn T. Frost (fonncr) 
Jeffrey A. Kreps 

VJKA Capitol, LLC 

Agents: 
John F. Amatclli 
Philip C. Champagne 
Raben R. Cochran 
Edmund J. lgnacto (fom1er) 
frank E. Jenkins (fanner) 
Shawn T. Frost 
Jeffrey A. Kreps (fonner) 

M.J. Wells & Associates, Inc 

Agents: 
Robin L. Antonucci 
Kevin R. Fellin 
William F. Johnson 
Crian J. lloran 

(check ifapplicablc) 

ADDRESS 1{£LATIONSHIP(S) 
(enter number. street, city, ~tate, and t.ip code) (enter applicable relationships 

listed in BOLO above) 
8180 Greensboro Dnvc, Sunc 200 f.ngmccrs/Agent 
Mcl.can, \'A 22102 

8180 Greensboro Dnvc, Sui te 200 
McLean, VA 22102 

49 10 Mftssachusclls Avenue, NW 
Suitc214 
\Vaslungton. DC 20016 

1420 Spnng l hi! Ro:1d. Suite 600 
McLean. VtrginiA 22 102 

Engineers/Agent 

t:ngmccrsl Agent 

l'ransportat10n Consultant/ 
Agent 

!'here arc mon: relationships to be list~d and Par. I (a) is continued further 
on a "Rezoning Attachment to l'ar. l(a)" form. 
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Rezoning Attachment to Par. l(a) 

DATE: September 26, 20 12 
(enter date affidavit is notarized) 

for Application No. (s): PCNFDPI\ 2006-SU._-_00_7 _ ____ _ 
(enh:r County-assigned application number (s)) 

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed 
together, e.g., Attorney/Agent, Contract P urchaser/Lessee, Applicant/Title Owner, etc. For a 
multiparce l 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) 

Walsh, Colucci. L.ubclcy, Emrich & 
Walsh, P.C. 

Agents: 
Manin D. Walsh 
Lynne J. Strobel 
Timothy S. Sampson 
M. Catharine l>uskar 
Sara V. Mariska 
G. Evan Pri tchard 
Jonathan D. Puvak 
Elizabeth D. Baker 
lnda E. Stagg 
Eli7.abeth A. McKeeby 

KTGY Group, Inc. 

Agent: 
Mark D. Drake 

Wet land Studies and Solutions. Inc. 

A gems: 
MichaelS. Rolband 
Mark W, Headly 
Douglas W. Chapin 

(check if applicable) 

\ ORM RZA-1 Updmed (711/06) 

[ ] 

ADDRESS RELATIONSHIP($) 
(enter number, stret:l, city, state, and z ip code) (enter applicable relationships 

listed in BOLD above) 

2200 Clarendon 13oulevard i\norncys/Pianners/Agcnt 
Sullc 1300 
1\ rlington. Virgmta 2220 I 

8605 We.stwood Center Drive, 
Suttc 300 
Vienna, Vt"1 22182 

5300 Wellington Branch Drive, It I 00 
liamesl·illc, Virginia 20 155 

Architect/Agent 

Environmemal Consultant/Agent 

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



Page Two 
REZONING AFFIDA VJT 

DA TF::: ~t~nl"?_cr 26, 20 I 2 __ 
(entt:r date affidavit is notarized) 

for Application No. (s): PCA!Ff2PA 2006-SU-007 _ 
(enter Count)-assigncd application number(s)) 

====· ==-

l{b). The fo llowing constitutes a listing*** of the SHAREHO LDERS of all corporations d isclosed in this 
affidavit who own I 0% or more of any class of stock issued by said corporation, and where such 
corporation has I 0 o r less shareholders, a listing of a ll of the shareholders, und if the corporation is 
an owner of the subject land, all of the O FFIC ERS and DIRECTORS of such corporation: 

(NOT E: Include SOL E PRO PRIETORSHIPS, LIMITED LIABILITY COMPA NIES, and REAL ESTATE 
INVESTMENT T RUSTS hcrcin.) 

CORPORATl01 I FORMA rtON 

NAME & ADDRESS OF CORPORATION: {enter complete name, number, street, city, state, and zip code) 
Timber Ridge at EDS. LL<.: 
42395 Ryan Road, ff t 1216 14 
Ashburn, VA 20 I 48 

DESCRIPTION O F CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and al l oftht: shan:holders 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 arc: listed below. 
( ) There arc more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

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

NAMES O F SH AR EfiOLOf!:RS: (enter first name. middle initial. and last name) 
Timber Ridge Managing Member IV, LLC, Mauagm~ Memb.:1 
Timber Ridge Holdings IV, I.LC, Member 

NA MES OF OFFICERS & DIRECTORS: (enter fi rst name, middle initial, last namt: & title, e.g. President, 
Vice President, Secretary, Treasurer , etc.) 

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

•** All listings which include partnersh ip~. corporations. or trusts. to include the names ofbt:neficiarics, must be broken down 
successively until: (a) only indiv1dual persons are listt:d Q.J: (b) the listing tor a corporation having more than 10 shareholders 
has no shareholder owning I 0% or mort: of nny <.:lass or stuck. In the <·use of an APPU CAN1; TI TLJ:: OWNER, 
CON TRACT PURCJ/ASER, or LESSEE* of the land that Is u partnership, corporation, or trust, such succe~·sive breakdown 
mJtst include a listinJ: ani/further breakdown of all of its partner.\·, of its shareholder~· a.\' required above, and of 
beneficiaries of any trusts. Such successive breakdown mul·t aLw include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT. TITLE OWNER, CO.VTRACT PURCIIASER, or LESSEE• of the land. 
Limited liability companie~· and real es((lte investment tmsts and their equivulents are treated fiS corporations, with members 
being deemed the equivalem of slwreltoltlers; managing members sir a(( akw be listetL Usc footnott: numbers to designate 
partnerships or corporations, which have funher listings on an auachment page, and reference the same footnote numbers on 
the anachment page. 

roRM RZA·t Updated (711/0Q) 
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Rezoning Attachment to Par. l(b) 

LJATE: Sc;ptember 26, 20 12 
(enter date affidavit is notarized) 

for Application No. (s): PCA/FDPA 2006-SU-0_07 _________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (en1er complete name. number, street, city, state, and zip code) 
LandDesign, Inc. 
200 S. Peyton Street 
Alexandria, VA 223 14 

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

class of stock issued by said corporation are listed below. 
[ 1 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 SHAREHOLDEn: (enter first name, middle initial, and last name) 
Peter R. Crowley 
Dale C. Stewart 

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

NAME & ADDRI<:SS 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 22 102 

DESCRIPTION OF CORPORATION: (check one statement) 
L 1 There are 10 or less shareholders. and all of the shareholders arc listed below. 
[.1] 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 lis ted below. 
( 1 There are more than I 0 shareholders, but no ~hareholdcr owns I 0% or more of any class 

or stock issued by said corporation, and no shareholders are listed be low. 

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

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title. e.g. 
J>residcnt, Vice-Prcsidcnl, Secrehlry, Treasurer, etc.) 

(check if appl icable) [..tl 

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)" fo rm. 



Rezoning Attachment to Pa ... I (b) 

DATE: September 26, 20 12 
(enter date affidavit is notarized) 

for Application No. (s): PC:~Il·"DPA 2006-SU-007 
(enter Coumy-assigm:d appltcution number (s)) 

Page _2_ of_5_ 

NAME & ADDRESS OF CORI'ORA T ION : (enter complete name. number, street, ci ty. state, and zip code) 
VlKA, Incorporated 
8180 Greensboro Drive, Suite 200 
McLean, VA 22 102 

DESCRIPTION OF CORPORATION: (check !.!ill: statement) 
[.t) There are 10 or less ~hurehold.:rs, and all ofthe shareholders are listed below. 
l ) There are more than 10 ~hareholders, and all of the shareholders owning 10% or more of any 

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

stock issued by said corporatiou, and no shareholders arc listed below. 

NAMES OF THE SHAIU.:HOLDER: (enter tirst name, middle initial, and last name) 
John F. Amatetu, Ch1ulcs i\. lnsh, Jr., !tarry 1.. Jenkms, Robcn R. Cochran. :vlark G. Morelock, Jcflrcy B. Amateau, Kyle U Oliver, 
Phil ip C. Champagne 

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

"--"'===== ='- -----
NAM E & ADDRESS OF CORPORATION: (..:ntcr compl~te name. number, street. city. state, and zip code) 
VTKA Vtrgima, LLC 
811!0 Greensboro Dnve, 11200 
Mclean, VA 22 102 

DESCRJPTION OF CORPORATION: (check Qll.£ statement) 
[.r] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ) TI1ere are more than I 0 shareholders. and all of the shareholders own in~ 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 arc list..:d belo.\>Y. 

NAMES OF T HE SHAREHOLDERS: (enter flr~t name. middle initial, and last name) 
John F. Amatetti, Charles A. lmh. Jr .. Jclfrc) H. Amatcau, l'luhp C. Champagne, Robcn R. Cochran . I larry L. Jenkins. Kyle U. Oliver, 
Mark R. Morelock 

~--:.:====~~====--== 

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

(check if applicable) 

FORM K.ZA-1 Updat~d (711/06) 

There is more corporation information and Par. l(b) is continued further on a 
"Retuning Anachmentto Par. l(b)" form. 



){czoning Attac hment to Par. J(b) 

DATE: September26, 2012 _ _ - - - - · 
(enter date affidavit is notari:1-ed) 

for Application No. (s): PCA/FOPA 2006-SU-007 
(enter County-assigned application number (s)) 

Page _3_ or_S_ 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
VIKA Capuol, LLC 
4910 Massachusetts Avenue, NW 
Stlitc 214 
Washington, DC 20016 

DESCRI PTION OF CORPORATION: (check om: statement) 
(J) There are 10 or les!> 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 sharehol!:lgL..Q.wns I O%_Ql' more of any class of 

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

NAMES OF TH E HAREHOLDER: (enter first name. middle initial, and last name) 
John F. Amateni , Charles A. lnsh, Jr , Jetrrq U Am3tcau, l'h1hp C. Champagne, Ruben R Cochran, Harry L. Jcnlon~. Kyle U Oliver, 
Mark R. Morelock 

--~~ ~=-...... ---===""'·· - ===== 

NAMES OF OFFICERS & DIRECTORS: (enter first name. middle 111itial, la!>t name, and title, e.g. 
President, Vice-President, Secrcta r), Treasurer, etc) 

NAME & ADDRESS OF CORPORATION: (entl!r complete name, number, street, city, state, and ;;ip code) 
Timber Ridge Managmg Member I\', LLC 
42395 Ryan Road, #1121614 
Ashburn, VA 20 148 

DESCIUPTION OF' COIU>ORATION: (check Q.D£ stuterm:nt) 
I ] There an~ I 0 or It:~~ shareholder~. and all of the ~hareholdcrs arc listed below. 
l.tl 1l1ere are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation arc listed bclo\1 
[ ] There are more than I Q shareholders, but no ~hareholdt:r owns I 0% or more of any class 

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

NAMES OF THE SHAREHOLDERS: (enlt:r first name, middle initial, and last name) 
Manager/Member: Richard D. DiBella, 
Manager~: Mark W. Hamer. Donald M. Eversoll. Jeffrey K J>arsig1an 

--.. ~----

NAMES OF' OFFICERS & DIIU:CTORS: tenter first name, middle initial, last name, and Litle, e.g. 
Presideut, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) 

fORM KZA-1 Updated (7/ 1106) 

rherc is more corporation information and Par. l(b) is continued further on a 
"Rc?.Oning Attachment to Par. l(b)'' form. 



l{czoning At1uchment to Pa r . l (b) 

D!\ rE: September 26, 20 12 
(enter date affidavi t is notarized) 

for Application No. (s): PCA/FDPA 2006-SU-007 -------- ----
(imtcr County-assignt:d appli<.:ution number (s)) 
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NAME & A DDRESS or CORPORATIO~ : (enter complete name, number, street, city, state, and zip code) 
Timber Ridge Holdings IV, LLC' 
42395 Ryan Road, 11112/614 
Ashburn, VA 20148 

DESCRIPTION or C ORPORATION: (check Q!1£ statement) 
[ ] There arc 10 or less shareholders. and <~II of the shareholders are listed below. 
[.t] ·n1cre arc more than 10 ~hareholdcrs, and all of the shareholders owning 10% or more of any 

class of stock issued by said corpordtion are listed below . 
[ ] There are more_l.!l!!!110 sh<~rcholders, but no sharehold~,;r uwns I 0% or more of any class of 

stock ISsued by sa1d wrporation, and no shareholders are listed below. 

NAMES OF T HE S HAREHOLDER: (enter first name, middle initial, and last name) 
James II. Stmmons, Member 
Mendel Mark Silber, Member 

NA MES OF OfFICERS & DIREC T O RS: (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, ~tate, and zip code) 
Walsh, Colucci, Lubt:lcy. bnn.-h &. Walsh, P.L. 
2200 Clarendon Boulevard, Su1te 1300 
Arlington, Vi rginia 2220 I 

DESCRIPTION OF CORPORATION: (check Q.!l£ 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 O\~n ing I 0% or more of ;my 

class of stock issued by said corporution are listed bdo'' . 
[ ] 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 arc listed b!;JQ.!Y. 

NAM ES OFTH£ SHAREHOLDEI~S: (enter firstuame, middle initial, and last namt:) 
David J. Bomgardner, 1:. Andrew Burchet , I homas J. Colucct, Peter M Dolan, Jr .. Jay du Von, Wilhdm /\ . Fogany, John II. Foote, 
H. Mark Goetzman. Bryan II. GUJdash. Michael D Lubelcy. J. Randall Minchew, M. Cotharine l'uokar, John E. Rtnaldi , Lynn.: J. Strobel, 
Ganh M. Wainman, Nan E. Walsh, Marun I> Wnlsh 

NAM ES OF OF'FIC I<:RS & DIRECT O RS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secreta ry, Treasurer, etc.) 

(check if applicable) l.tl 

fORM RZA-1 Updated (711106) 

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



Rezoning Attachment to Par. l(b) 

DATE: September 26, 20 12 
(enter date affidavit is not11rized) 

for Application No. (s): PCAIFDPA 2006-SU-007 
(enter County-assig ned application number (~)) 
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NAME & ADDRESS OF CORPO RATION: (enter complete name, number, street. city, state, and zip code) 
KTGY Group. Inc. 
8605 Westwood Center Dmc. 
Suite 300 
Vicnnu, VA 22 1 ~2 

DESCRIPTION OF CORPORATION: (check ouc statement) 
l ) There are 10 or les~ shareholders, and all of the shareholders an: listed below. 
l.t] There arc more than I 0 sharehuldcrs, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There arc more than I 0 shart:holders, but no sharel!g.Jder 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 iniual, and last name) 
Patricaa Anu Esser 
John Peter Tully 
Jill Dione Williams 

-===~==:;:::==== 

NAMES OF OFFIC ERS & DlRECTUllS: (enter fi rst name, middle anitial, l a~t name, and tit le, e.g. 
President, Vice-Prc:.ident, Secretar) , Trcasun~r. etc.) 

===-"- -===~ ==~==== 

NAME & ADDRESS OF CORPORATJO:';!: (enter complete name. number, street, city, state. and £ip code) 
Wetland Studies and Soluuon:., Inc. 
5300 Wellington Branch Orivc, # 100 
Gainesville, Virginia 20 155 

DESCRII'TION OF CORPORATION: (check one statement) 
(.t) There arc I 0 or less shareholders. and all of the shareholders are listed below. 
[ J 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 corporuuon arc listed bclo~ . 

I J !'here an: !.nyre thau I 0 shareholdt:rs, hut no shareholder owns I 0% or more of any class 
of stock issued by said corporation. and no shareholders are listed below. 

NAMES OF T HE SIIAREHOLDEI{S: (t:nh.:r first name. middle ruitial, and last name) 
~ichael S. Rolband, Sole Shareholder 

NA MES OF O f FIC ERS & DIRECTORS: (enter lirst name, middle initial, last name, and tit le, e.g. 
President, Vice-President, Secreta ry, T reasurer, etc.) 

(check if applicable) L l 

FORM RZA-1 Updated (711/06) 

There is more corporation informatiou and Par. I (b) is continued furt her on a 
"Rc/oniug Attachment to Par. I (b)'' lorna. 



Page Three 
REZONING AFFIOAVIT 

DATE: ~!ember 26, ~0 12 _ _ 
(enter date affidavit is notarized) 

for Application No. (s): PCNFDPA 2006-SU-007 
(enter County-as:.igned 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 atlidavit: 

PARTN ERSmP fNFORMATION 

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code) 
None 

(check if applicable) 1 1 The above-listed partnership has no limited partners. 

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

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

u• All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively unti l: (a) only individual p~:rsons are listed £1: (b) the listing for a corporation having more than I 0 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNE"R, 
CONTRACT PURCHASHH, or LHSSL"f:.·* of the lam/ tlwt is a partnership, corporation, or trust, such .\"II CCessive breakdown 
must indude a listing and jimller breakdown of all ofit.v partners, of its shareholders as requirt!tl above, and of 
beneficiaries of any tmsts. Such .w cc:essive breakdown IIIII Sf also include breakdowns of any parmership, corporation, or 
tmst owning /0% or more of tire IIPPUCAN1: TITLE OW. t:H, CON THACT PUHCHASt::H or Lf:SSEE* of the land. 
Limited liability companies and real e~ tate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent tJf shareholders; managing members shall also be listed. Use footnote numb..:rs to designate 
partnerships or corporations, which have further listings on an nnachment pagt:. and relt:rt:m:e the same footnote numbers on 
the attachment page. 

fORM RZA-1 Vpdatcd(711/06) 



Page Four 
REZO~ lNG AFFJDA VIT 

DATE: September 26, 20 I 2 
(enter date affidavit is notarized) 

for Application No. (s): PCA/FDPA 2006-SU-0~_7 ___ _ 
(enter County-assigned application number(s)) 

==--====== ~- -=- -, 

l(d). One ofthc following boxes must be chccJ.-.t:tl : 

[ ] In addition to the names listetl in Paragraphs I (a), I (b). and I (c) above, the following is a listing 
of any ant! Hll other individuals who own in the aggregate (d irect ly and as a shareholder, partner, 
and beneficiary of a trust) 10% or more of the APPLICANT, T ITLF: OWNE R, CONTRACT 
PURC HASER, or LESSEE* of the land: 

[.1) Other than the names listed in Paragraphs l(a), l(b), and !(c) above, no individual owns in the 
aggn::gate (dire~o:tly and as a shareholder, partner, and beneficiary of a trust) I 0% or more of the 
APPLICANT, TITLE OWNE R, CONTRACT PURC HASER, or LESSEF.* ofthe land. 

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

EXCEPT AS FOLLOWS: (NOTE: If answer is none. enter "NO NE" on the line below.) 
None 

(check if applicable) I I 

fORM RZA·I Updated (711106) 

There arc more interests to be listed and Par. 2 is continued on a 
"Rezoning Anachment to Par. 2" torm. 



Page Five 
RF.ZONING AFFIDAVIT 

DATE: Suptcmber_lQ.,.]O 14.. 
(t:ntcr date affidavit b notarized) 

for Application , o. (s): PCA/FOPA 2006-SU-007 
(enter County-asl>igncd application numb~r(s)) 

3. That within the tvvelve-month period prior to the public hearing of this application, no member of the 
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate 
household, either directly or by way of partnership in which any of them is a partner, employee, agent, 
or at1orney, 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 I 0% or more of thu outstanding bonds or shares 
of stock of a particular class, has, or has had any business or fi nanc ial relationship, other than any 
ordinary depositor or customer rdalionship with or by a retail establishment. public utility, or bank, 
including any gift or donation having a 'alue of mort than S I 00, si ngularly 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 financial relationships of the type described in this pa ragraph tha t arise after 
the fil ing of this application and before each public hearing must be d isclosed prior to the 
public bearings. See Par. 4 below.) 

(check if upplicable) I I There arc more disclosures to be listed and Par. 3 is continued on a 
''Rezoning Attachment to Par. 3" forrn. 

4. That the informa tion conta ined in t his a ffidavit is complete, tha t a ll partnerships, corporations, 
and trusts owning 10% or mor e of the APPLICANT, TIT LE O W:"Jt<:R, CONTRACT 
PURCHASER, or LESSEE* o f the land have bee n listed a nd broken d own, a nd that prior to each 
and every public hearing on this matlcr , I will reexamine this a ffidavit and provide any changed 
or supple mental information, including business o1· financial rela tionships o f the type described 
in Parag raph 3 a bove, that arise on or a fter the d a te o f this application . 

WITNESS the following signature: 

(check one) 
~fJ\- y 

~)~ic~ 
411JJft~-- - - -

t_... [/ ] Applicant's Authorized Agent 

Sara V. Manska, a~~omcytagent ____________ _ 

(rype or print fi rst narnc, middle initia l, last name, and ti tle of signee) 

Subscribed and swom 10 before me this ~Q_- day of ScpL<:!nber 20 12 , in rhe State/Comm. 
of Virginia _ __ , County/City or Arlington _ _ _ 

My commission cxpin::s: 11 /30/20 15 

~FORM RZA·• Uodo"d '"'"'' 



Martin D. Walsh 
(703) 528-4700 Ext. 5422 
mwalsh@arl.thelandlawyers.com 

Via Ha11d Delivery 

Barbara C. Berlin, Director 

WALSH COLUCCI 

LUBELEY EMRICH 

& WALSH PC 

March 20, 2012 

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

APPENDIX4 

Re: Proposed Partial Proffered Condition Amendment Application/Final Development 
Plan Amendment 
Fairfax County Tax Map Reference: 24-4 ((1)) 6C3 and 6C4 (the "Subject 
Property") 
Applicant: Timber Ridge at EDS, LLC 

Dear Ms. Berlin: 

Please accept this letter as a statement of justification for a partial proffered condition 
amendment and final development plan amendment (PCA/FDPA) on the Subject Property. 

The Subject Property is located on the west side of Centreville Road (Route 657) south of 
its intersection with McLearen Road (Route 668) and North of Wall Road (Route 645). On 
February 2, 2007, the Fairfax County Board of Supervisors (the "Board") approved RZ 2006-
SU-007 in the name of LPC Commercial Services, Incorporated which rezoned a total of 
approximately 66.88 acres from the I-5 District to the PRM, Water Supply Protection Overlay, 
and Airport Noise Overlay Districts. The rezoning pem1its development up to 1,159 multifamily 
units, 107,350 square feet of retail use, and 640,600 square feet of office use at an overall FAR 
of0.69. 

The Subject Property is the residential portion of the property subject to RZ 2006-SU-
007. The balance of the property subject to RZ 2006-SU-007 is owned by LPC Conunercial 
Residential, LLC, an entity affiliated with the original applicant. On April4, 2011 , the Applicant 
purchased the Subject Property and now proposes a partial PCA/FDP A to modify the residential 
portion of RZ 2006-SU-007. By letter dated September 29, 2011 , you stated that the 
contemplated modifications to the residential portion of RZ 2006-SU-007 met the standards of 
Section 18-204 of the Zoning Ordinance and thus the application could be filed as a partial 
PCA/FDPA. 

Given market conditions and the change in the residential real estate market, the 
development of 1,159 multifamily units on the Subject Property is not sustainable due to the 
current demand for multifamily residential units. Additionally, the market will not absorb the 

PHONE 703 528 4700 I FAX 703 525 3197 I WWW.THELANDLAW YE RS. COM 
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appropriate number of a single unit type in a period that will allow for completion of the proffers 
and delivery of a quality community. Accordingly, the Applicant proposes to retain the PRM 
Zoning District and develop approximately 720 multifamily units and 80 single family attached 
units, or up to approximately 1,289,126 square feet of residential use on approximately 37.43 
acres of land. The Applicant also proposes to reduce the retail square footage by approximately 
30,750 square feet and relocate the multifamily recreation space from a separate building to the 
interior of the large multifamily building proposed for Block 3. 

The Applicant proposes to modify the approved CDP/FDP to accommodate a variety of 
multifamily unit types and a small number of single family attached units on the eastern 
periphery of the Subject Property. The townhouses have been located on the periphery of the 
Subject Property in conformance with Section 6-406 of the Zoning Ordinance to allow for a 
transition from the multifamily units on the Subject Property to the adjacent single family 
detached community to the cast of the Subject Property. The proposed mix of housing types will 
allow for a variety of attractive architectural styles that will be coordinated and complementary. 
No changes are proposed to the previously approved block structure, existing points of access, or 
circulation patterns. The Applicant proposes to maintain the amount of open space provided. 

The proposed modifications to the residential portion of the development are consistent 
with the uses specified for the Subject Property in the Fairfax County Comprehensive Plan (the 
"Plan") and also in keeping with the overall usc mix as originally approved with RZ 2006-SU-
007. Aside from the removal of a small amount of retail use and modifications to the residential 
uses, the balance of the previously approved office, retail uses, and proffered open space will 
remain. The Subject Property is within the Dulles Suburban Center, Land Unit D-3 of the Area 
III Plan. As an option, the Subject property is planned for mixed use development up to 0.70 
FAR. The Plan lists a number of site specific conditions that the Applicant proposes to meet as 
discussed below: 

• The development application should encompass the approximately 67-acre 
portion of the land unit south of EDS Drive, east of the EDS corporate complex, 
and bounded by Wall Road and Centreville Road. 

The overall development encompasses the approximately 67-acre portion of the 
land unit. 

• The mixed use development should include the following mix of uses (the 
percentages are approximate): 

o Retailuse, 5-10% 
o Office use, 20-30% 
o Residential units, 50-70% 

Depending on the ultimate development program, the proposed development will 
be comprised of 4% retail use, up to 32% office use, and up to 78% residential 
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units. The proposed mix of uses is in keeping with the approximate percentages 
included in the Plan text. 

• The trip generation of the mixed use development should meet the Performance 
Criteria for Optional Uses found in the Dulles Suburban Center Overview, and 
result in significantly fewer peak-hour trips than the office uses planned at the 
baseline. 

The Applicant's proposal decreases the nwnber of trips that were associated with 
the previously approved development. The proposed mixed use development 
results in fewer peak-hour trips that the office uses planned at the baseline. 

• Retail use should be integrated with other uses. Restaurants are encouraged to 
serve both residents and visitors to the area. A grocery store and drug store are 
also desirable uses. 

The Applicant proposes no modifications to the maJon ty of the previously 
approved retail component of the overall development. A small amount of retail 
will be removed from the residential buildings; however, the retai l portion of the 
development remains integrated with the overall mixed-use development through 
street connectivity and unifying streetscape and landscaping. 

• Residential use should provide a mix of unit types, including live/work units, for a 
total of approximately 900-1000 units. LiveAvork units are defined as the 
combination of a private residence with a professional office, retail or other non­
residential use. 

The Applicant proposes approximately 800 units in keeping with the Plan's 
recommendations. Although the Plan recommends inclusion of live/work units, 
such units have not been successful in Fai rfax County. The Applicant does 
propose a mix of residential unit types in keeping with the Plan's vision. 

• An active recreation area with five athletic fields and provision of parking on or 
adjacent to the site or in a shared parking arrangement with adjacent uses. 
Facilities should be developed according to Fairfax County Park Authority 
standards in consultation with FCPA staff This park should be dedicated to the 
Fairfax County Park Authority. 

The Applicant proposes to provide an active recreation area of five (5) athletic 
fields, two (2) rectangular fields and three (3) diamond fields with associated 
parking in conformance with the Plan's recommendations. The approved proffers 
require the Applicant to dedicate the park to the Fairfax County Park Authority. 

• A plaza in the village center should provide usable open space for public events 
and casual recreation use. 
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The Applicant proposes a nwnber of attractive, usable open space areas within the 
interior of the property to allow for public events and casual recreation use. 

• Office use should be integrated into both the village center and elsewhere in the 
development. 

The office component has been previously approved and the Applicant does not 
propose any modifications with this partial PCA/FDP A. 

• To ensure needed access and circulation for this development option, a public 
road connection between Wall Road and EDS Drive should be provided. 

The Applicant's proposal retains the North South Collector that provides a road 
connection between Wall Road and EDS Drive. 

• Pedestrian links should provide a safe and pleasant walking environment. 

The Applicant's development will provide a safe and pleasant walking 
environment with logical pedestrian paths and an attractive streetscape as 
illustrated on the FDPA. 

• Parking should be mostly in structured garages. However, swface lots and on­
street parking should be used to promote street activity and convenience to retail 
uses. 

The Applicant is proposing to provide parking in a mix of surface areas and 
structured garages. 

• Development along Centreville Road should be set back 50-100 feet, depending 
on the applicant's proposes land use, design, and height of buildings, and the 
amount and quality of the landscaping provided. 

Buildings along Centreville Road will be set back approximately 130 feet to 
provide an aesthetical ly pleasing appearance along Centreville Road. 

• There may be a need for an additional high school in the western portion of the 
county served by Westfield, Chantilly, and Centreville High Schools because of 
existing and projected overcrowding at this level. If a high school site has not 
been acquired by the time a rezoning application is under review, then the 
applicant must demonstrate that the school impacts of the residential development 
can be mitigated by other means that meet the approval of Fairfax County. 
Mitigation measures may include, but are not limited to: 
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o Provision of land for additional facilities, such as vocational training, 
academy programs, and adult learning centers, examples of programs that 
are currently provided at existing schools which could be relocated to the 
site that is the subject of the rezoning application. 

o Financial contributions that would facilitate the acceleration and/or 
construction of new facilities or the expansion of existing facilities. 

o Financial contributions for, or donations oj equipment and other items 
that increase the utilization or efficiency of existing school facilities. 

o Measures that facilitate the better utilization of existing school facilities 
from an operational standpoint or other solutions to increase utilization of 
under-capacity schools. 

The Applicant's proposes reduces the total number of units in the development by 
approximately 30%. Additionally, the Applicant agrees to the previous proffer 
that will provide a financial contribution to Fairfax County Public Schools. 

Residential Development Criteria have been adopted in order to evaluate zoning requests 
for residential development. The proposal meets the residential development criteria in the 
proposed development as follows: 

I. Site Design - All applications are to be characterized by high-quality site design. The 
Applicant's proposal provides high-quality site design as follows: 

a. Consolidation - The Applicant has already consolidated all the property that is 
available in this area for development. The original rezoning was comprised of 
approximately 67 acres and rezoned this property to the PRM District to allow for 
a coordinated mix of office, retail, and residential uses. The Subject Property is a 
poriion of this original zoning and is approximately 37 acres (or 55% of the 
original consolidation). 

b. Layout - The proposed layout provides logical, functional, and appropriate 
relationships between residential, office, and retail components within the 
development that is not modified with the Applicant's proposal. The layout 
preserves the previously approved road network, including the provision of a new 
North South Collector Road between Wall Road and EDS Drive thereby 
providing connectivity through the site. The amount of open space has also been 
preserved. The proposed buildings have been located to create a cohesive 
community. 

c. Open Space - Usable, accessible, and well-designed open space is provided on 
the Subject Property in the form of attractive passive recreation areas on the 
interior of the Subject Property. Gathering areas ideal for larger scale community 
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events are connected to more intimate seating areas and children ' s playgrounds by 
a network of sidewalks. Open lawns with landscaped borders make the areas feel 
comfortable and sheltered from the hustle and bustle of this urban 
community. Approximately 37% open space is provided; an amount in excess of 
the twenty percent (20%) required by the Fairfax County Zoning Ordinance (the 
"Zoning Ordinance"). 

d. Landscaping - Ample landscaping is provided throughout the Subject Property to 
enhance the quality and feel of the community. Streetscaping will be provided 
along all proposed streets. Landscape details have been provided on the FDPA to 
illustrate the quality and quantity of proposed vegetation. 

e. Amenities - The on-site amenities for the residents include landscaped open 
spaces, an outdoor pool, retail uses, street connectivity, and structured parking. 
Additionally, the Subject Property will allow for direct and convenient access to a 
large recreation facility that will include two (2) rectangular fields and three (3) 
diamond fields. 

II. Neighborhood Context - New developments are to fit in to the fabric of their adjacent 
neighborhoods. Residential use is an important element as identified by the Plan for the 
Subject Property. The Applicant is proposing a residential development in keeping with 
the Plan's vision and in keeping with the original rezoning of the Subject Property. The 
Applicant's proposal wi ll provide the residential component of a mixed use development 
that includes office and retail uses that have been organized around a logical, functional 
road network. Multifamily units and single family attached wuts in this location wi ll 
serve the growing residential population of in this part of the County and offer a new mix 
of residential housing types. 

III. Environment - Proposals should be consistent with the policies and objectives of the 
environmental elements of the Plan. 

a. Preservation - There are no EQCs, RP As, or other environmentally senstttve 
features located on the Subject Property. There are no scenic assets or natural 
features on thi s site worthy of preservation. 

b. Slopes and Soils - Soil studies have been performed and have been shown to be 
adequate for residential development. 

c. Water Quality - Best Management Practices for stormwater management have 
already been addressed in the prior approval. The Subject Property is served by 
an existing pond located to the west of the Subject Property adjacent to the 
proposed recreation complex. 

d. Stormwater Management - Stormwater management was addressed with the prior 
approval. The Subject Property is served by an existing pond that is located to the 
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west of the Subject Property, adjacent to the proposed recreation complex. The 
pond is adequate to accommodate stormwater from the Subject Property, 
particularly given that the overall square footage of the proposed development is 
being reduced with this application. 

e. Noise - Measures for noise mitigation were addressed in the previous proffers 
which the Applicant proposes to carry forward. 

f. Lighting - The Applicant will provide lighting on the Subject Property that will 
be shielded and directed downward in order to minimize neighborhood glare and 
impacts to the night sky in accordance with Zoning Ordinance requirements. 

g. Energy - The dwelling units will be constructed consistent with energy efficiency 
standards. The Applicant proposes to construct ENERGY STAR qualified 
dwelling units. 

IV. T ree Preservation and T ree C over Requirements - The Applicant is proposing tree 
cover in excess of the Zoning Ordinance's ten percent (1 0%) requirement. The Applicant 
will submit a tree preservation plan and reforestation plan in conjunction with the site 
plan. 

V. Tr ansportation - Staff has concluded that this application decreases the number of trips 
generated by the proposed development. The Applicant proposes to carry forward all 
prior transportation proffers and no changes to the street network or site circulation are 
proposed. I have enclosed a memo from Alex Faghri, dated September 9, 2011 that states 
that the supplemental TIA that was submitted in August 2011 is deemed acceptable and 
no resubmission is necessary. 

VI. Public Fa cilities - The Applicant wi ll reaffirm prior monetary commitments to Fairfax 
County Public Schools and will reaffirm the substantial commitment made to the Fairfax 
County Park Authority that wi ll allow for construction of two (2) rectangular fields and 
three (3) diamond fie lds, with associated parking. 

VII. Affordable Housing - The Applicant proposes to reaffirm the prior affordable housing 
commitment proffered with the prior approval. 

VIII. Heritage R esources - There are no significant cultural, architectural, economic, social, 
political, or historic heritage sites or structures located on the Subject Property. 

IX. Density - The Plan does not recommend a residential density in terms of dwelling units 
per acre, but instead recommends a maximwn FAR of 0.70 and recommends that 
approximately 50% to 70% of the development be comprised of residential use. The 
proposal will comply with the previously proffered FAR of 0.69 and the overall 
residential use will comprise approximately up to 75% of the overall development. 
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The proposal IS m conformance with all ordinance regulations with the following 
exceptions: 

• Pursuant to Section 11-202(1 0) of the Zoning Ordinance, the Applicant requests a 
modification of the loading requirement for the multifamily residences. The 
proposed residential buildings will not necessitate the number of loading spaces 
required by the Zoning Ordinance as the Applicant does not anticipate the need 
for regular commercial truck deliveries. This modification was granted with RZ 
2006-SU-007. 

• Pursuant to Section 11-302(2), the Applicant requests a modification of the 600-
foot limitation on the length of private streets. The proposed private street will be 
maintained by an Umbrella Owners' Association as required by the proffers. 
Given the number of residential owners within the site, the maintenance 
requirements will not be a financial burden for future property owners. This 
modification was previously granted with RZ 2006-SU-007. 

• Pursuant to Section 13-305(1) and (6) of the Zoning Ordinance, the Applicant 
requests a modification/waiver of the transitional screening and barrier 
requirements along the eastern property boundary, between the multifamily 
residential uses and the nonresidential uses and the off-site single family detached 
houses, in favor of that shown on the FDP A. This modification/waiver will allow 
for a more attractive, integrated community. Additionally, the single family 
detached houses are sufficiently separated from the Subject Property that there 
will be no adverse impacts with the waiver of the barrier requirements. This 
modification/waiver was previously granted with RZ 2006-SU-007. 

• Pursuant to Section 13-203(3) of the Zoning Ordinance, the Applicant requests a 
modification of the peripheral landscaping requirements for above grade parking 
structures. The above grade parking structures will be a site amenity for 
residences that will provide for attractive, screened parking and allow for 
development of a coordinated, urban multifamily development. 

• Pursuant to Section 17-201(4) ofthe Zoning Ordinance, the Applicant requests a 
waiver of the site plan requirement for construction of the six-lane widening of 
Centreville Road. VDOT has its own plans for the widening of Centreville Road. 
This waiver was granted in conjunction with the RZ 2006-SU-007. 

• Pursuant to Section 17-201(3), the Applicant requests a waiver of the interparcel 
access requirement to the EDS Campus to the west, at Tax Map 24-4 ((1)) 6B and 
to the office uses on Tax Map 24-4 ( ( 1)) 6E and 6F. Interparcel access between 
the Subject Property and the adjacent parcels would be undesirable given the 
incompatibility of industrial office uses to the north and west with the proposed 
residential uses. This wavier was granted in conjunction with RZ 2006-SU-007. 
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• The Applicant requests a modification of all trail and bike trail requirements in 
favor of the streetscape and on-road bike system shown on the FDPA. 

The Applicant continues to propose a primarily multifamily development on the Subject 
Property in conformance with the Plan's recommendations. The Applicant proposes simply to 
reduce the number of units in order to modify the unit types and add a small amount of single 
family attached dwellings to the overall development. The development continues to feature 
large, attractively landscaped open spaces, well planned and attractive streetscapes, enhanced 
street connectivity, logical integration to the previously approved retail and office uses, and a 
significant recreation complex. Ultimately, the residential development will provide a well­
designed mixed-use center to serve the growing population in the western part of Fairfax County. 
The Applicant's proposal is consistent with the Plan and the purpose and intent of the Ordinance. 

Should you have any questions, or require any additional information, please do not 
hesitate to contact me. I would appreciate the acceptance of this justification and the scheduling 
of a public hearing before the Fairfax County Planning Commission at your earliest convenience. 

1\.s always, I appreciate your cooperation and assistance. 

Very truly yours, 

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

'-'/1'1.Ju\~::., .C . .... f~...,r;:.,.(0i-.... /r ~/vf 
Martin D. Walsh 

cc: Stanley F. Settle, Jr. 
Richard D. DiBella 
Robett Cochran 
Marci Bonner 
Robin Antonucci 
Sara V. Mariska 

{A0508087.DOCX / 1 Statement of Justification 007238 000002} 



• APPENDIX 5 

County of Fairfax , Virg i n i a 
To pt·ore,·r and eurich the qual1ry of life for I he people. neighborhoods and diverse communi1ies of Fairfax Counry 

February 2, 2007 

Benjamin Tompkins 
Reed Smith LLP 
31 I 0 Fairview Park Drive, Suite 1400 
Falls Church, VA 22042 

RE: Rezoning Application Number RZ 2006-SU-007 (concurrent with PCA 75-2-01 6-03) 

Dear Mr. Tompkins: 

Enclosed you will find a copy of an Ordinance adopted by the Board of Supervisors at a 
regular meeting held on December 4, 2006, granting Rezoning Application Number 
RZ 2006-SU-007 in the name of LPC Commercial Services, Incorporated to rezone certain 
property in the Sul ly District from I-5, AN, and WS Districts to the PRM, AN, and WS 
Districts to permit mixed use development wi th an over all Floor Area Ratio {FAR) of 0.68 
(inclusive of ADUs). The subject property is located in the northwest quadrant of the 
intersection o f Centreville Road and Wall Road on approximately 66.88 acres of land and 
subject to the proffers dated November 30, 2006. Tax Map 24-4 (())) 6Bpt. and 6C. 

The Board also: 

• Modified the loading space requirement to allow fewer spaces, as shown in the 
tabulations on sheets three and six of the Conceptual Development Plan/Final 
Development Plan (CDP/FDP). 

• Modified the transitional screening requirement along Cen treville Road, in favor of the 
landscape buffer treatment shown on the CDP/FDP. 

• Modified the maximum private street length requirement to permit private streets in 
excess of 600 linear feet. 

• Waived the barrier requirements along the eastern property boundary, between th e 
proposed multi-family residential uses and nonresidential uses and the off-site single~ 

family detached houses, in favor of that shown on sheets 19 and 20 o f the CDP/FDP. 

• Waived the si te plan requiremem for construction of th e six-Jane widening of 
Centrevi lle Road . 

Offict> of Clerk to the Board of Supen ·isors 
I 2000 Government Center Parkway, Suite 533 

Fairfax, Yirgima 22035 
Phone: 703-324 -3151 • Fax: 703-324-3926 • ITY: 703-324-3903 

Email: clerk lothebos@fairfaxcounry.~ov 
; ~ . , . .. 



• 
At a regular meeting 'of the Board of Supervisors of Fairfax County, Virginia, held in the 

Board Auditorium in the Government Center at Fairfax, Virginia, on the 4th day of December, 
2006, the following ordinance was adopted: 

AN ORDINANCE AMENDING THE ZONING ORDINANCE 
PROPOSAL NUMBER RZ 2006-SU-007 

WHEREAS, LPC Commercial Services, Incorporated filed in the proper form an 
application requesting the zoning of a certain parcel of land herein after described, from the 1-5, 
AN, and WS Districts to the PRM, AN, and WS Districts, and 

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

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

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

Be, and hereby is, zoned to the PRM, AN, and WS Districts , and said property is subject to the use 
regulations of said Sully District, and further restricted by the conditions proffered and accepted 
pursuant to Va. Code Ann., 15.2-2303(a), which conditions are in addition to the Zoning 
Ordinance regulations applicable to said parcel, and 

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

GIVEN under my hand this 4th day of December, 2006. 

Nancy Ve 
Clerk to the Board of Supervisors 



:I LPC Commercial Servicest Jnc. 
RZ 2006~SU~007 

Tax Map 24~4((1 ))-6B (portion) and 6C 

PROFFER STATEMENT 

June 30, 2006 
Revised July 24, 2006 

Revised August 16, 2006 
Revised September 14, 2006 

Revised October 9, 2006 
Revised October 24, 2006 

I 

Revised Novef11ber 1, 2006 
Revised November 2, 2006 
Revised November 7, 2006 
Revised November 14, 2006 
Revised Nove~ber 15, 2006 
Revised November 16, 2006 
Revised November 17, 2006 
Revised November 18, 2006 
Revised November 22, 2006 
Revised November 30, 2006 

Pursuant to Section 1 5.2-2303A of the Code of Virginia, 1950, as amended, and Section 
18-204 of the Zoning Ordinance of the County of Fairfax (1978, as amended) ("Ordinance"), 
subject to the Board of Supervisors' approval of the requested Rezoning Applkation 
("Rezoning") and Conceptual Development Plan ("CDP"), the applicant and owners, for 
themselves and their successors and assigns ("Applicant") hereby proffer the following 
conditions ("Proffers"). The Property that is the subject ofthese Proffers is identified on the 
Fairfax County Tax Maps as 24-4((1 ))-6B (portion) and 6C. Any future modifications to the 
Proffers and/or CDPA which affect only a specific parcel or parcels may be approved by the 
Board of Supervisors upon application for a proffered conditioned amendment and/or conceptual 
development plan amendment, as applicable, by the individual owner of a specific parcel or 
parcels without amending the entire proffer statement, and/or the entire CDP, provided such 
amendment does not affect the remainder of the Property as provided for pursuant to Paragraph 6 
of Section 18-204 of the Zoning Ordinance. These Proffers, if accepted by the Board of 
Supervisors, supersede all prior proffers applicable to the Property, including the Proffers last 
amended by the Board of Supervisors on September J 9, 1998 (PCA 75-2-016-2) (the "1998 
Proffers"). Nothing contained herein shall affect the parcels subject to the 1988 Proffers that are 
not part of1he Property and that are not part ofthese applications. 



l . CONCEPTUAL DEVE~OPMENT PLAN/FINAL DEV~LOPMENT PLAN 

1. Substantial Conformance. Development of the Property shal1 be in substantial 
conformance with the Conceptual/Final Deveiopment Plan entitled "Conceptual 
Development Plan/final Development Plan EDS/Lincoln Property" prepared by Winiam 
H. Gorpon Associates, lilc. dated September, 2005, J~st revised October 24, 2006 
("CDPfoFDP"), except as <;:>,therwise provided herein . Sheets 4 and 5 and Sheets 7 and 8 of 
the CDP/FDP 'present altem!ltive layouts and building programs for certain of the (i) 
commercial/retail development and (ii) office development The Applicant may initially 
develop such commer~ial/retail and office areas consistent with the building footprints 
and P.arking layouts shown on Sheets 4 and 5 and later add gross floor area and parking 
up to the maximums shown on Sheets 7 and 8, provided such additional gross floor area 
and parking are in substantial conformance with Sheets 7 and 8, all without an 
amendment to the CDPIFDP. The first floor space in Buildings F and G fronting along 
Rotary Drive may convert between office, retail and residential, regardless of how such 
space is initially used. Irrespective of the notes on the CDPIFDP, the multiple family 
dwellings shall be located in buildings of at least 4 stories (provided the first story of such 
bui ldings may h~ve non residenti al uses as otherwise permitted) and such buildings or the 
associated parking structures shall have an elevator. 

2. Elements of CDP. Norwithstanding the fact that the Conceptual Development 
Plan and Final Development Plan are presented on the same plan , the elements that ·are 
components of the Conceptual Development Plan are limited to the points of access, the 
general location of the buildings, uses, building heights,· parking garages and open space 
areas, limi ts of clearing and grading, and setbacks from peripheral Jot lines and only a 
fut ure amendment I<? such elem ents shall require a subsequent CDPA or Proffered 
Condition Amendment. 

3. Modifications. 

A. Minor m.odifica tions to the CDP/FDP may be permitted pursuant to 
Paragraph 4 of Section 16-403 of the Zoning Ordinance, including the right to (i) alter 
building footprint sizes within the building envelopes set forth on the CDP/FDP, (ii) 
modify plazas and active/passive recreation areas provided the overall character and 
general location of such areas are generally as set forth on Sheets 11 and I 2 of the 
CDP/17DP, and (iii) adjust pedestrian and vehicular circulation areas provided the overall 
character and general location of such areas are generally as shown on Sheets 1 I and 12 
ofthe CDP/FDP. 

B. The Applicant reserves the right to adjust residential gross square footage 
between any bui lding in Blocks 3, 4, 5, 6 and 7; adjust office gross square footage 
between any bui ldings Blocks 8, 9 and l 0, and adjust retail square footage between any 
buildings in Blocks 1 and 2, provided that the total gross iloor area for a particular use 
does not exceed the amounts set fonh on Sheet 2 of the CDP/FDP, and as limited in C. 
below; the building heights as shown on the CDP/FDP are not exceeded; the minimum 
landscaped open space, level of amenities, and peripheral dimensions to Jot lines are not 
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j ' reduced, as such elements are shown on Sheets 4 and· 5 of the CDPIFDP or Sheets 7 and 
8 of the CDP/FDP; as applicable, and provided such adjustments are otherwise in 
substantial conformance with the CDP/FDP. 

C. Nof\vj thstanding tha' the CPPIFDP depicts maximum gross floor 'ar~a for 
~ach of the (i) residential, (ii) commercial/retail and (iii) office uses, the Applicant shalJ 
be permitted to transfer up to I 0% of\he gross floor area in any of the three (3) 
designated uses to any other use provided that no new buildings are created, maximum 
building heights are not exceeded and the cap on residential units is not exceeded, the 

'\ , 

total percentage of residential gross floor area is no more than 71% of total gross floor . .., 
"area _and such transfers are otherwise in substantial conformance with the CDPIFDP. 

4. ~ '· Maximum Densitv. The maximuJ floor area ;atio ("FAR") permined on the 
Property shall be 0.69 inclusive of Affordbble Dv,,eJJing Units (ADUs). Based on this 
maximum FAR, the maximum gross floof area ("GF A") that may be constructed shall be 
2,01 5,050 square feet for all of the Propehy. The Applicant reserves the right to 
construct a Jesser amount of GF A provided that the buildings and Property remain in 
substantial conformance with that shown 'on the CDP/FDP as determined by the Zoning 
Administrator. The maximum number of dwelling units shall not exceed 1159 units, 
inclusive of ADUs and associated bonus units. The Applicant sha)] provide 5% of the 
units as ADUs. 

5. Phasine. Build-out of the Property may proceed in phases as set forth in the 
Proffers. The FAR and/or number of dwelling units per acre constructed. within a 
respective phase of the project may exceed the maximum density limitations set forth in 
Proffer 4 above so long as such maximum density limitations are not exceeded over the 
entirety of the Property that is the subject of the rezoning. Except as qualified herein, the 
creation of the landscaped open space areas and associated improvements may occur in 
phases, concurrent with the phasing of development/construction of the Property. As 
such, the total area o(landscaped open space provided at any given phase of development 
shall not be required to be equivalent to the 37% overall landscaped open space required 
at project complet ion; provided that the total combined open space at the completion of 
all development sha ll satisfy the overall landscaped open space requirement as shown on 
the CDP/FDP. Proffer 37 shall establish the timeframe for the development ofthe 
replacement ath letic fields shown on Sheet 13 of the CDP/FDP. 

6. Non-Residential Phasine/Construction of Plaza/Convertible Retail Space. 

A. Prior to the issuance of more than 51 4 RUPs, 30,750 square feet of non-
residential development shall be constructed to include aJJ exterior walls and roof 
structu res. The Plaza between Blocks l and 3 shal l be included on the Site Plan for the 
first bui lding to be constructed in Blocks 1, 2, 3 or 4, and shall be substantially 
completed, i.e., open to the public and avail able for its intended purpose, prior to the 
issuance of the fina l RUP or Non RUP for the first building shown on such site plan. The 
ground fl oors of the buildings within Block 3 and Block 4 that fronts on the Plaza shaJJ 
be used for non-residential uses only. 
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B. The App1icant shall design and construct the ground floors of the 
buildings along Rotary Drive in Blocks 3 and 4 as shown on Sheets 4 and 7 to 
accommodate non-residential uses including having a floor to floor height of thirteen feet 
and satisfying the buildi,ng code requirements for buildings with residential and non 
residential uses. Gonsis~ent with the alternative layout provisions of Proffer I.A, this 
groun~ floor space along Rotary Drive may be either retail/commercial or residential and 
may be converted from one use to the other as market and other forces dictate (the 
"Convertible' Space"): ln the event that the Applicant is unsuccessful in leasing or selling 
more than fifteen thousand square feet ofthe Convertible Space for non residential uses 
over a period of twelve ( l 2) months (the "Marketing Period"), then the Applicant shal1 
demonstrate its marketing efforts to the Department of Planning & Zoning, and 
thereafter, the Applicant may lease or seiJ such units for multi-family residential uses. 
The Marketing Period shall be deemed to have commenced at such time as (i) Applicant, 
and/or Applicant's broker, has commenced distributing marketing materials to the non 
residential market with respect to such space and (ii) has distributed a copy of such 
materials to the Zoning Administrator, but in no event sha]J such 12 month period expire 
earlier than six months following site plan submission for the first site plan for Blocks 3 
and 4. The Applicant shall provide written notice in the community association 
documents, as well as to initial purchasers/tenants of such ground floor units of the 
provisions of this Proffer. TI1is commitment to marketing such space shall not require 
that such space remain vacant beyond the Marketing Period. 

7. Streetscape and Landscape Phasin£. 

A. The streetscape and associated landscaping shown on Sheet 21 ofthe 
CDP/FDP entitled ''Pedestrian Enhancements and Streetscapes" shall be instal1ed at the 
same time as the North South Collector Road (as defined in Proffer 10 hereof), except the 
Applicant need not insta11 those elements such streetscape or landscaping to be installed 
more than ten (10) feet from the right-of-way line, as set forth on Sheet 21 ofthe 
CDP/FDP. The Applicant shall install the berms and shade and evergreen trees along the 
Property's full Centrevl1le Road frontage ,:vith the first site plan approval for a building 
within Blocks 1, 3 and 5 (depicted on Sheets 19 and 20 of the CDP/FDP as the Phase 1 
Centreville Road Landscaping). The Phase 2 Centreville Road Landscaping, as depicted 
on Sheets 19 and 20 of the CDP/FDP, ifnot sooner installed, shall be installed prior to 
the fir.st RUP for the final building in Blocks 1, 3 and 5. 

B. The landscaping and pedestrian improvements associated with the private 
streets shown on Sheets 14 and 15 of the CDP/FDP shall be installed at generally the 
same time as the private street with which they are associated. Such Landscaping and 
pedestrian improvements shall be maintained by the property owner or successor COA as 
defined in Section Xlll hereof. 

C. The streetscape and landscaping along the North South Collector Road as 
shovm on Sheet 21 of the CDP/FDP shall be installed as follows: The 
Jand~caping/streetscape depicted as Phase 1 Collector Road Landscaping on the 
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CDPIFDP shall be installed at the same time as the a~jacent road improvements and the 
landscapin£/streetscape depicted as Phase 2 Collector Road Landscaping for the entire 
length of the North South Collector Road shall be installed with the last to occur of 
construction ofPhases A orB of the North South Collector Road, as such Phases are 
shown on Exhibit B attached hereto. 1 ·• •' 

8. Density Credit. Density credit shall be reserved for the Property as provided by 
Section 2-308 of the Zoning Ordinance for all dedications described herein and/or as 
shown on the CDP/FDP or as may reasonably be required by Fairfax County, VDOT or 
others at the time of site plan approval. ~ 
~., 

.PERMITTED USES 
' ';· 

9. . Permitted Uses. 

A. The principal and secondary uses \:vhich shall be permitted are the 
following: dwelling, multiple family; public uses; accessory uses and home occupations 
as permined by Anicle 10 of the Zoning Ordinance, bank teller machines, urunanned; 
business service and supply service establishments; commercial and industrial uses of 
special impact (Category 5), limited to: fast food restaurants, quick-service food stores, 
vehicle sale, rental and anciiJary service establishments (provided there shall be no site 
storage of more than ten ( l 0) vehicles), limited by the provision of Sect. 9-518 of the 
Zoning Ordinance; commercial recreation uses (Group 5), limited to: billiard and pool 
halls, health clubs, indoor archery ranges, fencing and other similar indoor recreational 
uses, any other similar commercial recreation use; eating establishments; finandal 
institutions; gam1ent cleaning establishments (only if all dry cleaning processes are 
conducted off-site); institutional uses (Group 3), limited to: churches, chapels, temples, 
synagogues and other such places of worship and private school of special education, 
provided such institutional uses are located entirely within a non residential building 
shown on the CDP/FDP; light pu~Ji~ utility uses (Category 1 )_i_~[fices; qu~si-public uses 
(Category 3), limited to: churches, chapels, temples, synagogues and other such places of 
worship, churches, chapels, temples, synagogues and other such places of worship with a 
child care center, nursery school, or private school of general or special education; 
coJJeges, universities; cultural centers, museums and similar facilities; independent living 
facilities; medical care facilities; private clubs and public benefit associations; private 
schools of special education; repair service establishments; and retail sales 
establishments. 

B. The following uses shaJJ not be pem1itted: (i) commercial swimming 
pools, tennis couns and similar courts, (ii) skating facilities, (iii) single family attached 
dwellings, (iv) parking, commercial off street, as a principle use, (iv) congregate living 
facilities, (v) theatres, (vi) transponation facilities and (vii) vehicle transponation service 
establishments. The folloYving uses shall not be permitted unless an FDPA is obtained: 
hotels, child care centers and nursery schools, private schools of general education and 
churches, chapels, temples, synagogues and other such places ohvorship with a child 
care center or nursery school. The foJJo,ving uses shall not be permitted unless an FDPA 
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or Special Exception is obtained: drive in banks and fast food restaurants with drive 
throughs. ' 

C. The pennitted·principal and sec'ondary uses shall not result in any 
additional buildings beyond those represented on the CDPIFDP. However, the Applicant 
reserves the right to .'(i) establish Group 8 Temporary Uses, including construction and 
sales trailers, in Blocks 1; 2, 8, 9 and 10 of the CDP/FDP and (ii) to establish construction 
and sales trailers on any of.' the Blocks, a]] on an interim basis as may be approved by the 
Zoning Administrator qr .Board of Zoning Appeals, as applicable, all without the 
necessity of an amendment to the CDP/FDP or Proffers if such are in substantial 
conformance with the CDP/FDP, are located within building envelopes and do not alter 
the limits of cleaTing and grading. 1 

J11. TRANSPORTATION I 
I 

10. Transportation. Alltransportation
1
improvements to be made pursuant to this 

Section lil shall be subject to Virginia Department ofTransportation ("VDOT''), 
Fairfax County Department ofTransportation and DPWES approval. 
Substantially complete in this Section 11l sha1l mean such road is base paved and 
open and available for use by the public, bu' not necessarily accepted by VDOT 
into the State secondary road system for maintenance. Upon demonstration by 
the Applicant that, despite diligent efforts by the App licant, provisions of the road 
or signal improvements to be made under this Section lil have been unreasonably 
delayed by others, the Zoning Administrator may agree to a later date for the 
completion of.the improvement in question. Further, all escrows provided in this 
Section Ill shaJJ be escalated on an annual basis based on increases in the 
Consumer Price Index from the date of approval of this Application in 
conformance with inflationary adjustment criteria outlined in Section 15.2-2303.3 
of the Code of Virginia. 

1 1. · North South Collector . 

A. Applicant shall, prior to the issuance of residential use permits ("RUPs") 
and/or non-residential use permits ("Non RUPs") for more than 800,000 
total square feet of gross floor area (the "North South Collector Road 
Completion Date"), dedicate right-of-way for construction and 
substantially complete (i) the "North South CoJJector Road" coMecting 
EDS Drive (Route 81 05) to Wa)) Road (Route 648) as a four (4) lane, 
median divided, public right of way with a design speed of 40 MPH, 
unless VDOT approves a Jesser design speed, (ii) improvements to EDS 
Drive at the intersection ofEDS Drive and the North South Collector 
Road and (iii) certain improvements to Wa11 Road at the intersection of 
Wa11 Road and the North South Collector Road (exclusive of those 
r~.~erenced in Proffer 13) as the improvements set forth in items (ii) and 
(m) are shovm on the CDP/FDP. For purposes of this 800,000 square feet 
calculation each residential unit shall have the square footage shown on 
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the approved site plans. The North South Co11ector Road and the 
associated improvements to EDS Drive and WaiJ Road intersection are 
depicted on Sheets 7 and 8 of the CDPIFDP. · 

. ' 

Notwithstanding the trigger in Proffer ll.A. above, the Applic~nt 'shaJJ (i) 
bond and construct the four (4) Jane section of the North South CoJJector 
Road shown on the CDP/FDP as Phase B (inc1uding the associated EDS 
Drive improvements) with the first site plan for a building in Blocks 6, 7, 

• I 

9 or 10 arid (ii) bond and construct the four lane section of such road 
shown on the CDP/FDP as Phase A with the first site plan for a building Itt 
Blocks 2, 4 or 8, with substantial completion to occur prior to the issuance 
ofRUPs or Non RUPs, as fpplicable,·.for any building depicted o~ such 
site plan. 

I 
C. The Applicant shaJJ installlalong and .adjacent to the North So~th Collector 

Road, pedestrian enhancement consisting of pedestrian signage, special 
pavement treatments, over.sized crosswalk striping, median refuges and 
landscaping generaUy as shown on Sheet 21 of the CDPIFDP. Applicant 
agrees, that (i) the COA contemplated in Proffer 58 herein shall maintain 
such elements that VDOT wi11 not accept for maintenance and will, if 
required, enter into a maintenance agreement with VDOT, or (ii) the 
Applicant will use materials acceptable to YDOT ifYDOT is to maintain 
such elements. The COA documents shall disclose the existence of such 
maintenance obligation. The Applicant shall not be prevented or delayed 
in obtaining any other approvals or permits ifYDOT or the_ County does 
not permit any or all of such pedestrian enhancements, nor shall the 
Applicant be required to escrow for such improvements provided the 
Applicant demonstrates that diligent efforts have been made to obtain 
YDOT and County approval for such enhancements. Such enhancements 
shall be sbown _gn .t..h~ inj!i~L~i~Pl!'!rr.f.9r !1.1~ North South Collector Road 
or applicable portion thereof. At time of site plan -~pprov~J fort he North 
South Collector Road, or applicable portion thereof, if.VDOT and/or the 
County have not consented to such pedestrian enhancements within the 
right of way, this proffer to provide the pedestrian enhancements which 
were not approved, sha11 be deemed null and void. · 

D. In the event that VDOT does not approve the design ofthe North South 
Collector as proposed and reflected on sheets 7 and 8 of the CDP/FDP, 
then the applicant shall design and construct the North South Collector as 
shown on Sheet 26 of the CDP/FDP. 

I 2. Centreville Road. 

A. To the extent not previously acquired by VDOT, the Applicant shall 
dedicate and convey (with construction by others) to the Fairfax County 
Board of Supervisors in fee simple (i) at the time of site plan approvals for 
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the adjacent development that includes any portion of Blocks 1, 3 or 5 or 
(ii) when' requested by VDOT or the County; whichever first occurs, the 
land areas adjacent to Centreville Road (Route 657) as shown on the 
CDPIFDP consisting of approximately 3.1 acres as shown on Sheets 5 and 
7 of the CDP/FDP. 

,'B. At the tim~ of Site Plan approval for portions of the Property adjacent to 
.· Centreville Road, the Applicant shall provide additional dedication area to 

the BQard of Supervisors in fee simple and construct right turn 
deceleration lanes along Centreville Road as shown on the CDP/FDP to 
serve each of the site entrances. These deceleration lanes shall be 
constructed when the associated private street to which they tie in is 
constructed i.e., intersections with Parkland Drive and Main Street. 

C. The Applicant shall, at the time of site plan approval for the site plan that 
includes Main Street, extend the northbound left turn lane on Centreville 
Road at Main Street. 

13. Wall Road 

Applicant shall, as part of the site plans for the adjacent improvements, i.e., 
Blocks 1 and/or 8, bond, construct and thereafter substantially complete those 
improvements to Wall Road as depicted on Sheet 7 of the CDP/FDP, with 
substantial completion to occur prior to the issuance of the first RUP or Non RUP 
for any building depicted on such Site Plan. 

14. McLearen Road. 

A. Applicant shall, prior to issuance ofRUPs or Non RUPs for more than 
800,000 square feet of gross floor area, bond, construct and thereafter 
substantially complete those improvements to the McLearen 
Road/Centreville Road intersection and the McLearen Road/EDS West 
Drive intersection, both as depicted on Sheet 2 of the CDP/FDP. 

B. Notwithstanding the foregoing, Applicant shall not be required to design, 
bond or construct the McLearen Road/EDS West Drive improvements 
until the installation of a traffic signal at such imersection by others, at 
which point such improvements shall be designed, bonded and 
constructed. ]fat time ofbond release for the final site plan for the 
Property, such traffic signal has not been installed, Applicant shall escrow 
with DPWES the estimated cost of the McLearen Road/EDS West Drive 
improvements in an amount determined by DP\VES in fuJI satisfaction of 
this Proffer. 
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Traffic Si~mals. ·. 

A. Centreville Road/Kinross Circle South. 

J. 

II. 

' 

Prior to approval of the first site plan for any building in' Blo~ks 1 
and 3, the Applicant will submit to VDOT plans for the 
modification of. any signal existing at the Centrevi)}e Road/Kinross 
Circle Sotith intersection to accommodate a fourth approach at this 
location (Main Street). Such signal wi1l include pedestrian count 
down heads, and "chirping devices" to aid the visually impaired if . .,. 
approved by YDOT. 

The Applicant will! complete th~ signal .modifications, subject to 
VDOT approvals, prior to the :first RUP or non RUP for the first 
site plan in Blocksjl or 3 . 

lll. lfthe signal has not been previously installed (or committed to be 
instaJJed) by other~ prior 10 the approval of the first site plan for 
any building in Blocks 1 or 3, the Applicant shall submit to VDOT 
a warrant study based on build out of the Property and nearby 
development, and design, equip and install such signal, including 
pedestrian count down heads and "chirping devices" at such time 
as VDOT determines them to be 'varranted based on the submitted 
warrant study referenced in this Proffer I 5.A.iii above. 

IV. lfbased on the warrant studies, VDOT determines the signal wiJI 
not be warranted until a time subsequent to bond release for the 
final site plan for the Property, then the Applicant shall provide an 
escrow for the cost of such signal prior to such final bond release 
in lieu of construction in an amount as deteJmined by DPWES, less 
any funds committed to by others for the same signal. 

B . North South Collector Road/Wall Road. 

1. Prior to approval of the first site plan for the first building in 
Blocks 1 ,2, 3,4, and/or 8 the Applicant shall submit to VDOT a 
warrant study based on build out of the Property and nearby 
development. 

11. The Applicant shall design, equip and install such signal, including 
pedestrian count down heads and "chirping devices" at such time 
as VDOT determines it 10 be warranted based on the submitted 
warrant study. The Applicant shall be entitled to use any monies 
escro,ved, and/or posted by others for such signal if available. 
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m. If based on the warrant studies, YDOT determines the signal will 
not be warranted until a time subsequent to bond release for the 
final site plan for the Property, then the Applicant shall provide an 
escrow for the cost of such signal prior to such final bond release 
in lieu of construction in an amount as det eJlTlined by DPWES, Jess 
any. funds committed to by others for the s·ame signal. 

·c. ·Wall Road/.tentreville Road 

1. The Applicant on request ofthe County or at. first site plan 
including the impacted property, whichever occurs first, shall 
provide right-of-way dedication and/or easements along the 
property's Centrevi lle Road and Wall Road frontages necessary for 
the installation of a traffic signal by others at this location. 

n. If not already proffered for construction or constructed by others, 
prior to approval of the first site plan for any building in Blocks 1, 
2, 3, 4 and/or 8, the Applicant sha]) submit to VDOT a warrant 
study based on build out of the Property and nearby development. 

lll. lf deemed warranted, then th'e Applicant shall design, equip and 
install such signal, including pedestrian count down heads and 
"chirping devices" at such time as VDOT determines them to be 
warranted based on the submitted warrant study. The Applicant 

: shall be entitled to use any monies escrowed, and/or posted by 
others for said signal or to be reimbursed for any cont.ribution to be 
made by others for such signal subsequent to the signal 
installation. 

-iv. } ~'based on the warrant studies, VDOT determines the signal will 
not be warranted until a time subsequent to bond release for the 
final site plan for the Propeny, then the Applicant shall provide an 
escrow for the cost of such signal prior to such final bond release 
in lieu of construction in an amount as determined by DPWES, Jess 
any funds commined to by others for the same signal. 

·D. EDS Drive/Nonh South Collector Roadwav. 

1. Prior to approval of the first si te plan for the first building in 
Blocks 6, 7, 9 and/or 10 the Applicant shall submit to YDOT a 
warrant study based on build out of the Property and nearby 
development. 

11. The Applicant shall design, equip and install such signal, including 
pedestrian count do\>.'11 heads and ''chirping devices" at such time 
as VDOT detennines it to be warranted based on the submitted 
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warrant study. The Applicant sha11 be entitled to use any monies 
escrowed, and/or posted by others for such signal if availal?le. .., 

lfbased on the warrant studies, YDOT determines the sigpaJ w iJ] 
not be warranted until a time subsequent to bond relea;e for the 
final site plan for the Property, then the Applicant shall provide an 
escrow for the'· cost of such signal prior to such final bond release 
in lieu of construction in an amount as determined by DPWES, less 
any funds committed to by others for the same signal. 

North South Collector Roadway/Parkland Drive. 

). Prior to approvaJ .ofthe first site plan for any building in Blocks 
I ,2, 4, 6, 7, 8, 9 ancl/or J 0 the Applicant shal l submit to VDOT a 

I . 

warrant study for the intersection o f the North South ColJector and 
Parkland Drive bas!ed on full build out of the Property ahd those 
background developments referenced in the TIA for the subject 
intersection. 

n. The applicant shaJJ design, equip and install said signal, including 
pedestrian count down heads and "chirping devices" at such time 
as YDOT determines them to be warranted based on the submitted 
warrant study. 

lll. Jfbased on the warrant studies, VDOT determines the signal wiJJ 
not be warranted until a time subsequent to bond release for the 
final site plan for the Property, then the Applicant shall provide an 
escrow for the cost of such signal prior to such final bond release 
in lieu of construction in an amount as determined by DPWES, less 

--~!2~ -~nds ~omf!!i~t e? to by .others for the same signal. 

F . SiQTia] Timine Modifications to Centrevil1e Road. 

Within 180 days after substantial completion of the North South Collector 
Roadway, but in no event later than release of the bond for the North 
South Collector Roadway, the Applicant shall make signal timing 
modifications to the following signals subject to VDOT approval: 
Centreville Road and McLearen Road, Centreville Road and Kinross 
South and Centreville Road and Wall Road. · 

G . In all circumstances in this Proffer I 5 where the Applicant is to design, 
bond and construct a signal, when warranted by VDOT, the Applicant 
sha11 diligently pursue such design, bonding and construction following 
VDOTs agreement that such signal is '"'arramed. 
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16. Rieht-of-Way Acquisition/Condemnation. For any of the improvements listed 
above for which 6ff-site right of way and/or easements are required, if, six (6) 
months subsequent to the initial request by the Applicant to obtain the necessary 
right-of-way and easements, the Appl.icant is unable to bring about the dedication 
by others and the.netessary right-of-way and easements, or to acquire by purchase 
the rignt-of7'way'Or easements at fair market value, as determined by an MAl 

;(Member of the Appraisal Institute) appraisal, the Applicant shaH request the 
· Board .~o condemn'the necessary land and/or easements. lt is understood that the 
Applicant's req~est to the Board for condemnation will not be considered until the 
Applicant has demonstrated to the satisfaction of the County their failed attempts 
to acquire the right-of-way and easements and the Applicant has forwarded the 
request i,h writing to the Division of Land Acquisition or other appropriate County 
official, accompanied by (1) plans, plats and profiles showing the necessary 
right-of-way or grading easements to be acquired, including all associated 
easements and details of the proposed transportation improvements to be located 
on said right-of-way property; (2) an independent appraisal of the value of the 
right-of-way property to be acquired and all dam'ages to the residue of the affected 
property; (3) a sixty (60) year title search certificate of the right-of-way property 
to be acquired; and (4) an escrow in an amount equal to the appraised value of the 
property to be acquired and of all damages ~o the residue which can be drawn 
upon by the County. lt is also understood that in the event the property owner of 
the property to be acquired it is awarded with more than the appraised value of the 
property and to the damages to the residue in a condemnation suit, the amount of 
the award in excess of the escrow amount shall be paid to the County by the 
Applicant wit,hin forty-five (45) days of said award. ln addition, the Applicant 
agrees that all reasonable and documented third party sums expended by the 
County-in ac:quiring the right-of-way and necessary easements shall be paid to the 
County by the Applicant within sixty ( 60) days of written demand. 

ln the event the County is successful in acquiring the off-site right-of-way, then 
the Applicant shall construct the improvement(s) for which right-of-way is 
available. Jt is expressly understood that in the event the County abandons efforts 
or does not acquire the aforesaid right-of-way and/or easements by means of its 
condemnation powers within thirty- six (36) months from the Applicant's wrinen 
req uest to the Division of Land Acquisition, the Applicant is relieved of any 

· responsibility under this proffer to construct any off-site portion of the aforesaid 
· transponation improvements specifically affected by the unavailability of the 
easements or right-of-way (with all associated bonds released) and the Applicant 
shall escrow in an amount determined by DPWES, as appropriate, for any 
uncompleted ponions ofthe transponation improvements, with such escrow to be 
refunded to the Applicant along with the escrow previously paid to the County for 
the right-of-way acquisition at the expirat ion often (10) years if the County has 
not acquired such right-of-way and constructed such improvements. 
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:: 17. Transport ation Demand Manaeement. The Applicant shall implement and 
operate a transportation demand management r'TDM") program for th e developm~nt ·.· 
within the Property consisting ofthree,(3) major components as follows: · 

.... 
~., 

: 

A. The designation of an Employee/Resident Transportation Coordin~t~r 
("TC"). The Applicant sha11 appoint a TC from its management staff, or 
from the propeny own~r's association for the Propeny prior to the issuance 
of the first RUPs or Non RUPs for the Propeny. 

B. 

·.·:· c. 

The TC will be available to FCDOT staff to work cooperatively to 
promote opponunities fo enhance panicipation in TDM programs. 

Commencing with the app~intment ofthe TC, implementation of specific 
programs as follows: 1 

I 

(i) The Applicant, thrdugh the TC, shall promote ride sharing on an 
ongoing basis by displaying information on ride sharing in areas 
utilized by residents, tenants and their employees, such as 
residential common areas and building lobbies. The TC sh all : (a) 
maintain a tenant database that can be used by the TC and/or 
FCDOT to distribute transit/rideshare information and promote 
transit use, (b) coordinate with FCDOT to ensure appropriate, up­
to-date materials are distributed for promotion of transit and 
ridesharing, (c) continuously pursue partic ipation in TDM 
programs by employers located within the development; and (d) 
provide an annual repon to FCDOT summarizing the outreach 
efforts, including a listing of participants, and the initiatives 
participants are engaged in providing. · 

(ii) Guaranteed Ride Home. The Applicant shall encourage retail and 
office ten ants and their employees to participate in the Washington 
Council of Government's "guaranteed ri de home" program and to 
provide fin ancial incentives to their employees to travel other than 
by single occupancy vehicles. 

(iii) The Applicant shall, as pan of the execution of each lease, advise 
each tenant that a private TDM program exists and a public TDM 
program exist s and encourage them to participate and contact the 
TC or FCDOT fo r participation opportunities. 

(iv) Preferential Parking for Car and Vanpools. In any office building, 
the Applicant shall reserve three parking spaces per building 
convenient to park ing garage entrance and exit points for car and 
vanpools and such spaces will be clearly idemified as so reserved. 
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· (v) Ea<;h new office or residential building with an associated parking 
garage shall provide secure, weather p'rotected bicycle storage for 6 
bicycles. Each new office building without an associated parking 
garage; shall provide at .ieast one bicycle locker. A t least one 
bi<tycle rack or locker shall be provided in :Block 1 to serve the 
ret~il development . 

·(vi) Tel)~nts/Employer occupants in the office buildings shall be 
encouraged to offer employee benefit options including pre­
tax/payroll subsidies for transit and van pool fares, flex time and 
alternative work schedule programs, live-near work incentives and 
telework programs. 

(vii) Residential buildings shall be hardwired to provide high capacity, 
high bandwidth communications·lines, or the equivalent wireless 
access. The Applicant shall further provide a common area in one 
of the residential buildings with business facilities, which may 
include, but not be limited to, wireless internet access, fax 
machine, photocopier and desktop computers private space for 
phone calls and access 10 a·,vash room. Such common area shall 
be accessible by a]) residents on the Property. 

18. Bus Shellers. Prior to the issuance of more than 350 RUPs or Non-RUPs for 
more than 200,000 square feet whichever is first to occur, the Applicant shall construct 
bus shelters (but not bus pull outs) at two (2) 10 three (3) locations within the Property or 
on Centreville Road adjacent to the Property as mutually agreed upon by the Applicant 
and FCDOT, and if no such agreement on locations can be reached by the issuance of the 
600'h RUP, the Applicant shall donate $20,000 per unconstructed bus stop to FCDOT for 
up ·to a maximum of two unconstructed bus shelters to be used for bus shelters in the 
vicinity of the P.roperty,.with such sum to escalate..on an annual basis based on increases 
in the Consumer Price Index from the date of approval of this App lication in 
conformance with inflationary criteria outlined in Section 15.2-2303.3 of the Code of 
Virginia. The COA shall be responsible for providing and emptying trash receptacles at 
such bus shelters on a routine basis and such obligation sha)) be disclosed in the 
applicable property owner 's association documents. 

19. ·Pedestrian and Maintenance Vehicle Access to Park. The pedestrian access (and 
associated landscaping and hardscape) to the athletic fields as shown on Sheet 13 of the 
CDP/FDP shall be constructed prior to the issuance of the first RUP or Non RUP for any 
bu ilding in Blocks 6, 7, 9 or 10 as shown on the CDP/FDP. Additionally, the Applicant 
shall provide an access easement for Park Authority maintenance vehicles from the 
intersection of the North South Collector Road and Court Street across the drive aisles on 
Blocks 9 and 10 and thence across the pedestrian access shown on Sheet 13 to connect to 
the Park. The portion of the pedestrian access shown on Sheet J 3 of the CDP/FDP 
between the wes1ernmost drive aisle on Block 9 and the Park shall be 1 2' in width to 
accommodate maimenance vehicles provided 4' of such 12 ' access way may be 
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constructed using grasscrete or similar pavers. :Upo,n .the completion of Phase B of the 
North South Collector Road, Applicant shall grant the Fairfax County Park Authority a .. 

. tempor~ry easement from the intersection of the North South Collector and Court· Street ·' 
tq the diamond fields constructed in the Park (as defined in Proffer 38) for maintenance 
vehicles. Such temporary easement shall.be nuJl and void at such time as the"'ac'Cess 
easement described in the second sentenc·e of this Proffer 19 is granted. At the time of 

·.construction of the Park, the Applicant shall construct a pedestrian access with associated 
amenities along Wall Road from the North South Collector Road to the Park as shown on 
Sheets 4 and 7 ofthe CDP/FDP. 

' JV. ~:STORM \VATER MANAGEMENT AND BEST MANAGEMENT PRACTJCES 

20. ·~. Existine Overall Storm Water Manaeement Plan. Stonn Water Management 
("SWM") and Best Management Practices (BMPs) has been and, subject to any required 
approval ofDPWES contemplated in Proffer TV .B. below, wi11 continu~ to be provided as 
set forth in the Site Plan No. 58 1 0-SP-05-1 approved by Fairfax County on June 22, 
1987. The CDP/FDP does not depict any additional SWM or BMP faci1ities on the 
Property. 

21. Additional Facilities. lf deemed necessary by the Director ofDPWES prior to site 
plan approval(s), an exception to the performance criteria shall be requested in 
accordance with the provisions set forth in Section 11 8-6-9 of the Chesapeake Bay 
Preservation Ordinance and/or the Public Facilities Manual for any increase, if any, in 
impervious surface over that contemplated by Site Plan No. 5810-S~-05- 1. lf the 
exception is not requested or, if requested, not approved, SWM or BMPs wi11 be provided 
for any incremental increase in the total impervious area over that contemplated in Site 
Plan No. 58 1 0-SP-05-1 in accordance with a plan approved by the Director of DPWES, 
and said plan may require minor modifications to the existing facilities or the 
construction of additional facilities (or underground vaults, provided such vaults wil1 only 
be pem1itted in areas to be dey_e).QP-~9. w!t.l]Jlpn re~Lq_~!?t.ial u~es and shall be maintained 
by the owners of such non-residential property) in areas th.at 'M'e.plann~d for land 
disturbance activities, all without the necessi ty of amending the CDPIFDP. Additionally, 
regardless if additional \Vater quality measures are required, Applicant sha]] install at 
least one Low lrnpact Design (LID) device such as iiherras, rain gardens or infiltration 
trenches in each of Blocks 8, 9, 10 and may install additional LID devices that are not 
required. The location of such potential additional measures is as set forth on Sheets 4, 5, 
7 and 8 of the CDP/FDP. The maintenance responsibility for any LID devices that are 
installed shall be the obligation of a commercial O\vner or a property owners association 
of commercial 0\vners and shall not be the responsibility of a residential property owner 
or a property owners association that includes residential property owners. 

V. PARKJNG 

22. Minimum Parkin2 Spaces. Applicant reserves the right to provide parking in 
excess o f the minimum required per Ordinance so long as such parking is in substantial 
confonn ance with the CDP/FDP. 
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23. Non Required pa{.kine Spaces. The parking spaces shown as Proposed on Sheets 
3 and 4 of the CDP/FDP that are in excess of the number of spaces required by the 
Ordinance may be provided at the option of Applicant, but shall not be required. 

VJ. DESJGN 

24. .' Desi~m Concepts 7·, 'The architectural guidelines for the Property with respect to 
building facades, buil~ing scale and massing, building site and streetscape and building 
signage and lighting are set forth in Sheets 14 and 15 of the CDP/FDP (the "Design 
Concepts"). These Design Concepts and the perspectives set forth on Sheets 21, 22 and 
23 of the CDP/FDP are intended to be illustrative of the general quality and character of 
the development. Modifications to these bJements as shown on the CDP/FDP shall not 
require an amendment to the Proffers or G:DP/FDP and are pennitted prov.ided the 
changes are in substantial conformance ,ith these design concepts. 

25. Additional Retail Desi!!l1. Retail buildings A, B, C, D and E shall be 
architecturally finished (all four (4) sides) with similar materials, detailing and features. 
Additionally, such buildings shall be permit1ed to have outdoor seating areas to promote 
pedestrian activity in the areas depicted on Sheet 7 of the CDP/FDP. 

26. Additional Office Desi!!l1. The office buildings located in Blocks 8, 9 and 10 
shall be designed to front on the North South Collector with landscaped entry plazas 
oriented toward the street. The parking (other than limited visitor parking) for such 
buildings shall be lo~ted to the rear of the buildings. 

27. Additional Residential Desi~m. The residential buildings along the North South 
Collector shall have their front facade oriented toward such road. Such front facades 
shall be of similar quality and character to the front facades along Centreville Road as the 
quality and character Qf s:uch facades are depicted on Sheet 25 of the CDP/FDP. 

28. Unifvine Elements. All signs and sneet furniture, including garbage cans, benches 
and lamp posts, shall be consistent, both in terms ofmaterials and design, throughout the 
development. 

29. Si!!l1a2e. 

A. Project Siena2e. All signage provided on the Property shall comply with 
Article 12 of the Zoning Ordinance. Any permanent freestanding signs shaH be 
monument type with a maximum height of 10 feet (except as otherwise provided in any 
Comprehensive Sign Plan that may be approved) and shall be generally located as shown 
on the CDP/FDP. Pole signs shall110t be permit1ed on the Property. All directional and 
way finding signage shall be consistent, both in tem1s of materials and design, throughout 
the development. The Applicant reserves the right 10 obtain approval of a 
Comprehensive Sign Plan at any time that would permit modifications to the provisions 
of Anicle 12 without obtaining a PCA or CDPA/FDPA. 
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B. Temporary Si rns. No temporary signs (including "popsicle" paper or cardboard •' 
signs) which are prohibited by Article 12 of the Zoning Ordinance, and no signs which 
are prohibited by Chapter 7 of Title 33.1 or Chapter 8 of Title 46.2 of the Code of •' 
Virginia shall be placed on or off-site by the Applicant, or at the Applicant's or any 
builder's direction, to assist in the initial and future marketing, sales and/or rental of 
dwelling units on the subject Property. This same restriction shall apply to the marketing 
of and sales by all retail establishments located on the Property. The Applicant, any 
builders and any retail tenants shall direct theiJ: agents and employees involved in 
:~arketing the Property to adhere to this Proffer. 

I 
I 

30. Li ehtine. All outdoor lighting fixtures sha1J be in accordance with the 
Perfom1ance Standards contained in Part 9j (Outdoor Lighting Standards) of Article 14 of 
the Zoning Ordinance. Fixtures used to illuminate streets, parking areas and Wfllkways 
shall not exceed twenty-two (22) feet in height, measured from the ground to the top of 
the light standard, shall be oflow intensity design and shall utilize full cut-off fixtures 
which shall focus directly on the Property: All upper level parking deck Eghting fixtures 
shall not exceed a height of seventeen (17) feet measured from the ground to the top of 
the light standard. Lighting on the top level of the residential parking garages shall not 
extend above the roofline of the residential buildings. Lighting within the parking decks 
shall be installed benveen the ceiling beams to reduce glare. 

3 l. Screenine. All rooftop mechanical equipment shall be screened so to limit the 
visibility of such equipment from the surrounding street level with such screening to be 
compatible with the fas;ade of the building. 

VB. LANDSCAP1NG 

32. Landscapin2 and Open Space. Site plans submitted for the respective phases of 
development shall include a landscape plan for that phase of development as generally 
shown on Sheets 9 and 10 of the CDP/FDP unless the timing of the installation of such 
landscaping is otherwise required by these Proffers. The Applicant shall maintain such 
landscaping. The species and initial planting site of such landscaping is set forth on 
Sheets 9, J 0, l 8, l 9 and 21 of the CDP/FDP, subject to revision as may be approved by 
Urban Forest Management ("UFM"). 

33. Location of Utilities. Utility lines shall be generally located so as to not interfere 
with the landscaping concepts shown on the CDP/FDP. The landscaping set forth on the 
CDPIFDP l1as and shall be designed 10 accommodate the extension of the Colonial 
Pipeline facilities through the Property generally in the location shown on Sheet 5 ofthe 
CDPIFDP and the Dominion Power/Verizon facilities along Centreville Road generally 
in the location shown on Sheets 4 and 5 of the CDP/FDP. The Applicant reserves the 
right to make minor modifications to such landscaping to reasonably accommodate utility 
lines provided such relocated landscaping shall retain a generally equivalent number of 
plantings and continues to reflect the concepts illustrated on the CDP/FDP. For all other 
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areas of the Property, in tpe event that during the process of site plan review any 
landscaping shown on the CDP/FDP cannot be installed in order to locate utility lines, as 
detenniried by DPWES, then an area of additional landscaping generally consistent with 
that displaced shall be substi.tuted at an alternate location on the Property, subject to 
approval by Urban Fores.t Management. 

' ' . 
34. ;Parkin!:! Deck Landscaping. The Applicant shall provide planting areas and 
landscaping on the top ley,'el of any parking garages shown on the CDP/FDP in 
accordance wi.th requi~ements of the Public Facilities Manual (PFM). Such landscaping 
shall be of a similar type and quality to that depicted on Sheets 9 and 10 of the CDP/FDP, 
but al minimum shall include medium shade trees in adequately sized planters, as 
detennined by ~M, with such landscaping to be irrigated. 

35. Maintenance of Cleared. but Undeveloped Areas. Following the approval of the 
first site plan for residential development on the Property, any disturbed areas of the 
Property shall be seeded and maintained on a regular basis in accordance with the PFM 
standards. 

''111. PRJVATE STREETS/PEDESTRJAN 1MPROVEMENTS 

36. Private Streets. All streets and travel ways on the Property other than the North 
South Collector shall be private and shall be maintained by the Community Association 
as contemplated in Proffer 57 and such maintenance obligation shall be disclosed in the 
Community Association documents. All such private streets shaiJ be subject to a public 
access easement, in a·fonn acceptable to the County Attorney. The quality and character 
of such private street~ are set forth on Sheets 14 and 15 of the CDP/FDP. Main Street, 
Rotary Drive and Parkland Drive wil1 be constructed with materials and depths of 
pavement consistent with public street standards in accordance with the Fairfax County 
Public Facilities Manual ("PFM"), as determined by DPWES. Such sheets also depict the 
sidewalk \vidths and landscaping to be provided adjacenUo such_private streets. 
Modifications to such private street layouts shall be permitted provided the Zoning 
Administrator detennines that any alternative layouts are consistent with the quality and 
character depicted on Sheets 12 and 13. Sidewalks adjacent to retail development shall 
include special paving, brick, brick accents or ribbons, or other similar elements, as 
shown on the CDP/FDP. 

37. 'Pedestrian Jmprovements. The Applicant shall, concurrent with the development 
of adjacent areas, construct the pedestrian network consisting of an interconnected 
network of sidewalks and trails set forth on Sheets ] ] and l 2 of the CDP/FDP, except the 
connections to the Park, ·which are to be constructed when required by Proffer l 9. 
Concurrent with site plan approval for each respective building the Applicant shall place 
all sidewalks and trails shown on the CDP/FDP on such a site plan in public access 
easements, in a fonn acceptable to the County Attorney. The Community Association 
shall maintain such sidewalks and/or trails located outside the public right-of.way. 
Additiona1ly, the Community Association shall maintain such sidewalks and/or trails 
within the public right-of-way that are constructed with specialty paving as identified on 
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the CDP/FDP or any sidewalks and/or trails within the public right-of-way that VDOT 
will not agree to maintain. The maintenance responsibilities for such sidewalks sha11 be· 
disclosed in the Community Association documents. 

' ' 
JX. PUBLJC FACJLITIES·CONTRJBUTlON 

38. .'Park. 

A. The Applicant shall dedicate in fee simple to the Fairfax County Park .. 
Authority (FCPA) approximately 17.0 acres of land as shown on Sheet 13 ofthe 

... ,CDP/FDP, for the development of public parkland (the "Park"), provided the Applicant 
receives density 'credit for the land area so dedicated, as provided for in Section 2-308 of 
the Zoning Ordinance. Such density credt shall be reserved to the l-5 zoned property not 
being rezoned by this application that corpprises a poi1ion of Tax Map Parce] 24-4 ((11 )) 
6B from which the Park land will be subdivided and is located to the north and west of 

I .. 
the fields. The CDP/FDP illustrates the use of the proposed Park land as a five (5) field 
Athletic Field Complex. 

B. In addition to dedication, the Applicant shaJJ provide the fo11owing 
services and improvements: 

i. Preparation and pursuit of requisite site plans and obtain necessary 
Site Plan approval and construction and VDOT entrance pennits; 

n. ·Site utility work shall include: 

a. relocation of existing sewer main and manhole out of field 
ofplay areas as shovm on Sheet 13 of the CDP/FDP; 

b. provision of electric power of sufficient capacity to light 
two rectangle fields and three diamond fields according to the 
specification anached hereto as Exhibit C (the "Field Specifications") and 
to supply necessary po\ver for a future restroom and concession building, 
field irrigation, and parking Jot lighting in accordance with the Field 
Specifications. 

c. provision of wired conduit to light pole locations for field 
lighting at the two rectangle fields. Lights wiJJ be located as required to 
achieve the details in the Field Specifications. 

d. provision ofnon-wired conduit stubbed at each diamond 
field to aJlow for future lighting of the three diamond fields. Conduit will 
be stubbed to permit lights to be located to acJ1ieve the photometries 
detailed in the Field Specifications. 
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e. provision of an'irrig?tion pump house according to.the 
Field Specifications and water service connection including water meter, at 
the location of the irrigation pump house as shown on Sheet ·13 cifthe ' 
CDP/FDP and of sufficient capacity to irrigate all three diamond fields 
and service a future restroom and concession building and pdssibie future 
hydration of the rectangle fields; a~d 

L stubbing water, sewer and electric service to the area 
designated on Sheet 13 of the CDP/FDP for restrooms and concessions; 

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

a. obtaining any necessary wetlands permits; 

b. clearing and grubbing of existing vegetation; 

c. stripping and stockpiling oftopsoil; 

d. provide dust preventiol) measures; 

e. insta1ling silt fencing; 

... 

f. finished grading of five athletic fields in accordance with the Field 
Spec;ifications. 

g. grading of parking Jot and secondary facility areas 
(playground, warm-up areas, restroom/concession area); and 

h.··-- .installing of site drainage with stom1 water management to 
be provided at the pond located to the west on EDS property. 

JV. Construction of the following facilities on the Park: 

a. n:vo (2) rectangle fields with minimum playing dimensions of 195' 
by 360' suitable for both aduh and youth play and improved with a 
synthetic all-vieather 1Urf surface, including at least 5' of the overrun area 
(the remainder of the overrun area shall be sod mrf) and with field lighting 
in accordance with the Field Specifications, a synthetic turf sub grade 
profile and subsurface drainage system shall be used on the rectangle 
fields and shall be in accordance with the Field Specifications for 
synthetic turf fields; lighting shall be provided in accordance with the 
Field Specifications; 

b. two (2) 60' diamond baseball Jields 'vith fences and 
backstops, containment ne11ing, concrete bleacher pads to meet all ADA 
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accessibility standards and to accommodate the bleachers shown on Sheet 
13 of the CDP/FDP, sodded turf and irrigation all in accordance with the 
Field Specifications; Rootzone Mix shall be used at a minimum depth of 
6" in the turf area and shall be in accordance with the Field Specifications. 

c. . one (1) 90' diamond baseball field with fences and 
backstops, ybntainment netting, concrete bleacher pads to meet all ADA 
'accessibility standards and to accommodate the bleachers shown on Sheet 
13 ofth~ CDP/FDP, sodded turf and irrigation all in accordance with the 
Field Specifications; Rootzone Mix shaH be used at a minimum depth of 
6':. in the turf area and shall be in accordance with the Field Specifications. 

d. sidewalks ~d access trails as depicted on Sheet 13 of the 
· CDP/FDP, including off-sjte pedestrian access to the Park; a1! trails shaH 

meet the standards set by t,he Americans with Disabilities Act 
Accessibility Guidelines; I . 

e. a finished asphalt parking lot built to PFM standards 
containing 270 parking spaces, with lighting; 

f. seeding of the area of the portion of the Park intended for 
recreational use, but not improved with the athletic fields or other facilities 
such as parking, according to Field Specifications for general grounds; 

g. landscaping in the parking Jot and at the peripheral areas of 
the Park to PFM and Zoning Ordinance standards. 

v. The dedication of the Park to FCPA shall occur within thirty (30) 
days following substantial completion of the improvements listed in 
subparagraph B. above and acceptance of such improvements by the Park 
Authority for maintenance. For the rectangular fields, this shall occur, 
subject to delays outside of the Applicant's reasonable control not later 
tha~ fourteen (14) months from the time that play is permanently ceased 
on any of the existing fields located in the area previously leased to the 
CY A (as such cessation is detem1ined by CY A with a certified leller sent 
to the Director of the Zoning Evaluation Department, the Sully District 
Supervisor and FCPA executed by CY A and the Applicant and specifying 
such date of cessation). With respect to the diamond fields, this shall 
occur one growing season beyond the 14 months to allow sod on the 
diamond fields to take root prior to those fields. 

Applicant shall obtain a bond as security for the public improvements 
necessary to construct the Park shown on Sheet 13 of the CDP/FDP and 
referenced herein. Such bond shall comply with all the rating 
requirements set forth in Section 2-0600 ofthe PFM. Should applicant not 
substantially complete the parks within the timeframes noted above, then 
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no bond extension shall be gral)1ed by' Fairfax County nor shall anyRUPs 
or Non RUPS be issued on Blocks 1·, 2, 3 and 4 un61 such completion. 
However, upon demonstration by the Applicant that, despite diligent 
efforts by the Applicant, provision of the fields have been unreasonably 
delayed by others or 'maners outside the Applicant's control a,s determined 
by the Zoning Administra1or, the Zoning Administrator may agree to the 
issuance of 50% ofRUPs or Non RUPs for such Blocks 1, 2, 3 and 4 and a 
later date for the completion of the fields at which time the remainder of 
the RUPs or Non RUPs may be issued. Additiona11y, prior to substantial 
completion of the fields, the Applicant shall not be entitled to RUPs and .. 
Non RUPs for more than 50%, of the maximum permitted square footage"' 
in Blocks 1, 2, 3 and 4 in the aggregate. Substantial completion sha)] be 
defined as the date detennined by an- 1ndependent certified landscape 
architect or professional engineer paid for by the Applicant, but reporting 
to the County, that the improvements to be provided pursuant to this 
Proffer are available for their intended purpose and substantially complete 
(except for growing season pennitted for sod for the diamond"fieJds) in 
accordance with the site plans therefore and the Field Specifications. 
Failure to substantially complete the fields within the timeframes above 
shall not impact the issuance ofRUPs or Non RUPs for Blocks 5, 6, 7, 9 
and l 0. 

vi. Any debris or \Vaste on the Park parcel shall be removed prior to 
dedication as detennined by FCP A. Prior to dedication the Applicant shall 
arrange a \Valk-through inspection with the Park Authority Land 
Acquisition Manager, Area 5 Operations Manager, and Resource 
Management Division representative to demonstrate successful 
completion of this requirement. 

vii. Applicant shall involve FCPA in various stages ofthe site design 
process (including at (i) schematic, (ii) design, development and (iii) final 
permit drawings) and incOJ1lorate comments of FCPA that are consistent 
with the Field Specifications. FCPA Project Management staff shal1 be 
provided access during the construction process if they desire to monitor 
that the Park is built according to the Field Specifications. 

39. Schools Contribution 

A. The Applicant shall contribute $247,500 to DPWES for transfer to the 
Fairfax County School Board as its public school contribution for this rezoning 
application, with such sum to escalate from the date of rezoning approval to the date of 
payrnent by the increase in the Consumer Price Jndex for all urban consumers (CPJ-U), 
1982-1984 === l 00 (not seasonably adjusted). 
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B. The contnbution shall be paid in four (4) equal installments as a 
prerequisite to the issuance of a building pennit for the 200'\ 400'\ 6001h and 8001h unit, 
respectively, for any residential building on the Property. 

X. COMMUNJTY SJ.TE AMENlTJES AND RECREATJONAL FACJLJTJES 
CONTRJBUTlON . . 

'I 

40. Community Site .Amenities. The Applicant shall provide the community 
amenities and active m1dpa.ssive recreation areas and plaza areas generally as depicted on 
Sheets 11 and 12 ofthe CDP/FDP. The general quality and character of such areas are 
set forih on Sheet 18 of the CDP/FDP. The exact elements that comprise such amenities 
sha11 be determined at time of site plan for the buildings adjacent to such amenities and 
such amenities shall be constructed at thd same time as the adjacent buildings. 
Additional site amenities may be provide~ at time of site plan provided they are of the 
quality and character of those set forth ori Sheet] 8 of the CDP/FDP. At a minimum such 
active site amenities shall include two (2) sport courts, one or more pools, and a 
clubhouse and/or fitness center. 

41. Recreational Facilities Contribution. The Applicant shall contribute $955 per 
Non ADU residential unit for the total number of :Non ADU residential units to be 
constructed on the Property with such payment to be made in accordance with Section 
16-404 of the Ordinance. Credited against said contribution sha11 be the cost of any 
recreational improvements located on the Property for residents or guests only, whether 
located inside or outside, such as swimming pools, health clubs and related facilities. 

XJ. AFFORDABLE D'VELUNG UNJTS/WORKFORCE HOUSJNG 

42. ADUs. The Applicant sha11 provide Affordable Dwelling Units within the 
residemial buildings to be constructed on the Property consistent with the provisions of 
Section 2-800 of the Ordinance, unless modified by the ADU Advisory Board. Prior to 
site plan approval for any building required to provide AD Us, the Applicant shaH provide 
calculations for the required number of ADUs in such building to DPZ for review and 
approval. Nothing contained in these proffers shall be deemed to alter the administration 
of the ADUs or the number of ADDs required to be provided pursuant to Part 8 of 
ArtjcJe, ?· Five percent (5%) of the total number of residential units shall be ADUs. 

43. Jntent. Proffers 44 through 55 set forth the elements of a work-force housjng 
program that is intended to provide housing units on the Property that will be affordable 
to future residents who have a median household income of70% to 90% of the 
\Vashing10n D.C. metropolitan statistical area median household income ("MHJ"), in 
order to preserve and expand the housing options available in the County, as set forth 
below. 

44. Definitions: The following tem1s used in these Proffered Conditions shall be 
defined as follows, unless specifically modified: 
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Marker-Rare Units. Dwelling units approved ·on the Property that are not subject 
to either the price/rental restrictions of Pa1,1 8 of Article 2 of the Zoning Ordinance or. 
these proffered conditions. ' 

Work-Force Units. Dwelling'units approved on the Property subject tP tne-' 
price/rental restrictions of these proffered conditions, but not required · 
pursuant to Part 8 of Article :2 of the Zoning Ordinance. . ~ 

45. Work-Force Units. A total of three percent (3%) of the dwel1ing units built on th e 
Property sha11 be Work-Force Units. The crea.tion of Work-Force Units m ay occur in ... 

~~phases, concurrent with the phasing of development/construction of the Property and may 
· ~.be located-entirely within any single residentia l building on the Property. As such, Work­

Fqroe Units provided at any given phase of developri1ent shall not be required to be 
equi\raJent to the three percent (3%); provided that the total number of Work-Force Unit s 
at the completion of all development shall satisfy the three percent (3%) overa11 
requirement. If the Applicant, at its option, elects to increase the percentage of ADUs 

' provided on the Property above five percent (5%) of the total number of dweliing units, 
then the Work Force Units required may be reduced on a unit by unit b asis for each ADU 
in excess of 5% of the total number of units. 

Sale. The Work-Force Units approved on such site plans, if offered as for-sale 
units, shall be prov ided to owner(s) whose MHJ is up to seventy percent (70%) of 
MHJ for a studio, eighty percent (80%) for a one bedroom and ninety ·percent 
(90%) for a nvo bedroom. ("Work-Force Sale Units") . 

Renra/. The Work-Force Units approved on such site plans, if offere d as rental 
units, sha)) be provided to renter(s) whose MHJ is up to seventy percent (70%) of 
MHJ for an efficiency, eighty percent (80%) for a one bedroom and ninety percent 
(90%) for a nvo bedroom. ("Work-Force Rental Units") 

When the required Work-Force Units that are calculated in accordance wi th the above 
paragraphs result in a fractional unit less than 0.5, the number shall be rounded down to 
the next whole number and any fractional unit greater than or equal to 0.5 shall be 
rounded up to next whole number. 

46 . Desienation on Approved Site Plan. The approved site plan for the respective 
residential buildings sha11 designate the number of Work-Force Units, ADUs, and 
Market -Rate Units by bedroom count. The Applicant shall determine the interior 
amenities, including the number of bedrooms, for each Work-Force Unit provided. Not 
more than one-third of the Work-Force Units shall be studios and not more than two­
thirds of the Work-Force Units shall be studios and one bedroom units. The interior 
amenities, at a minimum, shall be equivalent to the interior amenities provided for ADUs. 
If the development of the residential buildings is phased or developed in sections, then 
the approved site plan for the respective residential buildings shall also contain 
tabulations ofthe total number of Work-Force Units, ADUs and Market-Rate Units by 
bedroom count on the Property. 
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47. Timin2 ofProvision of the Work-Force Units. RUPsshall not be issued for more 
than eighty percent (80%) of all of the total dwellings units approved on the Propeny, 
until RUPs have been issued .for the required Work-Force Units required pursuant to this 
Proffer. Furthermore,, the·development agreement and its security: (bond, letter of credit 
etc.), sh~JJ not be rel'eased·until all of the Work-Force:Units approved on the respective 
site plan have been issued .RUPs. 

•' • i 

48. Subject to the Administrative Provisions of the ADU Ordinance. lt is intended 
that the Work-Force Units shall be administered in a like-fashion as ADU Units pursuant 
to Part ·8 of Artie]~ 2 of the Zoning Ordinance in effect at the time of the execution of 
these proffered conditions. The follov,;ing specific provisions of the Zoning Ordinance 
shall apply to administration of the Work-Force Units: Sections 2-805,2-806,2-807,2-
810,2-81 l, 2-812,2-813,2-817, and 2-818, including the recordation ofthe appropriate 
restrictive covenants in the land records ofFairfax County, except where such provisions 
directly conflict with these Proffered Conditions. When these Proffered Conditions 
conflict with the administrative section(s) of the Zoning Ordinance, these Proffered 
Conditions shalJ control, including, but not limited to, the calculation of the sale/resale 
price and rental rates of Work-Force Units. 

49. Administrative Contribution. Prior to the issuance of any RUP for a Work-Force 
Sale Unit, the Applicant shall contribute$] 00 per Work-Force Unit sho'vn on the 
approve site plan to FCRHA. Such funds shall be utilized by FCRHA for administration 
of the Work-Force Sal~ Units. · 

50. Alternative Administration. Notwithstanding Proffer 48 above, the Applicant 
reserves the right to negotiate with the appropriate Fairfax County agency, to enter into a 
separate binding written agreement solely as to the terms and conditions of.the 
administration of the Work-Force Units after the approval of this rezoning. The requisite 
number and pricing/rents of Work-Force Units provided pursuant to these Proffered 
Conditions sha11 not be altered in any manner by such an agreement. Such an agreement 
shall only consider administrative issues on terms mutually acceptable to both the 
Applicant and Fairfax County and may only occur after the approval of this rezoning and 
when the revisions have been deemed to be in substantial conformance with these 
Proffered Conditions. Fairfax County shall be in no manner be obligated to execute such 
an agreement. If such an agreement is executed by all applicable parties, then the Work­
Force Units shall be administered in accordance with such an agreement, and Proffer 48 
above may become null and void. 

5 I. 1ntentionally Deleted. 
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52. Work-Force Sale Units- Initial Sales Price . .'The initial sales price for each Work-
Force Sale Unit sha1l be determined in accordance' with the following formulas a'nd as 
approved by FCRHA: 

A. 

B. 

For Work-Force Sale Units 
l 00% ofMHJ times the following adjustment factors 
Two Bedroom= 90% 
One Bedroom = 80% 
Studio= 70% 

.. 
' . 

... 
Multiply the result by thirty-eight percent (38%) and divide by twelve (1'".2). 
to determine the monthly lhelter pa):nent. Then subtract the fo11owing: 

i. Estimated monthly property tax. Such tax shall be based on the 
Fairfax County property t~x rate in effect at the time of the sale, and to 
include any future or addi1ional property taxes for such propetty, whether 
imposed by the County, Commom:veaJth or Federal Government; 

ii. Estimated monthly homeowners insurance. Such insurance shall be 
based on the estimated insurance required by a lending institution to 
secure a Joan on a similar dwelhng unit; 

n1. Estimated monthly community association fees. Such fees shall be 
based on the actual average association monthly fees assessed against the 
unit for the prior calendar year. Community association fees sha1l not be 
included for formula for the initial sale of any Work-Force Unit; 

JV. Estimated monthly utilities. Such utilities shal1 be based on the 
actual average monthly utilities used by the unit for the prior calendar 
year. Utility fees shall not be included for formula for the initial sale of 
any Work-Force Unit; 

C. Convert the resulting estimated monthly payment, utilizing the interest-
rate on a 30-year fixed-rate Joan (assuming a Joan of90% ofthe Purchase Price) as 
published by Freddie Mac thirty (30) days prior to any closing and round the result to the 
nearest whole number, to establish maximum sales price for the unit. The actual sales 
price may be Jess than the calculated maximum at the discretion of the Applicant. 
The Applicant or any subsequent seller shall provide a copy the sale price calculation to 
FCRHA prior to closing on the sale of any Work-Force Sale Unit The initial MHI to 
detennine such initial maximum sale price shall be based upon the date of the issuance of 
the first RUP for any Work-Force Sale Unit. At a minimum, the MHl and the maximum 
sale p:rice, as calculated above, sha)] be adjusted once a year, starting on January 1 of the 
next calendar year, and annually thereafter. The Applicant reserves the right to make 
more frequent adjustments. A copy of such annual calculation or any permitted 
adjustments shall be provided to FCRHA. The MHJ shall be the most recent published 
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MH1 as contained in the American Community Survey of the U.S. Census, or other 
applicable publication as detennined by FCRHA in consultation with the Applicant. 

53. Work-Force Rental Units- Rental Rates. The maximum monthly rental each 
Work-Force Unit may be. offered at sha11 be detennined as fo11ows: 

:Work-F?rce Rental, Dnits 

100% o{MHI times the following adjustment factors 
Two Bedroom = 90% 
One Bedroom = 80% 
Efficiency= 70% 

Divide the result by twelve (12), then multiply by 25% and round to the nearest whole 
number to establish the maximum monthly rent for the unit. 

I 
The initial MHJ to detennine such initial maximum monthly rent shall be 

detennined from.the date of the issuance ofthe first RUP for any Work-Force Unit. The 
MHJ and the maximum monthly rent, as calculated above, shall be adjusted once a year, 
starting on January l of the next calendar year, and annually thereafter. A copy of such 
annual calculation shaJJ be provided to FCRHA. The MHJ shall be the most recent 
published MH1 as contained in the American Community Survey of the U.S. Census, or 
other applicable publication as detem1ined by FCRHA in consultation with the Applicant. 
Following the expirati9n of ten (1 0) years from the issuance of the first RUP for a 
building containing a 'workforce rental unit, Housing and Community Development may, 
in conjunction with the then owner of such unit, reset the rental formula to ensure that the 
rents are still affordable to individuals within the targeted income levels. 

54. Compliance with Federal. State. and Other Local Laws/Severability. ]fit is found 
by a court of competent j,urisdiction, that any portion of these Proffers related to 
providing Work-Force Units violate any Federal, State or other local Jaw, then the 
offending portion of the proffer shall be deemed null and void and no longer in effect. All 
remaining conditions of these Proffered Conditions shall remain in full force and effect. 

55. Condominium Conversion. If a residential building was initially built as a rental 
project, 'then is subsequently conveJ1ed to a condominium project, any existing Work­
Force Units shall be maintained as Work-Force Units and shall be administered as Work­
Force Sale Units. The restrictions on the Work-Force Sale Units shall be disclosed in the 
condominium declaration. 

56. Disclosure. The requirements for administrmion and price of all for sale Work­
Force Units shall be disclosed to all prospective purchasers and be recorded among the 
land records as a restrictive covenant. The form of such covenant shall be approved by 
the County Attorney. 
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~JJ. NOISE ATTENUATlON MEASURES 

57. . Prior to site plan submission for the first residential building fronting along 
Centreville Road, the Applicant sha~l provide to DPWES and DPZ an acoustical study 
("Study") for review and approval in accordance with DPZ established guidelines'for 
studies, to assess the impact of transportation noise from CentrevilJe Road on the 
proposed development based on final residential building locations. The Study shall 
utilize standard measures to evaluate noise, and shall confirm existing mapped noise 
contour intervals and as a condition of site plan approval sha11 demonstrate that exterior 
wall construction techniques that are to be prpvided will ensure that a maximum interio~;,.,. 

~., noise level of approximately DNL 45 dBA shall be achieved for any dwelling unit and . 
· '"''that the Study shows will be exposed to noise levels. in excess ofDNL 65 dBA. 

All .. units that require interior or exterior structural noise alteration shall be identified on 
the 'site plan. 

)\Ill. COMMUNITY ASSOClA TJON 

58. Prior to issuance of the first RUP or Non-RUP for the Property, the Applicant 
shall estab]jsh a "Community Association" in accordance with Virginia Jaw. Such 
Community Association may consist of an umbrella owners association for the entire 
Property (or the existing Bristol Owners Association, \vhich is the master association to 
\vhich the Property is presently subject), as well as individual sub associations or 
condominium owners' associations ("COAs") formed for specific buildings or groups of 
buildings. At a minimum, each COA, all residential units (unless represented by and 
included in a COA) and the owners of each office and/or retail building shall be members 
of the Community Association. The Community Association shall be responsible for the 
obligations specifically identified in these proffers, including all maintenance, TDM, and 
notiiication obligations. The Community Association documents or any residential lease 
of the units shall disclose the Property's proximity to Dulles Airport and the potential for 
expansion of airport operations and resultant potential noise impact. 

XJV. "'ETLANDS PERMJT. 

59. The Applicant shall contact with the US Anny Corps of Engineers in writing prior 
to the final site plan approval to determine whether or not any action is required to ensure 
compliance \vilh § 404 of the Clean Water Act. lf any action is required, the applicant 
shall complete such action as may be required by Section 404 prior to grading the 
impacted area prior to site plan approval. 

XlV. ROUTE 28 TAX DJSTRJCT 

60. The Applicant shall provide prepayment of taxes that would be lost to the Route 
28 Transporlation lmprovements Tax District by reason ofthe rezoning of a portion of 
the Property for residential uses in accordance with the formula and provisions as 
adopted by the Board of Supervisors for optional residential development within the 
Route 28 Tax District. The por1ion of the Property for which the Applicant shall prepay 
the Route 28 taxes shall be the land areas that include re5idential development, being 
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generalJy those areas eas.-ofthe Nonh/South Connector Road and north ofthe 
Community Plaza. Applicant agrees to promptly subdivide ·such residential area so that it · · 
is a separate tax parcel. The prepayment of taxes shall be made within sixty (60) days 
following the date on which-an ordinance app.roving the Applicant's requested rezoning 
and these associated pro,fers is enacted. The Applicant recognizes that failure to provide 
payment to the 'Couiny in the full amount determined by the Board's formula within 60 
days of. the Board of SuperVisors approval of the rezoning and fin a J development plan 
shaH mean that this rezoni~g and. final development plan approval as requested by the 
Applicant shaH not become effective and that this rezoning and final development plan 
decision sha11 be void in accordance with Virginia Code Section 1 5.2-4608(C). 

'. 
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XV COUNTERPARTS • I • 

These Proffers may be executed in one or more counterparts, each of which when so ·, 
f)jlecuted shall be deemed an original and all of which when taken together shall constitute but 
cne and the same instrument. ' : : : 

·OWNER: 

EDS JNFORMATJON SERVICES L.L.C. 
.-~ . \ r .. · 

By: _\(_,~_l_(_-~ -~·-,._~_/ ~._:V.......-__,tr-.,----
Ronald P. Var2.o 

.... 
"" 

B<:ecuti V"C \'ic~ Preside])[ and ~q££.e_~J 
7 C--h1ef Financial 0~ AI • 'T'~ Vf'\C"J~ 

. '"~ 

APPLJCANT: 

LPC COMMERCIAL SERVJCES, JNC 

By: __________________________ _ 

lts: ---------------
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XV. COUNTERPARTS 

These Proffers may be exec.~ted in one or more counterparts, each of which when so 
executed shall be deemed an original and all of which w hen taken tog et};Jer shall constjtute but 
one and the same instrument. .. 

" 
• • tl OWNER: 

EDS INFORMA TlON SERVJCES, INC. 

By:L-------------------------
' I 

lts : -:-1 --------------

1 

APPLJCANT: 

LPC COMM~RCIAL SERVJCES, INC 

By Mi:h~ 
\'1illiam r1. Hicl~cy, l /. 

hs: Senior Executive Vi-Ce Pres~'1ent 
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FINAL DEVELOPMENT PLAN CONDITIONS 

FOP 2006-SU-007 

November 29, 2006 

If it is the intent of the Planning Commission to approve Final Development Plan Amendment 
FOP 2006-SU-007, on property located at Tax Map 24-4 ((1 )) 6B pt. and 6C, staff 
recommends that the Planning Commission condition the approval by requiring conformance 
with the following development conditions, which supersede all previously approved 
conditions. 

1. The courtyards in Buildings G and I and the plaza adjacent to Building M shall be 
consistent in quality and character to those depicted for Buildings F, including a formal 
lawn, a focal element and seating areas, and H as shown on Sheet 18 of the 
COP/FOP. 

2. Additional landscaping from that shown on the FOP shall be provided in Blocks 8 and 
9 to enhance the buffer separating their respective parking areas from the athletic 
fields . 

3. To allow for greater environmental benefits and for more open space, landscaped 
islands shall be provided within the surface parking lots of Blocks 1, 2, 8, 9 and 10. A 
reduction in the number of parking spaces shall be permitted to achieve this; however, 
in no event shall the number of parking spaces be less than that required by the 
Zoning Ordinance. 

4. All signage shall be architecturally compatible with the buildings in terms of style, color 
and materials. The location of all signs shall comply with the provisions of Article 12 of 
the Zoning Ordinance, irrespective of that shown on the FOP. 

5. All lighting shall meet or exceed the standards set forth in the Zoning Ordinance for 
outdoor lighting at the time of site plan review, with final determination made by 
Department of Public Works and Environmental Services staff. The submission of a 
photometric study shall also be required ~or the athletic fields . 

6. As the site contains a Fairfax Water easement, the site plan shall be reviewed and 
approved by Fairfax Water. As requested by Fairfax Water, the recordation of an 
amendment to the existing easement agreement shall also be required prior to site 
plan approval. 

7. If approved by DPWES, stormwater management and Best Management Practices 
(BMPs) may~ be accomplished through the expansion of the existing stormwater 
detention and BMP pond located at Tax Map 24-4 ((1 )) Parcel 6B in accordance with 
the requirements of the Fairfax County Public Facilities Manual (PFM) unless waived 
or modified by DPWES. If such facility is expanded, in order to restore a natural 
appearance to the existing stormwater management facility , a landscape plan shall be 
submitted as part of the first submission of the site plan. This landscaping plan shall 
show landscaping in all possible planting areas of the pond, in keeping with the 
planting policy of Fairfax County. This landscape plan shall also show a variety of tree 
species, of various sizes, to be planted throughout. No RUP's shall be issued until the 
facility is planted. 
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8. Forty (40) Fifty (50) of the residential units shall be live/work units, with such units 
being defined as residential units constructed as part of a nonresidential use. 



APPENDIX 6 

DATE: September 26, 2012 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

FROM: Pamela G. Nee, Chief P.'tfi-J 
Environment and Development Review Branch, DPZ 

SUBJECT : Land Use Analysis & Environmental Assessment: 
PCAIFDP A 2006-SU-007 (Timber Ridge at EDS) 

The memorandum, prepared by Scott Brown, includes citations from the Comprehensive Plan 
that provide guidance for the evaluation of the development plans and PCA plat dated March 20, 
2012 and revised through August 22, 2012; and draft proffers dated August 23,2012. 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, Timber Ridge at EDS, LLC, is requesting a proffered condition amendment and 
final development plan amendment for a 3 7 .4-acre portion of a 66.88-acre development 
approved in 2007 as RZ 2006-SU-007. The 2007 approval rezoned the entire 66.88 property 
from the I-5 District to Planned Residential Multifami ly (PRM) to permit development of up to 
1,159 multifamily residenti al units, 107,350 square feet of retai l, and 640,600 square feet of 
office use with an overall site floor area ratio (FAR) of0.69. 

The 37.4 acre site under the subject PCAIFDPA is the residenti al portion of the overall 
development, and included all of the 1,159 multifamily residential units within eight buildings, 
as well as 30,750 square feet of retail floor area distributed between the ground floor of two of 
the residential buildings, as well as a ! -story standalone building of 3,500 square feet proposed 
within the median of Main Street. Through the subject application, the applicant proposes to 
eliminate all retail floor area within the subject property and modify the residential component to 
720 multifamily units and 85 single-family attached units (805 units total). To accommodate this 
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Barbara Berlin 
PCA/FDPA 2005-SU-007 
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mix of unit types, there are modification to the alignments of internal streets, areas of open 
space, and the location of recreational amenities. 

Four types of residential buildings are proposed: 

• Type A includes two 4-story buildings that wrap around a shared parking garage and 
three interior courtyards. 

• Type B buildings are 10-, 12-, 14- or 16-unit buildings with a stacked townhouse style. 
Each building is four stories. 

• Type C structures are 5-story apartment-style buildings with 36 units each. There are a 
total of 5 buildings of this type proposed. 

• TypeD buildings are three-story rear-loaded town.homes, each with 5 units per building. 
There are a total of 17 Type D buildings proposed on the site. A waiver of the 200 square 
foot privacy yard requirement is requested for these buildings. 

LOCATION AND CHARACTER OF THE AREA 

The overall 66.88-acre development area is bounded by Centreville Road on its east side and on 
its west by North-South Collector Road. The majority of the overall site is undeveloped, except 
for EDS Fields, a recreational ball field complex at the southeast comer of the property 
extending from the Wall Road/Centreville Road intersection. 

The subject property includes a 33 .74-acre section of the area approved in RZ/FDP-2006-SU-
007. It is bounded to the east by Centreville Road and to the north by a power line easement. 
The western and southern boundaries are the approved future roads ofNorth-South Collector 
Road and Main Street, respectively. 

Surrounding development includes single-family residences to the east and southeast across 
Centreville Road; a mix of industrial buildings and office buildings to the south side ofWall 
Road; addi tional undeveloped land to the west between the subject property and EDS Road; and 
primarily office uses to the north up to MeLearen Road. Dulles International Airport 
easternmost runway is located approximately three quarters of a mile to west of the subject 
property, and portions of the overall development area are located within the Airport Noise 
Impact Overlay District (ANOID). 

COMPREHENSIVE PLAN CITAT IONS: 

Land Use 

Fairfax County Comprehensive Plan, 20 11 Edition, Fairfax Center Area, as amended through 
April 26,2011, Land Unit Recommendations, Land Unit Q, Sub-unit Q9, p. 10 1-103: 

"Land Use 

1. This land unit is planned and approved for high-quality, campus-style office uses in the 
range of .50 to 1.0 FAR to promote development that is compatible with simi lar existing 
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and approved development in this area. Consistent with the higher intensity recommended, 
the area near the intersection of McLearen Road and Route 28 should be considered as a 
future transit stop, given its central location and potential as a focal point along the Route 
28 corridor. The hjgher intensity planned for Parcels 24-4((3))1 -4 is contingent upon the 
provision of transit. 

2. As an option, a training facility or hotel/conference center may be appropriate if integrated 
with existing office uses. These optional uses should be oriented away from Centreville 
Road. 

3. As an option, mixed use up to .70 FAR may be considered within Land Unit D-3 to create a 
high quality mixed use node where office, retail, recreation and residential uses are 
provided. In addition to areawide guidance, this option should address the following site­
specific conditions: 

• The development application should encompass the approximately 67-acre portion of 
the land unit south of EDS Drive, cast of the EDS corporate complex, and bounded 
by Wall Road and Centreville Road. 

The mixed use development should include the following mix of uses (the 
percentages are approximate): 

Retail use, 5-10%. 
Office use, 20-30% 
Residential units, 50-70% 

In addition, other uses, such as institutional, may also be appropriate. 

The trip generation of the mixed use development should meet the Petformance 
Criteria for Optional Uses found in the Dulles Suburban Center Overview, and result 
in significantly fewer peak-hour trips than the office use planned at the baseline. 

Retail use should be integrated with other uses. Restaurants are encouraged to serve 
both residents and visitors to the area. A grocery store and drug store are also 
desirable uses. 
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Residential use should provide a mix of unit types, including live/work units, for a 
total of approximately 900-1000 units. Live/work units are defined as the 
combination of a private residence with a professional office, retail or other non­
residential use. 

An active recreation area with at least five athletic fields and provision of parking on 
or adjacent to the site or in a shared parking an·angement with adjacent 
uses. Facilities should be developed according to Fairfax County Park Authority 
standards in consultation with FCPA staff. This park should be dedicated to the 
Fairfax County Park Authority. 

A plaza in the village center should provide usable open space for public events and 
casual recreation use. 

Office use is integrated into the both the village center and elsewhere in the 
development. 

To ensure needed access and circulation for this development option, a public road 
cormection between Wall Road and EDS Drive should be provided. 

Pedestrian links should provide a safe and pleasant walking environment. 

Parking should be mostly in structured garages. However, surface lots and on-street 
parking should be used to promote street activity and convenience to retail uses. 

Development along Centreville Road should be set back 50-100 feet, depending on 
the applicant's proposed land use, design and height of buildings, and the amount and 
quality of the landscaping provided. 

There may be a need for an additional high school in the western portion of the 
county served by Westfield, Chantilly and Centreville High Schools because of 
existing and projected overcrowding at this level. If a high school site has not been 
acquired by the time a rezoning application is under review, then the applicant must 
demonstrate that the school impacts of the residential development can be mitigated 
by other means that meet the approval of Fairfax County. Mitigation measures may 
include, but are not limited to: 

1. Provision of land for additional facilities, such as vocational training, academy 
programs and adult learning centers, examples of programs that are currently 
provided at existing schools which could be relocated to the site that is the 
subject of the rezoning application; 

2. Financial contributions that would facilitate the acceleration and/or construction 
of new facilities or the expansion of existing facilities; 
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3. Financial contributions for, or donations of, equipment and other items that 
increase the utilization or efficiency of existing facilities; and 

4. Measures that facilitate the better utilization of existing school facilities from an 
operational standpoint or other solutions to increase utilization of under­
capacity schools." 

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, 2011 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 k: For new development and redevelopment, apply better site design and low impact 
development (LID) techniques such as those described below, and pursue 
commitments to reduce storm water runoff volumes and peak flows, to increase 
groundwater recharge, and to increase preservation of undisturbed areas. In order 
to minimize the impacts that new development and redevelopment projects may 
have on the County's streams, some or all of the following practices should be 
considered where not in conflict with land use compatibility objectives: The 
concentration of growth in mixed-use, transit-oriented centers in a manner that 
will optimize the use of transit and non-mototized trips and minimize vehicular 
trips and traffic congestion. 

• Minimize the amount of impervious surface created. Site buildings to 
minimize impervious cover associated with driveways and parking areas 
and to encourage tree preservation. here feasible, convey drainage from 
impervious areas into pervious areas. 

• Encourage cluster development when designed to maximize protection of 
ecologically valuable land. 

• Encourage the preservation of wooded areas and steep slopes adjacent to 
stream valley EQC areas. 

• Encourage fulfillment of tree cover requirements through tree preservation 
instead of replanting where existing tree cover permits. Commit to tree 
preservation thresholds that exceed the minimum Zoning Ordinance 
requirements. 
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• Where appropriate, use protective easements in areas outside of private 
residential lots as a mechanism to protect wooded areas and steep slopes. 

• Encourage the use of open ditch road sections and minimize subdivision 
street lengths, widths, use of curb and gutter sections, and overall 
impervious cover within cui-de-sacs, consistent with County and State 
requirements. 

• Encourage the use of innovative BMPs and infiltration techniques of 
stormwater management where site conditions are appropriate, if 
consistent with County requirements. 

• Apply nonstructural best management practices and bioengineering 
practices where site conditions are appropriate, if consistent with County 
requirements. 

• Encourage shared parking between adjacent land uses where permitted. 
• Where feasible and appropriate, encourage the use of pervious parking 

surfaces in low-use parking areas. 
• Maximize the use of infiltration landscaping within streetscapes consistent 

with County and State requirements ... " 

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as amended 
through July 27, 2010, page 10: 

"Objective 3: 

Policy a. 

Protect the Potomac Estuary and the Chesapeake Bay from the avoidable 
impacts of land use activities in Fairfax County. 

Ensure that new development and redevelopment complies with the County's 
Chesapeake Bay Preservation Ordinance, as applied to Chesapeake Bay 
Preservation Areas adopted by the Board of Supervisors as generally depicted 
in Figure 5 of the Chesapeake Bay Supplement to the Comprehensive Plan, as 
may be amended by the Board of Supervisors." 

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

"Objective 4: 

Policy a: 

Policyb: 

Minimize human exposure to unhealthful levels of transportation 
generated noise. 

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

Reduce noise impacts in areas of existing development. 
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New development should not expose people in their homes, or other noise sensitive 
environments, to noise in excess of DNL 45 dBA, or to noise in excess of DNL 65 dBA in the 
outdoor recreation areas of homes. To achieve these standards new residential development in 
areas impacted by highway noise between DNL 65 and 75 dBA will require mitigation. New 
residential development should not occur in areas with projected highway noise exposures 
exceeding DNL 75 dBA. Because recreation areas cannot be screened from aircraft noise and 
because adverse noise impacts can occur at levels below DNL 65 dBA, in order to avoid 
exacerbating noise and land use conflicts and to further the public health , safety and welfare, 
new residential development should not occur in areas with projected aircraft noise exposures 
exceeding DNL 60 dBA. Where new residential development does occur near Washington 
Dulles International Airport, disclosure measures should be provided." 

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

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

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

Environmentally-sensitive siting and construction of development. 
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Application of low impact development practices, including 
minimization of impervious cover (See Policy k under Objective 2 
of this section of the Policy Plan). 

Optimization of energy performance of structures/energy-efficient 
design. 
Use of renewable energy resources. 

Use of energy efficient appliances, heating/cooling systems, 
lighting and/or other products. 

Application of water conservation techniques such as water 
efficient landscaping and innovative wastewater technologies. 

Reuse of existing building materials for redevelopment projects. 

Recycling/salvage of non-hazardous construction, demolition, and 
land clearing debris. 

Use of recycled and rapidly renewable building materials. 

Use of building materials and products that originate from nearby 
sources. 

Reduction of potential indoor air quality problems through 
measures such as increased ventilation, indoor air testing and use 
of low-emitting adhesives, sealants, paints/coatings, carpeting and 
other building material s. 

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

Policy b. Ensure that zoning proposals for nonresidential development and zoning 
proposals for multifamily residential development of four or more stories 
within the Tysons Comer Urban Center, Suburban Centers, Community 
Business Centers and Transit Station Areas as identified on the Concept Map 
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Policy c. 

Policy d. 

Policy c. 

for Future Development incorporate green building practices sufficient to 
attain certification through the LEED program or its equivalent, where 
applicable, where these zoning proposals seek at least one of the following: 

• Development in accordance with Comprehensive Plan Options; 
• Development involving a change in use from what would be allowed as a 

permitted use under existing zoning; 
• Development at the Overlay Level; or 
• Development at the high end of planned density/intensity ranges. For 

nonresidential development, consider the upper 40% of the range 
between by-right development potential and the maximum Plan 
intensity to constitute the high end of the range. 

Ensure that zoning proposals for residential development will qualify for the 
ENERGY STAR Qualified Homes designation, where such zoning proposals 
seek development at the high end of the Plan density range and where broader 
commitments to green building practices are not being applied. 

Promote implementation of green building practices by encouraging 
commitments to monetary contributions in support of the county's 
environmental initiatives, with such contributions to be refunded upon 
demonstration of attainment of certification under the applicable LEED 
rating system or equivalent rating system. 

Encourage energy conservation through the provision of measures which 
support nonmotorized transportation, such as the provision of showers and 
lockers for employees and the provision of bicycle parking facilities for 
employment, retail and multifamily residential uses." 

COMPREHENSIVE PLAN MAP: Alternative Uses 

LAND USE ANALYSIS 

The subject property is within the Dulles Suburban Center Land Unit Recommendations in 
Land Unit 0-3, and was approved in RZ 2006-SU-007 under the following D-3 development 
option: 

"As an option mixed use up to 0.70 FAR may be considered within Land Unit D-3 to create a 
high-quality mixed use node where office, retail, recreation and residential uses are provided. 
In addition to areawide guidance, this option should address the following site-specific 
conditions ... "[see above-listed Comprehensive Plan citationsJ 
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In addition to the conditions of the Land Unit D-3 development option, the subject application 
should also meet the Dulles Suburban Center Areawide Recommendations, Dulles Suburban 
Center Design Guidelines, and Policy Plan's Land Use section. 

Use and Intensity 
The overall development approved in RZ-2006-SU-007 proposed two development scenarios: 
a primary plan and alternate plan. The primary plan proposed an overall FAR of0.59 with 
1,149 multi-family residential units, 36 I ,800 square feet of office, and 98,350 square feet of 
commercial/retail uses. The alternate plan proposed 1, I 59 multi-family units, 640,600 square 
feet of office, and 107,350 square feet of commercial/retail for an overall FAR of 0.69. 
Although the number of units slightly differed between the two scenarios - 10 additional units 
in the alternate plan- the residential floor area proposed was 1,133,900 square feet under both. 

Under the subject PCNFDP A, the applicant proposes to change the mix of residential units to 
include 85 single-family attached units and 720 multi-family units where 1,159 multi-family 
units was originally approved. The maximum FAR on the subject property would be 0. 79 with 
approximately 1,294,602 square feet of gross floor area (GFA). This proposal would increase 
the approved maximum intensity on the FOP A subject property from I, 164,650 to I ,294,602 
square feet. However, this increase merely accounts for bonus density associated with 
affordable dwelling units and workforce housing not previously assigned to the residential 
blocks in the PRM District, and does not increase that permitted in the proffers. No change to 
the overall FAR of 0.69 on the original rezoning area is proposed. In addition, the applicant 
seeks to eliminate the commercial/retail component within the subject property. The applicant 
is only providing one scenario for the subject property, but there remains a dual 
primary/alternate plan for the overall development (the total area of the 2006 rezoning). 

The Plan's development option for Sub-unit D-3 recommends an approximate mix of uses for 
retail (5-1 0%), office uses (20-30%) and residential (50-70%). The approved primary plan 
proposed a mix of7 I% residential and 6% commercial/retai l, and the alternative plan proposed 
60% residential and 6% commercial/retail. The addition of residential floor area and removal 
of the retail floor area changes the overall mix of uses for the overall development. The 
resulting mix includes a commercial retail mix of3.9% (primary) or 3.8% (alternate) ­
approximately 4% of the overall development floor area. Residential floor area would be 
either 75. 1% (primary) or 64.4% (alternate) of the overall development. Although the Plan 's 
recommended mix of uses is approximate, the modifications proposed are less in line with the 
Plan than that of the approved development plan. 

Staff recommends the applicant continue to explore opportunities to maintain some level of the 
original mixed-use aspect of the subject property that was approved in the rezoning. 

Retail Integration 
A condition under the D-3 development option states: "Retail use should be integrated with 
other uses." The approved development provided separate office, commercial/retail, and 
residential sectors in the development, except that approximately 30,750 square feet of retail 
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was originally proposed within the multi-family residential buildings along Main Street and 
Rotary Drive. 

The loss of an integrated retail component within the subject property results in the subject 
application failing to achieve a development option condition that was met in the approved 
development. Staff recognizes that market conditions in the Dulles Suburban Center currently 
do not favor significant retail development, particularly aware from the Core Transit Area; 
however, the integration of retail within the residential component was a key factor in the 
acceptability of the approved development. The applicant is encouraged to pursue 
opportunities to maintain an integrated mix of uses within the subject property by developing a 
portion of the ground floor area of Building A along Main Street and/or Rotary Drive with 
flexibility to provide retail development if future market conditions allow mixed use. There 
may be opportunities to provide some non-residential uses within this space for leasing offices, 
fitness centers, or other limited services in these areas of the building until such time as the 
market supports additional commercial retail. 

Resolution: 
The applicant has proffered a commitment to providing amenity space on the first floor of 
Building A along Main Street to include (but not limited to) a lobby, fitness center, business 
center, and/or drop-off area. This commitment will help ensure that some level of non­
residential amenities are provided within the residential component, and will help activate the 
subject property's side of the Main Street thoroughfare. 

Mix of Residential Unit Types 
The redevelopment option for D-3 recommends a mix of residential unit types, including 
live/work units with a total of900-l000 units. Although the subject PCA/FDPA reduces the 
number of residential units from 1, !59 to 805, a greater mix would be incorporated by adding 
single-family attached residences and three types of multi-family building types. No live/work 
units are proposed ; the applicant has stated a Jack of demand for this type of development. 

Residential Development Criteria 
The Residential Development Criteria, Appendix 9 of the County's Policy Plan on Land Use, 
provides guidance for residential development where the Plan recommends a possible increase 
in density above the existing zoning. Criterion I recommends that new residential 
development provide a high quality site design for incorporating a logical, functioning layout 
and relationship between the various parts of a development, as well as providing an adequate 
amount of open space, landscaping and residential amenities. 

For the most part, the proposed design achieves this by providing various open spaces 
throughout the development. However, Block 6 on the east side of Rotary Drive, where the 
majority of the single-family attached units are proposed, does not provide an open space or 
other residential amenities within the block, and the applicant is requesting a waiver of the 
200-square foot privacy yard zoning requirement for single-family dwellings. A justification 
for the privacy yard waiver has not been provided. 
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The applicant should provide an improved design for this area to allow space for providing the 
required privacy yards. As this is a suburban area, rear-loaded units are not a necessary design 
feature, and the proposed alleys could be eliminated to provide the required yard areas for 
front-loaded units. Alternatively, the applicant could incorporate an open space with direct 
access to Block 6 residential buildings in lieu of the required yards. 

Resolution: 
In the latest plans, the applicant is still requesting the waiver for the privacy yard requirement 
for the single-family residences; however, improvements have been made to the plan that 
provide a better integration of open spaces within the single-family district ofthe proposed 
development. In particular, Block 6 now includes a passive recreational park and plaza that is 
adjacent to four of the townhome 'sticks' and in close proximity to the remainder of the block. 
All single-fami ly buildings now have either direct frontage on, or views of, open space areas. 
Although privacy yards are preferable, the applicant has provided an improved design that 
would help ensure that single-family residents have immediate access to open space amenities. 

Affordable Housing 
The applicant intends to provide affordable dwelling units in line with current County policies. 
The applicable standards would require units provided to the 80%, 100% and 120% levels of 
Area Median Income. The approved development provided units affordable to lower levels of 
income (70% to 90% AMI) which would not be provided under the proposed development; 
however, there would be a greater number of affordable units -65 units instead of 45- even 
though the total number of residential units in the development would decrease from 1,159 to 
805 units. A revised proffer addressing the number of affordable units and level of 
affordability is expected. 

Resolution: 
The applicant is proffering to ADU and WDU that is in line with the current ADU ordinance, 
which would include 6.475% of the single-family units and 2.865% of the multi -family units as 
Affordable Dwelling Units (ADUs). Additionally, the proffer commits 9.39% of the non-ADU 
market rate units as Workforce Dwelling Units (WDUs), which will be evenly divided as units 
affordable to 80%, 100% and 120% of AMI. This commitment is expected to provide a total 
of approx imately 21 ADUs and 65 WDUs. 

Urban Design 
The Design Guidelines for Dulles Suburban Center arc provided to facilitate the integration of 
new development with existing and future development in the Center and promote a high 
quality area to live, work, shop, or visit. 

The original submission of the subject application proposed modifications that staff felt created 
a less desirable site design than that of the development plans approved in the 2006 rezoning. 
Changes to the location and orientation of buildings and open spaces, as well as modifications 
to Main Street diminished the place-making aspects of the original design and did not 
incorporate open spaces and residential amenities throughout the subject property as 
effectively. Additionally, the elimination of underground and structural parking within the 
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residential blocks was eliminated except for Building A, requiring more surface parking 
throughout the site, contributing to a loss of open space and lack of visitor parking availability. 

The original application proposed Main Street as a central retail area with a central plaza and 
separated travel ways. Both sides would have been framed by buildings with ground floor 
retail. The original FDPA submission significantly altered Main Street by proposing to remove 
the central gathering space, eliminate the framing buildings on the north side and remove retail 
uses on the north side. 

The revised plans dated July 6, 2012 provide improvements over the original submission by 
better integrating open space in more areas of the site, removing buildings from within 
designated open spaces, and shifting one of the buildings closer to Main Street to help frame 
the street as it was before. However, additional improvements would help recapture some of 
the higher quality urban design character of the approved plans. This includes the previous 
recommendation to provide the required privacy yards and/or incorporate additional open 
space within the single-family attached residential areas. Additionally, more structured or 
underground parking should be reintroduced in order to reduce the need for surface parking 
and allow more open space areas. 

Main Street 
The central gathering space originally proposed within Main Street and the ground floor retail 
component on both sides of the street provided an ideal activity center and an important tie 
between the commercial and residential components of the development. As discussed 
previously, the removal of all retail within the subject property eliminates the integrated mix of 
uses, and by not providing any ground floor non-residential components on the north side of 
Main Street there is an even starker di vided between the commercial district south of Main 
Street and the residentia l district on the north side. 

Resolution: 
As previously noted, the recent resubmission includes a proffer to provide amenities within 
Building A along Main Street such as a lobby, fitness center or business center - uses that are 
not retail, but would help to activate the subject side of Main Street. The applicant is also 
proposing a drop-off area for this building, w ith an alternative continuous streetscape with an 
indented plaza area in front of the building. Planning staff prefers the latter- maintaining a 
continuous streetscape along Main Street rather than creating additional vehicular-pedestrian 
conflicts. 

Architecture 
Although a greater mix of unit types is provided in the subject application, the applicant should 
provide common architectural styles and features between the different types of buildings, so 
that a unified development character is achieved. The elevations provided in the development 
plans (Sheets A-1 and A-2) are illustrative; however, they show complete stylistic differences 
between each building type. 
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The incorporation of plazas at major building entrances or in the center of a group of buildings 
is also suggested, as recommended in the Design Guidelines. 

Resolution: 
The new submission does not provide any changes to the architectural styles previously 
proposed. Planning staff still recommends the applicant provide better uniformity in 
architecture between the various building types in order to provide a common, consistent 
design throughout the development. 

The applicant has provided an improved layout that better incorporates central greens and 
plazas throughout the community. 

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. 

Overall, the proposed PCA/FDP A does not present a significant difference in environmental 
impacts to the subject property from that of the previously approved development. 

Green Building Policy 
Per the Policy Plan's guidance on green buildings, a commitment to LEED certification is 
recommended for multi-family dwellings proposed at four stories or higher, which would include 
all multi-family buildings within the FDPA area which is part of the Dulles Suburban Center. 
However, the development was approved in 2006 prior to the adoption of the County's current 
green building policies. Energy Star Qualified Homes for low-rise residential development at the 
upper end of the Plan's density range is also recommended per the green building policy. The 
applicant has stated they would commit to one of the following programs: Energy Star Qualified 
Homes, Earth Craft, or LEED for Homes. This is consistent with the County's policies; 
however, the applicant has not yet provided a proffer commitment. If a proffer for LEED for 
Homes is included, the applicant should also proffer a green building escrow commitment. 

Resolution: 
The applicant has provided a proffer commitment for all TypeD units proposed on the subject 
property, which arc the single-family attached residences. All single-family units will be 
constructed to achieve one of the following programs: LEED for Homes Certification, Earthcraft 
House Program, or Energy Star Qualified Homes. A commitment to a green building escrow is 
also provided in the proffers should the applicant elect to pursue LEED for Homes Certification. 
As mentioned above, multi-family residential was previously approved without a green building 
commitment, and although planning staff would encourage a commitment to these units, it is not 
expected in order to be in general conformance with the green building guidance of the Policy 
Plan. 
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Stormwater Quality and Quantity Controls 
The subject property is located within the Cub Run watershed. The property contains no areas 
which have been designated as Resource Protection Areas (RPA) or Environmental Quality 
Corridors (EQC); however, the previous environmental assessment memo noted that pockets of 
wetlands have been identified on the subject property. 

During the review of the rezoning, staff asked for additional information regarding the extent of 
wetlands and potential impacts from the proposed development. The applicants provided 
information on the final development plan indicating the wetland areas, and the Army Corps of 
Engineers issued an approved jurisdictional finding. At that time it appeared the designated 
wetland area would be preserved outside of the proposed disturbance area, but planning staff 
noted the applicants would be subject to a final determination from the Army Corps at the time 
of site plan in order to determine the need for any mitigation, if required. 

1t is unclear from the previous staff report and development plans where the designated wetland 
areas are located and whether the revised development plans would introduce a newly proposed 
impact to those areas; however, the applicant is carrying forward a proffer ensuring coordination 
with the Army Corps of Engineers and compliance with the Clean Water Act. The applicant 
would complete any action needed for compliance prior to site plan approval. 

Vehicular and Airport Noise 
Centreville Road is the highest traffic noise generating road in the development area. An 80' 
wide landscape buffer area is provided along the west side of Centreville Road, helping to ensure 
that residential development is not within areas of excessive noise. The applicant is carrying 
forward proffers from the approved rezoning that they will prepare and submit a noise study for 
staff review and approval at the time of site plan review. This proffer also provides 
commitments for building materials to mitigate noise impacts in accordance with the County's 
policies for acceptable interior noise levels. The modifications to the site under the subject 
appl ication do not create additional noise concerns beyond that of the approved development. 

A portion of the overall development is within the Airport Noise Impact Overlay District 
(ANOID) outside of the subject property. New residential development in close proximity to the 
ANOID is subject to disclosures from the developer to prospective home buyers. The applicant 
has stated they will commit to disclosing their proximity to Dulles Airport and the potential for 
expansion of airport operations that could result in potential noise impacts. 

PGN/STB 
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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 facil ities, 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 favorab le consideration. 

Where the Plan recommends a possible increase in density above the ex isting zoning of the 
property, achievement of the requested density wi ll be based, in substantial part, on whether 
development related issues are sati sfactorily addressed as determined by application of these 
development criteria. Most, if not all, of the criteria will be appli cable in every application; 
however, due to the differing nature of specific development proposals and their impacts, the 
development criteria need not be equally weighted. I fthere are extraord inary ci rcumstances, a single 
criterion or several criteria may be overriding in evaluati ng 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 speci fie 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 appl icant'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. rev italization). 

When there has been an identified need or problem, credi t toward satisfYing the criteria will 
be awarded based upon whether proposed commitments by the app licant will significantly advance 
problem resolution. In al l cases, the responsibili ty for demonstrati ng satisfaction of the criteria rests 
with the applicant. 

1. Site Design: 

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

a) Consolidation: Developments should provide parcel consolidation in conformance with 
any site speci fie text and applicable pol icy recommendat ions of the Comprehensive Plan. 
Should the Plan text not specifically address consolidation, the nature and extent of any 

proposed parcel consol idation should further the integration of the development with 
adjacent parcels. In any event, the proposed consol idation should not preclude nearby 
properties from developing as recommended by the Plan. 
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• provide logical, functional and appropriate relationships among the various parts (e. 
g. dwelling units, yards, streets, open space, stonnwater 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 ofthe dwelling units, and the use of pipestem 
lots; 

• provide convenient access to transit fac ilities; 
• 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 app licable to al l 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. Neighbor hood Context: 

All rezoning applications for residential development, regardless ofthe 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 ofthe 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. 
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It is not expected that developments will be identical to their neighbors, but that the 
development fit into the fabric ofthe community. Tn evaluating thi s criterion, the individual 
circumstances of the property will be considered: such as, the nature of existing and planned 
development su rrounding 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 app lications for residential development shou ld 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 stonnwater management 
and better site design and low impact development (LlD) 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 oftransportation generated noise. 

f) Lighting: Developments shou ld 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 
into building design and construction. 

4. Tree Preservation and Tree Cover Requirements: 

All rezoning applications for residential development, regardless of the proposed density, 
should be designed to take advantage of the existing quality tree cover. If quality tree cover 
exists on site as determined by the County, it is highly desirable that developments meet 
most or all of their tree cover requirement by preserving and, where feasible and appropriate, 
transplanting existing trees. Tree cover in excess of ordinance requirements is highly 
desirable. Proposed utilities, including stormwater management and outfall facilities and 
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sanitary sewer lines, should be located to avoid confl icts wi th tree preservation and planting 
areas. Air quality-sensitive tree preservation and planting efforts (see Objective I, 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 wil l 
apply only under specific circumstances. Regardless of the proposed density, applications 
wi ll be evaluated based upon the following principles, although not al l 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 col lector streets; 
• Street design features that improve safety and mob il ity 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 ord inance 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: 

• Provi sion ofbus shelters; 
• Implementation and/or participation in a shuttl e bus service; 
• Participation in programs designed to reduce vehicular trips; 
• Incorporation of transit faci li ties within the development and integration oftransit 

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

travel. 

c) Interconnection of the Street Nerwork: 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 identi fied 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; 
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• 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 construct ion commitments for all private 
streets so as tom in im ize maintenance costs which may accrue to future property owners. 
Furthermore, convenience and safety issues such as parking on private streets shou ld be 

considered during the review process. 

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

• Connections to transit faci lities; 
• Connections between adjoining neighborhoods; 
• Connections to existing non-motorized facilities; 
• Connections to off-site retail/commercial uses, publidcommunity 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, particu larly 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 publ ic 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 fac ility systems (i.e., schools, parks, libraries, 
police, fire and rescue, stormwater management and other publicly owned community 
facilities). These impacts will be identified and evaluated during the development review 
process. For schools, a methodology approved by the Board of Supervisors, after input and 
recommendation by the School Board, wil l be used as a guideline for determining the impact 
of add itional 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_ ~ezo_ning appl ications for residential development are expected to offset their public 
faclltty tmpact and to first address public facility needs in the vicinity of the proposed 
development. Impact offset may be accomplished through the dedication ofland suitable for 
the construction of an identified pub I ic facility need, the construction of public facilities the 
contribution of specified in-kind goods, services or cash earmarked for those uses and/or 
monetary con~ribut ions to be us~d toward funding cap ital improvement projects. S~lection 
of the appropnate offset mechantsm shou ld maximize the public benefit of the contribution. 

Furthermore, phasing of development may be required to ensure mitigation of impacts. 
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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 an ell or portions thereof that are not required to provide any Affordable Dwelling 
Units, regardless ofthe planned density range for the site. 

a) Dedication ofUnils or Land: If the applicant elects to fulfill this criterion by providing 
affordable units that are not othenvise required by the ADU Ordinance: a maximum 
density of20% above the upper limit of the Plan range could be achieved if I 2.5% 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 prov ided to the Fairfax County Redevelopment and I lousing 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 rent~ I 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 !lo using and Community Development, in consultation with the Applicant and the 
Department of Public Works and Env ironmental Services. lfthis criterion is fulfilled by 
a contribution as set forth in this paragraph, the density bonus permitted in a) above docs 
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 I) listed on, or determined 
eligible for listing on, the ational 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 appl ications for properties on which known or potential heritage 
resources are located, some or all of the following shall apply: 
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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 detennine 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 grad ing, to enhance 
rather than harm heritage resources; 

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

i) Prov ide 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 S-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 S-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 fo r in any Plan range, which, in 
the S-8 dwelling uni t per acre range wou ld be 8 dwell ing units per acre. 

• In instances where a range is not specified in the Plan, for example where the Plan ca lls 
for res idential 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. 
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September 14,2012 

TO: Mr. William J. O'Donnell Jr. AICP, Planner II 
Zoning Evaluation Division, DPZ 

FROM: Nicholas J. Drunasky, Urban Forester II 
Forest Conservation Branch, UFMD 

SUBJECT: Timber Ridge at Eds, PCA 2006-SU-007 

RE: Request for assistance dated September 12, 201 2 

This review is based upon the Proffered Condition Amendment/Final Development Plan Amendment 
PCNFDPA 2006-SU-007 stamped as " Received by the Department of Planni ng & Zoning September 
12, 20 12." 

I . Comment: The previous submission date stamped as Received by the Department of Planning 
& Zoning August 24, 2012, had more landscape material provided primarily in the areas along 
the northern side of the property and within the Type I Transitional Screening along Centreville 
Road ( 173,625 square feet compared to 168,225 square feet of I 0-Year Canopy Cover) than 
with this subm ission. In addition to now only prov iding enough landscape material to meet the 
minimum zoning ordinance requirement for I 0-Year Canopy within the Type I Transitional 
Screening area, a modification to allow for no barrier to be provided for screening the proposed 
multifamily units from the single family detached units across Centreville Road that is being 
approved with this application will further reduce screening in this area. This reduction in 
landscape material was not made to sati sfy any comment or recommendations provided by the 
Urban Forest Management Division. 

Recommendation: The applicant should provide additiona l landscape material along the 
northern and eastern sides of the property so that the same I 0-Year Canopy Coverage is being 
prov ided ( 173,625 square feet) as was provided with the last submiss ion date stamped as 
"Received by the Department of Planning & Zoning August 24, 20 12: ' 

If you have any questions, please feel free to contact me at 703-324-1710. 

JD/ 
UFMID #: 170040 

cc: RA File 
DPZ File 

Department of Pu blic Works and Environmenta l Ser vices 
La nd Developm ent Services, Urba n Forest Management Division 

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

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



TO: 

FROM: 

FILE: 

SUBJECT: 

REFERENCE: 

APPENDIX 9 

DATE: July 27, 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 2006-SU-007) 

Transportation Impact 

PCA & FDPA 2006-SU-007 Timber Ridge At EDS, LLC 
Traffic Zone: 1674 
Land Identification Map: 54-3 ((2)) 61, 61C 

Transmitted herewith are the comments from the Deprutment of Transportation with respect to the 
referenced application. These comments are based on plats made available to this office dated 

, April 8, 20 11 , and revised through July 6, 2012. The applicant is requesting a partial PCA on the 
37.48 acre portion only of the 66.88 acre consolidation in order to reduce the residential density of 
the approved plan and to modify the layout to accommodate a mix of unit types. Retail now is 
eliminated entirely in this portion of the property because it is deemed not a viable use located 
within the multifami ly building. This portion of the propetiy will be entirely residential. All 
previous transportation proffers and previously agreed to geometric designs for roadways, tum 
lanes, and entrances, etc. will be carried forward. 

In view of the foregoing, this Department has no transportation issues with this application. 

AKR/LAH/lah 

Fairfax County Department of Transportation 
4050 Legato Road, Suite 400 

Fairfax, VA 22033-2895 
Phone: (703) 877-5600 ITY: 711 

Fax: (703) 877 5723 
www.fairfaxcounty.gov/fcdot 

.:;~ 

l~f:;iFCDOT 
e ..... ~ . :;;::---- -.. · ' \ ~ ·::·r~ 1''"'~ Serving Fairfc~ County 

"'-;f~ " (M15Yunont1Mon 



GREGORY A. WHIRLEY 
COMMISSIONER 

COMMONWEALTH of VIRGINIA 
DEPARTMENT OF TRANSPORTATION 

4975 Alliance Drive 
Fairtax, VA 22030 

Jul y 12,2012 

To: M s. Barbara Berlin 
Director, Zoning Evaluation Division 

From: Alex Faghri 
Virginia Department of Transportation -Land Development Section 

Subject: PCAIFDPA 06-SU-007; EDS Timber Ridge 

All submittals subsequent to the first submillal shall provide a response letter to the previous VDOT comments. 
Submittals without comment response letters are considered incomplete and will be returned without review. 

This office has reviewed the response to comments associated with the first submission. All 
responses were satisfactory except comment 6 which states as fo llows: 

1. Turn lane lengths and tapers should be shown on the plan and should fo llow gu idelines 
prescribed in the latest edition of YDOTs Road Design Manual. There are numerous turn lanes 
shown on the plan that are substandard especiall y the westbound right tum lane at EDS Drive 
and N/S Collector Road. 

While we have no objection to approval of this application, it should be noted that the comment will 
be revisited during subsequent site plan submiss ions. 

If you have any questions please fee l free to contact me. 

We Keep Virginia Moving 
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FAIRFAX COU NTY PARK A UTHORITY 
.. ........... .. .. .................. .............. .. .. ........... .............................. 

TO: 

FROM: 

DATE: 

SUBJE CT: 

M E M 0 R 

Barbara Berl in, AICP, Director 
Zoning Evaluation Division 
Department of Planning and Zoning 

A 

Sandy Stallman, AICP, Manager ) (/ 
Park Planning Branch, PDD ~ 

August 30, 2012 

N D 

PCA-FDPA 2006 SU 007, Timber Ridge at EDS 
Tax Map Number(s): 24-4((1)) 6C3, 7, 6C4 Rev ised 

u M 

The Fairfax County Park Authority provided comments in a memo dated June 1 1, 2012 on the 
first submission of the above referenced plan and reviewed the revised development plan dated 
July 6, 2012. Park Authority staff has reviewed the third submission and the applicant response 
letter dated August 23, 2012 and has determined that with the development and dedication of a 
new park facility and 5 fields to the west of the site, the consolidation of open spaces in the 
development to allow for on-site community recreation and the provision of pedestrian 
circulation that includes a loop to the new park area, the applicant has satisfactorily addressed all 
concerns previously noted by the Park Authority. 

FCP A Reviewer: Pat Rosend 
DPZ Coordinator: Billy O'Donnell 

Copy: Cindy Walsh, Director, Resource Management Division 
Chron Binder 
File Copy 



DATE: 

TO: 

FROM: 

SUBJECT: 

June 26 2012 

Suzie Zottl 
Department of Planning and Zoning 

Sharad Regm.i, Stormwater Engineer~ 
Site Development and Inspection Division 
Department of Public Works and Environmental Services 

APPENDIX 11 

PCNFDPA 2006-SU-007, Timber Ridge at EDS Properties, Tax Map # 
024-4-0 1-0006-C3 & C4, Sully District 

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

Chesapeake Bay Preservation Ordinance CCBPO) 
There is no Resource Protection Area (RPA) on this site. Water quality controls (BMP) are 
required for this project (PFM 6-0401.2, CBPO 118-3-2(f)). The applicant has indicated to 
provide BMP requifement using existing off-site pond. Applicant needs to provide 
information on the SWM/BMP narrative about the phosphorus removal efficiency of the offsite 

· pond. Applicant needs to show on the site plan that the off-site pond was designed to provide 
BMP for the proposed development. A mainteqance agreement between the owner of the off­
site pond and owner of the subject site will be required prior to final site plan approval (PFM 
6-0303.2). 

Floodplain 
There are no regulated floodplains on the property. 

Downstream Drainage Complaints 
There is no downstream drainage complaint on flle. 

Stormwater Detention 
Storm water detention is required, if not waived. The applicant has indicated lo provide the 
stormwater detention requirement using existing off-site pond. Applicant needs to show on the 
plat that the off-site pond was designed to detain flow from the subject site by providing the 
pre- and post-development C-factor for the subject site that was used to design the off-site 
pond, and the C-factor for the proposed development. An approved offsite detention waiver 
from DPWES and a maintenance agreement between the owner of the off-site ponds and 
owner of the subject site will be required prior ro final plan approval (PFM 6-0303.2). 

Department of Public Works and E nvironmental Services 
Land Development Services, Environmental and Site Review Division 

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

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



Suzie Zottl 
PCAJFDPA 2006-SU-007, Timber Ridge atEDS Properties 
June 26,2012 
Page 2 of2 

Site Outfall 
An outfall narrative has been provided, however, applicant indicates that there are signs of 
eroded channel within the extent of outfall review. On site detention waiver cannot be 
approved if the outfall is not adequate. Applicant needs to demonstrate/provide channel with 
10-yr capacity and 2-yr "non-erosive" velocity from the subject site to the extent of outfall 
review or provide on-site detention and demonstrate a proportional improvement & no adverse 
impact to the downstream drainage system as per PFM 6-0203.4A. 

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

SRI 

cc: Don Demetrius, Chief, Watershed Projects Evaluation Branch, Stormwater Planning 
Division, DPWES 
Shahab Baig, Chief, North Branch, SDID, DPWES 



V'fater 
FAIRFAX COUNTY WATER AUTHORITY 

8560 Arlington Boulevard , Fairfax , Virgi nia 22031 
www. fa1rfaxwater.org 

APPENDIX 12 

PLANNING & ENGINEERING 
DIVISION 
J.tn'<C Ba1n Hedge~ P E 
D11ector 
17031 289·6325 
F~x l7031 289-638? May 14, 2012 

Ms. Barbara Berlin, Director 
Fairfax Cow1ty Department of Planning and Zoning 
12055 Goverrunent Center Parkway, Suite 801 
Fairfax, Virginia 22035-5505 

Dear Ms. Berlin: 

Re: PCA 2006-SU-007 
FDPA 2006-SU-007 
Timber Ridge at EDS 
Tax Map: 24-4 

The following information is submitted in response to your request for a water 
serv ice analysis for the above application: 

I. The property is currently served by Fairfax Water. 

2. Adequate domestic water service is available at the site from existing 8-inch and 
14-inch water mains located at the property. See the enclosed water system map. 

3. Depending upon the configuration of the on-site water mains, additional water 
main extensions may be necessary to satisfy fire flow requirements and 
accommodate water quality concerns. 

4. The existing 48-inch transmission main in Centrevi lle Road may be in conflict 
with the proposed development. In accordance with Fairfax Water policy (copy 
enclosed) all developer proposed relocations of Fairfax Water transmission mains 
greater than 16-inches in diameter require the approval of the Fai rfax Water 
Board. If it is determined that the proposed construction requires a relocation, the 
applicant must submit a letter to the attention of Ms. Jamie Bain Hedges, P.E. , 
Director, Planning and Engineering, requesting permission to relocate the existing 
transmission main. Submission of such a request, if necessary, is recommended as 
soon as possible to avoid subsequent project delays or rework. Relocation of the 
transmission main, if approved, will be at the owner's expense. After staff 
review, the request will be forwarded to the Board for consideration. 



If you have any questions regarding this information please contact Dave Guerra 
at (703) 289-6343. 

Enclosure 

cc: Martin Walsh, Walsh Colucci 

Sincerely, 

~~ --1<. ~cL~J 
Traci K. Goldberg, P .E. 
Manager, Planning Department 



The information contained on this page is NOT to be construed or used as a "legal description". Fairfax Water does not provide any 
guaranty of accuracy or completeness regarding the map information. Any errors or om1ssions should be reported to the Technical 
SeNices Branch of the Planning and Engineering Division. In no event will Fairfax Water be liable for any damages. including but 
not limi ted to loss of data. lost profits, business Interruption. loss of business information or any other pecuniary loss that might arise 
from the use of this map or information 1t conta1ns. 
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TO: Barbara C. Berlin, Director 
Zoning Evaluation Division 
Department ofPlanning and Zoning 

FROM : Eric Fisher, GIS Analyst III 
Information Technology Section 
Fire and Rescue Department 

APPI:NDIX 13 

DATE: April 30, 2012 

SUBJECT : Fire and Rescue Department Preliminary Analysis of Proffered Condition 
Amendment/Final Development Plan Amendment Application 
PCA/FDPA 2006-SU-007 

The following information is submitted in response to your request for a preliminary Fire and 
Rescue Department analysis for the subject: 

I. The application prope11y is serviced by the Fairfax County Fire and Rescue Department 
Station #436, Frying Pan 

2. After construction programmed _ (n/a) __ this property will be serviced by the fire 
station (n/a) ______ _ 

Proudly Protecting a nd 
Serv ing O ur Com mu nity 

Fire a nd Rescue Depa rt ment 
4 I 00 Chain Bridge Road 

Fa irfax , VA 22030 
703-246-2126 

www. fairfaxcounty .gov/fire 



APPENDIX 14 

Department of Facilities and Transportation SeNices 
FAIRFAX COUNTY 
PUBLIC SCHOOLS 

Office of Facilities Planning Services 
8115 Gatehouse Road. Suite 3300 

Falls Church, Virginia 22042 

TO: 

FROM: 

SUBJECT: 

ACREAGE: 

TAX MAP: 

August7, 2012 

Barbara Berlin, Director 
Fairfax County Department of Planning & Zoning 
Zoning Evaluation Division 

Denise M. James, Director 
Office of Facilities Planning SeNices 

PCA/FDPA 2006-SU-007, Timber Ridge at EDS 

37.4 acres 

24-4 ((1)) 6C3 & 6C4 

The zoning application proposes to modify the approved rezoning from 1,159 multifamily units to 716 low­
rise multifamily units and 85 townhomes due to a change in market conditions and the change in the 
residential real estate market. 

The application is within the Floris Elementary, Carson Middle, and Westfield High school attendance 
areas. The chart below shows the existing school capacity, enrollment, and projected enrollment. 

School Capacity Enrollment 2012-2013 Capacity 2011-18 Capacity 
(9/30/11) Projected Balance Projected Balance 

Enrollment 2012-2013 Enrollment 2017-18 

Floris ES 776 720 729 47 556 220 
Carson MS 1350 1351 1406 -56 1506 -156 
Westfield HS 2772 2805 2730 42 2658 114 

Capac1/y and enrollment are based on /he FCPS FY 2013-17 CIP and sprmg enrollment update. 

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 
2017-18 and are updated annually. As the chart above shows, Carson Middle is over capacity and 
projected to remain over capacity. There is projected to be sufficient capacity at Floris Elementary and 
Westfield High schools for the 2017-18 school year. However, there are significant capacity deficits 
within other nearby elementary schools; boundary and/or school program changes in the future would 
impact the capacity balances presently shown in the chart above. 

Based on the proposal of 716 multifamily units and 85 townhomes, the chart below shows the number of 
students anticipated from this application based on the countywide student yield ratios. 

School level Pro~osed #of Low-rise MF Student School Pro~osed SFA Student 
MF Units Student Yield yield level #of SFA Student yield 

Ratio Units Yield Ratio 

Elementary 716 .136 97 Elementary 85 .204 17 
Middle 716 .032 23 Middle 85 .057 5 
High 716 .066 47 High 85 .118 10 

167 Total 32 Total 



2 

Based on the countywide student yield averages for proposed type and number of residential units, a total 
of 199 students are anticipated from this application. 

For comparison, the original rezoning application proposed 1,159 mid/high-rise multi-family units which 
could have yielded 118 students, based on the countywide student yield ratios in effect at the time of the 
rezoning, 

Proffer Recommendation 

The current recommended per student proffer amount is $9,378. Based on the 199 students anticipated 
from the application, a proffer amount of $1,866,222 is recommended, per the accepted proffer formula. 

Staff notes that, at the time of the original rezoning in 2006, FCPS recommended a proffer contribution of 
$885,500. However, the applicant proffered $247,500 to be paid in four equal installments as a 
prerequisite to the issuance of building permits for the 2001

h, 4001
h, 6001

h, and 8001
h unit, respectively, for 

any residential building on the property. Staff further notes that substantial commitments for parkland and 
ball fields were proffered with the initi'al rezoning. 

In order to address the fluctuation in the proffer formula and the suggested proffer amount, many 
developers have provided appropriate proffer language to address the potential changes in the adopted 
proffer formula; when the proffer trigger is reached, the developer contribution is based on either the then 
current student yield ratios and contribution formula or the suggested proffer amount noted above, 
whichever is greater. 

It is also recommended that the developer provide notification to FCPS when development is likely to 
occur or when a site plan has been filed with the County. This will allow the school system adequate time 
to plan for anticipated student growth from new development 

It is noted that the Comprehensive Plan Residential Density Criteria provides an option to provide an in­
kind contribution in lieu of a cash proffer to mitigate the impact on schools. Please contact me for further 
discussion if this option is to be considered. 

Attachment: Locator Map 

cc: Kathy Smith, School Board Member, Sully District 
llryong Moon, School Board Member, At-Large 
Ryan McElveen, School Board Member, At-Large 
Ted Velkoff, School Board Member, At-Large 
Dean Tistadt, Chief Operating Officer 
Fabio Zuluaga, Cluster VIII, Assistant Superintendent 
Gail Porter, Principal, Floris Elementary School 
August Frattali, Principal, Carson Middle School 
Tim Thomas, Principal, Westfield High School 



Fairfax County Public Schools 
Office of Facilities Planning Services 
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DATE: 

TO: 

of Fa irfax 

September 19,201 2 

William O'Donnell 
Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Gi lbert Osei-Kwadwo, P.E. 
Engineering Analys is and Planning Branch 

SUBJECT: Sanitary Sewer Analysis Report 

REF: Application No. PCA/FDPA 2006-SU-007 
Tax Map No. 24-4((1)) 6C3 and 6C4 

APPENDIX 15 

The following 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 Cub Run (TI) watershed. It would be sewered into 
the Upper Occoquan Sewage Authority ( UOSA) Treatment Plant. 

2. Based upon current and commined flow, there is excess capacity in the UOSA Treatment. For purposes 
of this repon. committed now shall be deemed that for which fees have been paid, building permits 
have been issued, or priority reservations have been established by the Board of Supervisors. No 
commitment can be made, however, as to the avai labili ty of treatment capacity for the development of 
the subject property. Avai lability of treatment capacity wi ll depend upon the current rate of construction 
and the timing for development ol'this site. 

3. An existing _ 12 __ inch line located in an easement_a nd approx. 600 feet from the propeny is 
adequate for the proposed use at this time. 

4. The followi ng table indicates the condition of all related sewer facilities and the total effect of this 
app I icat ion. 

Sewer Net work 

Collector 
Submain 
Main/Trunk 

Existing Use 
+Application 

X 
X 
X 

5. Other pertinent co mments: 

fAIRFhX Cou"TY 
WhSTf:W,\TER M A:-IIICEM£r-;'T 

Existing Use 
T" Application 
+Previous App lications 

X 
X 
X 

Existing Use 
+ Application 
+ Comp Plan 

X 
X 
X 

Department of Public Works and Environ mental Services 
Wastewater Planning & Monitoring Division 

I 2000 Go' ernment Center Parkway, Suite 358 
Fairfax, VA 22035 

Phone: 703-324-5030, Fax: 703-803-3297 
www. fairfaxcountv.gov/dowcs 
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16-101 

16-102 

APPENDIX 16 

ARTICLE 16 

DEVELOPMENT PLANS 

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: 

I. The planned development shall substantially conform to the adopted comprehensive plan 
with respect to type, character, intensity of use and public facilities. Planned 
developments shall not exceed the density or intensity permitted by the adopted 
comprehensive plan, except as expressly permitted under the applicable density or 
intensity bonus provisions. 

2. The planned development shall be of such design that it will result in a development 
achieving the stated purpose and intent of the planned development district more than 
would development under a conventional zoning district. 

3. The planned development shall efficiently utilize the available land, and shall protect and 
preserve to the extent possible all scenic assets and natural features such as trees, streams 
and topographic features. 

4. The planned development shall be designed to prevent substantial injury to the use and 
value of existing surrounding development, and shall not hinder, deter or impede 
development of surrounding undeveloped properties in accordance with the adopted 
comprehensive plan. 

5. The planned development shall be located in an area in which transportation, police and 
fire protection, other public facilities and public utilities, including sewerage, are or will 
be available and adequate for the uses proposed; provided, however, that the applicant 
may make provision for such facilities or utilities which arc 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: 

I. 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 
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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. 
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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 17 

ABANDONMENT: Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing 
process, to abolish the public's right-of-passage over a road or road right-of way. Upon abandonment, the right-of-way automatically 
reverts to the underlying fee owners. If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the 
adjacent property owners if there is no evidence to the contrary. 

ACCESSORY DWELLING UNIT (OR APARTMENT): A secondary dwelling unit established in conjunction with and clearly subordinate to 
a single family detached dwelling unit. An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning 
Appeals (BZA). Refer to Sect. 8-918 of the Zoning Ordinance. 

AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT: Residential development to assist in the provision of affordable housing for 
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance 
regulations. Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the 
construction of additional housing units. See Part 8 of Article 2 of the Zoning Ordinance. 

AGRICULTURAL AND FORESTAL DISTRICTS: A land use classification created under Chapter 114 or 115 of the Fairfax County Code 
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to 
Chapter 58 of the Fairfax County Code. 

BARRIER: A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses. Refer 
to Article 13 of the Zoning Ordinance for specific barrier requirements. 

BEST MANAGEMENT PRACTICES (BMPs): Stormwater management techniques or land use practices that are determined to be the 
most effective, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve 
water quality. 

BUFFER: Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or 
intensities of land uses; may also provide for a transition between uses. A landscaped buffer may be an area of open, undeveloped land 
and may include a combination of fences, walls, berms, open space and/or landscape plantings. A buffer is not necessarily coincident 
with transitional screening. 

CHESAPEAKE BAY PRESERVATION ORDINANCE: Regulations which the State has mandated must be adopted to protect the 
Chesapeake Bay and its tributaries. These regulations must be incorporated into the comprehensive plans, zoning ordinances and 
subdivision ordinances of the affected localities. Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR 
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations. 

CLUSTER DEVELOPMENT: Residential development in which the lots are clustered on a portion of a site so that significant 
environmental/historical/cultural resources may be preserved or recreational amenities provided. While smaller lot sizes are permitted in a 
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district. See 
Sect. 2-421 and Sect. 9-615 of the Zoning Ordinance. 

COUNTY 2232 REVIEW PROCESS: A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code 
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the 
plan. Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in 
substantial accord with the Plan. 

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

DENSITY: Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of 
dwelling units per acre (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 facilities, or affordable dwelling units (ADUs), etc. 

DEVELOPMENT CONDITIONS: Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of 
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in 
a "P" district. Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with 
the Zoning Ordinance and/or conformance with the Comprehensive Plan. For example, development conditions may regulate hours of 
operation, number of employees, height of buildings, and intensity of development. 
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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 is s submission requirement for rezoning to the PRC District. A 
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts 
other than a P District. A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally 
referred to as an SE or SP plat. A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning 
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site. A 
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning 
application for a P District other than the PRC District; an FDP further details the planned development of the site. See Article 16 of the 
Zoning Ordinance. 

EASEMENT: A right to or interest in property owned by another for a specific and limited purpose. Examples: access easement, utility 
easement, construction easement, etc. Easements may be for public or private purposes. 

ENVIRONMENTAL QUALITY CORRIDORS (EQCs): An open space system designed to link and preserve natural resource areas, 
provide passive recreation and protect wildlife habitat. The system includes stream valleys, steep slopes and wetlands. For a complete 
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan. 

ERODIBLE SOILS: Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled. Silt and 
sediment are washed into nearby streams, thereby degrading water quality. 

FLOODPLAIN: Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with 
environmental quality corridors. The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood 
occurrence in any given year. 

FLOOR AREA RATIO (FAR): An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel 
of land. FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the 
site itself. 

FUNCTIONAL CLASSIFICATION: A system for classifying roads in terms of the character of service that individual facilities are providing 
or are intended to provide, ranging from travel mobility to land access. Roadway system functional classification elements include 
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and 
Local Streets. Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged. Minor arterials are 
designed to serve both through traffic and local trips. Collector roads and streets link local streets and properties with the arterial network. 
Local streets provide access to adjacent properties. 

GEOTECHNICAL REVIEW: An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site 
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils. 

HYDROCARBON RUNOFF: Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are 
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point 
source pollution. An oil-grit separator is a common hydrocarbon runoff reduction method. 

IMPERVIOUS SURFACE: Any land area covered by buildings or paved with a hard surface such that water cannot seep through the 
surface into the ground. 

INFILL: Development on vacant or underutilized sites within an area which is already mostly developed in an established development 
pattern or neighborhood. 

INTENSITY: The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of 
impervious surface, traffic generation, etc. Intensity is also based on a comparison of the development proposal against environmental 
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without 
adverse impacts. 

Ldn: Day night average sound level. It is the twenty-four hour average sound level expressed in A-weighted decibels; the measurement 
assigns a "penalty" to night time noise to account for night time sensitivity. Ldn represents the total noise environment which varies over 
time and correlates with the effects of noise on the public health, safety and welfare. 

LEVEL OF SERVICE (LOS): An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic 
conditions. Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic 
conditions and LOS-F describing jammed or grid-lock conditions. 

MARINE CLAY SOILS: Soils that occur in widespread areas of the County generally east of Interstate 95. Because of the abundance of 
shrink-swell clays in these soils, they tend to be highly unstable. Many areas of slope failure are evident on natural slopes. Construction 
on these soils may initiate or accelerate slope movement or slope failure. The shrink-swell soils can cause movement in structures, even 
in areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc. Also known as slippage soils. 
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OPEN SPACE: That portion of a site which generally is not covered by buildings, streets, or parking areas. Open space is intended to 
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational purposes. 

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

P DISTRICT: A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned 
Development Commercial (PDC) District or a Planned Residential Community (PRC) District. The PDH, PDC and PRC Zoning Districts 
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to 
promote a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum flexibility in order to 
achieve excellence in physical, social and economic planning and development of a site. Refer to Articles 6 and 16 of the Zoning 
Ordinance. 

PROFFER: A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a 
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property. 
Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the 

land. Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning 
action of the Board and the hearing process required for a rezoning application applies. See Sect. 15.2-2303 (formerly 15.1-491) of the 
Code of Virginia. 

PUBLIC FACILITIES MANUAL (PFM): A technical text approved by the Board of Supervisors containing guidelines and standards which 
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of 
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services. 

RESOURCE MANAGEMENT AREA (RMA): That component of the Chesapeake Bay Preservation Area comprised of lands that, if 
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of 
the Resource Protection Area. See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 

RESOURCE PROTECTION AREA (RPA): That component of the Chesapeake Bay Preservation Area comprised of lands at or near the 
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are 
sensitive to impacts which may result in significant degradation of the quality of state waters. In their natural condition, these lands 
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse 
effects of human activities on state waters and aquatic resources. New development is generally discouraged in an RPA. See Fairfax 
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 

SITE PLAN: A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all information required 
by Article 17 of the Zoning Ordinance. Generally, submission of a site plan to DPWES for review and approval is required for all 
residential, commercial and industrial development except for development of single family detached dwellings. The site plan is required 
to assure that development complies with the Zoning Ordinance. 

SPECIAL EXCEPTION (SE) 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, compatibility and safety. See Article 8, Special Permits and Article 9, 
Special Exceptions, of the Zoning Ordinance. 

STORMWATER MANAGEMENT: Engineering practices that are incorporated into the design of a development in order to mitigate or 
abate adverse water quantity and water quality impacts resulting from development. Stormwater management systems are designed to 
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions. 

SUBDIVISION PLAT: The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter 
101 of the County Code. 

TRANSPORTATION DEMAND MANAGEMENT (TDM): Actions taken to reduce single occupant vehicle automobile trips or actions taken 
to manage or reduce overall transportation demand in a particular area. 

TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS: This term is used to describe a full spectrum of actions that may be 
applied to improve the overall efficiency of the transportation network. TSM programs usually consist of low-cost alternatives to major 
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit 
promotion or operational improvements to the existing roadway system. TSM includes Transportation Demand Management (TOM) 
measures as well as H.O.V. use and other strategies 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: 
includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers. Development 
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board. 

A&F 
ADU 
ARB 
BMP 
BOS 
BZA 
COG 
CBC 
CDP 
CRD 
DOT 
DP 
DPWES 
DPZ 
DUlAC 
EQC 
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 Un1ts 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 & DO 
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 Division, DPZ 
Zoning Permit Review Branch 
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