
APPLICATIONS ACCEPTED (RZ 2010-PR-014): October 20, 2010
APPLICATIONS AMENDED (RZ 2010-PR-014): February 2, 2011; June 9, 201 1

APPLICATIONS ACCEPTED (RZ 2010-PR-014D & 04E): January 11, 2012
APPLICATION ACCEPTED (FDP 2010-PR-014D): August 14, 2012

PLANNING COMMISSION: January 30, 2013
3OARD OF SUPERVISORS: February 12, 2013

@ 3:30 pm

County of Fairfax, Virginia

January 17,2013

STAFF REPORT

Rz 2010-PR-014-D and RZ 2010-PR-014-E
FDP 2010-PR-014-D

APPLICANT:

EXISTING ZONING:

PROPOSED ZONING:

PARCEL(S):

ACREAGE:

FAR/DENSITY:

PLAN MAP:

PROVIDENCE DISTRICT

Georgelas Group LLC

R22010-PR-014-D: C-7,l-5, HC, SC
RZ 201 0-PR-01 4-E: C-4, HC

RZ 2010-PR-014-D: PTC, HC, SC
FDP 2010-PR-014-D: PTC. HC. SC
RZ 2010-PR-074-E; PTC, HC

RZ 2010-PR-014-D: 29-1((1)) 18C;
29-3 ((1)) 54A, 57 , 578, 57c

FDP 2010-PR-014-D: 29-3 ((1 )) 54A
R22010-PR-014-E: 29-3 ((1)) 63C

RZ 2010-PR-074-D; 9.86 acres
FDP 201 0-PR-01 4-D: 3.52 acres
RZ 2010-PR-014-E: 7.39 acres

RZ 2010-PR-014-D: 6.44 FAR (s50-2,035 dweiling unirs)
FDP 2010-PR-014-D: 2.95 FAR (150-436 dweiling units)
RZ 2010-PR-014-E: 3.29 FAR (110-234 dweling units under res. opt.)

RZ 2010-PR-014-D: lransil Station Mixed Use and Park /
Open Space

FDP 2010-PR-014-D: Transit Station Mixed Use
RZ 2010-PR-014-E: fransit Station Mixed Use
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Department of Planning and Zoning
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PROPOSAL:

RZ 2010-PR-014-D: To rezone five parcels to the Planned Tysons Corner Urban
District (PTC District) for a mixed use development of seven buildings, including multi-
family residential, office and hotel buildings ranging up to 400 feet in height, with ground
floor retail and other uses.

FDP2010-PR-014-D: To approvethefinal developmentplanonaportionof theland
area of RZ 2010-PR-014-D for a single high-rise residential building, an interim park and
an option to retain or remove an existing building.

RZ 2010-PR-014-E: To rezone to the PTC District to permit the addition of three
additional buildings to an existing office park (two existing buildings to remain) adding
office and hotel or residential uses, with possible ground floor retail / other uses.

STAFF RECOMMENDATIONS:

Staff recommends approval of RZ 2010-PR-014-D, subject to the execution of proffers
consistent with those contained in Appendix 1.

Staff recommends approval of FDP 2010-PR-014-D, subject to FDP conditions
consistent with those contained in Appendix 2 and to the Board's approval of
RZ 2010-PR-014-D.

Staff recommends approval of RZ 2010-PR-014-E, subject to the execution of proffers
consistent with those contained in Appendix 3.

Staff recommends approval of the following modifications and waivers for both
RZ 2010-PR-014-D and RZ 2010-PR-014-E:

r Modification of all trails and bike trails in favor of the streetscape and on-road
bike lane system shown on the Plans;

o Waiver of Par. 3 of Sect. 17-201 of the Zoning Ordinance to provide any
additional interparcel connections to adjacent parcels beyond that shown on the
Plans and as proffered;

. Waiver otPar.4 of Sect. 17-201 of the Zoning Ordinance requiring any further
dedication and construction for widening of existing roads to address
Comprehensive Plan requirements beyond that which is indicated in the Plans
and proffers;

. Waiver of Par. 1 of Sect. 6-506 of the Zoning Ordinance requiring a minimum
district size of 10 acres in the PTC District;



Waiver of a service drive on Route 7:

Modification of interior and peripheral parking lot landscaping requirements for
interim surface lots, when shown on an approved FDP or as applies to interim
uses for existing conditions;

Waiver of Zoning Ordinance Section 16-403 requiring a final development plan as
a prerequisite to a site plan in the PTC District for the following features as shown
on the CDP: public improvement plans associated with public streets, interim park
space previously proffered with RZ 2010-PR-0144 and located on RZ 201O-PR-
014E, and minor modifications to the existing buildings on RZ 2010-PR-014E;

Waiver of Sect. 11-302 of the Zoning Ordinance to allow a private street to
exceed 600 feet in length as shown on the CDP.

Modification of Sect. 7-0802.2 of the PFM to allow for the projection of structural
columns into parking stall (no more than 4% of the stall area);

Waiver to allow the use of underground stormwater management and best
management practices in a residential development, subject to Waiver #8158-
WPFM-OO2-1;

Modification of the 10 year tree canopy requirements in favor of that shown on
the Plans and as proffered:

Modification of the tree preservation target in favor of that shown on the Plans
and as proffered; and

Modification of Sect. 12-O7O21B (2) to permit the reduction of the minimum
planter opening area for trees used to satisfy the tree cover requirement, in favor
of that shown on the Plans and as proffered.

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

It should be 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, iontact the Zoning Evaluation Division, Department of Planning and
Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-5505,
(703) 324-1290 TIY 711 (Virginia Relay Center).
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Americans with Disabilities Act (ADA):
For additional information on ADA call (703) 324-1334 or TTY 7l I (Virginia Relay Center),
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A GLOSSARY OF TERMS FREQUENTLY
USED IN STAFF REPORTS WILL BE

FOUND AT THE BACK OF THIS REPORT

TYSONS CORNER URBAN CENTER BACKGROUND

As a key employment and business center in Fairfax County, Tysons Corner has been the
subject of several planning efforts over the past few decades. The most recent effort
resulted in a Comprehensive Plan amendment which was approved by the Board of
Supervisors (BOS) in June 2010. The effort was largely prompted by the opportunities
presented by the expansion of Metrorail's Silver Line, with four new Metro stations in
Tysons Corner. Following the adoption of the final Environmental lmpact Statement (ElS)
for the Silver Line in 2004, the Tysons Land Use Task Force, a 36 member group of
Board-appointed citizens, developed a vision for the future of Tysons Corner based on
public input and best practices in transitoriented development. Following the presentation
of this vision developed by the task force, staff and a committee of the Planning
Commission (PC) developed Comprehensive Plan language and a zoning ordinance
amendment based on the work of the task force and additional economic, transportation
and fiscal analyses. Both amendments were eventually adopted.

The Plan is designed to take advantage of the four new Meho stations, and to set a framework
for the transformation of Tysons into a transit-oriented, walkable, green urban center. The
Plan envisions that Tysons will be Fairfax County's "downtown," and home to up to 100,000
residents and 200,000 jobs by 2050. The Plan envisions that Tysons will be a 24-hour urban
center where people live, work and play, with growth focused around the stations.

A companion zoning ordinance amendment established a new zoning district for Fairfax
County, the Planned Tysons Corner Urban (PTC) District. This new district encourages
intense levels of development around the Tysons Metro stations. The PTC District
requirements are closely tied to the Comprehensive Plan to ensure that new developments
capitalize on the opportunities presented by the four new Metrorail stations and implement
the new vision for Tysons.

In order to achieve the transit-oriented densities recommended in the Comprehensive
Plan, rezoning applications must demonstrate that the proposed development furthers the
Plan's vision for the Tysons Corner Urban Center. To that end, the Georgelas Group LLC
submitted RZ 2010-PR-014 to redevelop 31.62 acres in the vicinity of the Spring Hill Metro
Station (previously known as the Tysons West Station). The proposal for a mixed-use
neighborhood, called Spring Hill Station, was originally put forward as a "Demonstration
Project," intended to assist staff, the Planning Commission and the Board in their
evaluation of the proposed Plan and Zoning Ordinance text. Over the life of the
application, the original land area was eventually divided into five separate zoning cases.
Two cases, 014A and 0148, were approved in 201 1 as primarily residential development.
One of these proposals, 014A, is currently under construction. The third case, 014C, is
currently on indefinite deferral. The final two portions of the application, 014D and 014E,
are the subject of this report. A final development plan has also been filed on a portion of
the 014D application, which is also reviewed in this report.



RZ 2010-PR-014-D / FDP 2010-PR-014-D / RZ 2010-PR-014-E

DESCRIPTION OF THE APPLICATIONS

This staff report addresses two portions of the 31.45 acre rezoning to the Planned Tysons
Corner Urban District (PTC District) originally filed by the Georgelas Group LLC as
RZ 2010-PR-014, and known as Spring Hill Station. As noted, the application has been
divided into five separate zoning cases, as laid out in the following table and map.

Page 2

Case Area Status

RZFDP 2010-PR-014-A 1.56 acres
Approved (RZ) 9127 1201 1

Approved (F DP) I 121 l2O1 1

RZ 2010-PR-014-B 5.51 acres Approved (BOS) 9/271201 1

RZ 2010-PR-014-C 7.1 3 acres Indefinitely deferred

RZ 2010-PR-014-D 9.86 acres Subject of this report

FDP 2010-PR-014-D 3.52 acres Subject of this report

RZ 2010-PR-014-E 7.39 acres Subject of this report

i38



RZ 2010-PR-014-D i FDP 2010-PR-014-D / RZ 2010-PR-014-E

Overview of Sping Hill Station (Overall Development)

Spring Hill Station, as a whole, proposed a mixed-use, transit-oriented development
located adlacent to the westernmost Metrorail stop in Tysons-Spring Hill. The site is
cunently developed with a mix of uses including office, light industrial and vehicle sales.
The project proposed three neighborhoods, which now correspond to zoning cases as
shown in the graphic on the following page. Neighborhood 1 includes applications 014C
and 014D. Neighborhood 2 includes applications 0144 and 014E, while Neighborhood 3 is
application 0148. The project presents a grid of streets that serves the development and
the surrounding area and will eventually connect throughout the subdistrict, a network of
parks and plaza spaces including a significant Metro plaza, a kiss and ride lot associated
with the Metro, and the relocation of Fire Station #29 (as shown in the graphic on the
following page). The range of uses and intensities as proposed is shown in the following
chart. Because the 014C application has been indefinitely deferred, the information shown
for that case is based on previous plans and is provided as an example of what might be
built in the future, not a current proposal. When the 014C case is reactivated, the applicant
may choose a similar scheme or a different development pattern to mesh with the
surrounding neighborhood and meet the goals of the Comprehensive Plan.

Overall, Spring Hill Station proposes the following approximate ranges of development.
Data for buildings associated with 014D and 014E are reflective of the current proposals
detailed in this report. Data for buildings associated with 0't4C was taken from the last
submittal prior to the division of the cases and may not reflect what is eventually proposed.
Data for buildings associated with 014A and 0148 reflect what was approved in 2011.

" Reserves the right to inqease retail / service uses up to 36,200 sq. ft. by concurrently reducing the residential square footage
*** 25,000 square foot tire station (public use) is not included in the GFA p€r the PTC District regulations
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Gross Floor Area in Square Feet
as tabulated in CDPs

Case Office Retail/Service Hotel Residential
Maximum GFA

(FAR)
Neishborhood I

014C
illustrative

403,552 -
807.752

78,000 0 - 290,000 425,000 -
1.130.000

1,61 1,552
H.99)

014D
400,000 -
1.272,000 83,000 0 - 189,000

1,242,OOO -
1.861.000

2,786,000
(6.43)

Neighborhood 2

0144- 0 6,000 430,000
436,000
(6.33)

014E
631 ,1 70 -
851 . 170

7,000 -
23,000

0 or 135,000 0 or 225,000
1 ,083,170

(3.29)
Neiqhborhood 3

0148- 0 18,100* 1,720,000
1,738,100*-

(7.25)
Estimated Total for S hill Station

1,4U,722-
2.930.922

192,100 -
208.100 0 - 614,000

4,431,000 -
5,366.000

7,654,822
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The submitted Conceptual Development Plans (CDP) identifies a primary use for each
building (office, residential or hotel). Most buildings allow for "retail and service" as
additional uses (generally located on the ground floor). The proffers for both cases define
"retail and service uses" as any use that is permitted in the PTC District (subject to the use
restrictions of Sect. 6-505 of the Zoning Ordinance) and state that specific uses will be
designated at the time of FDP approval. In addition, each neighborhood includes park and
plaza areas ranging from passive pocket parks for sitting and visual re$pite to active
programmed spaces. The overall development also addresses other elements of the
adopted Comprehensive Plan text for the Tysons Corner Urban Center such as
streetscapes, stormwater management, green building, athletic fields and public facilities
(in this instance, a new fire station). With the exception of the two existing office buildings
in Neighborhood 2 (014E), the existing uses on the site will be gradually replaced,

As noted previously, during the review of the overall Spring Hill Station application, the
applicant chose to amend the application to split the case into three separate sections
(014A, 0148 and 014C). Two cases, 0144 and 0148, were approved in2011. The third
case was later split again into 014C, 014D and 014E. Because the Georgelas Group (the
applicani for 014D and 014E) no longer has the 014C property under contract, the 014C
application has been indefinitely deferred. As previously stated, while the building and site
design may change when 014C is reactivated, the grid of streets brought forward at that
time will need to conform to the grid shown in the approved applications 0144 and 0148 and
the cases currently under review. The overall grid for this area has been extensively
negotiated with staff through the zoning process as well as through the Consolidated Traffic
lmpact Analysis undertaken by the Fairfax County Department of Transportation. As noted
with the approval of the 0144 and 0148 cases and discussed further in this analysis, several
important features of the overall development were proffered with 0144 and 0148,
specifically, the extension of Greensboro Drive, the provision of off-site parkland for future
construction of athletic fields, and the relocation and expansion of Fire Station #29.

Overview of RZ 2010-PR-014-D

RZ 2010-PR-014-D is filed on a total of 9.86 acres, consisting of the properties fronting on
Tyco Road from Route 7 to the Dominion Power easement, Fairfax County Fire
Station #29 on Spring Hill Road and the Mclean Self-Storage facility located adjacent to
the fire station. The properties fronting on Tyco Road are currently developed with a mix
of retail and light industrial uses and a construction staging site for the Metro project. The
properties on Spring Hill Road are developed with Fire Station #29 and a self-storage
facility. The CDP proposes seven buildings, including: two office buildings; three
residential buildings; one building with an office or residential option and one building with
a residential or hotel option. All buildings have the ability to include some amount of retail
or other uses on the ground floor. Based on the land area used for the calculation of
density (including 0.075 acres of land previously dedicated to the County) the proposed
maximum floor area ratio (FAR) within this application is 6.44. Two buildings (D1 and D6)
have public "skyparks" located on the tops ofthe parking podiums. Other open space
areas include a small ground level plaza adjacent to Building D5, a significant ground level
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park space between the D3 and D4 buildings, and an at-grade park at the intersection of
Tyco Road and Broad Street (proposed to be dedicated to the County).

A reduced copy of the proposed CDP for 014D is included in the front of this report. The
applicant's draft proffers for this application are included as Appendix 1. The applicant's
affidavit is including in Appendix 4 and the applicant's statements regarding this application
are included in Appendix 5. A portion of 014D is also subjectto FDP 2010-PR-014-D.
Because the land areas are identical, the applicant has filed separate plats for the CDP and
FDP (ratherthan a combined CDPiFDP). A discussion of FDP 2010-PR-014-D follows.

Overuiew of FDP 2010-PR-014-D

FDP 2010-PR-014-D is filed on a single parcel of 3.52 acres (known as the Peacock parcel),
which is located at the intersection of Tyco Road and Route 7. The site is developed with a
1970s era, one-story building at the corner of Tyco Road and Route 7 that is currently used
as a furniture store in the front and an automotive repair service in the rear. The northern
portion of the site is currently in use as a construction staging site for the Metro project. As
shown on the proposed CDP, at build-out, this parcel is intended to be bisected by Pierpoint
Street into two building sites with an office building (Dl) on the southern portion of the parcel
at Tyco and Route 7 and two conjoined residential buildings (D2A and D2B) on the northern
portion. Merchant Street will cross the northern tip of the parcel.

As the first phase of development in 014D, this FDP depicts a new residential building,
D2A, on the northern building site at the corner of Pierpoint Street and Tyco Road. The
remainder of the northern building site (future D2B) would be developed with an interim
park. Three options for the southern building site (future D1) are included in the proposal.
The base plan would be to maintain the existing building and existing uses under the
interim use proffer language. One option would be to revamp the surface parking and
street treatment and reuse the existing building for 'place-making' type activities while
another option would remove the building to allow commercial off-street parking with 'place-
making' activities on the weekends. The applicant has requested that significant flexibility
be retained with this FDP, including a building range from a smaller (150 unit, 240 foot)
residential building that would be suitable for condominium development to a larger
(436 unit, 360 foot) building that would be suitable for rental apartments. Under either
option, the applicant proposes retail / service uses and a residential lobby on the ground
floor of a parking podium under a residential tower. Private open space facilities will be
located at the podium and roof levels.

A reduced copy of the proposed FDP for FDP 014D is included in the front of this report.
Staff's draft conditions for this FDP are included as Appendix 2. The affidavit for this
application is contained in Appendix 4 and the applicant's statements regarding this
application are included in Appendix 5.
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Overuiew of RZ 2010-PR-014-E

RZ 2010-PR-014-E is filed on a 7.39 acre parcel that is the site of the existing Greensboro
Corporate Center, located at the intersection of Greensboro Drive and Spring Hill Road.
The applicant is not pursuing approval of any FDPs on 014E at this time. The CDP depicts
the two existing office buildings to remain and three new buildings, an office building, a
low-rise extension of the office building with an option to be either retail/service or
residential, and a building with a hotel or residential option. Existing open space around
the two existing buildings will remain as private open space, and a small public park is
proposed to replace existing parking between the existing buildings and the new E4
hotel/residential building.

A reduced copy of the proposed CDP for 014E is included in the front of this report. The
applicant's draft proffers for this application are included as Appendix 3. The affidavit for
this application is contained in Appendix 4 and the applicant's statements regarding this
application are included in Appendix 5.

LOCATION AND CHARACTER

,4Ecnro tg

RZ 201 0-PR-01 4-D, FDP 201 0-PR-01 4-D

As depicted above, property subject to the rezoning is a U-shaped collection of several
parcels located along Tyco Road and on the north side of Spring Hill Road. The property
subject to the FDP is located at the corner of Tyco Road and Route 7.

Page 7
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RZ 2010-PR-014-E

As shown in the preceding graphic, this application property is located at the intersection of
Greensboro Road and Spring Hill Road.

BACKGROUND

RZ 2010-PR-014-D
[allon Parcel 29-3 ((1)) 54A]

r On December 12, 1977 , the Board of Supervisors approved SE 77-D-201 to permit
an auto body shop. An amendment to the special exception was later filed but was
withdrawn.

SURROUNDING AREA DESCRIPTION

Direction Use Zoning Plan Map

North across
Tyco Road

Vehicle Sales, Industrial Flex Space,
Health Club, Veterinarian Office

c-7, l-5 Transit Station Mixed Use,
Residential Mixed Use

East Commercial Condominiums,
Equipment Rental

IE Transit Station Mixed Use,
Residential Mixed Use

South across
Spins Hiil Service Station, Retail c-8, c-7 Transit Station Mixed Use

Southwest
(014C)

Auto Repair, Vehicle Sales, Metro
Kiss and Ride Lot, Office

c-7, t-5 Transit Station Mixed Use,
ParUOpen Space

West across
Route 7

Vehicle Sales Transit Station Mixed Use

SURROUNDING AREA DESCRIPTION

Direction Use Zoning Plan Map

North across
Spring Hill

Equipment Rental, Auto Repair,
Post Office

AoDroved for Park (oart of 0148)

t-5

PTC
Transit Station Mixed Use

East Multi-Family (Rotunda) R-30 Residential

Southeast
Office Condominium

Vacant

t-5
Residential Mixed Use

Southwest
Approved for Residential (014A)

Retail, Office

PTC Transit Station Mixed Use,
Residential Mixed Use,

ParUOpen Space
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. On April 8, 2008, RZFDP 2008-PR-004, which sought to rezone the subject site
from C-7 to PRM for mixed-use development, was accepted for review. This case
was subsequently dismissed on February 25,2011.

RZ 2010-PR-014-E

. On July 26,1982, the Board of Supervisors approved RZ 81-D-0ttS and
SE 82-D-038 to rezone from l-4 and l-5 to C-4 to permit a proposed office
development of two buildings at a FAR of 1.29 and to permit an increase in height to
127 ieet,3 inches.

. On November 25, 1985, the Board of Supervisors approved PCA El-D-045 and
SEA 82-D-038 to permit an increase in FAR (to 1.30), a shift in the previously
approved building location and to permit an additional increase in height.

. On May 17, 1996, RZ 96-P-020, which sought to rezone the site from C4 to C-7 for
retail development, was accepted for review. This application was dismissed on
May 6, 1998,

. On January 11, 1999, the Board of Supervisors approved PCA 81-D-045-2 and
SEA 82-D-038-2 to permit site modifications to the Greensboro Corporate Center in
order to substitute a landscaped plaza for a covered pavilion and to amend parking
to conform to the Zoning Ordinance requirements in effect at that time.

. On October 28,2002, the Board of Supervisors approved PCA 81-D-045-3 and
SEA 82-D-038-3 to permit an increase in FAR at the Greensboro Corporate Center.

. On August 22,2003, PCA 81-D-0454 and SEA 82-D-038{, which sought to permit
site modifications to the Greensboro Corporate Center, were accepted for review.
These cases were withdrawn on April 18,2007 .

The records forthe above noted zoning cases are on file with the Department of Planning
and Zoning (DPZ).

Page 9
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COMPREHENSIVE PLAN PROVISIONS (Appendix 6)

Plan Area:

Area ll

Planning District:

Tysons Corner Urban Center

Tysons Corner Urban Center
District:

Tysons West (North Sub-district)

The land use concept for the Tysons
West District is shown in this map,
which may also be found in the
Comprehensive Plan:
The Tysons West Dishict
Comprehensive Plan Map shows the
application properties for
RZ 2010-PR-014 to be planned for
Transit Station Mixed Use,
Residential Mixed Use. and Park /
Open Space.

On pages 125 - 128 of the Tysons Corner Urban Center of the 201 1 edition of the Area ll
Plan, under the heading, "North Subdistrict," the Plan states:

NORTH SUBDISTRICT

The North Subdistrict is comprised of about 125 acres and is bounded by the Dulles
Airport Access Road and Toll Road on the north, Route 7 on the southwest, and the
Tysons Central 7 and North Central Districts on the southeast.

Base Plan See Appendix 6 for Base Plan Text

(The subject applications are filed under the redevelopment option.)

o g
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Redevelopment Option

The subdistrict is envisioned for substantial redevelopment to mixed use with office
being focused along Route 7 and adjacent to the Dulles Airport Access Road and Toll
Road. Urban residential neighborhoods should be provided and will enliven the
vibrancy of this mixed use district. Other land uses should include hotels, arts and
entertainment, retail and support services. A series of urban parks should be provided
and be linked by the street grid; this green network will provide places for people of all
ages to walk and enjoy parks and open space.

To achieve this vision, development proposals should address the Areawide
Recommendations, and provide for the following.

o The vision for this subdistrict is to redevelop with office buildings with
significantly higher intensig near the Metro station as well as to become more
diverse in land uses, including hotels, residential dwellings, arts and
entertainment uses, as well as retail and support services. Sites within 1/8 mile
of the Metro station should be redeveloped predominantly with office use.
Beyond 1/8 mile it is envisioned that the area will transition to urban residential
neighborhoods. The intensities and land use mix should be consistent with the
Areawide Land Use Recommendations.

o Logical and substantial parcel consolidation should be provided that results in
well-designed projects that function efficiently on their own, include a grid of
streets and public open space system, and integrate with and facilitate the
redevelopment of other parcels in conformance with the Plan. ln most cases,
consolidation should be sufficient in size to permit redevelopment in severar
phases that are linked to the provision of public facilities and infrastructure and
demonstrate attainment of critical Plan objectives such as TDM mode splits,
green buildings and affordable/workforce housing. lf consolidation cannot be
achieved, as an alternative, coordinated proffered development plans may be
provided as indicaled in the Areawide Land Use Recommendations.

o Throughout this subdistrict, the goal for assembling parcels for consolidation or
coordinated proffered development plans is at least 20 acres. A consolidation of
less than 20 acres should be considered if the performance objectives for
consolidation in the Land Use section of the Areawide Recommendations are
met.

o When a consolidation includes land located in the first intensity tier (within 1/8
mile of a Metro station), it should also include land in the second intensity tier
(between 1/8 and 114 mile of a station), in order to ensure connectivity to the
Metro station.

o For property along Spring Hill Road, redevelopment proposals should address
the redevelopment and relocation of the existing fire station and/or post office.
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Redevelopment should occur in a manner that fosters vehicular and pedestrian
access and circulation. Development proposals should show how the proposed
development will be integrated within the subdistrict as well as the abutting
diskicts/subdistricts through the provision of the grid of streets. The major
vehicular circulation and access improvements in this subdistrict are the
extension of Greensboro Drive and the planned new ramps from the Dulles
Airport Access Road and Toll Road connecting to Greensboro Drive.

Redevelopment along planned street alignments should provide rightof-way,
construct portions of the street integral to the development, and further the
implementation of streets serving the development. Other streets should create
urban blocks and pedestrian and bike circulation improvements should be
provided. The ability to realize planned intensities will depend on the degree to
which access and circulation improvements are implemented consistent with
guidance in the Areawide Urban Design and Transportation recommendations.

Urban design amenities, such as streetscapes, plazas, courtyards, landscaping,
public art, lighting and seating should be provided consistent with the Areawide
Urban Design Recommendations.

As discussed under the South Subdistrict, a second electrical power substation
will need to be constructed near the Dominion Power easement which contains
a high voltage line. This improvement will need to be located either in the
Tysons West Dishict or in the abutting Tysons Central 7 District. From the
second substation to the existing substation on Tyco Road, the high voltage line
should be placed underground, in order to ensure a pedeshian friendly
environment. However, if undergrounding proves infeasible, redevelopment
should relocate the line or accommodate it in place.

The green network planned for this subdistrict illustrates how the existing
Dominion Power easement could be used as a pedestrian and open space
amenity that links the Tysons West Metro station to the rest of the subdistrict.
Along the power line easement, a series of urban parks are envisioned which
link to other urban parks by the sheet grid. Alternatives that provide open
spaces linking this subdistrict to the area's Metro station in a similar manner
should be considered.

Additional urban parks are to be located throughout the subdistrict. All urban
parks in this subdistrict should be large enough for open-air activities such as
farmers' markets and musical performances by small groups for residents and
workers in the area- The sizes of these oarks should be between 1/2 to over
one acre. At least one two acre recreation-focused park should be provided in
the subdishict to serve the recreation and leisure needs of future residents and
workers. Facilities could include sport courts, playground features, skate parks,
splash pads, or other small-footprint facilities. Publicly accessible open space
and recreational facilities should be provided in this subdistrict consistent with
the Areawide Environmental Stewardship Recommendations.
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o When redevelopment includes a residential component, it should include
recreational facilities and other amenities for the residents, as well as
affordable/workforce housing as indicated under the Areawide Land Use
Recommendations.

o Public facility, hansportation and infrastructure analyses should be performed in
conjunction with any development application. The results of these analyses
should identify needed improvements, the phasing of these improvements with
new development, and appropriate measures to mitigate other impacts. Also,
commitments should be provided for needed improvements and for the
mitigation of impacts identified in the public facility, transportation and
infrastructure analyses, as well as improvements and mitigation measures
identified in the Areawide Recommendations. lt is anticipated that existing Fire
Station 29 and the U.S. Post Office on Spring Hill Road will be relocated as
redevelooment occurs.

o Building heights will vary depending upon location, as conceptually shown on
the Building Height Map in the Areawide Urban Design Recommendations. The
tallest buildings should be closest to the Metro station where building height is
planned up to 400 feet. Building heights (generally between one-eighth and one-
quarter mile from the Meho station) should be between 175 and 225 feet.
Beyond one-quarter mile, buildings should have lower heights, as conceptually
shown on the Building Height Map in the Areawide Urban Design
Recommendations. Building heights should be consistent with the above
guidance as well as the guidelines in the Areawide Urban Design
Recommendations.

o Exposed parking structures adjacent to the Dulles Toll Road should not be
visible to the residential neighborhoods north of the Toll Road.

o A potential circulator alignment extends through this subdistrict as described in
the Areawide Transportation Recommendations. In addition to the above
guidance for this area, redevelopment proposals along the circulator route
should provide right-of-way or othenivise accommodate the circulator and should
make appropriate contributions toward its construction cost. See the Intensity
section of the Areawide Land Use Recommendations.

DESCRIPTION OF THE DEVELOPMENT PLANS

RZ 2010-PR-014-D

Conceptual Development Plan (Reduction at front of staff report)

Title:

Prepared By:

Spring Hill Station Demonstration Project - Part D

VIKA, Inc.; WDG Architecture, PLLC; and,
ParkerRodriguez, Inc.

Original and Revision Dates: June 22,2010 revised through January 11 , 2013
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OveNiew

The CDP is divided into three sections: Civil (C/S) Sheets (32 sheets); Architectural (A)
Sheets (19 sheets); and Landscape (L) Sheets (21 sheets). The Civil Sheets include the
notes and tabulations, the existing conditions and vegetation plans, context exhibits,
stormwater management plans, street layouts and sections (for interim and ultimate
conditions), building layouts, fire access plan, interim phasing for the existing Fire
Station #29, an off-site context exhibit (showing 014C for illustrative purposes), and a
transportation waiver matrix. The Architectural Sheets include ground floor, roof, and
underground parking plans, sections through the proposed buildings, phasing diagrams,
shadow and building massing studies and illustrative views of the development. The
Landscape Sheets include streetscape sections and illustrations, park plans and
illustrations, planting details, and pedestrian and bicycle circulation and hierarchy plans.

As shown on Sheet C-5, all of 014D is located within alcmile of the Spring Hill Metro
station. As seen in the following graphic, the development plan shows seven buildings,
two above grade "skyparks" and three at-grade public parks (one to be dedicated and two
to be maintained on private property with access easements).

SPRING HILL

STATION

/r,i | .ilrrriril:

PART B

,l; ; - Sil;
{Ol jl):

::l a;-'.r-.'i- I

PART D
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Proposed Road Netwofu and Access to the Future Buildinqs

014D is a U-shaped consolidation of parcels, bounded by Tyco Road and the future Broad
Street along the site's "arms," and Spring Hill Road and Route 7 along the open end of the
"U". In addition to the existing roads, three new grid streets are proposed. Broad Street
will be a new street that extends from Tyco to Spring Hill and continues across Spring Hill
to serve the 014,4 and 014E cases, as well. When additional development occurs to the
east of 014E and 014A, Broad Street will eventually extend east to Westpark and beyond,
running parallel to Route 7 and Greensboro Drive. The other two streets (Pierpoint and
Merchant Streets) will connect Tyco Road to the new Broad Street across the two arms of
the 014D application and the intervening 014C application (when it redevelops). Pierpoint
Street will be one block off Route 7 and Merchant Street will be one block further.

All streets in 014D are proposed to be public streets. Vehicular access to the new buildings
will be provided from the internal grid streets (Broad, Pierpoint and Merchant). No vehicular
access is proposed from Tyco, Spring Hill or Route 7. The proffers include commitments to
accommodate a proposed transit circulator route and to widen Tyco and Spring Hill Roads
along the site's frontage in accordance with the Tysons Comer Urban Street Design Standards.

Buildinos

As noted, seven buildings are proposed in 014D, as shown in the preceding graphic and
described further in the chart below. The CDP designates use options for two of the
buildings, and the totals referenced in the chart assume that both building with options
develop under the non-residential option in "Option 1" or the residential option in
"Option 2." The maximum proposed Floor Area Ratio (FAR) for the site is 6.44.

014D Building Tabulations

Commercial GFA (s0
foffice oxc€pt for D5]

Retail / Service
GFA (sf)

Residential
GFA (sn

Number of Multi-
fumilv Units

Building
Heioht

Building Dl 200.000435.000 15,000 0 400 feet

Building D2A 0 10,000 4 12,000 150 - 436 360 feet

Building D2B 0 13,000 400,000 150 - 436 360 feet

Building D3
oDtionl /commercial

200.000.435.000 15,000 0 285 feet

Building D3
oDtid|2Jresidential

0 15,000 430,000 150 - 478 300 feet

Building D4 0 6,000 430,000 150 - 478 300 feet

Building D5
oDtionl /commercial

HOTEL: 189,000 1 1,000 U 360 feet

Building D5
oDtonArcsidential

n 1 1,000 189,000 100 - 207 360 feet

Building D6 200.000402.000 13,000 0 400 feet

Total Option 1

(max commercial)

Office: 600,000-
1,272,000

Hotel: 189.000
83,000 1,242,000 550 - 1 ,350

Total Option 2
(max residenlial)

Office: 400,000-
837,000

83,000 1,861,000 700 - 2,035
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The buildings in 014D are proposed to be constructed with parking garage podiums of up
to 60 or 80 feet. In most cases, the ground floors of these podiums would incorporate
retail/service or lobby uses. The office, residential or hotel uses for the building would be
located on top of the parking podiums. Depending on the final design, these garage
podiums could be lined with active uses or a fagade simulating active uses, as shown in
the picture on the left below. Alternatively, the podiums could be designed to treat the
open nature of a garage as a design feature, as shown on the right. Along the majority of
the street level ofthe garages, active uses (storefronts and lobbies) are proposed. The
proffers commit to show podium treatment at the time of Final Development Plan review.

The proffers also commit to development in general conformance with the character of that
is shown in the illustrative elevations and which have been provided as part of the CDP.
The buildings (including final architecture, heights and uses) will be refined and further
committed to at the time of FDP approval.

Phasinq

The applicant intends to develop this project in response to market demand and therefore
has not committed to any particular order for the development of the buildings. To address
the timing of needed infrastructure, the CDP includes phasing exhibits which demonstrate
how each building could be developed if the sunounding properties have not yet
redeveloped (ie., what improvements are needed to serve that building) (see Sheets A-6.0

- A-8.0). The draft proffers further detail which road and park facilities will be provided
with each building. In addition, this proposal accommodates existing Fire Station #29,
which may remain in operation for some period of time while the roads and perhaps some
of the surrounding residential buildings are under construction. To that end, Sheet C-18
shows the phasing of improvements on the fire station site that will be necessary to
relocate features such as parking, equipment testing areas and fueling so that the
surrounding roads can be built. Since approval of an FDP for the entire zoning case is not
sought at this time, the proffers state that at the time of FDP approval the phasing of
improvements (in particular, roads) may be adjusted to mitigate impacts identified at that
time, or to address surrounding redevelopment.
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Existinq Buildinq and Uses and Inteim Uses

The draft proffers allow existing uses within existing buildings to be continued until those
buildings are demolished (even if the existing uses would not be allowed by-right in the
PTC District). An attachment to the proffers includes a list of the existing uses on the
property, including several vehicle major service establishments as well as assorted retail
and wholesale trade establishments. The proffers also allow the establishment of new
uses within a building, provided that: such new uses are uses allowed in the PTC District;
no substantive changes are made to the building; and the use restrictions included in the
Zoning Ordinance are met. An example of specific uses proposed on an interim basis can
be seen in the FDP 014D discussion that follows.

Sfreefscapes

While final streetscape design will be provided with future FDPs, the CDP does provide for
typical streetscape sections in keeping with the Comprehensive Plan recommendations.
Along Route 7, 3O-foot wide streetscapes are proposed. While the Plan recommends a
streetscape width of 33 feet, the applicant has requested this modification to accommodate
fire protection needs. Along Tyco Road, Spring Hill Road, Broad Street and Pierpoint Street,
streetscapes 20 feet in width are shown (Broad Street streetscapes are shown as a
minimum). Along Merchant Street, streetscapes 16 feet in width are provided. These
streetscapes (aside from Route 7 as noted) conform to the recommendations of the
Comprehensive Plan and the Urban Design Guidelines.

Parks and Open Space

In 014D, the CDP shows three at-grade public parks (Parks 1, 2 and 3) and two "sky
parks" located on the tops of the parking podiums for Buildings D1 and D6 (Parks 4 and 5).
All of the residential buildings have additional private open spaces provided on the tops of
the parking podiums and/or on the tops of the residential towers. Park 1 is an at-grade
park extending from Merchant Streel to Tyco Road between Buildings D3 and D4
(36,000 sf). This park is generally open and lawnlike. Park 3 is a small plaza space at
the interior corner of Building D5 (adjacent the existing power line easement and 014C)
(4,350 s0. These two parks will be located on top of underground parking structures and
placed in public access easements. Park 2 is an active park at Tyco Road on the north
side of Broad Sheet, which is proposed to be dedicated to the Park Authority and
developed with a skate park, dog park or some other active use (14,500 sf). Park 4 is a
sky park on Building D1 at the corner of Route 7 and Tyco Road. lt is shown to be
developed with features for active adults such as a running track and golf pufting greens.
Park 5 is a sky park on Building D6 facing Spring Hill Road. lt is shown to be developed
for younger users, with playground equipment for different ages. Each of the sky parks is
designed with two access points (stairs and elevators), one on the interior street (Pierpoint)
and one on the exterior (Spring Hill or Route 7).
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FDP 2010-PR-014-D

Final Development Plan (Reduction at front of staff report)

Title: Spring Hill Station Demonstration Project - Building
D2A

Prepared By: VIKA, Inc.; WDG Architecture, PLLC; and,
ParkerRodriguez, Inc.

Original and Revision Dates: June 5,2012 as revised through January 16,2013

OveNiew

The FDP is divided into three sections: Civil (C) Sheets (18 sheets), Architectural (A)
Sheets (7 sheets) and Landscape (L) Sheets (14 sheets). The Civil Sheets include the
notes and tabulations, the existing conditions and vegetation plans, context exhibits,
stormwater management plans, street layouts and sections, building layouts including
alternatives for the interim use of the D1 site and a fire access plan. The Architectural
Sheets address the new D2A building that is proposed to be constructed, and include
ground floor, roof, and underground parking plans, sections through the building,
elevations of the entire buildings and close up elevations of the parking podium and
ground floor, illustrative views of the building and shadow studies. The Landscape Sheets
include interim landscape plans for the entire FDP area (including the various reuse
options on the Dl site) and final landscape plans for the streetscape around Building D2A,
the garage planters, and the private open space areas on the upper levels of the building.
Also included are streetscape sections and illustrations and planting details.

FDP 2010-PR-014-D is filed on a single parcel (known as the Peacock parcel) located at
the corner of Tyco Road and Route 7. As the first phase of development within 014D, this
FDP depicts a new residential building, D2A, on the northern building site at the corner of
Pierpoint Street and Tyco Road. Pierpoint Street will be constructed across the parcel,
terminating at the property line abutting 014C. The remainder of the northern building site
will be developed with an interim park on the north side of Building D2A (where Building
D2B will ultimately be located). Building D2B is not proposed with this FDP and will
require its own FDP or an FDP amendment at some point in the future. The FDP shows
how this interim park could accommodate the construction of Merchant Street.

This FDP also does not propose to construct Building D1 (the southern building site at the
corner of Tyco and Route 7). Three interim options are shown for that portion of the site.
The base option (Option 1) proposes to retain the existing building and uses underthe
interim use language included in the 014D proffers. The only change proposed under the
base option is to install additional landscaping along the Tyco Road and Route 7
frontages. Option 2 proposes to reuse the existing building for new "place making"
opportunities such as a food court, temporary retail sales or art displays, accommodating
festival type uses such as a farmers market. This option would install additional
landscaping along the site frontages, move the sidewalk along Tyco Road to allow the
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installation of a landscape amenity panel between the sidewalk and the street, and close
the existing vehicular entrance from Route 7. Option 3 proposes to remove the existing
building and utilize the site for commercial off-street parking. Under Option 3, the same
edge treatment would be provided (landscaping, sidewalks) as shown in Option 2 to allow
the same "place-making" activities to occur. Under this option, the entire parking area
would also be available for farmers market or festival uses on the weekends. The
applicant has proffered that either Option 2 or Option 3 will be implemented at such time
as the second of Buildings D2A and D2B is constructed but either could be implemented
before that time at the option of the applicant. Staff has proposed an FDP condition that
clarifies that the improvements shown as Option 1 will be implemented with the
construction of Building D2A (unless one of the other options is proposed at that time).

The following graphics show the layout of the entire site under the three options:

Commercial Parking Option (3)

',r!. t'.1 r1 F

The applicant has requested that significant flexibility be retained with this FDP.
Specifically, FDP shows tvvo options for Building D2A: a smaller (150 unit, 240-foot tall)
residential building that would be suitable for condominium development or a larger
(436 unit, 360-foot tall) building that would be suitable for rental apartments. In either
case, the applicant proposes retail / service uses and a residential lobby on the ground
floor of a bory, Mondrian-esque parking podium punctuated by large openings and
accented with large scale planters under an ovoid residential tower. Private open space
facilities are proposed at the podium and roof levels. While it is unusual for an FDP to
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Reuse Option (2)
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retain such a large amount of flexibility, in this case, the applicant seeks to respond quickly
to the market (should a smaller condominium building prove feasible in the nearterm)
which, in turn, will hasten the dedication of an important grid street that will serve not only
this property but adjacent properties. The FDP shows the low and high ends of the design,
and staff believes that both designs provide an urban context and acceptable sheet edge
and pedestrian experience. Because of the extreme flexibility requested, staff has
proposed a development condition that requires final building height and design to be
returned to the Department of Planning and Zoning and the Providence District Supervisor
for review and approval prior to site plan approval.

Access to the new building will be from a Pierpoint Street, via a covered alley along the
western edge of the site. Proffers and plans indicate that access easements will be
provided for the adjacent property owner to the east (014C) so that when that site
develops, the building could be constructed on the property line as well, with access
through the D2A alley (eliminating the need for an additional driveway). This alley will also
be constructed to continue through the D2B building at such time as that is constructed,
giving additional access to Merchant Street.

Streetscapes & Landscapinq

The residential lobby of Building D2A would face onto Pierpoint Sheet; retail entrances are
shown on Pierpoint and Tyco Road. The FDP depicts a streetscape consistent with the
recommendations of the Tysons Plan, including a landscape zone, a sidewalk area and a
browsing area adjacent to the building as illustrated below.

The portion of the streetscape directly surrounding Building D2A will be installed in its
ultimate form with the construction of that building. On Tyco Road, this streetscape
includes a landscape amenity panel 8 feet in width, a sidewalk 8 feet in width, and a
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building zone that varies from 4 to 12 feet in width. On Pierpoint Sheet, the ultimate
condition is a landscape amenity panel 6 feet in width, a sidewalk 6 feet in width, and a
building zone 8 feet in width. Prior to the redevelopment of the remainder of the property
(which will be the subject of future final development plan amendments), interim
streetscape will be installed along the northern portion of the site as part of the interim
park. In addition, the applicant has committed to improve the existing skeetscape to the
extent practical along the frontage of the D1 building site under proposed Optionl (which
retains the existing building). lt should be noted that streetscape improvements are limited
under Option 1 because of the need to retain existing parking spaces along Tyco and
Route 7 and because of existing entrances and mechanical equipment on the rear of the
building (facing new Pierpoint Street). The applicant is proposing to provide trees for
screening but no sidewalk along the north face of the existing building. lf either of the
other two interim options is exercised (reuse of building or commercial parking) the
applicant will install a more complete interim streetscape, as shown on the FDP and in
accordance with the interim conditions proffer, including the installation of a landscape
amenity panel with trees between the street and the new sidewalk.

Buildinq Design & Uses

As noted, the residential lobby of
Building D2A will face onto Pierpoint
Street and retail entrances are
shown on both Pierpoint and Tyco
Road. The remainder of the ground
floor will be devoted to access to
parking and loading. The FDP
tabulations include between 6,000
and 10,000 square feet of
"retail/service" uses for the building.

Under the ground floor level of
Building D2Aare three levels of
parking. Six additional levels of
parking are proposed above the
ground floor level, which establishes
an 80 foot podium+pon which the

main residential tower will sit. As shown in the graphic below (left), the parking podium is

designed with varied rectangular openings alternating with masonry panels and large
planters inset into some of the larger openings in the structure. The total building height is
shown to be no higher than 360 feet, inclusive of the mechanical penthouse. The
residential tower is shown to be an ovoid shape with a strong horizontal banding provided
by continuous balconies along a portion of the building fagade. Private open space for the
residents is located on top of the parking podium and additional private open space is
located on the top of the building.
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Title:

Prepared By:

Original and Revision Dates:

Spring Hill Station Demonstration Project - Part E

VIKA, Inc.; WDG Architecture, PLLC; and,
ParkerRodriguez, Inc.

June 22,2010 revised through January 11 , 2013
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As noted, the applicant has requested that the flexibility be granted in this FDP to allow a
muchsmallerbuilding(l50unitsand240feetinheight),orsomethinginbetween. The
graphic below (right) illustrates the smaller building.

RZ 2010-PR-014-E

Conceptual Development Plan (Reduction at front of staff report)

Overview

The CDP is divided into three sections: Civil (C/S) Sheets (28 sheets), Architectural (A)
Sheets (1 '1 sheets) and Landscape (L) Sheets (12 sheets). The Civil Sheets include the
notes and tabulations, the existing conditions and vegetation plans, context exhibits,
stormwater management plans, street layouts and sections (for interim and ultimate
conditions), building layouts, fire access plan, and a transportation waiver matrix. The
Architectural Sheets include ground floor, roof, and underground parking plans, sections
through the proposed buildings, phasing diagrams, shadow and building massing studies
and illustrative views of the development. The Landscape Sheets include streetscape
sections and illustrations, park plans and illustrations, planting details, and pedestrian and
bicycle circulation and hierarchy plans.

As shown on Sheet C-5, a majority (73%) ot 014E is located within a 114 mile of the Spring
Hill Metro station. The remaining area (which includes only Building E4) is within a 114-113
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mile of the station. The site slopes down from Greensboro Drive and Building E4 down
towards Spring Hill Road and Route 7.

As seen here, the development plan shows five buildings including, two existing office
buildings (E1 and E2) to remain and three new buildings: E3 (office with ground floor
retail/service), E4 (hotel or residential) and E5 (retail or residential). The development plan
also shows public and private park space at the plaza level of the existing buildings.

Prooosed Road Network and Access to the Future Buildinqs

014E is served by Greensboro Drive and Spring Hill Road to its north and west, as well as
the new (public) Broad Street along the south. Eventually, when development occurs to
the east, Broad Street will extend to Westpark Drive and beyond through the SAIC campus
(creating a route parallel to Greensboro Drive and Route 7). A private street, Logan
Street, will become a connection between Greensboro Drive and Broad Street. Logan
Street is a modification of the existing driveway for the Greensboro Corporate Center, and
lies between the existing office buildings and the new building E4.

Vehicular access to the site will be provided from Broad Street and Logan Street. An
existing loading access on Greensboro Drive is proposed to remain in a reconfigured state.
The proffers include a commitment to widen Spring Hill Road along the site's frontage in
accordance with the Tysons Comer Urban Street Design Sfandards.
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Buildinss

As noted, five buildings are proposed in 014E, as shown in the preceding graphic and
described further in the chart below. The CDP designates optional uses for two of the
buildings. The totals referenced in the chart assume that both building with options
develop under the non-residential option in "Option 1" or the residential option in
"Option 2." The maximum proposed Floor Area Ratio (FAR) for the site is 3.29.

The 014E site has two existing office buildings that are built on a parking garage podium
that is generally at grade with the eastern (upper) side of the site, but comes out of the
ground as the surrounding streets descend around the edges. No change is proposed to
the existing buildings, and most of the existing garage is to be retained as well. A portion
of the existing garage (at the corner of Spring Hill Drive and future Broad Street) will be
removed to allow the construction of Building E3. Of the three new buildings, E3 is
proposed to be constructed with a new parking garage podium of up to 60 feet. Because
the tabs and the cross-sections are inconsistent as to the height ofthe parking garage the
applicant has provided a clarifying proffer. The tabs state that the garage will be 60 feet
from average grade but the cross-sections show 42 feet from average grade (E3 is on the
downhill side of the site). The applicant has therefore proffered that, despite what is
shown in the tabs, the E3 parking garage will be no more than 45 feet in height as
measured from average grade. The ground floor of the podium would incorporate retail
and lobby uses along Spring Hill Road while the office uses for the building would be
located on top of the parking podium. As in the other cases, the treatment for the garage
oodium for E5 has not been made with the CDP. lt could be lined with active uses or a
fagade simulating active uses or it could be designed to treat the garage as a design
feature. The proffers commit to show the podium treatment at the time of Final
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014E Building Tabulations

Commercial GFA (si)
loffice excepl for E4l

Retail / Service
GFA (sf)

Residential
GFA (sfl

Number of
Dwellinq Units

Building
Heiaht

Building E1 215,585 n U 1 30 feet

Building E2 215,585 0 n 130 feet

Building E3 200,000420.000 7,000 0 260 feet

Building E4
oDtion 1 /hotel HOTEL; 135,000 0 n 175 feet

Building E4
oD onuresidential

U 0 200,000 100 - 222
multifamily

225 feet

Building E5
oDtionl/commercial

0 16,000 40 feet-

Building E5
oDtionuresidential

U U 25,000 10 - 12 townhouse 40 feet.

Total Option 1
(max commercial)

Office: 631,170-
851 ,170

Hotel: 135.000
23,000 0

Total Option 2
(max residential)

Office: 631,170-
851 ,170

7,000 225,000 110 - 234

on the downhill side of average grade, height is provided from adjacent ground level,
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Development Plan review. The E5 building is designed as a low-rise element extending
along Spring Hill Road, connecting to Building E3 and hiding the existing Greensboro
Corporate Center parking garage. Building E5 will either be retail or other commercial
uses, as shown in the graphic on the left below, or residential as shown in the graphic on
the right. In either case, parking will be provided in the adjacent garages and no parking
podium will be utilized for E5.

Building E4, to be located on the eastern property line at the corner of Logan Street and
Broad Sheet, is shown to be either a hotel or a residential building. Because of the
existing grade, this building will be designed to be set into the adjacent hillside. Although
the cross-sections show that all parking will be located underground, the tabs indicate that
a podium of up to 20 feet in height could be provided. The applicant has clarified that the
"podium" on Building E4 will not be a parking podium but a function of building design.

lllustrative elevations have been provided as part of the CDP, and the proffers commit to
development in general conformance with the character shown. The building design,
including final architecture and heights, and the final uses will be refined and further
committed to at the time of FDP approval.

Phasinq

The applicant intends to develop this project in response to market demand and therefore
has not committed to any particular order for the development of the buildings. The CDP
includes a phasing exhibit demonstrating what improvements (road, park and streetscape
facilities) will be provided with each building (see Sheet A-4.0), as further detailed in the
proffers. Since approval of an FDP for 014E is not sought at this time, the proffers indicate
that, at the time of FDP approval, the phasing of improvements (roads in particular) may
be adjusted to mitigate impacts identified at that time, or to address surrounding
redevelopment.

Existing Building and Uses and Interim Uses

The two existing office buildings on this application property are proposed to be retained
with the final development. The draft proffers therefore allow the existing uses and minor

D ","",.: r'r',,.", '"o"v*'ren..ru- 2
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modifications to those buildings to be continued. The applicant has proffered to file an
FDP for the existing buildings when an FDP is filed for Building E3.

Sfreefscapes

While final streetscape design will be presented with future FDPs, the CDP does provide for
typical streetscape sections which are generally in keeping with the Comprehensive Plan
recommendations. Along Spring Hill Road streetscapes a minimum of 20 feet in width are
shown. The Greensboro Road streetscape is an existing condition, and includes a
landscaped area between the sidewalk and the existing garage face which varies between
28 and 54 feet in width. On Logan Street, streetscapes 16 feet in width are provided. Broad
Street has the most varied streetscapes, ranging from no streetscape in the interim condition
along the existing garage to up to 30 feet at its intersection with Spring Hill Road. In the
interim condition, there will be at least a five foot wide sidewalk on at least one side of Broad
Street. In the ultimate condition, when the adjacent properties have redeveloped, a minimum
streetscape of 16 feet can be accommodated.

Parks and Open Space

In 014E, the CDP shows one atgrade public park (19,300 square feet), located at the
corner of Broad Street and Logan Street on top of the existing parking garage (but at-
grade along Logan Street). ln addition, the existing outdoor amenity space on the garage,
between the two existing buildings, will be retained as private open space. Both the
residential and hotel options for Building E4 show private open space at an upper level.
The residential option for Building E5 shows private roof terraces for each unit.

ANALYSIS

This section of the report draws on: the site specific recommendations pertaining to this
site in the Tysons West District of the Tysons Corner Urban Center, which is excerpted
above; the Land Use, Transportation, Environmental Stewardship, Public Facilities and
Urban Design sections of the Areawide Recommendations of the Tysons Corner Urban
Center text in the Comprehensive Plan; and staff analysis as reflected in the agency
memos found in the appendices of this report. Because the Tysons Corner Urban Center
Comprehensive Plan text covers those issues and recommendations that are contained in
the Residential Development Criteria and the Transit Oriented Development Guidelines,
this staff report will not separately address the Residential Development Criteria and the
Transit Oriented Development Guidelines to avoid redundancy.

Land Use

The subject applications are generally designated as Transit Station Mixed Use on the
Comprehensive Plan's Conceptual Land Use Map. A portion of the 014D land area is
shown as Park / Open Space; but because that category does not include separate
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recommendations, parks and open spaces are incorporated into the proposed
development.

Because the separate zoning cases are part of the larger whole, staff has evaluated the
land use mix for 014D and 014E in the context of the applicant's four Spring Hill Station
cases (Parts A, B, D, and E). Overall, the development is split between the Transit Station
Mixed Use and Residential Mixed Use categories on the Comprehensive Plan's
Conceptual Land Use Map (and Park i Open Space as noted above). The Plan defines
these land use categories as follows:

'Transit Station Mixed Use: These areas are generally located near the Metro
stations. They are planned for a balanced mix of retail, office, arts/civic, hotel, and
residential uses. The overall percentage of office uses throughout all of the Transit
Station Mixed Use areas should be approximately 65%. This target of office uses
will help Tysons maintain a balance of land use and transportation over the next 20
years. Individual developments may have flexibility to build more than 65% office if
other developments in the category are built or rezoned with a use mix that contains
proportionately less office. The residential component should be on the order of
20% or more of the total development. lt is anticipated that the land use mix will
vary by TOD District or subdistrict. Some districts or subdistricts will have a
concentration of offices and other areas will have a more residential character. In
all cases, synergies between complementary land uses should be pursued to
promote vibrant urban communities."

"Residential Mixed Use: These areas are planned for primarily residential uses
with a mix of other uses, including office, hotel, arts/civic, and supporting retail and
services. These complementary uses should provide for the residents' daily needs,
such as basic shopping and services, recreation, schools and community
interaction. lt is anticipated that the residential component should be on the order of
75% or more of the total development."

The Plan further recommends the following for projects that are split between two or more
land use categories:

"These categories indicate a general proportion of uses; however, the appropriate
mix will be evaluated on a case-by-case basis during the development review
process. Projects that span multiple land use categories may be granted flexibility
in the location of uses as long as the overall land use mix is consistent with the
proportions recommended for the entire project area."

By blending the two categories based on land area, the range of uses recommended for all
four of the Spring Hill Station applications together is a minimum of 39% residential, a
maximum of 51% office, and retail, hotel, and other complementary uses. The range of
uses proposed is detailed in the table below, based on a maximum build out of the
development. In this table, Option 1 assumes that all buildings with use options are
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developed with the non-residential option. Option 2 assumes that all buildings with use
options are developed with the residential option.

Spring Hill Station Proposed Land Use
Summary of014A,0148, 014D, and 014E

Option I
maximum non-residential

Option 2
maximum residential

Maximum GFA
(Sq. Ft.)

Percentage
Maximum GFA

(sq. Ft.)
Percentage

Office 2.123.170 36% 1 .688. 170 29o/o

Retail 130,1 00 2o/o 1 14. 100 ZYo

Hotel 324,000 5o/o 0 0o/o

Residential 3.392.000 57o/o 4.092,500 690/o

TOTAL 5,969,270 100% 5.894.770 100Yo

In order to ensure a balanced mix of land uses, staff recommended that applicants commit
to a minimum number of dwelling units as well as a maximum. In this case, the applicant
has done so, but staff has a concern that if all buildings with options are developed non-
residentially and the minimums residential are constructed, together both the 014D and
014E applications could result in only 550 units. Staff is concerned that this would not
provide enough residential to create the desired mix of uses and activity levels in the area.

Overall, the land use mix proposed for the subject applications is in general conformance
with the Comprehensive Plan. However, as noted, staff will be closely monitoring the
progression of FDP proposals in this area to ensure a balanced land use is achieved.
Staff also recommends that the applicant consider proffering to a higher minimum number
of dwelling units for some buildings.

Afts and Enteftainment Distict

As noted in the Comprehensive Plan text, this area is envisioned to be an Arts and
Entertainment District. The applicant has provided a proffer that indicates they will work
with the Fairfax Arts Council to identify arts related uses that may be appropriate to include
in the development. While this proffer is a beginning, staff suggests that the applicant
provide additional clarification on how the Arts and Entertainment concept will be
implemented in this development, including providing more specific art locations with future
FDPs. Consideration should also be given to a commitment to work with local theater
groups to locate temporary or permanent facilities. Small theater companies have
flourished in the industrial flex space common in this part of Tysons, and it would be
unfortunate if the redevelopment of the area into what is supposed to be an "arts and
entertainment" district resulted in those groups being driven out of the area.
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Existing Buildings and SeMces

Because many properties in Tysons (including large portions of the 014D application
property) are developed with existing businesses, it is expected that the existing uses will
remain, and perhaps even turn over, until such time as the full redevelopment of the site is
realized. To ensure the continuing viability of the property until full redevelopment, staff
has worked with the applicant to craft proffers which will allow existing uses in existing
buildings to remain in operation. The proffers also allow new uses to occupy space in
existing buildings provided that no substantive changes are made to the existing buildings
or sites and that the new uses are permitted in the PTC District. This proffer is consistent
with the provisions of Par. 8 of Sect. 6-505 of the Zoning Ordinance, which contains the
use limitations for the PTC District.

lntensity

In TOD Districts, the Comprehensive Plan links intensity to a property's distance from a
Metro station. For sites within 1/4 mile of a station, the Plan does not specify a maximum
FAR. For sites located between 1/4 mile and 1/3 mile from a station. the Plan recommends
an intensity of 2.5 FAR, plus bonuses, provided that no office uses are proposed.

RZ 2010-PR-014D and FDP 2010-PR-014D

The subject property of 014D is located entirely within 1/4 mile of the Tysons West station.
Therefore, neither the RZ nor the FDP is subject to a maximum intensity and the proposal
is in conformance with the Comprehensive Plan's intensity recommendations.

RZ 2010-PR-014E

The majority (73%) of the subject property of 014E is located within 1/4 mile of the Tysons
West station. The remainder of the property (27o/o) is located between 1/4 and 1/3 mile of
the station. The maximum intensity proposed by the applicant for the area outside the
% mile ring is an FAR of 2.?4 (maximum residential option). Under the maximum
commercial option, a 1.51 FAR is proposed. This is in conformance with the Plan
recommendation for a maximum FAR of 2.5.

Offiae Intansitv

In that area with no limit on the overall intensity (within % mile of metro station), the
Comprehensive Plan and PTC zoning regulations do limit the amount of office to a
2.5 FAR, unless a Special Exception is approved or bonus intensity is awarded for the
provision of public facilities. The maximum office intensity proposed for 014D is 2.94 FAR,
and the maximum office intensity proposed for 014E is 2.59 FAR (all office is proposed
within the % mile ring). The applicant is requesting a total of 219,116 Equare feet of office
floor area as a public facility bonus (as justified below) which breaks down to be
189,953 sq ft in 014D and 29,163 sq ft in 014E. The Plan recommendations concerninq
such bonuses are as follows:
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"ln addition to intensity credit given for dedicating land for parks and roads,
additional floor area could be allowed in limited circumstances for the provision of
major public facilities, such as a school, a conference center, or facilities associated
with a large urban park. In order to achieve this additional floor area, the facility
provided should significantly advance securing the necessary improvements
identified in the Public Facilities section and in the District Recommendations. The
extent of the public benefit being provided, which should be substantially greater than
the expectations described in the 'Phasing to Public Facilities' portion of the Land
Use section, will be considered in determining the amount of additional floor area."

To support their request for a public facility bonus, the applicant has provided the following
points (from the Statement of Justification dated November 30, 2012):

. The maximum office uses proposed for the four cases together total2,123,170
square feet, or 1.99 FAR, considerably less than the 2.50 threshold.

o All of the proposed office uses are located in 014D and 014E, and are in fact all
within the % mile ring, close to the metro station as recommended in the Plan.

. The Applicant's commitment to construct a new fire and rescue station (with 0148)
was based on the total site development proposed when 014C was part of the
application. With the removal of 014C from the current review, the overall
development has decreased but the commitment to construct the new station still
stands. Therefore, the commitment exceeds the public facility expectation for the
size of the four combined applications.

In staffs opinion, this proposal meets the Comprehensive Plan recommendations for
public facility bonuses. lt should be noted that the construction of the new fire station
meets the public facility needs of the 014A, 0148, 014D and 014E applications. The
indefinitely deferred 014C application will be expected to stand alone when considering the
Plan objectives for public facilities. Staff also notes that this is the first PTC application to
request a public facility bonus for office uses. As noted in the citation above, the Plan
recommends that no more than 2,000,000 square feet of office floor area be granted
through such bonuses.

Initial Development Level (lDL)

The Comprehensive Plan sets an initial development level (lDL) for office uses in Tysons
and recommends that a Tysons-wide summary of existing and approved development be
provided with all rezoning applications in Tysons (pages 24-26). With that said, on
October 16,2012, the Board of Supervisors directed staff to "incorporate with the next
Tysons-wide plan amendment consideration of a change to the current Interim
Development Level (lDL) of 45 million square feet of office use and the criteria for
evaluating any such change to the lDL."
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The following table summarizes the built and approved office floor area (both CDP and
FDP actions) in Tysons and the office space proposed with the subject applications.

Repoft to Boad of Superuisors on Tysons Comer, October 2012

The office space proposed for the subject applications, combined with existing and
approved development, does not exceed the 45 million square feet set as the initial
development level for office uses in the Comprehensive Plan.

Phasing Development to Major Transportation Facilities

The Comprehensive Plan for Tysons provides guidance on phasing development to
transportation improvements. On January 8, 2013, the Board of Supervisors adopted
guidelines for two transportation funds related to Tysons: the Tysons Grid of Streets
Transportation Fund (Grid Fund) and the Tysons-wide Transportation Fund (Tysons-wide
Fund). The Grid Fund will finance the construction of improvements to the grid of streets
that fall outside the bounds of development proposals. This could include the construction
of missing links in the network or off-site improvements to increase capacity or improve
alignment. The applicant's draft proffers are consistent with the Board's Policy for the Grid
Fund. The Tysons-wide Fund is intended to fund construction of those "Tysons-wide"
transportation improvements as listed in Table 7 of the Comprehensive Plan. The
guidelines for the Tysons-wide Fund indicate that applicants are expected to provide a
contribution towards this fund subject to creditable expenses. Creditable expenses are to
be identified at the time of zoning approval, but could include costs for off-site land
acquisition and construction, costs for on-site improvements beyond what is needed to
serve the site and the value of dedicated land when density credit is not reserved.

As has been noted previously, the applications under review in this report are part of the
larger Spring Hill Station Development, the first two portions of which were approved in
201 1. At that time, the applicant made a commitment to construct one of the Table 7
improvements, the extension of Greensboro Drive from Spring Hill Road to Tyco Road. As
part of the negotiations forthe Spring Hill Station Development, the applicant proposed
several modifications to the proposed grid of streets shown in the Comprehensive Plan.
One of the significant modifications was to move the Greensboro Drive Extension onto the
0148 property. In the Plan, the Greensboro Drive Extension was shown across the
adjacent commercial condominium units, properties that are not expected to redevelop in
the near future. The 0148 case committed to fully construct the extension from Spring Hill
Road to Tyco Road with the second building in the 0148 case, or at such time as a ramp is
constructed to the Dulles Toll Road after 2018. This commitment to construct sooner than
would be necessary is based only on site development. lt should also be stressed that at

CDP/GDP Office GFA
(sq. ft)

FDP/GDP Office
GFA {sq. ft.)

Existing Development' 26,789.000 26.789.000
Approved. Unbuilt Development 9,363.290 5.953.988
RZ 2010-PR-014-D and 014-E 1,692,000 0
Total Office GFA 37.844,290 32,742,988
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the time of approval of the 0148 application, the only transportation fund under
consideration was the Grid Fund, At that time, it was expected that some other
mechanism would fund the landowner's portion of the Table 7 improvements.

The applicant has provided documentation of the estimated costs for the construction of
the Greensboro Drive Extension, including the value of the land to be dedicated. The
analysis excludes off-site costs as those are to be credited against the 0148 Grid Fund
contribution (by proffer in 014B), and includes only that portion of the costs (construction
and land values) that are in excess of what would be needed to serve the site. While the
Board's recently adopted policy excludes land value credit when density credit has been
taken (which is the case in this instance), the 0148 application would have been entirely in
conformance with the Comprehensive Plan intensity recommendations even without the
density credit. The project, as approved, is entirely residential, ground floor support retail
and public facility and, as such, would have no intensity cap in the Comprehensive Plan. lf
the project was in review today, the applicant might have forgone density credit and
instead requested credit against the Tysons-wide fund for the value of the dedication, with
no reduction in square footage or change to site design.

Under the criteria listed above, the applicant has submitted documentation that the costs
reasonably attributable to the Tysons-wide improvement would be $14,952,400
($8,057,000 in construction costs and $6,895,400 in land value, both of which exclude the
improvements which would be needed to serve the site). Based on the applicant's
proposed development plan, the combined minimum expected Tysons-wide contribution
from 014D and 014E would be $4,430,078 and the combined maximum expected
contribution would be $12,687,317. Land value would not be a creditable expense under
the recently adopted guidelines because density credit was reserved. The applicant's
proposal, however, represents a unique situation, where one part of a zoning case made a
significant contribution (the construction of a Table 7 improvement) and was approved well
in advance of the formulation of the guidelines (or indeed before the Tysons-wide fund was
even envisioned). For the following reasons, staff believes that, when taken as a whole,
the Spring Hill Station Development has fulfilled its commitment toward Tysons-wide
transportation improvements:

r Commitment to construction of a Table 7 improvement (a set commitment, even
if the current case did not or does not go forward);

I Commitment to orovide such construction in advance of site need or site
development; and

r Unique situation relating to density credit (which could have been not requested
and was not necessary for the proposal, allowing land values to be credited).

In this particular case, staff believes that the Tysons-wide transportation commitment has
been addressed and it is appropriate to accept proffers that do not include a specific
contribution to the Tysons-wide Fund for the 014D and 014E cases. ltshould be noted
that in future applications, the standard proffer structure of contribution and credit will be
expected.
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Affordable and Workforce Housing

The applicant is proposing to meet the Comprehensive Plan guidance for the provision of
affordable and workforce housing by proffering to adhere to the Board of Supervisors'
Tysons Corner Urban Center WorKorce Dwelling Unit Administrative Policy Guidelines
dated June 22,2010. These guidelines may be found at:

http ://www.f airfaxcou nty. gov/tysonsi h ousi n g/down I oad/tysons_wd u_po I icy. pdf

The applicant is committing to provide 20% affordable units based on the total number of
units provided, regardless of whether the particular building is located within or outside of
the % mile ring, carrying forward the commitments made with the 0144 and 0148 cases.

The Plan also recommends that rezoning applicants contribute $3.00 (one-time) or $0.25
(annually) per non-residential square foot toward affordable housing opportunities in
Tysons because, as stated in the Plan, "[t]he provision of workforce housing should be
viewed as a collective responsibility thatwill directly benefit employers in Tysons." The
Plan further notes that "[n]ew office, retail, and hotel developments will benefit from having
a range of affordable housing opportunities within a short commuting distance of the jobs
in Tysons."

In both the 014D and 014E cases, the applicant is proffering to a non-residential
contribution toward affordable housing in Tysons. The proffers include two options, either
to contribute $3.00 per non-residential square foot, or to contribute $0.25 per office or hotel
square foot annually for 16 years. Under the proposed proffer, it is up to the applicant to
decide which option will be pursued for each building. This decision will be made at the
time the first Non-RUP for each building is issued. While the Plan does not specify a time
period that would apply for the $0.25 annual contribution, the 16 year term would result in
a contribution that is roughly equivalent to the net present value of an upfront $3.00
contribution and therefore staff believes this is a reasonable term.

The subject applications are confermance with the Comprehensive Plan guidance on
affordable and workforce housing.

Coordinated Development and Parcel Consolidation

The Comprehensive Plan's consolidation guidance for the subject applications
recommends that:

"Logical and substantial parcel consolidation should be provided that results in
well-designed projects that function efficiently on their own, include a grid of streets
and public open space system, and integrate with and facilitate the redevelopment
of other parcels in conformance with the Plan. In most cases, consolidation should
be sufficient in size to permit redevelopment in several phases that are linked to the
provision of public facilities and infrastructure and demonstrate attainment of critical
Plan objectives such as TDM mode splits, green buildings and affordable/workforce
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housing. lf consolidation cannot be achieved, as an alternative, coordinated
proffered development plans may be provided as indicated in the Areawide Land
Use Recommendations.

o Throughout this subdistrict, the goal for assembling parcels for consolidation or
coordinated proffered development plans is at least 20 acres. A consolidation of
less than 20 acres should be considered if the performance objectives for
consolidation in the Land Use section of the Areawide Recommendations are
met.

o When a consolidation includes land located in the first intensity tier (within 1i8
mile of a Metro station), it should also include land in the second intensity tier
(between 118 and 114 mile of a station), in order to ensure connectivity to the
Meho station.

o For property along Spring Hill Road, redevelopment proposals should address
the redevelopment and relocation of the existing fire station and/or post office."

The 014D and 014E applications, individually, do not meet the 20 acre consolidation goal
(014D includes 9.86 acres; 014E includes 7.39 acres). However, when combined with
0144 and 0148, the total size of the project under the applicant's control is 24.6 acres.
The inclusion of 014D, the only case of the four that includes land within 1/8 mile of the
Metro station, meets the objective of including land in both the first and second intensity
tiers. The application has addressed the redevelopment of the existing fire station by
proffering to construct a new fire station with application 0148 and by proposing the
ultimate redevelopment of the current fire station property with two new buildings in the
0't4D cDP.

In addition to the site-specific consolidation guidance, the Comprehensive Plan sets five
objectives for consolidations (page 36):

"ln all cases, consolidations or coordinated development plans should meet the
following objectives:

. Commitment to a functioning grid of streets both on-site and off-site;

o Conceptual engineering of streets that demonstrate connectivity to surrounding
areas and satisfy the guidance in the Transportation section should be
completed. Such engineering should be done in coordination with land owners
in the surrounding area, and the proposed street alignments should be included
in an official map, as described in the Transportation section.

o lf an official map has already been adopted for the area, the development
proposal should be in conformance with the street alignments in the map.

o Provision of parks and open space as set forth in the Environmental Stewardship
section of the Areawide Recommendations, either on-site or within the subdistrict
through a partnership;
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. Provision of land and/or building space for public facilities as set forth in the Public
Facilities section of the Areawide Recommendations;

o Conformance with the guidance in the Urban Design section and any urban design
guidelines for the district or subdistrict; and

o Demonstration of how adjacent parcels could be redeveloped in a manner that is
compatible with the proposal and in conformance with the Plan."

It is staffs opinion that the subject applications (both 014D and 014E) meet the first four
objectives, as described in the relevant sections of this report.

To address the fifth objective, the applicant has provided views of massing models that
indicate how some of the adjacent parcels could redevelop in conformance with the Plan-
specifically, the unconsolidated blocks between the neighborhoods. The applicant has
also provided views of massing models which put this redevelopment proposal in the
context of existing development. These views are helpful in understanding the
redevelopment proposal, yet the massing studies for 014E do not clearly demonstrate
whether 014E would adversely impact the ability of adjacent properties to redevelop.
Grading Broad Street to meet Westpark Drive will result in a 20 foot grade differential at
the end of Broad Street at the edge of the subject property. This grade difference will likely
require significant retaining walls and could make it difficult for adjacent property owners to
access Broad Street without major re-grading. In response to staffs request for additional
details, renderings were added to Sheet A-1 1.0 of the 014E CDP illustrating how the
adjacent property to the east could redevelop (those properties were not included in the
massing studies). The renderings show that it is likely that a low-rise, townhouse type
structure is the only type of development which could be constructed to the east.

With regard to the 014D case, the applicant has provided massing studies of the properties
surrounding the 014D case (including 014C) showing how those properties could be
redeveloped. Staff believes that, while illustrative in nature, these studies demonstrate
that the surrounding properties can meet the street grid and grading and be developed in
accordance with the Plan. A major issue related to surrounding development and the
014D case has to do with the timing of access. While it would be optimal for the 014C and
014D cases to move forward as concurrent cases, the property owners are not currently
on the same timeline. Today the properties that make up the 014C land area have access
to Route 7 and Spring Hill Road, but in the future there will be no direct access to Route 7
and limited access to Spring Hill. For that reason, the primary access to 014C in the future
will be from Pierpoint Street and Merchant Street (via Broad Street). All three of these
streets require land from 014D to be constructed in their ultimate form. Should
development on 014D proceed first, the street sections on 014D will be dedicated to the
property line, allowing 014C to complete or continue the construction. Staff had
recommended that the applicant commit to dedication on demand for the necessary
streets; however, the applicant has indicated that existing buildings and businesses
preclude dedication on demand. In response, the applicant has proffered that, once the
Mclean Self-Storage site (Parcel 57 which is part of the 014D application) has been
acquired by the Georgelas Group (the applicant) or a related entity, it will be made
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available for purchase should someone such as the County or the developer of 014C wish
to construct Broad and Pierpoint Skeets. With the County's commitment to permit the
construction of Broad and Pierpoint across the County-owned fire station parcel, access
could be provided to Spring Hill Road. Staff believes that, taken together, these
commitments address the Plan recommendations.

When viewed in the context of the overall Spring Hill Station proposal, the subject
applications are generally in conformance with the Comprehensive Plan text regarding
parcel consolidation.

Inteim Conditions

The Plan contemplates that the actual redevelopment of zoning approvals in Tysons will
occur over time in reaction to market conditions. Because the multiple properties included
in any particular zoning case might have different uses, tenants or lease arrangements, it
is likely that even within a single zoning case, not all buildings will be built at the same
time. While these situations are expected, they do create a challenge for site design.
Many buildings, such as D2A and D2B (in 014D), are designed around a conjoined parking
podium. As such, completion of only one of the buildings may leave an entrance, a
parking garage, or an upper level park amenity incomplete or exposed until the second
building is finished. In addition to building design, the vehicular and pedestrian networks,
which are shown as a complete unit in the CDP, may be only partially completed with a
particular phase, leaving missing links until build-out. To address these concerns, the
applicant has proffered that, with FDP approval, all interim design conditions will be
acknowledged and addressed. Staff agrees that the appropriate time to identify and
address these interim conditions is with the FDP, at which time the applicant bill be better
able to address and accommodate changes in the area that might occur between today,
when the CDP is approved, and the later date when FDP approval is sought. In addition to
the building design features for interim phases (such as screening a temporarily open
garage), the FDP will also include a demonstration of how pedestrian access will be
provided in a safe, convenient and pleasant manner to the Metro station and surrounding
facilities.

The disaggregation of 014D and 014C has further complicated the potential interim
conditions because several of the buildings in 014D were designed under the assumption
that a partner building in 014C would be directly abutting and conjoined. For example, the
D1 and D2 buildings were both designed so that a single entrance at a property line would
serve both that D building and its partner C building. Prior to the separation of the D and C
cases, the skyparks on both Buildings D1 and D6 were also initially designed to extend
onto an adjacent C building. To address these issues, the applicant has committed to
provide the necessary access and construction easements to allow the skyparks on D1
and DG to be extended onto an adjacent roof in 014C, should the C building be designed
to accommodate such a connection. The applicant has also proffered to provide access
and construction easements to allow the C buildings to utilize the alleys in Buildings Dl
and D2 for access, and to construct those buildings with knock-out panels to facilitate such
connections in the future. Staff finds this commitment analogous to a subdivision providing
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a stub street for an adjacent property. While the specific locations of the interparcel
access points are not shown on the CDP, the proffers do commit to locate and show the
access on each applicable FDP. The plans for FDP 2010-PR-014D show such points of
access. Should the abutting C buildings redevelop first, the 014D plans show how a C
building could create an temporary access to its parking garage to be used until such time
as the adjacent D building and its alley is complete. At such time, the C building could
connect to the D alley and the temporary driveway in C could be enclosed and converted
to building space. By sefting up shared access points, the applicant has ensured that,
even though these cases are not proceeding on the same timeline, a single driveway can
be utilized for each pair of buildings, which will limit the breaks in the pedestrian realm.

Public Facilities (Comprehensive PIan Recommendations)

The Comprehensive Plan recommends relocating Fire Station 29 from its current location
on Spring Hill Road to a new site within the Tysons West - North Subdistrict or to the
Spring Hill Transit Center (at International and Jones Branch Drives). The Plan further
recommends that this relocation occur within the 2010-2020 time period. Finally, the Plan
lays out a strategy for implementing public facilities to serve Tysons with a focus on
receiving dedications of land or building space.

The negotiations for the Spring Hill Station development (as a whole) included the
relocation of Fire Station #29 as recommended in the Plan. At the same time, the existing
fire station property was included in the Spring Hill Station zoning case (now 014D). The
inclusion of the fire station in the redevelopment proposal addressed the Comprehensive
Plan language recommending its redevelopment, and allowed for the connection of a
critical street link (now known as Pierpoint Street). When the applicant chose to separate
the 014 application into separate cases and move forward with 0144 and 0148, the
commitment to provide a replacement fire station was assumed by 0148. As approved,
0148 provides for the construction of a fire station in Building G4 (located on Tyco Road),
to be delivered no later than December 2020. As noted in the 0148 staff report, the
provision of the replacement fire station was also thought to be the responsibility of the
Spring Hill Station development as a whole, and was considered to address the
Comprehensive Plan recommendation for the provision of public facilities for the entire
application. Though the 014C case has been dropped from the package, the full
commitment to provide the fire station still stands, and the applicant, as noted previously,
is now requesting a small amount of excess office intensity as public facility bonus. As
discussed earlier in this report, staff supports this request for bonus density.

In addition to the fire station, another public facility need identified for the Tysons West
District is the undergrounding or relocation of the high-voltage transmission lines that
currently run above grade through 014C and 014D between Tyco Road and Route 7.
Specifically, the Plan recommends that this high-voltage line be placed underground in
order to ensure a pedestrian friendly environment. The majority of the existing
transmission line north of Route 7 is on the 014C property along the property line with
014D. Approximately 415linearfeet of the line is located onthe 014D property. The
applicant is proffering to contribute toward a pro rata share of the undergrounding with a

Page 37
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cost cap of $150,000. This contribution would be provided when the use permit is issued
for Building D4.

Based on Dominion Virginia Power's planning-level construction estimate of $3,280 per
linear foot for undergrounding (excluding right-of-way costs), the cost to underground that
portion of the powerline on the 014D property would be approximately $1.4 million. Staff
recommends that the applicant remove or increase the proffered cost cap in orderto make
a meaningful commitment to the implementation of this Plan objective.

Staff believes that the public facility commitments proposed for the subject applications are
in general conformance with the Comprehensive Plan, with the recommended
modifications to the undergrounding commitment.

Street Grid and Design

The Comprehensive Plan provides recommendations for a conceptual street grid and for
street cross sections for various street types. The subject applications show a grid layout
for the block surrounded by Route 7 , Tyco Road, and Spring Hill Road and the
continuation of a collector street (Broad Street) from Spring Hill Road to Westpark Drive,
parallel to Route 7. The subject applications propose to construct the on-site portion of
this grid, and limited off-site portions to provide a full street section (specifically on the
north side of Broad Street and the south side of Merchant Street where it crosses 014C).

The proposed street grid for the overall project, as shown in the approved cases 014A and
0148 as well as the current cases 014D and 014E, is in general conformance with the
guidance in the Comprehensive Plan. Since the approval of 0144 and 0148,
Condominium Street has been renamed Broad Street and Retail Circle has been renamed
Pierpoint Street. These names are not final, but reflect the discussion in this report.

The streets have been designed to comply with the Transpodation Design Standards for
Tysons Corner Urban Center, as adopted by the County and VDOT. Staff has requested
that the applicant commit to dedication on demand for street improvements, specifically for
those areab along Tyco and Spring Hill Roads. The applicant has indicated that impacts to
existing uses limit their ability to provide dedication on demand. Staff recognizes these
limitation and has asked that the applicant continue to work with staff to identify specific
areas and/or circumstances where dedication on demand could be feasible.

The street grid proposed in the subject applications is in general conformance with the
guidance in the Comprehensive Plan, as further discussed below.

RZ 2010-PR-014D and FDP 2010-PR-014D

Broad Street

Application 014D includes a new collector street (Broad Sheet) and two new local streets
(Merchant and Pierpoint Streets). The ultimate section of Broad Street, which will require
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the acquisition of off-site right-of-way, includes two travel lanes in each direction and one
bike lane in each direction. On-street parking lanes are proposed on both sides of the
street, except along the frontage of Building D5. Staff believes that the applicant could meet
the Plan objective of providing parking lanes on collector streets while maintaining an
adequate streetscape width by either adjusting the footprint for Building D5 or by slightly re-
aligning Broad Street to the west (although a re-alignment would impact right-of-way needs
and a proposed park). The applicant has not, at this time, made either adjustment.

Because the ultimate design of Broad Street requires right-of-way from adjacent properties,
the applicant has proffered three versions of an interim street section (interim street
Alternatives A, B and C). Alternative A is the preferred interim and the applicant has
committed to construct Alternative A if right-of-way is available. Alternative A requires right-
of-way from the adjacent property [Parcel 29-3 ((1)) 56A which is currently owned and
occupied by Sunbelt Equipment Rentall to allow the southwestern curb of Broad Skeet to
be set in its ultimate location. lt also requires right-of-way from the adjacent commercial
condominiums, located on Parcels 29-3 ((16)) 1943 (known as Build America). The
applicant has proffered to attempt to secure this right-of-way, and, if unsuccessful, to then
request that the County use its powers of eminent domain to acquire this right-of-way (which
would be paid for by the applicant). Should neither of these events occur, the applicant
would construct either Alternative B (which does not require right-of-way from Sunbelt but
does require right-of-way from Build America) or Alternative C (which does not require any
off-site right-of-way)..

Under all of the interim street alternatives, Broad Street would be built to its ultimate
configuration at such time as the adjacent properties redevelop. Under each alternative,
some sort of connection between Spring Hill Road and Tyco Road would be completed with
the construction of Building D4 (located on Tyco) and either Building D5 or D6, whichever
comes first. While this issue has been on the whole addressed satisfactorily, staff continues
to work with the applicant to ensure that the proffers clearly delineate future responsibilities
for interim and ultimate construction to avoid future confusion.

Merchant and Pierpoint Streets

The two local streets proposed with 014D (Merchant and Pierpoint) are designed to
accommodate two travel lanes in each direction during peak periods and one travel and one
parking lane in each direction during non-peak periods. These street designs are consistent
with the Plan recommendations. The completion of Merchant Street from Tyco Road to
Broad Street will require right-of-way from 014C. The applicant is proffering to construct the
ultimate cross-section, including that portion on 014C, as long as the right-of-way or an
easement is provided by the 014C property owner. Because existing buildings are within
the area of right-of-way that would need to be acquired, staff does not expect the 014C
right-of-way to be made available in the near future. At such time as 014C is rezoned,
however, circumstances might have changed, and construction of the full street may be
possible. Because the provision of the ROW for the ultimate Merchant Street is not
assured, the applicant has shown an interim section that is entirely on-site, consisting of two
travel lanes and no parking lanes.
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In addition to the commitment for the applicant to construct Merchant Skeet in its ultimate
configuration on 014C (if possible), staff would like to see a reciprocal commitment from the
applicant. Specifically, should the 014C property redevelop, staff would like this applicant to
at least di$cuss the conskuction of Merchant Street by others across the 014D property.
Again, staff recognizes that today there are buildings in the way, but this may not be the
case in the future. To date, the applicant has not provided such a proffer, although they
have indicated therr willingness to engage in such discussions.

While a portion of Merchant Street crosses that land area subject to the proposed FDP, that
street section is not proposed to be constructed at this time (the phasing plan shows it
would be constructed with D2B or D3). Construction of this portion of Merchant Street is not
necessary at this time as the road would neither serye an adjacent use nor connect to an
adjacent property. Staff requested that the applicant show the alignment on the FDP to
evaluate impacts and facilitate the road's construction. The applicant has provided this
information (as discussed later, the alignment crosses a proposed interim park butwould
not impact a proposed volleyball court). Staff has recommended a Final Development Plan
condition that would require dedication of Merchant Street on demand at such time as a site
plan is approved for D2A and any buildings in the way have been demolished (but not
before that time). With the implementation of this condition, the Comprehensive Plan
recommendation to facilitate the construction of new grid streets where possible without
impacting the current use of the property is addressed.

Finally, staff has asked the applicant to commit to attempt to provide a connection from the
end of Pierpoint Street (at the property line) through the adjacent property (014C) to allow
pedestrian and/or vehicular access to the new Kiss and Ride Lot. The Kiss and Ride Lot
access on Spring Hill Road is right-in/right-out only, and is very close to Route 7. For these
reasons, it is highly desirable to provide additional or alternative access to the Kiss and Ride
as soon as possible. A pedestrian connection would also serye new residents of buildings
D4 and D5. Staff recognizes that such a commitment would require the active participation
of the 014C property. The applicant has provided a proffer to this effect for a pedestrian
connection but not for a vehicular connection.

Traffic Siqnals

The application proposes several new traffic signals where new and existing streets
intersect. The applicant has provided a tiered-approach to traffic signal warrant studies for
these intersections. The proffer includes an appropriate "end-of-development" commitment
(by which time, if a signal is going to be needed it should be wananted). Because staff
would like to be able to have a signal installed at any time it is needed, even if that is
between development of two buildings, staff has requested that the proffer be revised to
provide for the installation of a traffic signal when it is warranted at any time during the
development of the properties in the subject application.



RZ 2010-PR-014-D / FDP 2010-PR-014-D / RZ 2010-PR-014-E Page 41

RZ 2010-PR-014E

The portion of Broad Street on 014E is also designated as a collector street. The ultimate
design of Broad Street is consistent with the Plan recommendations for collectors.
However, there was a "pinch point" where the Plan recommendations were not met
approved with 0144 because of the narrowness of the property and the location of the
existing garage on 014E. The configuration proposed with 014E reflects what was
approved with 0144. The interim section of Broad Street located on 0144 and 014E
includes one travel lane in each direction with no parking or bike lanes. Until the properties
abutting Broad Street redevelop, this street is only needed for access to the buildings on
014A and 014E and is therefore acceptable.

There is an existing driveway from Greensboro Drive that serves the existing Buildings El
and E2. This driveway is proposed to be retrofitted into a service alley (called Logan
Street). This alley will serve Buildings E1, E2 and E4, and will connect between
Greensboro Drive and Broad Street. With one travel lane and one parking lane in each
direction and streetscaping, it is designed to the local sheet standards as recommended in
the Plan.

In addition to the new streets proposed on 014E, the applicant proposes to redesign
Greensboro Drive along its frontage to provide new bike lanes in both directions. Parking
lanes are not proposed due to the constraints of the existing parking structure on 014E and
the Rotonda Condominiums on the opposite side of Greensboro, which are not planned for
redevelopment.

Pedestian and Bicycle Facilities

The Comprehensive Plan envisions a robust non-motorized transportation network for
Tysons Corner. The applications accommodate the pedestrian primarily in the streetscape
network. which will be further discussed below.

As noted in the street configuration discussion above, the proposed "collector" and
"avenue" roads will provide for on-road bike lanes in their ultimate configurations. Local
roads are expected to accommodate bike traffic without the need for separate lanes
because of their lower speeds. The proffers further commit to provide for resident and
visitor bike parking at the time of FDP approval. Finally, the FDP for 014D includes bike
parking for residents in the garage as well as exterior bike parking for visitors. Staff
believes these commitments meet the Comprehensive Plan recommendations for the
provision of pedestrian and bicycle facilities.

Transpoftation Demand Management (TDM)

In discussing the needed transportation improvements in Tysons Corner, the
Comprehensive Plan begins with transit. The Plan focuses not only on the new Metrorail
line, but also on bus and circulator service, accommodation of bike users and the creation
of safe and attractive pedestrian linkages. In order to encourage use of all the
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transportation modes, the Plan recommends the implementation of TDM programs
Tysons-wide. Specifically, the Plan defines TDM as "a variety of strategies aimed at
reducing the demand on the transportation system, particularly to reducing single occupant
vehicles during peak periods, and expanding the choices available to residents,
employees, shoppers and visitors." The Plan notes that TDM is critical to its
implementation and that "traffic needs to be minimized to decrease congestion within
Tysons, to create livable and walkable spaces, and to minimize the effects of traffic on
neighboring communities."

The applicant has agreed to a TDM approach, which is consistent with that approved in
other recent PTC rezonings, and is proffering the following commitments:

r The applicant is committing to meet the Plan goals during all phases of
development of the site in conformance with a new approach to TDM. The
specific vehicle reduction goals are as follows:

Development Levels
Percentage Vehicle

Trip Reduction

Up to 65 million SF of GFA 3oo/o

65 million SF of GFA '2,E0/^

84 million SF of GFA 4oo/o

90 million SF of GFA 43o/o

96 million SF of GFA 45o/o

105 million SF of GFA 48o/o

113 million SF of GFA 50%

The applicant proposes a larger contribution to a Remedy Fund in lieu of a larger
contribution to a Penalty Fund, so that money will be immediately available and
accessible to enhance the TDM program in the event that goals are not being met.

The applicant proposes to make a contribution for seed money for a Tysons-
wide TMA. The TMA will provide synergies between developments in Tysons
and help red uce trips through an areawide TDM program that applicants can join
at their discretion in lieu of running their own, smaller, program.

The applicant is committing to monitor its TDM program with annual trafiic
counts and surveys every three years. This commitment is a significant
improvement from monitoring programs in the past. Annual traffic counts will
enable the county to review transportation in Tysons on an areawide basis and
identifo future concerns or areas for improvement.

The applicant is committing to pay a $100 per day non-compliance fee for failure
to submit an annual report by the date outlined in the proffers. Assuring that
.TDM programs are operating as proffered is important to the County, and the
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annual reports will provide information on the TDM programs, trip levels in
Tysons, and commuter behavior as well as indicating if modifications to the
program are needed (including remedies or penalties).

o The applicant is proffering a detailed implementation plan for the TDM program
that will also provide the flexibility to modify the program to address changes
necessary during the life ofthe proJect.

Staff believes that the applicant has provided a robust TDM package that will allow the
program goals to track closely with local and Tysons-overall development. This TDM
program will also provide the flexibility to make adjustments if other portions of the
development are not proceeding as expected today. Staff believes the program will
strongly encourage significant traffic reduction measures, addressing the
recommendations of the Comprehensive Plan.

Level of Service (Sfreefs)

The Comprehensive Plan recognizes that congestion is expected in an urban area. While
the Plan sets a level of service (LOS) standard for Tysons of LOS E, the Plan goes on to
say that it may be preferable for an applicant to make transportation commitments or
improvements that are not specifically related to improving the LOS at a single
intersection. The goal would be, instead, to improve the multi-modal transportation
network. For example, instead of adding turn lanes to improve the vehicular capacity of an
intersection, an applicant might commit to fast track a needed grid link, provide an off-sile
sidewalk, or encourage transit use through a strong transportation demand management
(TDM) program.

In this case, the applicant is addressing the Plan language by: (a) providing crucial grid
streets including Broad Street, which is part of the only continuous collector street shown
in the north part of Tysons; (b) committing to a robust TDM proffer; (c) limiting parking to
rates at or below the maximums permitted in the Comprehensive Plan and Zoning
Ordinance, and (d) providing for a strong pedestrian system, including interim
improvements. Staff believes that these improvements address the Plan
recommendations.

Parking

Rather than parking minimums, the PTC district regulations establish parking maximums
as an effective TDM tool for transit-oriented developments (TODs). These maximums are
seen as a critical component of an effective TDM program as a lack of readily available
parking has a bearing on mode choice. The amount of parking provided with the proposed
developmentwill conform to the parking provisions of PTC district. By committing to the
PTC parking rates, the applicant will bring an existing office development (the Greensboro
Corporate Center) into compliance with the new rates even though the buildings will be
retained. Additionally, the applicant has committed to exclude reserved parking spaces
from residential unit sales/leases ("unbundle" the parking and the unit). This "unbundling"
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will allow available parking spaces to be used more efficiently, and will create an incentive
for residents to reduce car ownershio.

Sfreefscape Desrgn

The Urban Design section of the Comprehensive Plan provides detailed guidance on
streetscapes within Tysons. The Plan defines three streetscape zones: the landscape
amenity panel, the sidewalk, and the building zone. These zones are shown in the
following illustration. Each zone serves a distinct purpose and has varying dimensions
based on the adjacent street type and land use.

Building Zono
Travcl Lanc
and guner /

Staff recommends that the sidewalk be included within the public right-of-way to
promote unification of the public transportation network. As has been noted many times,
pedestrians are a vital part of the transportation network in a TOD. Staff believes that the
best way to make sure that Tysons functions as a single entity (as opposed to a collection
of private developments) is to ensure that the entire transportation system is in the public
realm. The applicant has agreed in both applications to proffer that the public right-of-way
be extended to include the sidewalk zone if and only if the County accepts the land with a
deed restriction that limits the use of the dedicated area to "streetscape improvements,
sidewalks, pedestrian access, underground utilities, traffic signal poles, traffic-related and
wayfinding signage, bus stops, bus shelters and vehicular ingress and egress to adjacent
properties."

The applicant has stated that, without such a stipulation, VDOT may add additional
lanes to roads, which, in turn, would impinge upon the streetscape and pedestrian
network. Staff is extremely concerned about the commitment to dedicate sidewalks only if
the County accepts the land with a deed restriction. lt is staffs position that this deed
restriction is not only unnecessary, but that it could result in undesirable restrictions on the
future development of the transportation network. For instance. the restriction mioht
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preclude adjustments to the street width necessary to accommodate bike lanes or to
facilitate off-site connections. As such, staff does not believe it would be in the interest of
the County to accept such a deed restriction. In staffs opinion, the inclusion of this caveat
within the proffer amounts to a negation of the commitment to dedicate the sidewalk zone.
For these reasons, staff strongly objects to the proposed language. Finally, it should be
noted that the applicant's stated concern relates to VDOT utilizing the right-of-way for
widening the road. The area in question, outside of the vehicular travel way, is not
intended to be accepted into the state system for VDOT maintenance. Control of (and
permission to use) this area will remain with the County, not VDOT.

All of the proposed streetscapes for 014D and 014E meet the dimensional standards
set forth in the Plan and the Urban Design Guidelines with the following exceptions:

r The Plan recommendation for the building zone width along a boulevard is 15 feet
to allow for both street trees and retail browsingioutdoor dining. The proposed
section for Route 7 has a width of 10 feet to address issues raised by the Fire
Marshal. While staff finds this section acceptable, staff also requests that the
applicant continue to work with the County to enhance the Route 7 streetscape at
the time of FDP review. Specifically, staff believes that, at the time of FDP design,
the building could be designed to step forward and back, meeting more of the intent
of the Plan while still satisfying all fire code requirements.

r As noted previously, constraints on the width of Broad Street in previously approved
0144 preclude a full streetscape from being provided along the existing parking
structure in the vicinity of Building E2.

In addition to the dimensions and conceptual design of the streetscape areas, the
applicant has proffered to provide a streetscape furnishings and materials plan with each
FDP. These details have been provided with FDP 014D and are generally acceptable.
The exception is that, along Pierpoint Street, the applicant has not provided a pedestrian
refuge for people exiting their cars. Based on field measurements of similar developments,
staff recommends this pedestrian step-off area be a minimum of 24 inches from face of
curb (inclusive of the curb). Staff has proposed a final development plan condition
(FDP condition) requiring a 24 inch pedestrian step-off area along Pierpoint. The applicant
has indicated that a pedestrian step-off area adjacent to a tree pit is problematic because
of the need to support the step-off area, and that if attached to a VDOT curb this can
cause settling or buckling of the curb and gutter. In addition, they have indicated that the
tree pits along Pierpoint are not bio-retention facilities and therefore the ground in the tree
pits will be flush with the pavement, not lowered. Staff is currently reviewing this
information and will continue to work with the applicant on this issue.

Finally, a dedicated circulator lane has been included on Spring Hill Road and Tyco Road,
in conformance with the current plans for a circulator system. While the large turning radii
(70') shown at this corner could ultimately be necessary, staff is concerned that a 70'
radius could affect the streetscape design at that corner and increase the length of the
pedestrian crossing of Tyco Road. Because the final design ofthe circulator system is not
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yet set, staff would like to explore a smaller radius for this corner (perhaps 50'). To that
end, when the FDP for Building D1 is submifted, staff will seek to work with the applicant to
finalize the necessary radius and to red uce the impacts on the streetscape in this location.

In the context of the overall goals of the Comprehensive Plan, the streetscape designs
proposed in the subject applications are in general conformance with the Plan.

Building and Site Design

The Comprehensive Plan guidance for building and site design includes elements such as:
build-to lines; bulk and massing; and step-backs. The subject applications generally
adhere to these design recommendations. The proposed buildings have been sited along
build-to lines to create a consistent street wall. The applicant proposes a pedestrian
hierarchy to define those areas of the development where pedestrian activity will be
focused. Basically, primary pedestrian zones are where pedestrian activity is expected to
be focused. As such, and those areas should be designed to accommodate more
pedestrians and provide for more interaction between the building and the sidewalk (cafes,
storefronts, etc.) The proffers commit to appropriate design articulation and fenestration
commitments for each zone within the hierarchy. The applicant also proposes to separate
the height of any ground floor dwelling units from the sidewalk level to afford these units
privacy.

Staff believes that the building and site design features proposed in the subject
applications are in general conformance with the Comprehensive Plan.

The CDPs for both 014D and 014E include illustrative drawings to show the general
character of the buildings and the sites, which is appropriate for this stage of the
development process as additional design details will be provided with each FDP. The
FDP for 014D includes significantly more detailed plans, showing (illustrative) interior
layouts of ground floor, parking levels and roof as well as detailed drawings of the building
exterior (all four sides) including building materials. Although the FDP includes notes that
state these drawings are illustrative only and "all building materials are subject to change
provided that the general quality and characteristics are maintained," staff believes that a
more stringent standard of conformance should be applied at the FDP so that it can be
assured that what is shown is what is built. Therefore, staff has proposed an FDP
condition that requires the final building design to be in substantial conformance with that
shown.

Additionally, as noted previously, the applicant has requested that a significant amount of
flexibility be permitted in the size of Building DZA. The applicant proposes a building with
a maximum of 436 units (360 feet in height) which would accommodate a larger (likely
rental) apartment project. However, because of the current market, the applicant would
like the flexibility to construct a much smaller project on the order of 150 units and 240 feet
in height (likely a for-sale condominium product). As noted, the FDP does include
illustrations of both the minimum (240 foot) and maximum (360 foot) buildings. For this
particular site, staff does not object to this flexibility, which could result in crucial road



RZ 2010-PR-014-D / FDP 2010-PR-014-D / RZ 2010-PR-0'14-E Page 47

connections being made sooner rather than later. Because the building and parking
podium heights could change drastically between the two ends of the proposed range,
staff has proposed an FDP condition that would require the final building design and height
to be reviewed and approved by DPZ and the Providence District Supervisor's office prior
to site plan approval.

Building Height

Both 014D and 014E and are split between two designations on the Comprehensive Plan's
Conceptual Building Heights Map. Application 014D is split between Tier 1 (recommended
maximum heights ranging lrom 225 to 400 feet) and Tier 2 (recommended maximum
heights ranging from 175 to 400 feet). Application 014E is split between Tier 2 and Tier 3
(recommended maximum heights ranging from 130 to 175 feet). The Plan allows for
height flexibility "to facilitate the provision of affordableiworkforce housing, [or] public and
quasi-public uses .. . "

The following graphic shows the Conceptual Building Heights Map overlaid on the application:
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As shown in the chart below, there are two buildings in 014D and two buildings in 014E
that have options which would exceed the Plan recommendations (all other buildings and
ootions are in conformance with the Plan).

Application Building Proposed Use
Comprehensive Plan
Maximum Building

Height Range

Proposed
Maximum

Building Height

014D

Ootion 1
Officei Retail

175 - 225 feel
285 feet

n?
Option 2

Residential/Retail 300 feet

D4 Residential/Retail 175 - 225ieet 300 feet

014E
E3 Officei Retail 175 - 225leel 260 feet

E4
Option 2

Residential 130 - 175 feet 225 feet

For the residential buildings/options where height flexibility is requested (D3, D4, and E4),
the additional height requested is 29 - 33% above the Plan maximum. Staff believes that
this amount of flexibility is appropriate because the applicant is proffering to provide
affordable and workforce housing in accordance with the Plan objectives discussed above
in the Land Use Analysis.

The two office buildings/options for which the applicant has requested height flexibility
(D3 and E3) are both located at the edge of their height tier, adjacent to a higher tier. In

addition, the applicant has indicated that the height of Building D3 is driven in part by: (1)
the need to widen Merchant Street to increase its vehicular capacity and facilitate a future
connection to the Dulles Toll Road; and (2) the ability to accommodate an at-grade plaza
between D3 and D4 as recommended in the Plan.

In addition to the maximum building heights, the applicant is proposing maximum heights for
each parking podium, ranging from 60 to 80 feet. (lt should be noted that the 20-foot tall
podium proffered for Building E4 is not a parking podium but rather a building stepback.)
Staff encouraged the applicant to reduce the parking podium heights as much as possible
when FDPs are filed, and to commit that any reductions in parking (driven by the market or
by a reduction in building size) be accommodated by reducing the height of the parking
podium (rather than by removing below grade parking). This last commitment would
address the Plan recommendation that above-grade parking be minimized in favor of
underground parking. The applicant has instead provided a proffer that if a building is less
than 60% of its proffered maximum height, its podium will also be reduced from the maximum
shown. For that reason, staff continues to recommend a stronger commitment to review
podium height and design at FDP.

Staff believes that building heights proposed in the subject applications are in general
conformance with the Comorehensive Plan.
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Tree Canopy and Plantings

The Comprehensive Plan recommends increased kee planting in Tysons, and recognizes
that much of this new planting will be accomplished through the provision of street trees.
Because the Public Facilities Manual (PFM) does not allow off-site trees (such as
streetscape trees on public streets) or trees in easements on-site to count towards the tree
canopy requirements, a PFM modification of the 1o-year tree canopy requirements is
requested for this application. The two zoning cases generally provide the majority of their
trees as street trees, with additional trees provided in above-grade terraces and parks. In
these zoning applications, the applicant has demonstrated that the Plan's recommended
10% tree coverage goal for a redevelopment would be achieved in these applications, as
well as in overall Spring Hill Station development so long as the street trees (in the public
rights-of-way) and the trees in easements were counted. Staff believes a modification in
favor of that shown on the CDPs is appropriate because of the commitment to provide
uncompacted soil volumes, and to maintain, irrigate, and replace trees damaged by utility
repair.

The applicant has provided a utility plan showing the proposed landscaping with
conceptual utility layouts and sight distance lines. The applicant has also committed that
should there be a conflict between utilities and trees, the utilities shall be adjusted so that
the trees that are depicted on the plans will be planted generally as shown. To ensure that
the tree coverage goals proposed in the current applications will be met, staff has
recommended and the applicant has proffered to (with each FDP): (1) update the tree
canopy calculations to reflect any changes in site or building design; (2) submit a labeled
utility plan overlaid on the planting plan; and (3) submit a drawing that demonstrates that
the locations of all proposed trees are viable considering vehicular sight line distance
requirements.

Water Quality

The applicant has pursued a variety of measures to address stormwater management in a
manner which satisfies both the requirements of the Public Facilities Manual (PFM) and
the Comprehensive Plan's water quality goals forthe Tysons Corner Urban Center. In
both applications, the applicant has demonstrated how the application would satisfy the
PFM standards for water quantity and quality control. These measures may include, but
are not limited to, detention (underground stormwater vaults) and retention and reuse of
runoff from the proposed development, low impact development (LlD) measures in the
form of porous pavement and green roof areas, and street tree planting areas designed as
filter boxes.

Both sets of proffers commit to seek to retain on-site and/or reuse the first inch of rainfall,
and to achieve the stormwater management design credit for LEED, with additional
information as to how these goals will be achieved to be provided at the time of FDP
approval. The CDP for 014D indicates that 98% of the first inch of runoff will be retained
on-site. For 014E, only 77o/o of the first inch is achieved due in large measure to the
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retention of the two existing building and an existing garage. The portions of the site
proposed for new development, however, achieve 94% of the first inch (Building E4) and
96% of the first inch (Buildings E3 and E5). At staff's request, the applicant has proffered
to make specific commitments at the time of FDP approval and to ensure that when the
site plan is filed the goal set at FDP will be met. Simply stated, this means that the CDP
and proffer commit to retainireuse the first inch of rainfall to the extent practicable and
show a possible scenario to attempt to reach that goal. The FDPs will refine the work
done at CDP and will include a specific goal; at the time of FDP, reviewing staff will
determine if this meets the intent of the Plan. The site plan will then conform to the goal
set at FDP (although alternate measures may be still be used, for example a bio-retention
tree pit may be enlarged to compensate for a smaller green roof). Staff believes that this
structure will allow for continued refinement of the commitment while removing the
subjective measurement of a goal from the site plan process.

"Green" Buildings

The Comprehensive Plan recommends that zoning proposals for residential development
in the Tysons Corner Urban Center area provide green building commitments sufficient to
attain, at a minimum, the United States Green Building Council's (USGBC) LEED
certification or its equivalent. The applicant has committed to pursue LEED certification for
residential buildings, with an option to pursue LEED Silver, and to pursue LEED Silver
certification for non-residential buildings, with an option to pursue LEED Gold. Staff
believes that this issue has been fully addressed based on the proffered commitments.

The Comprehensive Plan anticipates that zoning applications in Tysons Corner will include
commitments to design elements and practices which will reduce the use of energy and
water resources. The proposed proffers for both applications include the following
commitments:

o To construct each parking garage with at least one electric vehicle recharging
station that will serve at least two parking spaces and the infrastructure (such as
conduit) to facilitate additional future stations;

. To provide an assessment of the potential for shared energy systems for site plans
with more than one building;

r To provide utility.sleeves through the foundations of the buildings to allow for future
shared energy or similar systems; and

. To provide master electric, gas, and water usage data, to the extent that such
exists, to the County for each building and the entire property.

The applicant, however, has not made a commitment to provide at least 50% of the rooftop
coverage for new buildings as green roofs, as was provided in the 014A and 0148 cases.
Staff would encourage the applicant to add such proffer language.
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Noise lmoacts

In order to minimize exposure to unhealthy noise impacts, the Policy Plan of the
Comprehensive Plan recommends that noise levels be mitigated to 65 dBA for outdoor
activity areas, 50 dBA for office environments, and 45 dBA for residences, schools,
theaters, hotels, and other noise sensitive uses.

Based on the location of the proposed public park spaces, staff believes that mitigation will
not be necessary to meet the 65 dBA standard for such areas. Under the proffers, at the
time of building plan, the applicant will provide a site-specific noise study in support of
achieving the recommended Plan noise attenuation level of no more than 45 dBA for
interior areas within any new residential or hotel building in 014D and for Building E5.
Based on the noise study provided by the applicant, staff does not expect significant
impacts to the residential or hotel buildings. Based on the study, no impacts are expected
on Building E4, which has not been included in the proffer. However, the applicant should
commit to achieve the recommended Plan noise attenuation level of no more than 50 dBA
for interior areas within office buildings.

Uhan Parkland Needs

The Plan for Tysons Corner calls for a comprehensive system of public open spaces to
serve residents, visitors and workers. This system of public spaces should include parks
of different types (pocket parks, civic plazas, common greens, recreation-focused parks,
linear parks/trails, and natural resource areas) to enhance the quality of life, health and
the environment for those who live, work and visit Tysons Corner. The Plan recognizes
that while on-site parkland is an integral part of urban design, additional open spaces and
parkland might be provided off-site to address some of the needs of the future residents
and employees, especially as related to active recreation facilities. To that end, in the
Tysons Corner Urban Center Areawide Recommendations, Environmental Stewardship
Chapter, Parks and Recreation Section, the Plan states the following:

"The provision of land should be proportionate to the impact of the proposed
development on park and recreation service levels. An urban park land standard of
1.5 acres per 1,000 residents and 1 acre per 10,000 employees will be applied."

Applying this urban parkland standard to the overall proposed development in Spring Hill
Station, and assuming ultimate build out of development at the mid-range of options, the
overall proposal generates a need for between 8.42 acres (at the low end) and 12.76
acres (at the high end) of new urban parkland. The following chart illustrates how much
urban parkland is provided by the four applications (including the off-site acquisition
proffered with 0148).
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Case
Acres of urban

park/plaza

0144 0.00

0148 0.46

off-site acquisition 2.81

014D 2.23

014E 0.44

Total 6.40

As shown here, at the high end of residential development, the applications fall almost
50% short (6.39 acres), although at the lower end of the development range the park
space is only two acres short. The recommendations in the Comprehensive Plan are a
guide, and provision of a high quality park environment can be used to justify some
shortfall. In this case, the Comprehensive Plan calls for a one-acre common green
(shown on the Plan map at the north end of the application property) and the applicant
has provided a 36,000 square foot common green type park in this location as well as a
smaller (14,500 square foot) active recreation park nearby. The proffers provide
performance standards to explain the proposed use and programming for each park, with
specific details to be provided at FDP. While, in general, staff believes the proposal
meets the goal of providing outdoor recreation and amenities for future residents, it
should be noted that the residential component is the major driver of the noted shortfall of
park space. Therefore, staff recommends that the applicant consider providing a
contribution towards additional park facilities in Tysons if any building that includes
primary use options exercises the residential option.

Onsite Public Parks

Landscape sheets in both CDPs and the FDP (all of which show the overall Spring Hill
Station proposed park layout) show a total of about 6.4 acres of publicly accessible urban
park space onsite in the overall Spring Hill Station. This overall exhibit is shown below.

Page 52
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Applications 014D and 014E include the following on-site park spaces:

014D:

o Public Urban Park North (#1) - This 36,000 sq. ft. (0.83 acres) common green type
park is located between Buildings D3 and D4. lt is designed to be a passive space
with a large lawn area, seating and public art. This park is in the general location
indicated on the Comprehensive Plan Conceptual Park Network Map, which the
District Plan text recommends for a one-acre common green park. As shown on the
Conceptual Park Network Map, the park is meant to be the terminus of a string of
parks leading pedestrians north from the Metro Station plaza at Route 7. This
design feature is dependent on the redevelopment of 014C, but it is expected that
some sort of pedestrian feature will be provided with that future application to tie this
area to the metro station.
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Public Urban Park (#2) - This 16,800 sq. ft. (0.39 acres) pocket park is located at
street level at the corner of Tyco Road and Broad Street. This park will include
either a small skateboarding park or an off-leash dog exercise area (or alternate
facilities as decided at FDP), and the draft proffers indicate it will be offered to
Fairfax County for dedication as a public park. lf the County does not accept land
dedication, a different active use may be substituted for the skating area and the
park will be maintained in a public easement.

Public Urban Park (#3) - This 4,350 sq. ft. (0.10 acres) pocket park is located at
street level on Pierpoint Street adjacent to Building D5. Because the design and
purpose of this space may change based on what is developed on the adjacent
property (014C), the CDP provides basic information as to the intended program
and design (such as hardscape, landscaping and seating areas). The applicant has
proffered to provide additional details at the time of FDP for Building D5.

Public West Sky Park (#4) - This 29,000 sq. ft. (0.67 acres) elevated park space at
the podium level (60 feet) of Building D1 is designed as an active recreation space
with a running track, golf putting area, open lawn and seating. Public stair and
elevator access will be provided via Pierpont Street and Route 7. While the
applicant has proffered to provide "well marked entrances and elevators," staff
recommends that applicant provide additional commitments to wayfinding signage
and access design to ensure that these park entrances are highly visible and clearly
marked to assist the public in finding the elevated park. Such proffer language
should outline performance standards for the park entrances, and commit to provide
further details will be provided for review at FDP. To increase awareness and use
of the parks, the applicant has proffered to work with the Park Authority to make
sure that this (and other public park spaces provided in easements) are listed on the
Park Authority website to promote public use.

Public East Sky Park (#5) - This 13,500 sq. ft. (0.31 acres) elevated park space at
the podium level (60 feet) of Building D6 is designed as an active recreation space
with children's play areas for ages 1-5 and 6-1 0 as well as seating and a caf6 or
vending station. Public stair and elevator access will be provided via Pierpont
Street and Spring Hill Road. Staff recommends that the applicant commit to the
same wayfinding and access features outlined for Public West Sky Park (#4).

In addition to the public park space, 0.93 acres of private rooftop terraces designed
with recreational amenities are shown on the residential buildings. While these
spaces do not provide the urban design benefits of at grade public parks, they may
be used to satisfy the Zoning Ordinance requirement to spend $1,700 per dwelling
unit on on-site recreational amenities such as swimming pools, patios, sport courts,
game tables, and other such amenities.



RZ 2010-PR-014-D i FDP 2010-PR-014-D / RZ 2010-PR-014-E Page 55

014E:

o Public Urban Park (#6) - The only public park space shown on the development
plan for 014E, this 19,300 sq. fi. (0.44 acres) pocket park is located between
Buildings E2 and E4. lt is designed to be a passive space with lawn area, bench
seating and hardscape areas. No active recreational uses are shown to serve the
new residents of E4; however, the applicant has proffered that if the residential
option is exercised for E4, active recreational features will be provided in this park.

o In addition to the public park space, a 4,500 square foot private rooftop terrace with
recreational amenities is shown on Building E4 that could be used to satisfy the
Zoning Ordinance requirement to spend $1,700 per dwelling unit on on-site
recreational amenities. Additionally, a 41,500 square foot private amenity area is
shown around the existing buildings, E1 and E2. This space, which is existing (on
top of the parking deck), will serve the tenants of E1 and E2 as a passive outdoor
area, and may be utilized informally by other tenants and residents in the area.

FDP 2010-014D:

o The FDP shows an interim at-grade park (43,160 square feet) on the north side of
Building D2A. This is the future location of Building D2B and Merchant Street. As
shown on the FDP, the interim park space will primarily feature lawn area bounded
by streetscape and a sand volleyball court. Limited seating and landscaping are
shown for this park as it is intended to be an interim space, but landscape berms
are shown along Tyco Road to promote a sense of enclosure and offer visual
interest. The applicant has shown the alignment of Merchant Street across this
interim park, illustrating that the volley ball court will not be disturbed if Merchant is
constructed. This street, as discussed earlier, could be constructed prior to
Building DZB, and based on these illustrations staff believes that accommodation of
the road would not unduly impact the interim park.

o A 7,500 square foot terrace is shown at the parking podium level and an additional
3,700 square terrace is shown at the roof top level. These spaces will be private
and contain amenities such as game tables, seating and dining areas and a pool.
Provision of these spaces and facilities could be used to satisfy the Zoning
Ordinance requirement to spend $1,700 per unit on on-site recreational amenities.

Athletic Field Needs

In addition to the need for new urban parks, the Comprehensive Plan also recognizes the
need for a variety of small and large recreational facilities in Tysons Corner to meet the
need of new residents, workers, and visitors. In the Tysons Corner Urban Center
Areawide Recommendations, Environmental Stewardship Chapter, Parks and Recreation
Section, Page 82, the Plan states the following:
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"... recreational facility service level standards in the Park and Recreation
element of the Countywide Policy Plan should be applied to new
development in Tysons, with adjustments made for urban demographics and
use patterns. Using 2050 development projections, anticipated urban field
use pafterns, optimal athletic field design (lights and synthetic turf) and longer
scheduling periods, the adjusted need for athletic fields to serve Tysons is a
total of 20 fields... In general, the need for an athletic field is generated by the
development of approximately 4.5 million square feet of mixed use
development in Tysons."

The Plan suggests that "creative approaches can be used to ensure provision of
recreational facilities, especially athletic fields that meet service level
standards... [which] may include indoor and rooftop facilities." The Plan also
indicates a preference for recreational facilities to be provided onsite or in an area
that serves the new development. The Plan text specifically lays out a hierarchy of
approaches:

"Provision of park land and facilities on-site is preferred. lf on-site dedication and
facility provision are not possible, an equivalent off-site dedication and facility
construction within the same district should be sought as a substitution. Where it is
not possible to locate facilities within the district, locations that serve Tysons may
be substituted. As a last alternative, as for smaller sites, an equivalent monetary
contribution to fund local public parks within Tysons may be substituted."

The Comprehensive Plan recommends the provision of one full-service athletic field per
4.5 million square feet of new GFA, the overall Spring Hill Station development (0144,
0148, 014D and 014E) proposes about 5.5 million square feet of new GFA in tota,.
Therefore, the overall development generates the need tor 1 .25 athletic fields.

With the 0148 application, the applicant committed to purchase (or fund the purchase o0
offsite land for a field (the completion of Raglan Road Park). The 014A application
proffered to provide $500,000 towards this purchase. Although a master plan for that park
has not been done, initial review indicates that a full-size field with facilities could fit at
Raglan Road Park with the additional land. As was noted at that time, it was expected
that the remaining applications would construct or provide funding for construction of a full-
service athletic field at the Raglan Road Park site (or elsewhere, should the Park Authority
decide not to put a field at that location). The applicant has proffered for 014D and 014E
to contribute 75 cents per square foot of new development for the field and facility
construction. Taken as a whole, these commitments among the four parts of the Spring
Hill Station development will provide for the construction of one full field plus money for
additional facilities for Tysons.

Staff finds that the commitment to fund construction of a field provided with these
applications, along with the commitment from 0144 and 0148 to acquire park land which
could potentially support athletic field development meets the Plan's athletic field
recommendations.
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Other Recreational Facility Needs

Beyond athletic fields, in the Tysons Corner Urban Center Areawide Recommendations,
Public Facilities Chapter, Parks Section, the Plan states the following:

"The Countywide recreation facility service level standards in the Park and
Recreation element of the Countywide Policy Plan should be applied to new
development in Tysons, with adjustments made for urban demographics and
use patterns. Provision of facilities to meet these service level needs will
ensure that as Tysons redevelops, publicly accessible athletic fields, tennis
courts, basketball courts, fitness and program space, swimming pools, and
other active recreational facilities will be provided at levels meeting the needs
of future Tysons residents, employees and visitors."

Using adopted recreational facility service level standards found in the Parks and
Recreation element (Appendix 2, Part B) of the Policy Plan, the publicly accessible
recreational facilities needed to address the planned growth for the Spring Hill Station
Development (Parts A, B, D and E) include five sport courts and 2.5 playgrounds. Taken
by themselves, 014D and 014E generate a need for 2.5 sport courts and 1.5 playgrounds.
The applicant proposes to provide the following facilities:

014D
- The one-third acre public park at the corner of Tyco Road and Broad Street will include

a small urban skate spot or an off-leash dog park.

- The sky park associated with Building D1 will include an elevated running track and golf
putting green. The sky park associated with Building DB will include a rooftop
children's play area.

014E
- No on-site public recreational facilities are being provided with this part of the

application.

In addition to the facilities in 014D and 014E, the 0148 application previously provided for
an additional playground and 1.5 basketball courts. Overall, the applicant has provided a
complement of public recreational facilities which will serve a diverse variety of needs, but
staff believes that the applications as a whole are slightly deficient in active recreational
facilities. Staff therefore recommends that those public park spaces which are not
currently programed for active recreational uses be reviewed to see what additional
facilities could be provided within the framework of each park's intended programming.
The provision of additional facilities could be done at the time of FDP. Alternatively, funds
could be provided to the County or others for the provision of active recreation in Tysons.
The applicant has proffered to provide an assessment of active recreational facilities in the
area at the time of FDP, with an eye to increasing the active facilities over what is shown
on the CDP. Additionally, the applicant has proffered that, should the residential option for
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Building E4 be exercised, an active recreational feature will be included in Park 16
(adjacent to Building E4).

Faiiax County Public Schools

The proposed development would be served by the Spring Hill Elementary, Longfellow
Middle and Mclean High Schools. Longfellow Middle and Mclean High Schools are
projected to be over capacity in 2017. The total number of students generated by the
014D and 0'l4E applications together is projected to be as follows (assuming development
at the maximum level):

014D 014E Total
Elementary 96 13 109
Middle 26 4 30
Hish 55 8 63
Total 177 25 202

For both applications, the applicant has proffered a contribution of $9,378 per student,
based on the number of students expected to be generated by Land Bay B utilizing the
County's current formula, using the current ratios of 0.087 students per high rise dwelling
unit and 0.44 students per townhouse. lf development at the maximum level occurs, this
would equate to a contribution of $1 ,894,356. P/ease note that the memos provided in
Appendix 1 4 cover cases 01 4C, 01 4D and 014E.

Sanitary Sewer

As development in the Tysons Corner Urban Center is expected to increase dramatically
based on the new Comprehensive Plan recommendations, the applicant should be aware
that off-site trunk sewer upgrades might be necessary in the future, which would be
handled by a pro-rata share contribution. For on-site sewer needs, the applicant should be
aware that they will be required to provide a sanitary sewer capacity study to DPWES with
site plan submission to determine if any upgrades are necessary, and rectify any
inadequacies. Please note that the memos provided in Appendix 15 cover cases 014C,
014D and 014E.

Fire and Rescue

The subject property is serviced by the Fairfax County Fire and Rescue Department
Station #29, Tysons. The requested rezoning currently meets fire protection guidelines, as
determined by the Fire and Rescue Department. As noted previously, the 0148
application itself included a commitment to relocate Fire Station #29, which will allow the
station to be enlarged, improving service in this area. Please note that the memos
provided in Appendix 76 coyercases 014C,014D and 014E.
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Fairtax Water

The subject properties are located within the Fairfax Water Service Area. Adequate
domestic water service is available from existing 8, 12 and 24 inch mains located at the
properties. Please note that the memos provided in Appendix 17 cover cases 014C, 014D
and 014E.

Telecommunications

While no specific telecommunications facilities are proposed with these applications, the
applicant has proffered to retain the right to place telecommunications equipment on the
roofs, so long as such installations meet the applicable Zoning Ordinance regulations and
are screened or set back so as not to be visible from the surrounding streets. To address
concerns about future "dead spaces" at ground level where wireless reception is impeded
by a proliferation of tall buildings, the applicant has proffered that in addition to rooftop
installations, equipment may be architecturally integrated onto the facades of the buildings
to ensure on-street and/or open space wireless coverage.

ZONING ORDINANCE PROVISIONS (Appendix 18)

The purpose and intent of the Planned Tysons Corner District is to implement the mix of
uses, densities, and intensities under the redevelopment option set forth in the adopted
Comprehensive Plan for the Tysons Corner Urban Center. These provisions require the
applicant to demonstrate that the development furthers the vision of the Tysons Corner
Urban Center as outlined in eight objectives that reflect the standards of the Areawide
Recommendations contained in the Plan text (which were discussed in detail above).

As noted, both 014D and 014E will contain a mix of residential, office, hotel and other non-
residenlial uses (such as ground floor retail) identified as "retail/service". The proffers
retain the right to provide any non-residential use permitted in the PTC District in that
square footage allocated to "retail/service" subject to: (1) the layout being in substantial
conformance with the CDP; (2) the use meeting all of the use restrictions found in the
Zoning Ordinance; and (3) the use being shown on an approved FDP.

The tabulations for FDP 014D seek to retain the same flexibility as the CDPs (that is,
retail/service uses could be any use permifted in the PTC District). Because the use
limitations of Sect. 6-505 of the Zoning Ordinance include additional standards for certain
uses, staff has proposed an FDP condition that specifically states that any use permitted in
the PTC may be provided in the "retail/service" portion of Building D2A subject to the use
limitations of Sect. 6-505. This FDP condition excludes certain uses, however, because
the use limitations of Sect. 6-505 require these uses to be specifically identified on an
approved FDP. Because none of those uses (other than outdoor seating) are shown on
the FDP, staff has proposed a development condition that prohibits the following uses:
service stations, service station/mini-marts, vehicle light service establishments, car
washes, drive-in financial institutions, drive-through pharmacies, any other drive{hrough
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uses, and mini-warehouses. Although vehicle sales, rental and ancillary service
establishments, are also required to be identified on an FDP, staff believes that the
provision of a storefront car dealership or a rental counter for vehicle rental would not be
out of character for an urban area. Therefore. staff does not believe that these uses
should be prohibited. Instead, staff has proposed a condition to clarify that any vehicle
storage parking on-site must be included within the maximum required parking forthe
building (and not in addition to that parking).

The Zoning Ordinance provides requirements relating to parking, building height and bulk
regulations, open space and intensity. All of these requirements reflect the
recommendations of the Comprehensive Plan and have been discussed previously in the
Plan analysis. lt is staff's opinion, as expressed in this analysis, that the applications meet
these standards.

Standards for all Planned Developments (Sect. 16-100)

Sect. 16-101 contains six general standards that must be met by a planned development.
Sect. 16-102 contains three design standards to which all Conceptual and Final
Development Plans are subject. These general and design standards include the same
elements that are included in the Areawide Recommendations which are addressed above.

Overl av D istict Requ ireme nts

Sign Control (SC) (Sect. 7-500)

The Sign Control Overlay District imposes additional constraints on the amount of signage
permitted for commercial uses. No action is necessary at this time, and it should be noted
that it is likely that the applicant will apply for a Comprehensive Sign Plan.

Highway Conidor (HC) (Sect. 7-600)

The Highway Corridor Overlay District puts additional restrictions on certain automobile
oriented uses, including drive-in financial institutions, fast food restaurants, quick-service
food stores, service stations and service station/mini-marts. All of these uses are
permifted by the PTC District when shown on an approved FDP. Furthermore, staff
believes that the appropriate time to evaluate these uses is when an FDP (or FDPA) is
submitted requesting such a use. As discussed earlier in this report, under the proffers for
both 014D and 014E, any use allowed in the PTC District as a permitted use would be
allowed in the retail/service portion of the requested square footage when the use
restrictions are met. For the FDP, staff has proposed a condition prohibiting certain uses
which are required to be specifically shown on an FDP (these uses include drive-in
financial institutions, service stations and service stationimini-marts). Fast food
restaurants and quick-service food stores are limited in the Highway Conidor Overlay
District because of their potential for high trip generation. In a high-rise building, which has
no surface parking, fast food restaurants and quick-service food stores will be oriented to
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the pedestrian. Stafi therefore believes it is appropriate to permit these two uses to occur
within the proposed building.

Waivers and Modifications Requested (for both applications unless otherwise noted)

Zoning Ordinance:

o Modification of the Tysons Corner Urban Center streetscape design in favor of that
shown on the Plans and as proffered

The applicant's proposals, for both applications, establish design programs for each street
in the development. The applications generally conform to the recommendations of the
Comprehensive Plan, but as noted in the analysis section above, there are a few locations
in each application where flexibility has been requested. While the applicant has
requested a Zoning Ordinance modification of the streetscape (on the plans and in the
statement of justification), no modification is required. Par. 1 of Sect. 6-508 of the Zoning
Ordinance states that "the amount of open space ... shall be determined by the Board in
accordance with the adopted comprehensive plan recommendations for streetscape . . . "

This provision does not specifically require any particular streetscape, but it does require
the Board to make a determination as part of the review of the zoning case if the
Comprehensive Plan standards have been addressed. The required streetscape,
therefore, is what is shown on a development plan approved by the Board (and as
proffered or conditioned).

r Modification of all trails and bike trails in favor of the streetscaoe and on-road bike
lane system shown on the Plans

On-street bike lanes are provided on all collectors and avenues, and sidewalks are
provided along all streets as part of the streetscape in keeping with the urban
recommendations of the Comprehensive Plan. Therefore, staff can support the requested
modification.

' Waiver of Par. 3 of Sect. 17-201 of the Zoning Ordinance to provide any additional
interparcel connections to adjacent parcels beyond that shown on the Plans and as
proffered

The applications provide for an interconnected grid of streets, and demonstrate how the
grid may be extended in the future as surrounding properties develop. The proffers
commit to these streets being public, and to the street itself being dedicated at the time of
site plan approval. The applicant has further proffered to provide public access easements
along the interior alleys beneath Buildings D1, D2A and D2B in 014D. With these
commitments, adequate access is provided to connect these developments to the
surrounding properties as they redevelop. Therefore, staff believes that a waiver is
appropriate in this instance.
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r Waiver of Par. 4 of Sect. 17-201 of the Zoning Ordinance requiring any further
dedication and construction for widening of existing roads to address
Comprehensive Plan requirements beyond that which is indicated in the Plans and
proffers

The Comprehensive Plan for Tysons includes a conceptual grid of streets. The intent of
the Plan is that as cases come through the zoning process, this grid of streets will be
refined. The applicant's proffers will provide for improvements to existing streets in
conformance with Plan recommendations. Because the street grid as shown on the plans
and as proffered fully addresses the Comprehensive Plan, staff can support the requested
waiver.

o Waiver of Par. 1 of Sect. 6-506 of the Zoning Ordinance requiring a minimum district
size of 10 acres in the PTC District

Application 014D contains 9.86 acres; 014E contains 7.39 acres. While each application
contains less than the required 10 acres, both applications are part of a larger
development, the Spring Hill Station proposal, which, taken as a whole (Parts A, B, D and
E), exceeds 24 acres. When the applicant requested the division of the original
application, many of the major commitments (such as the extension of Greensboro Drive,
the construction of a new fire station, and the acquisition of off-site parkland) were included
in the first two applications. Staff believes that the current applications provide for a
reasonable continuation of the previously approved development and, as discussed in the
analysis, meet the Plan recommendations relating to coordinated development by
facilitating the development of future roads and access to serve the non-consolidated
014C application. Therefore, staff can support the requested waiver.

r Waiver of Par. 2 of Sect. 2-506 of the Zoning Ordinance to allow a parapet wall,
cornice or similar projection to extend more than three feet above the roof.

The applicant has requested this waiver to provide an opportunity to architecturally screen
mechanical penthouse equipment and to provide for potential architectural elements above
the main roof line. Additionally, active recreational uses on roofs may require fencing,
screening, and barriers exceeding three feet in height. Because the applicant has
indicated that such elements would be shown on an FDP; staff believes this commitment
to show such elements should be included in the proffers. With this proffer, staff could
support this waiver request.

. Waiver of a service drive on Route 7.

The new design for Route 7, as shown in the Comprehensive Plan, does not include a
service drive. Therefore staff can support this waiver request.
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. Waiver of maximum fence height to permit an increase from seven feet to 14 feet
for sport courts and other features when shown on an FDP.

lf active recreational uses are provided on roofs or adjacent to roads, they may require
fencing, screening, or barriers exceeding seven feet (up to 14 feet). Were the applicant to
commit that any such features be shown on an approved FDP, staff could support this
waiver reouest.

r Modification oI Pat. 4 of Sect. 11-202 of the Zoning Ordinance requiring a minimum
distance of 40 feet of a loading space from a drive aisle.

The applicant has requested this waiver for existing and proposed loading entrances within
the application area. These existing entrances may be modified as part of the overall
roadway / streetscape improvement proposal. Within residential buildings, the proposed
loading entrances are combined with the garage entrances in keeping with the Tysons
Street Standards and Comprehensive Plan Urban Guidelines, Were the applicant to proffer
that any such features would be shown on an approved FDP, staff could support this
waiver reouest.

o Modification of interior parking lot landscaping requirements for interim surface lots
. Modification of peripheral parking lot landscaping requirements for interim surface

lots

lf existing parking lots are proposed to remain as interim uses as part of an FDP, staff will
work with an applicant to provide improvements to the lot to the extent feasible. lf this
occurs (such as on the interim proposal for the D1 site with FDP 014D) it will be shown on
the approved FDP. The applicant has proffered to a standard for interim streetscape
improvements, including landscaping that will be applied at that time. With the proffers
that speak to interim landscaping that have been provided, staff supports these waiver
requests.

r Waiver of Sect. 16-403 of the Zoning Ordinance requiring a final development plan
as a prerequisite to a site plan in the PTC District for certain features.

In Tysons, it is expected that developments will occur in phases. In order to facilitate the
early installation of as many public improvements as possible, staff believes it is
appropriate to provide a waiver of the FDP requirement for certain public facilities when
sufficient details are shown on the CDP to allow a site plan or public improvement plan to
be evaluated. In this case, the applicant is requesting such a waiver for public
improvement plans associated with all public streets and for the interim public park space
located on 014E but proffered as an off-site interim improvement with 0144 (See Sheets
C-19A through C-19D of 014E). The applicant has also requested this waiver for minor
modifications that might be made to the existing development on 014E (Buildings El and
E2) in conjunction with future development. These modifications would allow the existing
buildings, which are proposed to remain, to remain functional and up{o-date during the
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interim period between now and when Building E3 is constructed. Staff supports the
requested waiver for the described situations.

. Waiver of Sect. 11-302 of the Zoning Ordinance to allow a private street to exceed
600 feet in length as shown on the CDP.

This waiver is requested for two circumstances. While virtually all of the new proposed
streets in these applications will be public, in certain circumstances (such as Broad Street)
an interim street may be constructed as a private street because the ultimate street will
shift locations. In 014E, Logan Street will remain private as it will be constructed on top of
an existing garage and will be a service alley. Logan Street is 609 feet. Staff has
reviewed and supports the proposed interim and ultimate alignments of the streets in this
application and supports the requested waiver.

Public Facilities Manual (PFM):

r Modification of Sect. 7 -0802.2 of the PFM to allow for the projection of structural
columns into parking stall (no more than 4% of the stall area)

While each garage will be designed to meet the geometric requirements of the Zoning
Ordinance and PFM, experience has shown that is likely to be a small amount of intrusion
into parking stalls. Because parking is to be limited (and maximums are applied) with the
proposed buildings, the applicant has not designed the parking garages above code, and
therefore requests this modification to allow full use of all potential parking areas in the
garage.

. Modification of Sect. 7-0800 of the PFM to allow the use of tandem parking spaces
with valet service to be counted as required parking (as permitted by the
PTC District regulations)

The Comprehensive Plan recommendations and PTC District regulations envision the use
of tandem parking spaces and valet parking as an efficiency measure and as an
encouragement for shared parking. The applicant requests the right to provide such
spaces in conjunction with any non-residential uses when valet parking is provided. While
this is permitted by the PTC District regulations, staff recommends that the applicant
provide a proffer with additional details as to when tandem spaces and valet parking would
be used. With such a commitment, staff could support this modification.

o Waiver to allow the use of underground stormwater management and best
management practices in a residential development

As discussed in the stormwater analysis, staff is supportive of underground stormwater
management in the higher density developments expected in Tysons Corner. Waiver
request #81 58-WPFM-002-1 (found in Appendix 1 1) has been reviewed by staff and
recommended for approval, with the imposition of conditions found in the waiver report and
including specifications for the design of the facilities, requirements for maintenance
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agreements and financial commitments to ensure funds are available for appropriate
maintenance and any necessary reconstruction.

. Modification of the 10 year tree canopy requirements in favor of that shown on the
Plans and as proffered

As noted earlier in this report, off-site trees (such as street trees in public rights-of-way)
and trees in easements do not count toward the tree canopy requirements because of
concerns about maintenance and replacement. However, with 014D and 014E, the
applicant has proffered to maintain these trees, and replace them should they be damaged
or removed (as might happen during utility repairs). Were these street trees and trees in
easements counted per the PFM, the 10 year canopy would be met. Because of the
applicant's commitment to maintain and replace these trees, staff supports the requested
modification.

r Modification of the tree preservation target in favor of that shown on the Plans and
as proffered

This is requested based on allowable deviations due to the density permitted by the Zoning
Ordinance. At urban densities, properties outside of stream valleys and parks are
expected to be completely cleared and regarded. In fact, most sites will be totally
excavated to create underground parking. In 014E, existing trees in the on-structure
park/plaza around Buildings E1 and E2 will be retained but no additional tree preservation
is proposed.

o Modification of Sect. 12-0702 1B (2) to permit the reduction of the minimum planter
opening area for trees used to satisfy the tree cover requirement, in favor of that
shown on the Plans and as oroffered

The minimum planter opening area is intended to enhance the survivability of street trees.
In these applications, the applicant has utilized planting details in conformance with the
Urban Design Guidelines, including the use of structural soils and the provision of
adequate soil volumes. These guidelines account for smaller planter openings to allow for
additional pedestrian accommodation. Therefore, staff is supportive of the requested
waiver.

Other Requested Waivers and Modifications

The remaining requested waivers and modifications should be addressed at the time of
site plan review as staff does not have enough information to evaluate those requests.
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CONCLUSIONS AND RECOMMENDATIONS

Staff Conclusions

The overall Spring Hill Station development proposal was reviewed at length by staff while
it served as the Demonstration Project during the development of the Tysons
Comprehensive Plan Amendment and the PTC District Zoning Ordinance regulations. The
two cases reviewed herein are the second set of cases from the Spring Hill Station
development. Both cases continue the approach to building, site, landscape, streetscape,
and park design that was envisioned in the Comprehensive Plan and embodied in the first
two applications.

ln general, these two projects include well thoughfout buildings that frame a safe pleasant,
and convenient pedestrian realm. The proposed grid of streets accommodates both on-
site needs and serves the greater Tysons area by providing additional links in the network.
The applicant's commitments to the construction of public streets (to be dedicated at site
plan) will facilitate the approval of other adjacent developments, including the un-
consolidated 014C application. The projects incorporate a streetscape design conforms to
the recommendations of the Comprehensive Plan and can accommodate a future Tysons
circulator system. Staff believes the project includes flexibly designed ground floor spaces
which can be adapted to a number of uses with activated ground floors tied to an
appropriate pedestrian hierarchy. In addition, both applications provide public park
amenities that will enhance the neighborhoods' character, as well as proffer funds to
construct park facilities at the off-site land which was proffered with the 014N0148
applications. These applications have what may be a unique situation: the applicant has
already proffered major public facility improvements in the form of the relocation of Fire
Station #29 and the construction of a Table 7 improvement (the extension of Greensboro
Drive). While these new applications will assist in funding those two improvements, the
County would be the beneficiary of those improvements even if these applications did not
move forward.

Staff has worked with the applicant to ensure that the development meets the goals in the
Comprehensive Plan and has been accommodating in areas such as office intensity,
building height, streetscape dimensions and park facilities when the applicant has justified
the need for flexibility, or has in turn provided public benefit to merit the flexibility.

While, on the whole, these applications conform to the recommendations of the
Comprehensive Plan and good design principles, there are a few areas that remain
outstanding. Staff believes that the applicant should proffer to show certain features on an
FDP where a waiver is of the Zoning Ordinance or the PFM requested (as noted in the
waiver section). Staff suggests that these applications consider a commitment to providing
a contribution for open space and park facilities if the higher residential options are
exercised. This would allow the County to provide additional facilities for these residents.
While the applicant has provided a minimal proffer relating to the arts, staff believes that
additional measures could be taken to increase the commitment to making the Spring Hill
Metro station area a true "arts and entertainment district." Most importantly, staff believes
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that the applicant's caveat on dedication of sidewalks (requiring the County to accept a
deed restriction or nothing) is unacceptable and should be removed.

Outstanding issues notwithstanding, staff believes that these applications are an excellent
example of transit oriented development and address the many recommendations of the
Comprehensive Plan, including transportation, affordable housing, water quality, parks and
open space and public facilities. Staff therefore concludes that the subject applications are
in harmony with the Comprehensive Plan and in conformance with the applicable Zoning
Ordinance provisions with the implementation of the Draft Proffers and Proposed
Development Conditions contained in Appendices 1-3 of this Staff Report.

Recommendations

Staff recommends approval of RZ 2010-PR-014D, subject to the execution of proffers
consistent with those contained in Appendix 1.

Staff recommends approval of FDP 2010-PR-014D, subject to FDP conditions consistent
with those contained in Appendix 2 and to the Board's approval of RZ 2010-PR-014D.

Staff recommends approval of RZ 2010-PR-014E, subject to the execution of proffers
consistent with those contained in Appendix 3.

Staff recommends approval of the following modifications and waivers for both
applications:

r Modification of all trails and bike trails in favor of the streetscane and on-road bike
lane system shown on the Plans;

. Waiver of Par. 3 of Sect. 17 -2O1 of the Zoning Ordinance to provide any additional
interparcel connections to adjacent parcels beyond that shown on the Plans and as
proffered;

. Waiver of Par. 4 of Sect. 17-201 of the Zoning Ordinance requiring any further
dedication and construction for widening of existing roads to address
Comprehensive Plan requirements beyond that which is indicated in the Plans and
proffers;

. Waiver of Par. 1 of Sect. 6-506 of the Zoning Ordinance requiring a minimum district
size of 10 acres in the PTC District;

. Waiver of a service drive on Route 7;

. Modification of interior and peripheral parking lot landscaping requirements for
interim surface lots, when shown on an approved FDP or as applies to interim uses
for existing conditions;

. Waiver of Zoning Ordinance Section 16-403 requiring a final development plan as a
prerequisite to a site plan in the PTC District for the following features as shown on



RZ 2010-PR-014-D / FDP 2010-PR-014-D / RZ 2010-PR-014-E

the CDP: public improvement plans associated with public streets, interim park
space previously proffered with RZ 2010-PR-0144 and located on RZ 201O-PR-
014E, and minor modifications to the existing buildings on RZ 2010-PR-014E;

. Waiver of Sect. 1 1-302 of the Zoning Ordinance to allow a private street to exceed
600 feet in length as shown on the CDP.

o Modification of Sect. 7-0802.2 of the PFM to allow for the projection of structural
columns into parking stall (no more than 4% of the stall area);

r Waiver to allow the use of underground stormwater management and best
management practices in a residential development, subject to Waiver #8158-
WPFM-OO2-1;

r Modification of the 10 year tree canopy requirements in favor of that shown on the
Plans and as proffered;

. Modification of the hee preservation target in favor of that shown on the Plans and
as proffered; and

r Modification of Sect. 12-0702 1B (2) to permit the reduction of the minimum planter
opening area for trees used to satisfy the tree cover requirement, in favor of that
shown on the Plans and as proffered.
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PROFFERS
GEORGELAS GROUP LLC

RZ 2010-PR-014-D

January 16, 2013

Pursuant to Section 15.2-2303(A) of the Code of Virginia (1950, as amended) and
Section 18-204 of the Zoning Ordinance of Fairfax County (1978, as amended), the property
owners and applicant, for themselves and their successors and./or assigns (hereinafter collectively
refened to as the "Applicant"), hereby proffer that the parcels under consideration and shown on
the Fairfax County 2012 Tax Maps as 29-l ((1)) l8C and 29-3 ((1)) 54A,57,57B, and 57G (the
"Subject Property") shall be in accordance with the following conditions if, and only if, rezoning
application 2010-PR-014-D (the "Rezoning") is granted.

The Subject Property is part of a larger rezoning known as "Spring Hill Station" which
includes four related components identified as A, B, D and E (collectively referred to as "RZ
2010-PR-014). The Subject Property is the subject ofRZ 2010-PR-014-D. Property identified
as 2012 Tax Map 29-3 (1)) 48D is the subject of RZ 2010-PR-014-A, which was previously
approved. Property identified as 2012 Tax Map 29-3 (l)) 60C is the subject ofRZ 2010-PR-
014-8, which was previously approved. Property identified as 2012 TaxMap 29-3 ((1)) 63C is
the subject ofRZ 2010-PR-014-E. RZ 2010-PR-014 is divided into three neighborhoods referred
to as 1,2 and 3 and six areas identified as Areas A, B, D, E, F and G. The Subject Property is in
Neighborhood 1 and is referred to as Area D.

GENERAL

l. Conceptual Development Plan. The Subject Property shall be developed in substantial
conformance with the Spring Hill Station Demonstration Project Part D Conceptual
Developrnent Plan ("CDP") dated June 22,2010 and revised through January 11, 2013,
prepared by VII{A, Incorporated, WDG Architecture, PLLC, and ParkerRodriquez, Inc.
The CDP includes two options; Option 1 represents the ma,ximum office proposal, Option
2 represents the maximum residential proposal. The Applicant reserves the right to
develop in accord with either option or a combination of the two options. The proffered
elements of the CDP are limited to the grid of streets, general location of the points of
access, general location of the buildings, uses (i.e. office, hotel, residential and
retail/service), building heights, amount, general location and quality of urban park land,
and general quality and character of the streetscape. Other elements of the CDP may be
adjusted or modified with approval of future Final Development Plans ("FDPs") in
accordance with the provisions set forth in Sect. 16-402 of the Fairfar County Zoning
Ordinance (the "Zoning Ordinance").

2. Minor Modifications. Minor modifications to the CDP may be permitted as determined
by the Zoning Administrator. The Applicant shall have the flexibility to modiff the
layout shown on the CDP without requiring approval of a Conceptual Development Plan
Amendment ('CDPA') provided such changes are in substantial conformance with the
CDP as determined by the Zoning Administrator and do not affect the proffered elements



J.

of the CDP identified in Proffer l, pursuant to Par. 4 of Sect.16-403 of the Zoning
Ordinance.

Umbrella Owners' Association or Equivalent. The Applicant shall cause the recordation
ofan umbrella owners association ("UOA") or the equivalent in the form ofone or mote
reciprocal easement and/or joint maintenance and/or joint development agreements, and
other govemance documents as necessary (collectively referred to as "UOA or
equivalent"), to provide for various proffer and maintenance obligations, including but
not limited to, implementation of the TDM program, maintenance of the private streets
and sidewalks, streetscapes and fumishings therein, publicly accessible park areas and
any private utility systems. Such govemance documents shall be submitted to the Office
of the County Attomey to ensure they provide for the various proffers and maintenance
obligations not otherwise covered by separate agreement with Fairfax County (the
"County") and/or the Virginia Department of Transportation ("VDOT"). Said UOA or
equivalent may be expanded to include other properties subject to RZ 2010-PR-014 as

well as additional nearby properties.

PROPOSED DEVELOPMENT

Prooosed Development. The maximum gross floor area ("GFA") (gross floor area as

cunently defined in the Zoning Ordinance), permitted on the Subject Property is
2,786,000 squate feet, inclusive of density bonuses (the "Proposed Development").
Development of the Subject Property may include any use permitted in the Planned
Tysons Comer Urban ("PTC") District, subject to limitations in the development
tabulations on Sheet C-3A of the CDP and these Proffers. The primary uses of the
Subject Property shall be office, hotel and multi-family residential dwellings, which may
include accessory uses as defined by the Zoning Ordinance The Retail/Service category
provided in the development tabulations may include any non-residential use permitted in
the PTC District, subject to the Use Limitations in Sect.6-505, or uses accessory to the
primary use.

The maximum GFA for office uses and those other uses that generate more AM and PM
peak hour trips than hotel uses (those other uses hereinafter referred to "High-Trip
Generating Uses") shall be 1,272,000. For the purpose of these Proffers, High-Trip
Generating Uses shall be defined as Retail/Service uses in a single building that total
more than 58,000 GFA. However, should there be a future amendment to the Zoning
Ordinance with regard to the "High-Trip Generating Uses", the Applicant may, at its sole
discretion, opt to utilize the amended Zoning Ordinance regulations in place of this
paragraph.

The general extent and location of all Retail/Service uses shall be provided with the
submission of each FDP, and shall be subject to review and approval. The GFA allocated
to the Retail/Service category in each building as shown in the development tabulations
on Sheet C-3A of the CDP may be shifted between buildings with an approved FDP, and
the overall GFA allocated to the Retail/Service category may be increased without the
need for a PCA or CDPA as long as the proposed increase is shown on an approved FDP
and the maximum GFA for individual buildings is not exceeded. Any increase in the
GFA allocated to the Retail/Service category in a primarily residential building that is

4.
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5.

30,000 square feet more than that shown in the development tabulations on Sheet C-3A
may require a supplemental traffic analysis as determined by the Fairfa.r County
Department of Transportation C'FCDOT").

Uses allowed by special exception or special permit in the PTC District may be
authorized tfuough a separate special exception or special permit process without the
need for a PCA or CDPA, provided the use is in general conformance with the approved
CDP and the applicable approved FDP.

Existins and Interim Structwes and Uses.

A. Except as provided in paragraph C below, the existing structures on the Subject
Property, as shown on the CDP, may remain in use as an initial phase until such
time as the portion of the Subject Property on which the existing structure(s) is
located is redeveloped in accordance with this application, or as otherwise stated
in these Proffers. The structures may not be modified or enlarged, except that
minor modifications and minor building additions may be approved by the Zoning
Administrator pursuant to the provisions of Par. 4 of Sect. 16-403 of the Zoning
Ordinance or may otherwise be necessitated with the implementation of Proffer
22D. Interior modifrcations to the structures shall be permitted. Changes may be
made to the site conditions as shown in the phasing Sheets 4-6.0 through A-8.0 of
the CDP and changes may be made to accommodate interim uses, including
access modifications.

Those uses within the existing structures that are legally existing at the time of
approval of this Rezoning but are not uses permitted in the PTC District include
Vehicle Major Service Establishments, Warehouse Establishments, Wholesale
Trade Establishments, Heavy Equipment and Specialized Vehicle Sale, Rental
and Service Establishment, and Storage Yards (see Exhibit A). These uses may
remain as permitted interim uses, but may not be enlarged, except that the Zoning
Administrator may permit minor modifications or minor enlargements. If any
such use is discontinued for a oeriod of two vears. it shall no loneer be a
permitted use.

B. Privately owned and operated commercial interim off-street parking and
commuter parking, at rates determined by the Applicant, shall be permitted in
existing surface lots upon notification to FCDOT and without
PCA/CDPA/FDP/FDPA approval and in new parking lots with a FDP as provided
in paragraph C below, as an interim use on the existing properties at the sole
discretion of the Applicant.

C. Any use that is permitted in the PTC District, with the exception of residential and
hotel uses, may also be permitted as an interim use subject to the Use Limitations
in Sect. 6-505 and the provisions of Part A of this Proffer except that commercial
off-street parking in new parking lots and large retail establishments (as defined in
the Zoning Ordinance) shall not be permitted without FDP approval.
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D. Existing structures may be partially demolished to accornmodate the construction
in the early phases of development of the Subject Property. In that event, the
portion of the existing structures to remain shall be included in the associated
FDP for the purposes of coordinating site access, circulation and parking, and
ensuring appropriate interim conditions and pedestrian improvements, but shall
only be subject to transportation, streetscape or similar proffered improvements as
shown on the approved FDP.

E. Parking for any new interim uses shall be provided in accordance with Section 6-
509 of the Ordinance.

Final Development Plans. FDPs approved for individual building sites on the Subject
Property shall establish the primary use (based on Option 1 or Option 2 CDP tabulations)
and the maximum GFA for each building within the limits established by these Proffers
and the CDP. The specific GFA for each building shall be established at final site plan. If
the GFA approved with the FDP is less than the maximum shown on the CDP, the excess
GFA under the selected use option may be utilized in another building or building(s) of
the same use within the Subject Property, provided the excess GFA can be
accommodated within the maximum building height(s) shown on the CDP and subject to
approval of the applicable FDP(s) or FDPA(s) for the buildings transferring and utilizing
the excess GFA. In addition, the following information shall be provided with each FDP
not filed concurrently with this rezoning application.

A. Overall Tabulation. -A tabulation indicating the development status ofall property
subject to RZ 2010-PR-014 A, B, D and E to include a listing of all existing and
proposed buildings, along with the GFA, uses and parking approved on the CDP,
FDP and site plan as may be applicable. The tabulation shall identifu the
reassignment of any excess GFA (as compared with what was originally shown
on the applicable CDP) and shall be updated with each subsequent FDP and site
plan approved for the Subject Property. A similar tabulation shall be provided on
all site plans for the Subject Property.

B. Tree Canopv Calculation. A tabulation indicating the tree canopy calculations of
all property subject to RZ 2010-PR-014 A, B, D and E to be updated with each
subsequent FDPA and site plan approved for the Subject Property.

C. TDM Supplement. A copy ofthe previous TDM Annual Report, if available, to
determine progress toward attaining TDM goals and any planned modifications to
the TDM program.

D. Sieht Distance. Vehicular sight distance lines at all intersections within, and
adjacent to, the FDP area overlaid on the Landscape Plan as provided in Proffer
21.

E. Utilities. Approximate location of existing and proposed utilities to serve the area
ofthe FDP including the location of the any utility vaults and maintenance points
to stormwater management facilities overlaid on the Landscape Plan.
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F. Proposed Uses. A list of proposed uses and demonstration of how such uses meel
the applicable "Use Limitations" of Section 6-505 of the Ordinance.

G. Architectural Elements. Specific information on architectural elements as
provided in Proffer 8.

H. Build-to-Lines. Refinement ofthe build-toJines based on proposed uses, location
of possible outdoor dining areas, and identification of awnings and canopies that

' extend beyond the building zone, as provided in Proffer 9.

I. Streetscaoe. A graphic depiction of, and any adjustments to, the activated
streetscape elements as provided in Proffer l0 and refinement of, and adjustments
to, streetscape elements as provided in Proffer 21.

J. Garage Treatments. Proposed parking garage faqade treatments as provided in
Proffers 8 and 11.

K. Landscapine. Detailed landscape plans as provided in Proffer 20.

L. Streetscape Fumishinqs. Submission of a "Streetscape Fumishing and Materials
Plan" as provided in Proffer 21.

M. Interim Conditions. Identification of specifrc proposed interim conditions within
the FDP area and outside the FDP area as provided in Proffer 22.

N. Alley Easements. Location of private access easements in the service alleys in
Buildings Dl, D2A and D2B, as provided in Proffer 30.

O. Phasine. Identification of specific proposed phased improvements in accordance
with Proffer 7 and those generally set forth on the phasing-related exhibits
provided on Sheets A-6.0_through A-8.0 of the CDP.

P. Parking Spaces. Refinement of the number of parking spaces as provided in
Proffer 39.

a. Parks and Recreation. Specific park details, site amenities and substitute
recreation facilities as provided in Proffer 50.

R. Residential Amenities. Specific facilities and amenities to be provided for each
residential building

S. Stormwater Management. Identification of specific stormwater management
facilities and access points to underground vaults as provided in Proffers 2l and
58.

T. Riehts-of-Way. Identification of proposed right-of-way lines associated with all
public streets.
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8.

If requested by the District Supervisor, individual FDPs for the Subject Property which
are not concunent with this original rezoning or filed in conjunction with a PCA shall be
subject to review by the Board of Supervisors to determine if the FDP is in accordance
with the approved CDP and complies with applicable zoning district regulations. The
Applicant shall provide written notice to the District Supervisor upon initial submission
of each FDP or FDPA application filed after approval of this original rezoning that is not
filed concunently with a PCA application, requesting a determination by the District
Supervisor as to whether review by the Board of Supervisors is warranted.

Development Phasing. The Proposed Development includes seven (7) buildings, which
are identified on the CDP as Buildings Dl tl,rough D6. Development of each individual
building may proceed in any order provided that each such building provides the phasing
conditions depicted for such building on the CDP and that all proffers that apply to such
building are addressed with the redevelopment of that building. Where a proffer
establishes an obligation that applies to a building, reference to "Applicant" in such
proffer shall mean the paxty undertaking the development of such building.

The Applicant shall construct the grid of streets and provide pedestrian improvements,
public parks, private amenities and public facilities on the Subject Property in
conjunction with the development of each new building in accordance with the phasing
exhibits provided on Sheets 4-6.0 through A-8.0 ofthe CDP and as llrther described in
these Proffers. In addition, interim improvements as outlined in Proffer 22 and as may be
determined at time of FDP approval shall be provided commensurate with the
construction of each building. Adjustments to the phasing may be approved with FDP
approvals without the requirement for a PCA or CDPA, provided the adjustments do not
materially adversely affect the other phases. For purposes of these Proffers "construct"
shall mean that: 1) a committed road improvement is substantially complete and is
available for use by the public for travel whether or not tle improvement has been
accepted for maintenance by the state, and 2) a committed publicly accessible park space
improvement is substantially cornplete and open to use by the public for use whether or
not the improvement has been accepted by the Fairfax County or FCPA.

ARCHITECTURAL DESIGN

Building Design. The architectural treatment of all buildings within the Proposed
Development shall create a sense of identity and place, and shall create human scale
through the use of unifting elements such as materials, textures, color, window
treatments, decorative details, lighting, and landscaping. Buildings shall be designed with
high quality architecture and building materials that are typically used on the exterior of
Class A office buildings and residential, retail and hotel buildings of a similar quality.
FDPs shall specifu design information on building materials, architecture, parking garage
and loading space treatments, and specific features designed to activate streetscapes as

described in Proffer 10. A minimum of 10 percent (10%) of all dwelling units shall be
designed and constructed with some Universal Design features as determined by the
Applicant.
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9. Build+o-Lines. Build-to-lines (.'BTL') have been established as depicted on Sheets C-6
and C-6A of the CDP, to create an urban, pedestrian-oriented environment where
buildings are located close to the street and pedestrian/sheetscape areas are located
between the buildings and the streets. In general, building facades are intended to be
configured in such a way as to provide a continuous street wall along this line, but
modifications to either side of the BTL shall be permitted as shown on an approved FDP.
Awnings and otler architectural canopies attached to the building frontage that project
out from the BTLs shall not extend beyond the building zone, except as may be shorvn on
an approved FDP. At the time of FDP approval, the Applicant shall identift possible
locations along the street level for expanded areas for outdoor dining adjacent to cafes
and restaurants and shall provide appropriate building zones for such uses.

Activated Streetscapes and Ground Floor Elements. The ground floors of all new
buildings on the Subject Property, except those buildings with only residential uses on the
ground floor, shall be designed and constructed with non-residential portions of ground
floors having an average floor to floor height of 16 feet to accommodate potential non-
residential uses designed to activate the streetscape. In addition, the Applicant shall
provide for a hierarchy of activated streetscapes throughout the Subject Property as

delineated on Sheet L-18 of the CDP and described below. The specific activation
elements to be utilized for each building shall be graphically depicted on the FDP for
revisw and approval.

A. Primar.y Circulation Zones. These areas are designed to accommodate major
pedestrian activity, providing access to the Tysons-Spring Hill Road Meho
Station (the "Metro Station") for walkers from the Subject Property and beyond
and accommodating access to, and encouraging interaction with, a variety of uses
on the Subject Property. Primary Circulation Zones shall generally incorporate
the following elements, which may be adjusted with approval of an FDP:

(D The ground floors of buildings shall incorporate active uses along
approximately 7 5To of the street frontage, with functioning entry doors
into such applicable uses provided with a maximum separation of 50 feet
or less, unless a greater separation is needed to accommodate larger tenant
spaces or as may be permitted by the Zoning Administrator. Should the
requirements of a larger tenant not accommodate multiple entries with a
maximum spacing of 50 feet, the design of the fagade shall incorporate
glazed elements no more than 20 feet apart that are a minimum of 48
square feet in area.

(iD A minimum 70o/o of the area of the street front ground floor facades of
such buildings shall be constructed with glazed windows and doors or
other transparent materials.

(iiD Parkir-rg structures along the ground floor facades of buildings shall be
minimized, but where they occur, the general fagade detailing of the
building above shall be continued to the ground plane or display windows
orovided.

10.
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B.

(iv) Access to parking garages and loading/trash/service areas shall not be
provided from Route 7 or Spring Hill Road. Loading/trash,/service areas
along other Primary Circulation Zones shall be minimized. Where such
garagei loadinfirash/service areas do occur along Primary Circulation
Zones, they shall be screened from public view through the use of roll
down doors or similar treatment.

Secondary Circulation Zones. These areas are designed to accommodate moderate
pedestrian activity, providing access to the Tysons-Spring Hill Road Metro
Station (the "Metro Station") for walkers from the Subject Property and beyond
and accommodating access to a variety of uses on the Subject Property.
Secondary Circulation Zones shall generally incorporate the following elements,
which may be adjusted with approval of an FDP:

(i) Where the ground floors of buildings incorporate non-residential uses,
firnctioning entry doors into such applicable uses shall be provided with a
maximum separation of 75 feet or less, tmless a greater separation is
needed to accommodate larger tenant spaces or as may be permitted by the
Zoning Administrator. Should the requirements of a larger tenant not
accommodate multiple entries with a maximum spacing of 75 feet, the
design of the faqade shall incorporate glazed elements no more than 20
feet apart that are a minimum of48 square feet in area.

(iD A minimum 40Yo of the area of the street front ground floor facades of
such buildings shall be constructed with glazed windows and doors or
other transparent materials.

(iiD In residential buildings that do not incorporate non-residential uses on part
or all ofthe ground floors, the building design of the primary facades shall
incorporate, to the degree feasible, recreational and amenity spaces on the
ground floor with a minimum of 40Yo of the ground floor fagade
constructed with glazed windows and/or doors or othsr transparent
materials, and/or incorporate entries in to individual dwelling units from
the street level. If residential units have direct access to the streetscape
fiom an individual unit, design features shall be employed to provide
interior privacy (such as having a ground floor elevation that is above the
sidewalk grade).

(iv) Parking structures along the ground floor facades of buildings should be
minimized, but where they occur, screening composed of architectural
systems designed to restrict views into the garage spaces from street level
shall be applied, or the general faqade detailing of the building above may
be continued to the ground plane.

(") Loading/trash,/service areas along Secondary Circulation Zones shall be
screened from public view through the use of toll down doors or similar
treatment.
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C. Tertiar.y Circulation Zones. These areas are designed to accommodate modest
pedestrian activity making connections to less intense iueas or through alleys.
Tertiary Circulation Zones, not located along private alleys, shall incorporate the
following elements:

(D Where the ground floors of buildings incorporate Non-Residential Uses, a

minimum 25% of the area of the ground floor facades of such buildings
shall be constructed with glazed windows and doors or other transparent
materials.

(ii) In residential buildings that do not incorporate Non-Residential Uses on
part or all of the ground floors, efforts shall be made to incorporate,
recreational and amenity spaces on the ground floor with appropriate
transparency and./or incoqporate entries into individual dwelling units from
the street level. Residential units that have direct access to the streetscape
from an individual unit shall utilize design features to provide interior
privacy (such as having a ground floor elevation that is above the sidewalk
grade).

(iiD Parking structures along the ground floor facades of buildings should be
minimized, but where they occur, screening composed of architectural
systems designed to restrict views into the garage spaces from street level
shall be applied, or the general fagade detailing ofthe building above may
be continued to the ground plane.

(iv) Access to parking garages and loading/trast/service areas may be
provided along tertiary circulation zones and from the adjacent private
alleys; loading/trash/service areas along tertiary circulation zones shall be
screened from public view through the use of roll down doors or similar
treatment

Parking Structures. To further the goals of the Comprehensive Plan, above grade parking
structures shall incorporate uses or screening at the ground level in keeping with Proffer
10, so as to provide a pleasant and attractive design/experience along the streetscape. In
addition, one or more of the following techniques shall be employed to screen garage
areas above the street level:

A. Inclusion ofan active layer ofoccupied space;

B. Application of architectural screening materials that may include, but not be
limited to, metal ftaming systems with inserted panels of wire mesh, metal, glass
or other materials, and precast concrete or masonry spandrels designed to
minimize views into the garage spaces fiom street level;

C. Continuation ofthe general fagade detailing ofthe tower above down to the top of
the retail level storefiont: or
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12.

D. Extension of retail signage and architectural expressions above the retail level to
provide a variety of storefront experiences, as may be permitted by the Zoning
Ordinance or by an approved Comprehensive Sign Plan.

Parking structure design features shall be depicted on the FDP for review and approval.

Building Heieht. The final height for each building and specific steps in building height,
including parking podia, shall be determined at the time of site plan or building permit
approval, but shall not exceed the maximum building heights shown on the CDP, as

measured from average grade. Building and podium heights may be less than the
maximum heights shown on the CDP, provided the building retains a similar urban form
to that shown on the CDP or the FDP. Should, at the time of FDP, a building be proposed
at a height that is 60% or less of the maximum shorm on the CDP, the maximum height
ofthe building's parking podium shall also be reduced.

Structwes that are excluded from the maximum height regulations as set forth in Sect. 2-
506 of the Zoning Ordinance may be constructed to a height not to exceed thirty (30) feet
from the roof level of the top floor of the building. All building penthouses and rooftop
structwes shall be integrated into the architecture of the building. The height and extent
ofany rooftop penthouse shall be provided at FDP.

Telecommunications Equioment. Telecommunications equipment may be placed on the
proposed buildings' rooftops. Any such facilities must comply with the applicable
requirements of the Zoning Ordinance and be screened and/or setback sufficiently from
the perimeter of the roof and penthouse such that they are not visible ftom the
surrounding streets. Other screening measures may be used such as including the
facilities as part of the architecture of the buildings, utilizing compatible colors, or
employing telecommunication screening material and flush mounted anteffras.
Telecommunications equipment may also be architecturally integrated onto the facades of
the building where necessary to ensure on-street and/or open space coverage. In addition,
the Applicant shall provide for an additional conduit in its utility plans to accommodate
future fiber and/or telecommunication connections on the Subject Property.

Fire Marshal. The Applicant has coordinated the layouts depicted on the CDP with the
Fire Marshal. Further changes to the CDP and future FDPs shall be permitted without the
requirement for a CDPA in response to the review of site plans by the Fire Marshal,
including adjustments to the streetscape and perimeter building areas as necessary to
allow for required emergency vehicle access, provided such modifications are made in
consultation with the Fairfax County Department of Planning and Zoning ("DPZ"),
FCDOT, and the Office of Community Revitalization C'OCR) and are in substantial
conformance with the intent of the CDP. future FDPs and these Proffers.

BUILDING PRACTICES

Non-Residential Buildine Certifications.

lJ.

t4.

15.
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The Applicant shall include, as part ofthe building plan submission for any non-
residential building to be constructed on the Subject Property, a list of specific
credits within the project's registered version of the U.S. Green Building
Councifs Leadership in Energy and Environmental Design Core and Shell

GEEDGT-CS) rating system, or other LEED rating system determined to be
applicable by the U.S. Green Building Council (USGBC), or its equivalent (as
determined jointly by the Applicant and Fairfax County), that the Applicant
anticipates attaining.

Except as otherwise provided below in Paragraph E as an altemative, a LEED or
equivalent-accredited professional (the "LEED-AP") who is also a professional
engineer or architect shall provide certification statements at the time of building
plan review confirming that the items on the list will meet at least the minimum
number of credits necessary to attain LEED Silver certification ofthe building.

The Applicant shall designate the Chief of the Environment and Development
Review Branch of the DPZ as a team member in the USGBC's LEED Online
system. This team member will have privileges to review the project status and
monitor the progress of all documents submitted by the project team, but will not
be assigned responsibility for any LEED credits and will not be provided with the
authority to modify any documentation or paperwork.

Prior to the building plan approval for the building to be constructed, the
Applicant shall:

(D Submit documentation, to the Environment and Development Review
Branch of DPZ, demonstrating that LEED Silver pre-certification under
the Core and Shell program has been attained for that building.. This
documentation will demonstrate that the building is anticipated to attain a
sufficient number of credits to attain LEED-CS Silver certification.

(iD Post a "green building escrof in the form of cash or a letter(s) of credit
from a financial institution acceptable to DPWES as defined in the Public
Facilities Manual (PFM), in the amount of $2.O0/square foot of GFA, as
shown on the approved site plan. This green building escrow shall be in
addition to and separate from other bond requirements and will be released
upon demonstration of attainment of LEED Silver certification by the
USGBC, under the project's registered version of the LEED-CS rating
system or other LEED rating system determined, by the USGBC, to be
applicable to each building. The provision to the Environrnent and
Development Review Branch of DPZ of documentation from the USGBC
that each building has attained LEED Silver certification will be sufficient
to satisfr this commitment.

At the time LEED-CS Silver certification is demonstrated to the Environment and
Development Review Branch of DPZ, the escrowed firnds and,ior letter(s) of
credit shall be released to the Applicant.

B.

C,

D.
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E.

If the Applicant provides to the Environment and Development Review Bmnch of
DPZ, within three (3) years of issuance of the final Non-RUP for the building,
documentation demonstrating that LEED-CS Silver certification for the building
has not been attained but that the building has been determined by the USGBC to
fall within three (3) points of attainment of LEED-CS Silver certification, 50% of
the green building escrow will be released to the Applicant; the other 50% will be
released to Fairfax County and will be posted to a fund within the County budget
supporting implementation of County environmental initiatives.

If the Applicant fails to provide, within three (3) years of issuance of the final
Non-RUP for the building, documentation to the Environment and Development
Review Branch of DPZ demonstrating attainment of LEED-Silver certification or
demonstrating that the building has fallen short of LEED Silver certification by
three (3) points or less, the entirety ofthe escrow for that building will be released
to Fairfax County and will be posted to a fund within the County budget
supporting implementation of County environmental initiatives.

If the Applicant provides documentation from the USGBC demonstrating, to the
satisfaction of the Environment and Development Review Branch of DPZ, that
USGBC completion of the review of the LEED-Silver certification application
has been delayed through no fault of the Applicant, the Applicant's contractors or
subcontractors, the proffered time frame may be extended as determined
appropriate by the Zoning Administrator, and no release of escrowed funds shall
be made to the Applicant or to the County during the extension.

As an altemative to the actions outlined in the Paragraphs A, C and D above, the
Applicant may choose at its sole discretion to pursue a certification higher than

. LEED-CS Silver, in which case the LEED-AP will provide certification
statements at the time of building plan review conhrming that the items on the list
of specific credits will meet at least the minimum number of credits necessary to
attain LEED-CS Gold certification.

Prior to building plan approval for the building to be constructed, the Applicant
shall submit documentation, to the Environment and Development Review
Branch of DPZ, demonstrating that LEED Gold pre-certification under the Core
and Shell program has been attained for that building. This documentation will
demonstrate that the building is anticipated to attain a sufficient number of credits
to attain LEED Gold certification. Under this alternative, the Applicant is not
required to provide a "green building escrof' unless the Applicant fails to
provide the above referenced documentation that the building is anticipated to
attain LEED Gold certification.

Prior to final bond release for each building, the Applicant shall submit
documentation to the Environment and Development Review Branch of DPZ,
confirmine the status of the LEED certification.

Page 15



16. Residential Buildins Certifications.

The Applicant shall include, as part of the building plan submission for each
residential building to be constructed on the Subject Property, a list of specific
credits within the project's registered version of the U.S. Green Building
Council's Leadership in Energy and Environmental Design-New Constmction
(LEED@-NC) rating system, or other LEED rating system determined to be
applicable by the U.S. Green Building Council (USGBC), or its equivalent (as

determined jointly by the Applicant and Fairfax County), that the Applicant
anticipates attaining.

In addition, the Applicant shall designate the Chief of the Environment and
Development Review Branch of the Department of Planning and Zoning (DPZ) as

a team member in the USGBC's LEED Online system. This team member will
have privileges to review the project status and monitor the progress of all
documents submitted by the project team, but will not be assigned responsibility
for any LEED credits and will not be provided with the authority to modiff any
documentation or paperwork.

Except as otherwise provided below as an alternative, a LEED or equivalent-
accredited professional ('LEED-AP') who is also 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 meet at least the minimum
number of credits necessary to attain LEED-NC certification of the project.

Prior to building plan approval for each building, the Applicant will post a "green
building escrow," in the form of cash or a letter of credit ftom a financial
institution acceptable to DPWES as defined in the Public Facilities Manual

C'PFM), in the amount of $2.00/square foot of GFA. This green building escrow
will be in addition to and separate from other bond requirements and will be
released upon demonstration of attainment of LEED-NC certification, by the
USGBC, under the project's registered version of the LEED-NC rating system or
other LEED rating system determined, by the USGBC, to be applicable to each
building. The provision to the Environment and Development Review Branch of
DPZ of documentation from the USGBC that each building has attained LEED-
NC certification will be sufficient to satis$ this commitment. At the time LEED-
NC certification is demonstrated to the Environment and Development Review
Branch ofDPZ, the escrowed firnds shall be released to the Applicant.

If the Applicant provides to the Environment and Development Review Branch of
DPZ, within three (3) years of issuance of the final RUP for the building,
documentation demonstrating that LEED-NC certification for the building has not
been aftained but that the building has been determined by the USGBC to fall
within three (3) points of attainment of LEED-NC certification, 50% of the green
building escrow will be released to the Applicant; the other 50% will be released
to Fairfax County and will be posted to a fund within the County budget
supporting implementation of County environmental initiatives.

B.

c.

D.
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1'7.

If the Applicant fails to provide, within three (3) years of issuance of the final
RUP for the building, documentation to the Environment and Development
Review Branch of DPZ demonstrating attainment of LEED-NC certification or
demonstrating that the building has fallen short of LEED-NC certification by
more than three (3) points, the entirety of the escrow for that building will be
released to Fairfax County and will be posted to a flrnd within the County budget
supporting implementation of County environmental initiatives.

If the Applicant provides documentation from the USGBC demonstrating, to the
satisfaction of the Environment and Development Review Branch of DPZ, that
USGBC completion of the review of the LEED-NC certification application has

been delayed through no fault of the Applicant, the Applicant's contractors or
subcontractors, the proffered time frame may be extended as determined
appropriate by the Zoning Administrator, and no release of escrowed funds shall
be made to the Applicant or to the County during the extension.

E. As an altemative to the actions outlined in the paragraphs B and C above, the
Applicant may choose at its sole discretion to pursue a certification higher than
LEED-NC, in which case a LEED or equivalent-accredited professional will
provide certification statements at the time of building plan review confirming
tlat the items on the list of specific credits will meet at least the minimum number
ofcredits necessary to attain LEED-NC Silver certification.

Prior to building plan approval for the building to be constructed, the Applicant
shall submit documentation, to the Environment and Development Review
Branch of DPZ, regarding the USGBC's preliminary review of design-oriented
credits in the LEED program. This documentation will demonstrate that the
building is anticipated to attain a sufficient number of design-related credits that,
along with the anticipated construction-related credits, will be sufficient to attain
LEED-NC Silver certification. Under this altemative, the Applicant is not
required to provide a "green building escrow" ru ess the Applicant fails to
provide the above referenced documentation that the building is anticipated to
attain LEED-NC Silver certifrcation.

Prior to final bond release of each building, the Applicant shall submit
documentation to the Environment and Development Review Branch of DPZ,
confirming the status of LEED certification.

Sustainable Energy Practices. To promote efficient, renewable and sustainable energy
practices, the Applicant shall provide:

Electric Vehicle Charging Infrastructure. Each parking garage shall initially be
constructed with a minimum of one (1) electric vehicle recharging station that
serves two (2) parking spaces and infrastructure (such as conduit) to facilitate
additional future recharging stations.
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18.

B. Shared Enersy. For any site plan that includes more than one building, provide an
assessment of the potential, within the area subject to the site plan, of shared
energy systems, including but not limited to combined heat and power (CHP) (co-
generation), micro-CHP, distributed energy resources, and district heating and/or
cooling, and, if a shared energy strategy will not be pursued, provide a narrative
discussion regarding the reason(s) for this outcome. At a minimum, the Applicant
shall ensure that a utility sleeves through the foundations of the proposed
buildings, are sized to accommodate a pipe/facility, a maximum of 12 inches in
diameter, allowing potential future energy sharing or altemate energy sources.

C. Energy and Water Data. To the extent there are master electric, gas and water
meters for entire buildings, upon request by the County the Applicant shall
provide to the County aggregated non-proprietary energy and water consumption
data, as practicable, for the each building and the entire Subject Property.

Residential Interior Noise Level. The Applicant shall reduce the interior DNL to no more
than 45 dBA for residential buildings on the Subject Property. At the time of building
plan application for the full shell building permit for each residential building, the
Applicant shall submit to the Chief of the Environment and Development Branch of
DPZ (the "E&D Chief'), for approval, and to DPWES, for information only, an
acoustical study prepared by a qualified acoustical consultant (the "Indoor Noise Study")
addressing indoor noise levels, including proposed noise attenuation measures and
materials to ensure compliance with the interior DNL limit of 45 dBA, The Applicant
shall not obtain full-shell building permits until the E&D Chief has approved the
applicable Indoor Noise Study, provided that a failure by the E&D Chief to review and
respond to the Applicant within 60 days of receipt of the Indoor Noise Study shall be
deemed approval of such study.

Bird-Friendly Desien Elements. In an effort to reduce bird injury and death due to in-
flight collisions with buildings, the Applicant shall include one or more bird friendly
design elements, as determined by the Applicant, in the architectural plans of each
building on the Subject Property. The bird friendly design elements may include, but not
be limited to, the use of color, texture, opacity, fritting, frosting, pattems, louvers,
screens, interior window treatrnents, or ultraviolet materials that are visible to birds, the
angling of outside lights, curbing of excessive or unnecessary night-time illumination in
commercial buildings, reduction of bird attracting vegetation, the use of decoys, and
breaking of glass swaths. Nothing herein shall require the Applicant to obtain a bird-
friendly LEED credit. Upon the issuance of a building permit for the building, the
provisions ofthis Proffer shall be deemed satisfied as to such building.

SITE DESIGN

Landscapins. The CDP includes a conceptual landscape plan for the Subject Property
consisting of an overall plan and details regarding streetscapes, plazas, publicly
accessible park areas including courtyards and private amenity areas. As part of
subsequent FDP approvals, more detailed landscape plans for each building phase shall
be provided in general conformance with the concepts included on Sheets L-8 through L-

19.

20.
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21.

17 with adjustments permitted so long as the quantity and quality of the landscaping
provided and the function of the space remains consistent with that shown on the CDP.
Such plan shall include the location ofall known utilities and sight distance requirements
overlaid on the planting plan.

As part ofthe site plan submission for each building phase, the Applicant shall submit to
the Urban Forestry Management Division C'UFMD) of the DPWES for review and
approval a detailed landscape plan that is in substantial conformance with the quantity
and quality of plantings and materials landscaping shown on the approved FDP, and shall
include, among other things, inigation information, design details for tree wells and other
similar planting areas on structures and along streets. These details shall include the
composition of planting materials, methods for providing suspended pavement over tree
root zones to prevent soil compaction, and methods for ensuring the viability ofplantings
on structwes.

Streetscaping. Streetscaping shall be installed throughout the Subject Property as

conceptually illustrated on Sheets L-1 through L-6. Streetscape elements shall include: a
landscape amenity panel located immediately behind the face of curb; a clear pedestrian
sidewalk adjacent to the landscape amenity panel; and a building zone between the
pedestrian sidewalk and the face of the building that is designed to allow access to t}re
building and/or additional landscaping adjacent to residential uses and also storefront
browsing, outdoor display, outdoor dining, and similar uses adjacent to Retail/Service
uses. Streetscaping elements may be adjusted at the time of FDP approval provided the
quality of the streetscape and minimum clear pedestrian sidewalks are consistent with
that shown on the CDP.

Street Trees. Tree planting sites are set forth on the CDP, subject to revision as
may be approved on the FDP or at site plan review by the UFMD. Revisions may
be necessitated to accommodate bus stop shelters, clear zones, and other similar
requirements and shall not require a CDPA or FDPA. The Applicant shall retain
the services of a certified arborist or Registered Consulting Arborist to monitor
the design and inspect the planting of the street trees and shall notify UFMD in
writing or by electronic mail no later than thee business days prior to tree pit
construction to allow for County inspection. Where minimum planting widths of
eight (8) feet are not provided, alternative measures either as identified in the
Tysons Urban Design Guidelines (endorsed by the Board of Supervisors of
January 24,2012) (the "Tysons Urban Design Guidelines") or as found acceptable
to UFMD, shall be used to satisfy the following specifications for all planting
sites:

(D A minimum of4 feet open surface width and 16 square feet open surface
area for Category III and Category IV trees, with the tree located in the
center of the open area.

(iD A minimum rooting area of 8 feet wide (may be achieved with techniques
to provide un-compacted soil below hardscape areas within the pedestrian
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realm), with no barier to root gowth within four feet of the base of the
tree.

(iii) A minimum soil depth of four (4) feet as measured to the shallow most
point ofthe tree pit as shown in the tree planting details found on Sheet L-
9 of the CDP.

(iv) Soil volume for Category III and Category IV trees (as defined in Table
12.19 of the PFM) shall be 700 cubic feet per tree for single trees. For
two trees planted in a contiguous planting area, a total soil volume of at
least 600 cubic feet per tree shall be provided. For three or more trees
planted in a contiguous area, t}re soil volume shall equal at least 500 cubic
feet per hee. A contiguous area shall be any area that provides root access

and soil conditions favorable for root growth throughout the entire area.

Soil volumes as listed above may be reduced to a minimum of 400 cubic
feet per tree where necessary, such as where paving above rooting zones is
necessary to accommodate pedestrian traffic or where utility locations
preclude greater soil volume.

(v) Soil specifications in planting sites shall be provided in the planting notes
to be inciuded in all site plan submissions.

(vi) All shade trees shall be a minimum of 3 to 3.5 inches in caliper at the time
of planting; all flowering trees shall be a minimum of 2 inch caliper at the
time of planting; and all new evergreen trees shall be a minimum of eight
(8) feet in height at the time ofplanting.

(vii) Trees zones shall be installed with a fully automatic drip irrigation system.

(viii) It is expected that street trees may have to be planted within utility
easements. The Applicant shall replace any street trees on-site or along its
street frontages that are removed for repairs or improvements in those
easements. Should replacement of such trees be required of the utility or
others under another agreement, this requirement shall not apply to the
Applicant.

Non-Invasive Plant Materials. Invasive species, as defined by the Fairfax County
PFM, shall not be used within the streetscape and landscaped open space areas.

Utiliw Locations. Utilities, including, but not limited to water, sanitary sewer and
storm sewer utility lines, shall be installed within the street network to the
maximum extent feasible as determined by DPWES or shall be placed in locations
that do not conflict with the landscaped open space areas and streetscape elements
shown on the CDP and/or subsequent FDP as determined by DPWES. If there is
no other option, utilities may be placed within open space or streetscape areas
provided that the long-term health of trees and other plantings is ensured by the
provision of sufficient soil volume as shown on the CDP, as determined by the
UFMD. A conceptual utility plan shall be overlaid on the landscape plan
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D.

submitted in the FDP. Adjustments to the type and location of plantings shall be
permitted to avoid conflicts with utilities and other site engineering
considerations. If at the time of site plan approval, street trees shown on the FDP
are in conflict with existing or proposed utilities and altemative locations for the
street trees satisfactory to UFMD cannot be accommodated, the Applicant shall
modiff the location of utilities to ensure that the trees shown on the FDP can be
provided.

Maintenance access points to SWM Facilities and electric vaults beneath the
streetscape shall be located outside of the clear pedestrian walkway zone of the
streetscape to the extent feasible. If the access points must be located in the
walkway zone, they shall be designed as a lift out panel with the same paving
materials as the walkway (subject to ADA requirements), be flush with the
walkway, and meet ADA accessibility requirements. These maintenance access
points shall be shown on each FDP.

Siqht Distance Considerations. Sight distances and anticipated road design
speeds shall be depicted on the Landscape Plan submitted with each applicable
FDP to demonstrate that the locations of all proposed street trees are viable. If
determined at the time of site plan review that street tree locations conflict with
sight distance requirements, the Applicant shall investigate whether limited
pruning or minor adjustments to the locations of street trees will alleviate sight
distance concerns. In the event VDOT does not approve the tree locations even
after the changes anticipated above, the Applicant shall be permitted to relocate
the affected street tree without the need for confirmation ftom DPZ, subject to
approval by UFMD. If the deleted street tree(s) result in a tree canopy below 10%o

on the Subject Property, the street tree(s) must be accommodated in another
location on the Subject Property, as approved by DPZ in consultation with
UFMD.

Streetscape Fumishinqs and Materials and Lighting. Unihed and high quality
streetscape materials shall be provided and may include, but not be limited to, unit
pavers, seat walls, tree space edging, lighting, traffic signal poles, benches, trash
receptacles and other hardscape elements. A Streetscape Fumishing and
Materials Plan for elements in the landscape amenity panel and clear pedestrian
sidewalk shall be provided as part of all FDPs. These plans shall include general
product information and approximate locations of fumishings and materials to be
located in the streetscape between the building face and the curb, and in other
public realm open spaces and shall ensure that the proposed fumishings do not
conflict with sight distance requirements. Materials, furnishings, and lighting
shall be compatible with those already identified in the Tysons Comer Urban
Design Guidelines for the Tysons West area, dated January 14, 2012, as may be
amended and or modified and shall be coordinated with any streetscape design
efforts put forth by the Tysons Partnership, but shall not be subject to approval by
Tvsons Parhershio.

E.
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F.

All streetscape lighting shall be energy efficient. All on-site, outdoor and parking
garage lighting shall not exceed that permitted under the Outdoor Lighting
Standards of Section 14-900 of the Zoning Ordinancer as may be amended. The
same or similar street lights shall be used consistently throughout the Proposed
Development and be selected from those listed in the Tysons Urban Design
Guidelines, or other lights as may be approved by DPZ and OCR. All parking lot
and building mounted security lighting shall utilize full cut-off fixtures. Recessed

lighting shall be directionally shielded to mitigate the impact on adjacent
properties.

Sienaee and Wayfinding. Signage for the Subject Ptoperty shall be provided in
accordance with the requirements of Article 12 of the Zoning Ordinance.
Altematively, the Applicant may seek approval of a Comprehensive Sign Plan
('CSP). The placement of all signage on existing/planned public streets is
subject to VDOT review and/or approval. Wayfinding signage and elements shall
be coordinated with the Tysons Partnership so to facilitate a consistent
wayfinding and signage system throughout the district, but shall not be subject to
approval by Tysons Partnership. Wayfinding shall provide direction to locations
of prominent attractions, parks, cultural arts destinations, and other public
amenities.

Tysons Urban Desien Guidelines. The Applicant reserves the right, at its sole
discretion, to utilize and follow in part, or in whole, the guidelines in lieu of the
design specifications of these Proffers related to the specifications covered by
such guidelines.

Maintenance. The Applicant or UOA shall maintain and replace in-kind all
pedestrian realm elements within the Proposed Development. The pedestrian
realm includes all areas between the back of curb and the building zone whether
located within the public right-of-way or on private land with public access

easements. The Applicant or UOA shall enter into the appropriate agreement, in a
form approved by the Offrce of the County Attomey, with the Coutty (or other
public entity, as needed) to permit the Applicant to perform such maintenance. An
altemative maintenance agreement, such as a Business Improvement District, may
be entered into upon written agreement of both the County and the Applicant
without the requirement for a PCA. Maintenance commitments include, but are

not limited to:

(D All plantings including trees, shrubs, perennials, and annuals;

(iD All associated inigation elements;

(iii) All hard surfaces;

(i") All streetscape fumishings including benches, bike racks, trash and
recycling receptacles and non-standard structures;

(u) All lighting frxtures;

G.
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(vi) All non-VDOT standard sign posts, traffic signal poles, pedestian signal
poles, mast arms, signal heads and control boxes;

(vii) Snow removal;

(viii) Leaf removal;

(ix) Trash, recycling and litter removal;

(x) Decorative retaining walls;

(xi) Special drainage features, such a Low Impact Design facilities; and

(xii) All urban park amenities including horticultural care, maintenance of all
water features, irrigation, lighting, fumishings, paving, and art.

Phasing of streetscaping is discussed within the context of individual phases in Proffer 7.
As determined at the time of FDP approval, where the final streetscape design cannot be
fully implemented dtring certain phases of development, the Applicant shall provide
interim streetscape improvements as described in Proffer 22

Interim Conditions and Standards. Due to the size of the Proposed Development and the
time anticipated for its build-out, phased redevelopment may result in various interim
conditions on the Subject Property. At the time of FDP submission, the Applicant shall
identifu the specific proposed interim conditions within the FDP area and outside the
FDP area and shall ensure such conditions provide reasonable pedestrian connections,
vehicular circulation and access, temporary streetscaping and landscaping, public park
treatments, and screening/treatment of exposed/partially complete above grade parking
structures.

If an interim condition/phase includes partial demolition of an existing structure,
the FDP for that phase shall include all or a portion of the existing structure as
necessary to ensure revisions to parking and on-site circulation for the existing
structure are adequate.

If interim improvements not located on the Subject Property are contemplated
with any FDP, such FDP shall specify how and when such improvements are to
be constructed. In the event the Applicant is unable to acquire the right-of-way
and/or easements necessary to construct such interim improvement through a
cooperative agreement with the owners, tlre Applicant shall request in writing that
Fairfax County acquire the easements or rights-of-way by means of its
condemnation powers as described in Proffer 60. At the time of FDP approval, it
shall also be determined what course of action shall be required of the Applicant
should the County elect not to use, or is unsuccessful in its attempt to use, its
condemnation powers.

B.
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C. Interim conditions shall comply with the following general standards provided
that the improvements are acceptable to Fairfax County, VDOT, and all other
utility companies as may be appropriate:

(D Construction of interim sidewalks a minimum of a five (5) feet in width
and installation of interim street lights along the interim sidewalks, the
selection of which shall be approved with the applicable FDP, as needed

to ensure a safe, convenient pedestrian path to the Metro Station

(iil Installation of street trees, with a minimum size of 2 inch caliper,
approximately every 50 feet, to the extent feasible as determined by UFM
based on existing conditions and utility easements. Interim sfieet tree
planting shall not be required to meet the minimum planting width/area
standard for pemanent street trees.

(iiD Provision of interim designs for publicly accessible open spaces will
include interim landscaping, pedestrian pathways, seating, signage,
lighting and recreational facilities as determined at FDP.

(iv) Provision of peripheral and interior parking lot landscaping in accordance
with Article 13-203 of the Zoning Ordinance for interim surface parking
lots, unless waived or modified at the time of FDP or site plan approval.

(v) Application ofa screening system (which may be removable) where above
grade garage structures that will be interior when later phases are complete
are exposed at phase lines. This screening system shall be applied to all
levels above grade and shall be composed of an architecturally designed
system that may reflect basic architectural lines of the permanent facades,
and that shall partially obscure the garage view from outside the garage

until the next phase is constructed. The use of temporary art works as a
part of the screening system shall also be considered as part of the interim
screening system. The specific screening system to be utilized for each
building shall be determined at the time of FDP approval and graphically
depicted on the FDP. Altemate temporary garage screening may be
approved with FDP approval.

(vD Grading and seeding of areas on the Subject Property where existing
improvements are removed to accommodate a portion of the Proposed
Development, and are not scheduled to commence construction within 12

months.

(viD Where appropriate, provision of attractive temporary construction fencing,
which may include public art, signage or wayfinding elements. Signage
shall be in keeping with Article 12 of the Zoning Ordinance or
alternatively in accordance with an approved Comprehensive Sign Plan.

Should Buildings D2-A and D2-B be constructed prior to the issuance of a site
development permit for the construction of Building Dl, the Applicant shall

D.
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23.

provide for interim "placemaking" uses on the Building Dl site, which may, or
may not, replace all existing or interim uses on the Building Dl site. This may
include the reuse of the existing structure and outdoor areas, or portibns thereof,
to create a festive, pedestrian-oriented destination. This may include, but not be
limited to, eating establishments, retail uses, outdoor dining, recreational uses,

performance spaces, farmers markets and/or other outdoor exhibits and fairs. As
an altemative, the Building D1 site or portions thereof may be developed as an
interim park or an interim commercial parking lot with placemaking
oppornurities. The details of the interim use of the D1 site shall be reviewed and
approved at the time of FDP approval for Buildings D2-A and/or D2-8. These
interim placemaking or park uses on the Dl site shall be provided prior to the
issuance of the 100'RUP for the second of the D2-A and D2-B buildines to be
constructed.

TRANSPORTATION IMPROVEMENTS

Grid of Streets. For the purposes of these Proffers, Route 7 (Leesburg Pike) and Broad
Street shall be considered to run east-west and Spring Hill Road and Tyco Road shall be
considered to run nofth-south. The Applicant shall construct and open for use to the
public a proposed grid of streets as generally located and depicted on Sheets C-6 though
C-8 of the CDP and as set forth in these Proffers. The functional classification ofthose
roadways comprising the grid of streets is summarized below:

Street Classification
RouteT-LeesburePike Boulevard
Sprins Hill Road Avenue
Tyco Road Collector
Broad Street Collector
Merchant Street Local
Piemoint Street Local

Rightof-Wav.

(i) The Applicant shall dedicate right-of-way along the Subject Property's
frontage for each of the streets listed above to the adjacent property line(s)
and to a point inclusive of the landscape amenity panel and the sidewalk
or to such standard as may be approved on the FDP. The deed of
dedication shall include a requirement that the area of the landscape
amenity panel/sidewalk, exclusive of the building zone, be utilized for
public purposes limited to streetscape improvements, sidewalks,
pedestrian access, underground utilities, traffic signal poles, traffic-related
and wayfinding signage, bus stops, bus shelters and vehicular ingress and
egress to adjacent properties. Should Fairfax County not agree with the
inclusion of this requirement, the Applicant shall dedicate and convey in
fee simple right-of-way measuring 18 inches from the proposed face of the
curb line.
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(iD The Applicant shall work diligently with VDOT and Fairfax County
during the FDP and site plan approval processes to ensure that the streets
and the area of the landscape amenity panel/sidewalk can be accepted as

public streets. The Applicant shall dedicate and convey in fee simple right-
of-way including the area of the landscape amenity paneVsidewalk to the
Board of Supervisors at the time of site plan approval, with the following
exceptions:

a. If at the time of site plan approval it is determined that stormwater
management facilities, electric vaults or other similar facilities
proposed to be located beneath the landscape amenity
panel/sidewalk will prevent VDOT and/or Fairfa.r County from
accepting the landscape amenity panel/sidewalk within the right
of-way, the Applicant shall provide dedication measuring l8
inches from the proposed face of curb line and shall reserve for
potential future dedication the landscape amenity panel and
sidewalk areas. A temporary public access easement in a form
acceptable to the County Attorney shall be recorded over the
reserved landscape amenity panel/sidewalk areas until such time as

such areas are dedicated. This reservation area shall include
easements that allow for the installation of signage necessary for
safety and operation of the street as well as parking regulation
equipment by VDOT and/or the County. In addition, the Applicant
shall provide easements within the amenity panel/sidewalk area for
bus shelters as determined at the time of FDP or site plan.
Conveyance of the amenity panel/sidewalk areas to the Board of
Supervisors shall occur following construction of the street and
streetscape improvements and final street acceptance inspection by
Fairfax County and/or VDOT subject to the stipulations in these
Proffers.

Should it be determined following final street acceptance
inspection that the landscape amenity panel and sidewalk areas

continue to be unacceptable to VDOT and./or Fairfax County for
inclusion in the right-of-way, the reservation of potential future
dedication of the landscape amenity panel and sidewalk areas shall
be released and the Applicant shall grant a public sidewalk and
utility easement, in a form acceptable to the Office of the County
Attorney. This easement shall allow for the installation of signage
necessary for safety and operation of the street as well as parking
regulation equipment by VDOT and/or the County. In addition, the
Applicant shall provide easements within the amenity panel area
for bus shelters as determined at the time of FDP or site plan.

b. If at the time of site plan approval it is unclear whether stormwater
management facilities, electric vaults or other similar facilities
proposed to be located beneath the landscape amenity
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c.

paneVsidewalk will be acceptable to VDOT and/or Fairfax County,
the Applicant shall provide dedication measuring l8 inches from
the proposed face of curb line at the time of site plan approval and

shall reserve for potential future dedication the landscape amenity
panel and sidewalk areas. A temporary public access easement in
a form acceptable to the County Attomey shall be recorded over
the reserved landscape amenity panel/sidewalk areas until such
time as such areas are dedicated. The reservation area shall include
easements that allow for the installation of signage necessary for
safety and operation of the street as well as parking regulation
equipment by VDOT and/or the County. In addition, the Applicant
shall provide easements within the amenity panel/sidewalk area for
bus shelters as determined at the time of FDP or site plan.
Conveyance of the amenity panel/sidewalk areas to the Board of
Supervisors shall occur following construction of the street and
streetscape improvements and final street acceptance inspection by
Fairfax County and/or VDOT subject to the stipulations in these
Proffers.

Should it be determined following final street acceptance
inspection that the landscape amenity panel and sidewalk areas are

not acceptable to VDOT and/or Fairfax County to be included in
the right-of-way, the reservation of potential future dedication of
the landscape amenity panel and sidewalk areas shall be released
and the Applicant shall grant a public sidewalk and utility
easement, in a form acceptable to the Offrce of the County
Attorney. This easement shall allow for the installation of signage
necessary for safety and operation of the street as well as parking
regulation equipment by VDOT and/or the County. In addition, the
Applicant shall provide easements within the amenity panel area
for bus shelters as determined at the time of FDP or site plan.

(iiD All dght-of-way dedications shall be subject to advanced density credit as

specified in Proffer 63.

Definition of Construct. For purposes of this Proffer "construct" shall mean that
the committed road improvement is open to use by the public for travel whether
or not the improvement has been accepted for maintenance by VDOT. The
Applicant shall diligently pursue acceptance of all improvements as public streets.

VDOT Aoproval. All public street improvements proposed herein shall be
subject to VDOT approval and be in general conformance with the standards
included in Attachment D (Transportation Design Standards for Tysons Corner
Urban Center) of the Memorandum of Agreement approved by the Board of
Supervisors on September 13, 2011, as may be amended (the "Transportation
Design Standards"), subject to modifications as may be granted.
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D. Public Streets. Those streets constructed within the limits of the Subject Property
and identified on the CDP as Broad Street, Pie4point Sheet, and Merchant Street
shall be designed and constructed as public streets in general conformance with
the Transportation Design Standards, as may be amended (subject to
modifications as may be granted). The Applicant shall design these streets to meet
the Transportation Design Standards and be accepted by VDOT for maintenance
as public streets. In the event VDOT and FCDOT determine at the time of f,rnal
street acceptance inspection, that any street does not satisfr VDOT criteria to be
accepted in to the State System or if otherwise agreed to by the County at the time
of FDP approval or site plan approval, the sheet shall be maintained as a private
street by the Applicant. A public access easement in a form acceptable to the
Office of the County Attomey shall be granted for the street and appurtenant
facilities associated with any private streets as well as to facilitate County transit
bus, inspection and emergency access, and other public access needs; such public
access easement to become effective upon completion of the street.

In some instances, the Applicant will be constructing interim street improvements.
The Applicant shall work diligently with VDOT and FCDOT to ensue that, when
feasible, interim street sections can be accepted for public maintenance by VDOT.

E. Naming. The Applicant reserves the right to provide different names for the
streets than tlose shown on the CDP.

F. Parkine Lanes. The Applicant shall accommodate on-street parking throughout
the limits of the Subject Property as generally shown on Sheets C-6 through C-8
of the CDP and as may be adjusted with FDP approval. The County and VDOT
may restrict parking during peak commuting periods (typically 6:00 to 9:00 AM
and 4:00 to 7:00 PM), in order to provide for tuming movements to/from the
public and/or private street network or to provide additional travel lanes. If
requested by the County and/or VDOT, the Applicant shall install signs restricting
parking.

The Applicant reseryes the right to restrict t}re use of on-street parking spaces
along any future public streets prior to dedication for use as temporary or short
term parking, car-sharing parking and,/or similar uses, through appropriate signage
or such other means as the Applicant determines appropriate, . If requested by the
County, the Applicant shall remove on-street parking to address street capacity
needs. Prior to acceptance, the Applicant shall remove any signs the County or
VDOT deems necessary to remove.

Tyco Road.

The Applicant shall design and construct improvements to Tyco Road along the
Subject Property's frontage as generally depicted on Sheets C-6 through C-8 of
the CDP. A one-half section of Tyco Road shall be constructed in general
accordance with the typical sections depicted on Sheet C-8, as an undivided four-
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lane Collector, with two travel lanes in each direction and variable pavement
provided to accommodate pavement transitions as may be required by VDOT.

Improvements to Tyco Road along the Subject Property's frontages shall include
a pavement section designed to accommodate a bicycle lane and a designated
circulator lane. Striping of a bicycle lane shall be subject to the approval of the
County and VDOT. For the section of Tyco Road along the Subject Property's
frontage between Route 7 and Pierpoint Street, the designated circulator lane may
be used as an interim right-tum lane until such time circulator service is initiated.
For the section of Tyco Road north of Pierpoint Street along the Subject
Property's frontage, the designated circulator lane may be used for curbside
parking subject to County and VDOT approval prior to initiation of circulator
service.

Street improvements to Tyco Road shall be undertaken and completed for the
enlire length of block between two planned streets, however streetscape
improvements may be completed on a building frontage basis, unless otherwise
determined at FDP.

Should it be determined at the time of FDP approval for Buildings Dl, D3 or D4
that an additional right tum lane is required at the southbound approach to Route
7, the Applicant shall construct the additional lane. Construction of this right tum
lane will require off-site rights-of-way and/or easements from properties
identified as 2012 Tax Map 29-1 (l) 178 and29-3 (1) 55.

(D In the event the Applicant is unable to acquire the right-of-way and/or
easements necessary to construct the above improvement through a

cooperative agreement with the owners, which may include a reservation
of advanced density credit for dedicated rights-of-way consistent with the
Zoning Ordinance, then the Applicant shall submit a written request to
Fairfax County in accordance with Proffet 60 asking the County to use its
powers of condemnation to acquire those off-site rights-of-way and/or
easements to facilitate the construction of the above improvement.

(ii) In the event the County elects not to use its powers of condemnation to
acquire those off-site rights-of-way and/or easements, then the Applicant
shall be relieved of its obligation to construct the right tum lane and such
right tum lane shall not be a condition of any site plan approval. The
Applicant shall escrow with DPWES its reasonably determined pro-rata
share of the cost of the future construction of the right turn lane by others.

The final design ofthe improvements to Tyco Road as generally described above
shall be further refined in conjunction with the submission of FDPs and all site
plans associated with those portions of the Subject Property fronting Tyco Road.
Construction of Tyco Road improvements shall be provided commensurate with
the development of Building Dl, D2A, D2B, D3 and D4.
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25. Spring Hill Road.

A. The Applicant shall design and construct Spring Hill Road along the Subject
Property's frontage as generally depicted on Sheets C-6 tlrough C-8 of the CDP.
A one-half section of Spring Hill Road shall be constructed in general accordance
with the tpical section depicted on Sheet C-8, to include a raised concrete
median, with two travel lanes in each direction and additional pavemenVwidening
provided at select locations to accommodate certain tuming movements and/or
pavement transitions as may be requited by VDOT and as also depicted on Sheets

C-6 through C-8 of the CDP.

B. Improvements to Spring Hill Road shall include pavement to accommodate a
bicycle lane and a designated circulator lane along the Subject Property's
frontage. Striping of a bicycle lane shall be subject to the approval of the County
and VDOT. Until such time as circulator service is initiated, the designated
circulator lane may be used for interim curbside parking if approved by the
County and VDOT.

C. The final design of the improvements to Spring Hill Road as generally described
above shall be further refined in conjunction with the submission of a FDP and
site plan for Building D6 and construction, including, subject to VDOT approval,
the extension of the existing median from its cuffent terminus to Broad Street,
shall be provided in conjunction with development of Building D6.

Broad Street. Broad Street from Tyco Road to Spring Hill Road shall be designed in
general accordance \rith that shown on Sheets C-6 and C-6A which represents the
ultimate Broad Street section to include two (2) travel lanes in each direction, on-street
bicycle lanes in each direction, and a parking lane in select areas. The Applicant shall
construct Dortions of Broad Street as follows:

From Spring Hill Road to Pierpoint Street, the Applicant shall construct the
interim section of Broad Street shown on Sheet C-7 ("Interim Broad Street -
Altemate A"). Construction of this section will require off-site right-of-way
and/or easements from the adjacent parcel identified as 2012 Tax Map 29-3((1))
564' ("Parcel 564'").

(i) In the event the Applicant is unable to acquire the right-of-way and/or
easements necessary to construct the above improvement through a

cooperative agreement with the owners, which may include a reservation
of advanced density credit for dedicated rights-of-way consistent with the
Zoning Ordinance, then the Applicant shall submit a written request to
Fairfax County in accordance with Proffer 60 asking the County to use its
powers of condemnation to acquire those off-site rights-of-way and/or
easements to facilitate the construction of the above improvement.
Concurrent with this request, the Applicant shall be entitled to file a site
plan for the construction of an alternate interim design for Broad Street
between Spring Hill Road and Pierpoint Street shown on Sheets C-7A and
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C-7B ("Interim Broad Street - Altemate B"). If the County acquires those
off-site rights-of-way and/or easements necessary to facilitate the
construction of Interim Broad Street - Altemate A by condemnation or
otherwise, then the Applicant shall revise its site plan to accommodate the
Interim Broad Street - Altemate A design.

(iD In the event the County elects not to use its powers of condemnation to
acquire those off-site rights-of-way and/or easements to facilitate the
construction of Interim Broad Street - Altemate A, the Applicant shall be
relieved of its obligation to construct the Interim Broad Street - Altemate
A and instead be permitted to construct Interim Broad Street - Alternate B
between Spring Hill Road and Pierpoint Street.

From Pierpoint Street to Tyco Road, the Applicant shall construct a four (4) lane
cross section to include two (2) travel lanes in each direction with on-street
bicycle lanes in each direction, and a parking lane on the north side of the street
where feasible and as may be approved by VDOT, transitioning to a section with
parking lanes on both sides of the street west of Merchant Street as depicted on
Sheets C-6 and C-6A. Construction of this four lane section will require off-site
rights-of-way and/or easements from the adjacent parcels identified as 2012 Tax
Map 29-1 ((8)) and 29-3 (16D.

(D In the event the Applicant is unable to acquire the right-of-way and/or
easements necessary to construct the above improvement thLrough a
cooperative agreement with the owners, which may include a reservation
of advanced density credit for dedicated rights-of-way consistent with the
Zoning Ordinance, then the Applicant shall submit a written request to
Fairfax County in accordance with Proffer 60 asking the County to use its
powers of condemnation to acquire: 1) those off-site rights-of-way and,/or
easements to facilitate the construction of the above improvement; or 2) as

an altemative, less extensive off-site rights-of-way and/or easements
necessary to facilitate the construction of a three lane interim section of
Broad Street as depicted on Sheets C-7, Interim Broad Street - Altemate
A . Concurrent with this request, the Applicant shall be entitled to file a
site plan for the construction of an altemate interim design for Broad
Street between Pierpoint Street and Tyco Road shown on Sheet C-7B and
("lnterim Broad Street - Altemate C"). If the County acquires those off-
site rights-of-way and/or easements necessary to facilitate the construction
of Interim Broad Street - Alternate A by condemnation or otherwise, then
the Applicant shall revise its site plan to accommodate the Interim Broad
Street - Altemate A design.

(ii) In the event the County elects not to use its powers of condemnation to
acquire those off-site rights-of-way and,/or easements to facilitate the
construction of either of the two above alternative improvements, then the
Applicant shall be relieved of its obligation to construct either the four or
three lane section of Broad Street and instead be nermitted to construct a
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two lane interim section of Broad Street as depicted on Sheet C-78
("Interim Broad Street - Altemate C"). The Applicant shall escrow witlr
DPWES the cost differential between constructing the two lane interim
section of Broad Street and the ultimate four lane section of Broad Street,
and shall reserve and then dedicate the full width of the street to its
ultimate configuration within the Subject Property in accordance with
Proffer 23A.

C. Should Building D5 be constructed prior to the construction of Building D4, the
Applicant shall be permitted to construct Broad Sheet from Spring Hill Road to
the entrance to the Building D5 garage entrance as shown in the Phase D5 exhibit
on Sheet A-7.0 of the CDP. In this event, the Applicant shall escrow with
DPWES the hard construction costs of extending the ultimate four lane section of
Broad Street across the remainder of Building D5's Broad Street frontage. Such
escrowed funds shall be released to the entity completing construction of Broad
Street as anticipated in Proffer 26F.

D. The design of the improvements to Broad Street as generally described does not
include a sidewalk on the north side of the street except adjacent to Public Urban
Park 2. The design above shall be refined with the FDPs for those buildings on the
Subject Property with frontage on Broad Street (D4, D5 and D6) and frnal design
shall be determined in conjunction with the submission of the site plans for
Buildings D4, D5 and D6. If at the time of FDP or site plan approval, the County
in conjunction with the Applicant determines that the interim lane conhguration
should be different than that described in paragraphs A and B above, the interim
improvements may be adjusted without requirement of a PCA, CDPA, or FDPA.

E. The Applicant shall provide any necessary ancillary and reasonable easements on
the Subject Property to facilitate the construction of the ultimate section of Broad
Street by others if necessary.

F. Broad Street shall be constructed to connect Spring Hill Road and Tyco Road
when Building D4 and either of Buildings D5 or D6 are constructed. This
connection shall be complete and open for public use prior to the issuance of the
first Non-RUP or RUP for the second building in either the combination of
Buildings D4 and D5 or the combination of Buildings D4 and D6.

Pierpoint Street.

A. The Applicant shall design and construct Pierpoint Street across the Subject
Property as generally depicted on Sheets C-6 through C-8 of the CDP. It shall be
constructed in general accordance with the typical section depicted on Sheet C-8
as a Local Street 44 feet in width consisting of 4 travel lanes (two in each
direction) to accommodate either travel or parking depending on the traffrc
needs. Such improvements shall be made commensurate with the development of
buildings on the Subject Property with frontage on Pierpoint Street.
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B. The final design of the improvements to Pierpoint Street as generally described
above shall be further refined in conjunction with the submission of any FDP and
all site plans for those portions of the Subject Property fronting Pierpoint Street
and construction shall be provided in conjunction with the Subject Property's
development on this frontage.

C. The section of Pierpoint Street on Parcel 54A shall be dedicated for public street
purposes at the time of site plan approval for first of either Building Dl or D2-A
and the section of Pierpoint Street on Parcel 57B shall be dedicated for public
street purposes at the time of site plan approval for the first of either Buildings D5
or D6. Following dedication, the Applicant shall provide any necessary ancillary
and reasonable easements on the Subject Property to facilitate the construction of
Pierpoint Street by others if necessary.

D. At the time of FDP approval for Buildings D5 and/or D6, the Applicant shall
study the feasibility of providing a pedestrian connection from the westem
terminus of Pierpoint Street to the Spring Hill Meho Station Kiss and Ride Lot on
adjacent property shown on the Fairfar County Max Maps as 29-1 (1) 53, 53A,
57H and 57J, recognizing that an ADA compliant pedestrian connection may not
be possible. If it is determined feasible and the necessary easements to construct
the pedestrian connection are provided by the owner of the Parcels 53,53A,57H
and 57J at no cost to the Applicant, then the Applicant shall construct the
connection. Issuance of RUPs or Non-RUPs for Buildinss D5 or D6 shall not be
contingent on construction ofthis connection.

Merchant Street.

A. The Applicant shall design and construct Merchant Street across the Subject
Property's limits as generally depicted on Sheets C-6 and C-6A of the CDP.
Merchant Sheet shall be constructed in general accordance with the typical
section depicted on Sheet C-8 as a Local Street 48 feet in width consisting of 4
travel lanes (two in each direction) to accommodate either travel or parking
depending on the traffrc needs, with variable pavement/widening provided at
select locations to accommodate certain tumins movements and/or oavement
transitions.

B. If Merchant Street has not been constructed on the adjacent property identified on
the Fairfax County 2012 Tax Maps as 29-3 ((1)) 57H ("Parcel 57H"), when the
Applicant is constructing Building D4, the Applicant shall construct the portion of
Merchant located on Parcel 57H. Construction of this section will require off-site
rights-of-way and/or easements from Parcel 57H. The Applicant's obligation to
construct the off-site portion of Merchant Street is contingent on the required off-
site rights-of-way and/or easements from Parcels 57H being made available at no
cost to the Applicant. Ifsaid rights of-way and./or easements are not available at
no cost to the Applicant, then the Applicant shall be relieved of its obligation to
construct the off-site portion of Merchant Street, and shall instead construct a
temporary private section of Merchant Street along the frontage of Building D4 as
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depicted on Sheets C-7A, C-7B and C-7C of the CDP. In this event, the Applicant
shall escrow with DPWES the cost of removing the interim section from the
Subject Property and the cost of reconstructing that portion of the ultimate section
of Merchant Street on the Subject Property, to be constructed in the future by
others and shall provide all necessary easements and rightof-way dedication to
facilitate this construction by others.

C. The frnal design of the improvements to Merchant Street as generally described
above shall be further refined in conjunction with the submission of any FDP and
all site plans for those portions of the Subject Property fronting Merchant Street.
If it is determined at FDP or site plan that a reduction in the 44 foot section of
Merchant Street is appropriate, the section may reduced as approved by the
County and VDOT. Construction shall be provided commensurate with
development on the Subject Property's Merchant Street frontage.

D. Prior to issuance of the first RUP or Non-RUP for Building D3 or D4, the
Applicant shall record a public access easement across tlte constructed portions of
Merchant Street, in a form approved by the County Attomey, to permit future
access from adjacent properties to the southeast. Said connections are to be
provided by others. Under no circumstance shall the granting of this easement
preclude the approval of site plans for development for the remainder of the
Subject Property.

Advance Access Consideration. Provided the Georgelas Group LLC or a related entity
has taken title to Parcel 57, the Georgelas Group LLC or related entity shall, upon
request, make Parcel 57 available to another party for access purposes. Parcel 57 shall be
made available upon (i) reimbursement by the other party of the Georgelas Group LLC
or a related entity's costs of acquisition and all commercially reasonable expenses
associated with the acquisition and rezoning of Parcel 57, (ii) agreement of the other
party to construct Broad Street across Parcel 57 by a time certain or provide its pro-rata
share of the cost of Broad Street between Pierpoint Street and Spring Hill Road and
permit the Applicant to construct the section, and (iii) agreement of the other party to
grant Applicant access to Broad Street across Parcel 57 and any extensions of Pierpoint
Street across the property of such other party.

Service Alleys.

A. The Applicant shall construct a service alley within Building Dl immediately
adjacent to its eastern boundary as depicted on Sheets C-6 and C-6A. The service
alley shall provide access to garage, loading and service areas for Building Dl
from Pierpoint Street and shall be designed and constructed with "knock-out
panels" to allow future connection to, and use by, a potential future building to be
constructed on adjacent property to the east identified as 2012 Tax Map 29-3 ((1))

B. The Applicant shall also construct a service alley through Buildings D2A and
D2B immediately adjacent to its eastem boundary connecting Pierpoint Street and

30.
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Merchant Street as depicted on Sheet C-6 and C-6A. The service alley shall
provide access to garage, loading and service areas for Building DZA and D2B
and shall be designed and constructed with "knock-out panels" to allow future
connection to, and use by, potential future buildings to be constructed on adjacent
prope(y to the east identifi ed as 20 12 Tax Map 29 -l (1 )) I 78 and 29-3 ( I ) 55.

C. The general location of the private access easements shall be shown on the
applicable FDPs. Deeds of easements in a form acceptable to the Office of the
County Attomey shall be granted over the alleys for the benefit of the adjacent
parcels; such pdvate access easements to become effective upon completion of
Buildings D1, D2A and D2B.

Circulator Accommodations. The Applicant shall dedicate the rights-of-way for the
circulator route along the Subject Property's frontages with Spring Hill Road and Tyco
Road as shown on Sheet C-8 of the CDP at site plan approval for Buildings Dl, D3, D6
and ihe first of either Buildings D2A or D2B. The Applicant shall construct the asphalt
vehicular lane for circulator use in conjunction with the construction of other street
frontage and streetscape improvements as specified in these Proffers. Prior to operation
ofthe circulator the street axea may be used for on-street parking as may be permitted by
the County and VDOT.

Traffic Signals.

A. Broad Sneet with Tvco Road and Sprine Hill Road. A warrant study for the
installation of two new traffic signals on Broad Street at its intersection with
Spring Hill Road and Tyco Road shall be submitted within twelve (12) months
after the issuance of the first initial RUP or Non-RUP for each of Buildings D4,
D5 or D6. If one or more signals are deemed warranted by VDOT at that time,
then such traffic signals, including pedestrian enhancements as may be required
by VDOT, shall be designed, equipped and installed by the Applicant. In the
event one or more of the signals are not wananted, the Applicant shall escrow
with DPWES the building's pro-rata share of the signal(s).

If not previously warranted with Buildings D4, D5 or D6, the Applicant shall
submit a warrant study within twelve (12) months after the issuance of the first
initial RUP or Non-RUP for the final building to be built on the Subject Property.
If warranted by VDOT at that time, the Applicant shall design, equip and install
such signals including pedestrian enhancements as required by VDOT.

If one or both signals are not warranted with the last building on the Subject
Property, then the Applicant shall be refunded its previously escrowed
contributions toward the signal(s) and the Applicant's obligation to construct or in
any manner pay for such signal(s) shall be deemed null and void and this Proffer
ofno further effect.

B. Merchant Street and Tyco Road. A warrant study for the installation of a new
traffic signal at the Merchant Street and Tyco Road intersection shall be submitted
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within twelve (12) months after the issuance of the first initial RUP or Non-RUP
for each of Buildings D2B and D3. If a signal is deemed warranted by VDOT at
that time, then such traffic signal, including pedestrian enhancements as may be
required by VDOT, shall be designed, equipped and installed by the Applicant. In
the event a signal is not warranted, the Applicant shall escrow with DPWES the
building's pro-rata share of the signal.

If not previously warranted with Buildings D2B or D3, the Applicant shall submit
a warrant study within twelve (12) montls after the issuance of the first initial
RUP or Non-RUP for the final building to be built on the Subject Property. If
warranted by VDOT at that time, the Applicant shall design, equip and install
such signal including pedestrian enhancements as required by VDOT.

Ifnot wananted with the last building on the Subject Property, then the Applicant
shall be refunded its previously escrowed contributions toward the signal and the
Applicant's obligation to construct or in any manner pay for such signal shall be
deemed null and void and this Proffer ofno further effect.

Pierpoint Street and Tyco Road. A warrant study and operational analysis for the
installation of a new traffic signal at the Pierpoint Street and Tyco Road
intersection shall be submitted within twelve (12) months after the issuance ofthe
first initial RUP or Non-RUP for each of Buildings D1 and D2-A. If a signal is
deemed warranted by VDOT at that time, then such traffic signal, including
pedestrian enhancements as may be required by VDOT, shall be designed,
equipped and installed by the Applicant. In the event a signal is not warranted, the
Applicant shall escrow with DPWES the building's pro-rata share of the signal.

If not previously warranted with Buildings D1 or D2-A, the Applicant shall
submit a warrant study within twelve (12) months after the issuance of the first
initial RUP or Non-RUP for the final building to be built on the Subject Property..
If warranted by VDOT at that time, the Applicant shall design, equip and install
such signal including pedestrian enhancements as required by VDOT.If not
wananted with the last building on the Subject Property, then the Applicant shall
be refunded its previously escrowed contributions toward the signal and the
Applicant's obligation to construct or in any manner further pay for such signal is
deemed null and void and this Proffer ofno further effect.

Prior to the issuance of a Non-RUP for Building Dl, the Applicant shall modiff
or replace the existing traffic signal at Tyco Road and Route 7 to accommodate
the revised intersection as required by VDOT, including installation of pedestrian
enhancements across the northern and eastem less of the intersection subiect to
VDOT approval.

For any signal wananted by VDOT, the Applicant shall provide VDOT with the
requisite traffrc signal plans for review and approval. All right-of-way associated
with signal equipment (poles, equipment boxes, etc.) on the Subject Property not

D.

E.
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already dedicated shall be reserved for dedication in fee simple to the Board of
Supervisors in accordance with Proffer 23A.

If off-site right-of-way or easements associated with signal equipment (poles,

equipment boxes, etc.) is required for the installation of wananted signals, the
Applicant shall seek such off-site right-of-way or easements tlrough a

cooperative agreement with the owners. In the event the Applicant is unable to
acquire the right-of-way and/or easements necessary to install the signal(s)
through a cooperative agreement with the owners, then the Applicant shall
contribute to Fairfax County its reasonably determined pro-rata share towards the
future installation of said signal(s) by others. In such event, the Applicant's
obligation to construct or in any manner further pay for such signal(s) is deemed
null and void the proffered commitment with regard to said signal(s) ofno further
effect.

F. For any signal waranted by VDOT, the Applicant shall be entitled to the use of
any pro-rata share contributions collected by Fairfax County with respect to such
warranted signals.

G. Upon request of the Applicant or on the County's own initiative, the Zoning
Administrator may (1) agree to a later date for completion of the traffic signal
installation(s) or (2) permit the Applicant to proceed without the signal
installations.

Signal Optimization. The Applicant shall analyze the signal operations in the Route 7
Corridor, from the Dulles Airport Access Road and Toll Road (the Toll Road") to
Westpark Drive/Gosnell Road and provide recommendations for optimizing signal timing
to VDOT. The Applicant shall also provide this analysis for signals on Spring Hill Road
from Route 7 to the intersection of Intemational Drive and along Tyco Road between
Route 7 and Spring Hill Road if those signals identified in Proffer 32 are installed. If
modification recommendations for the Spring Hill Road and Tyco corridors are
acceptable to VDOT, the Applicant shall implement these optimizations. Such analyses
shall be provided with on or before the issuance of a building permit for the fourth
building on the Subject Property.

Bus Shelters. Bus shelter locations shall be evaluated for the property on which a site
plan has been submitted for approval for feasibility at the time of site plan approval in
consultation with FCDOT and VDOT. Identified bus shelter locations shall be within the
landscape amenity panel of the streetscape to the extent feasible and shall not impede
convenient access to building entries. Bus shelter locations may necessitate adjustments
to street tree locations and other street fumishings from that shown on the CDP which
shall be accommodated without the requirement for a CDPA or FDPA.

Construction Traffic Management. The Applicant shall prepare and implement a
construction management plan during construction of each phase, as appropriate, through
its developmenVconstruction manager so as to provide safe and efficient pedestrian and
vehicle circulation at all times on the Subject Property and on the public roadways

34.
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adjoining the Subject Property. The management plan shall identifu anticipated
construction entrances, construction staging areas, construction vehicle routes and
procedures for coordination with FCDOT and./or VDOT conceming construction material
deliveries, lane or street closures, and/or other construction related activities to minimize
disturbance on the surrounding road network.

Such plans shall be prepared by a qualified professional and submitted for review and
comment to the VDOT, FCDOT and DPWES upon submission of the initial site plan for
each phase.

Tysons Grid of Streets Transprtation Fund. The Applicant shall provide a contribution
of $1000 for each residential unit and $6.44 for each square foot of new non-residential
space constructed on the Subject Property to Fairfax Corurty for the Tysons Grid of
Streets Transportation Fund in keeping with the Guidelines for the Tysons Grid of Streets
Transportation Fund adopted by the Board of Supervisors on January 8, 2013, except as

may be modified in these Proffers. The contribution amount due shall be adjusted for all
creditable expenditures described herein.

The Applicant shall receive credits against the contributions that would otherwise be due
to the Tysons Grid Fund for the following costs:

A. Costs incuned by the Applicant in the acquisition of off-site right-of-way and
associated easements, including costs bome by the Applicant associated with any
Fairfar County condemnation actions, for the construction of off-site public
streets and intersection improvements, such as portions ofBroad Street, Merchant
Street and Tyco Road; and

B. Costs incurred by the Applicant for the construction of all or a part of off-site
public streets, such as Broad Street, Merchant Street and Tyco Road, (not
including costs ofthe Subject Property's frontage improvements).

BICYCLE FACILITIES

Bicycle Circulation. In combination with the street and streetscape improvements
identified in these Proffers, the Applicant shall provide pavement and, subject to County
and VDOT approval, striping for on-road bicycle lanes along the Subject Property's
frontages with Tyco Road, Spring Hill Road and Broad Street, as may be fuither provided
in these Proffers. Such lanes shall typically be four (4) to six (6) feet in width as shown
on Sheet C-8 with the final dimension determined at the time of site plan approval.
Bicycle lane striping shall be subject to approval by VDOT.

Bicvcle Parkine. The Applicant shall provide bicycle racks, bike lockers, and bike
storage areas throughout the Subject Property, the specific locations of which shall be
determined at the time of site plan approval. The bike racks shall be inverted U-style
racks or other design approved by FCDOT in consultation with OCR. The total number
of bike parking/storage spaces and related facilities shall be consistent with the Fairfax
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County Policy and Guidelines for Bicycle Parking for each building or group of buildings
as determined at site plan.

PARKING

Zoninq Ordinance Requirements. Parking on the Subject Property shall be provided in
accordance with the parking requirements for the PTC District set forth in Sect. 6-509
and Article 1l of the Zoning Ordinance, and as shown on the CDP. The exact number of
spaces to be provided shall be refined with approval of the Final Development Plan(s)
(the "FDPs") and determined at the time of site plan approval based on the specific uses,

number of residential units and bedroom mix. Ifchanges in the mix ofuses or residential
bedroom mix result in parking greater than that anticipated on the CDP, the additional
parking spaces shall be accommodated within the proposed parking structures, without
increasing the height or mass of the parking structures.

Phasing of Parking. Parking shall be provided in phases commensurate with
development of the Subject Property. Parking spaces in excess of the maximum parking
ratios set forth in the Ordinance may be provided in the early phases of development of
the Subject Property, provided that at the build-out of the Subject Property, the maximum
parking rates are not exceeded. Required parking spaces for an individual building need
not be provided on the parcel on which the building is located, but shall be provided
within the Subject Property.

Future Parkins Revisions. The Applicant reserves the right to provide parking at revised
rates (rates refening to the number of parking spaces provided per dwelling unit for
residential uses or per square foot of GFA for Office, Hotel and Retail/Service uses) as

may be permitted by a future amendment to the Zoning Ordinance. Optional use of
revised rates shall not require a CDPA or PCA, provided there is no increase in the size
or height ofabove-grade parking structures.

Parkine Stioulations.

A. The Applicant shall provide controlled access to the parking garage and shall
ensure that the control equipment is capable of counting vehicles entering and
exiting the garage.

B. The sale or lease rates of parking spaces shall be "unbundled" from the purchase
price or lease rate of the individual dwelling units; meaning a unit's purchase
price or lease rate shall be exclusive of parking costs.

TRANSPORTATION DEMAND MANAGEMENT

Tysons Transportation Management Association. The Applicant shall contribute to
Fairfar County funds for the establishment of a future transportation management
association (he "TMA) pursuant to paragraphs A and B hereof, which may be
established for the Tysons Corner Urban Center and which all other Tysons property
owners will also be required to contribute to.

40.
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A. The Applicant shall make a one-time contribution to the establishment of this
future TMA based on a participation rate of $0.10 per gross square foot of new
office uses and $0.05 per gross square foot of new residential uses to be
constructed on the Subject Property.

B. The contribution to the TMA shall be paid prior to site plan approval for each new
residential or office building to be constructed on the Subject Property.

C. If subsequent to the approval of this Rezoning, a Tysons Comer Urban Center-
wide TMA is approved by FCDOT and established for the purpose of
administering TDM programs in the Urban Center, then the Applicant may, at its
sole discretion, join or otherwise become associated with such entity and transfer
some or all functions of this TDM Program to the new entity, whereupon this
Proffer in whole or in part shall be void and of no further force or effect. Further,
if determined by FCDOT that a proactive, private TDM program is no longer
necessary, the TDM structure in this Proffer may be rendered null and void in
whole or in part without the need for a PCA.

D. If the TMA has not been established within three (3) years after the approval of
this Rezoning, this Proffer shall be null and void and with no further effect on the
Subject Property. Further, any funds contributed to the TMA by the Applicant
would then be returned.

Transportation Demand Manaqement Plan. The proffered elements of the TDM Program
as set forth below are more fully described in the Spring Hill Station Transportation
Demand Management Plan prepared by UrbanTrans dated August 22,2011 (the "TDM
Plan") and such revisions to the Plan as prepared by Wells + Associates, Inc. dated
September 2012. k is the intent of this Proffer that the TDM Plan will adapt over time to
respond to the changing transportation related circumstances of the Subject Property, the
surrounding community and the region, as well as to technological and/or otler
improvements, all with the objective of meeting the trip reduction goals as set forth in
these Proffers. Accordingly, modifications, revisions, and supplements to the TDM Plan
as coordinated with FCDOT can be made without the need fot a PCA provided that the
TDM Plan continues to reflect the oroffered elements of the TDM Prosram as set forth
below.

Definitions. For purposes ofthis Proffer, "Stabilization" shall be deemed to occur
one-year following issuance of the last initial RUP or Non-RUP for the final new
building to be constructed on the Subject Property. "Pre-stabilization" shall be
deemed to occur any time prior to Stabilization.

Trip Reduction Objective. The objective of this TDM Program shall be to reduce
the vehicle trips generated by residents and/or office tenants of the Subject
Property (i.e., not including trips from hotel and retail uses), during weekday peak
hours associated with the adjacent streets as more fully described in the TDM
Plan, by meeting the percentage vehicle trip reductions established by the

B,
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Comprehensive Plan as set forth below. These trip reduction percentages shall be
multiplied by the total number of new residential and office vehicle trips that
would be expected to be generated by the uses developed on the Subject Property
as determined by the application of the Institute of Traffic Engineers, 8th Edition,
Trip Generation rates and/or equations (the "ITE Trip Generation"), and the
number of trips determined by the product of such equation shall be refened to
herein as the "Maximum Trips After Reduction. " For purposes of this calculation,
the maximum number of dwelling units or the total gross sqrnre footage of office
uses proposed to be constructed in each new building on the Subject Property as
determined at the time of site plan approval for each building shall be applied to
the calculation described in the preceding sentence. The target reductions shall be
as follows:

Development Levels

Up to 65 million sq.ft. of GFA
65 million sq.ft. of GFA
84 million sq.ft. of GFA
90 million sq.ft. of GFA
96 million sq.ft. of GFA
105 million sq.ft. of GFA
113 million sq.ft. of GFA

Percentage Vehicle Trio Reduction

30%
35%
40%
43%
45%
48%
5IVo

C.

The trip reduction goals outlined above are predicated on the achievement of
specific development levels within the Tysons Comer Urban Center as anticipated
in the Comprehensive Plan. Prior to undertaking trip measurements, the TPM
shall, in consultation with the County, provide a summaxy of the then existing
(i.e., based on RUPs and Non-RUPs issued) development levels in Tysons Comer
in order to determine the appropriate vehicle trip reduction goal.

If through an amendment to the Comprehensive Plan, the Board of Supervisors
should subsequently adopt a goal for trip reductions that is lower than that
committed to in this Proffer, then the provisions of this Proffer shall be adjusted
accordingly without requiring a PCA.

Process of Implementation. The TDM Program shall be implemented as follows,
however modifications, revisions, and supplements to the implementation process
as set forth herein and coordinated with FCDOT can be made without requiring a
PCA.

(t TDM Prosram Manaqer. Ifnot previously appointed, the Applicant shall
appoint and continuously employ, or cause to be employed, a TDM
Program Manager (TPM) for Spring Hill Station. If not previously
appointed, the TPM shall be appointed by the Applicant no later than sixty
(60) days after the issuance of the first building permit for the first new
office or residential building to be constructed on the Subject Property.
The TPM's duties mav be nart of other duties associated with the
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appointee. The Applicant shall notifr FCDOT and the District Supervisor
in writing within 10 days of the appointment of the TPM. Thereafter the
Applicant (or UOA as applicable) shall do the same within ten (10) days
of any change in such appointment.

Reportinq and Budsetine. The TPM shall prepare and submit to FCDOT
an initial TDM Work Plan ("TDMWP") and Annual Budget no later than
180 days after issuance of the first building permit for the first new
building on the Subject Property. Every calendar year thereafter, but no
later than February 1st, the TPM shall submit an Annual Report, which
may revise the Annual Budget in order to incorporate any new
construction on the Subject Property.

The Annual Report shall assess the success ofthe previous year's program,
suggest modifications or enhancements to program elements and establish
a budget to cover the costs of implementation of the TDM Program for the
coming year. At a minimum the Annual Report shall include:

a. Specific details associated with the monitoring and reporting
requirements of the TDM Program in accordance with the TDM
Plan:

b. Submission of the results of any Person Surveys and Vehicular
Trip Counts conducted on the Subject Property;

c. A summary of the development in Spring Hill Station, as well as

the then existing development levels in the Tysons Corner Urban
Center;

d. A determination of the applicable Maximum Trips After Reduction
for the Subject Property;

e. Details as to the components ofthe TDM Program that will be put
into action that year; and

f. Any revisions to the Annual Budget needed to implement the TDM
Program for the coming year. The expected annual budget amounts
are described in the TDM Plan.

The Annual Report and Budget shall be reviewed by FCDOT. If FCDOT
has not responded with any comments within sixty (60) days after
submission, then the Annual Report and Budget shall be deemed approved
and the TDM Program elements shall be implemented. If FCDOT
responds with comments on the Annual Report and Budget, then the TPM
will meet with FCDOT staff within fifteen (15) days of receipt of the
County's comments. No later than thirty (30) days after the meeting, the
TPM shall submit such revisions to the TDM Prosram and/or Annual
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Budget as discussed and agreed to with FCDOT and begin implementation
ofthe approved program and fund the approved Annual Budget.

(iii) TDM Account. If not previously established, the Applicant, through the
TPM, shall establish a separate interest bearing account with a bank or
other financial institution qualified to do business in Virginia (the "TDM
Account") within 30 days after approval of the Annual Budget. All
interest eamed on the principal shall remain in the TDM Account and shall
be used by the TPM for TDM purposes. The TDM Account shall be
funded by the Applicant until the end ofthe Applicant Control Period and
managed by the TPM; thereafter, the Account shall be funded by the
UOA. The TDM Account shall not be eliminated as a line item in the
Subject Property's goveming budget and funds in the TDM Account shall
not be utilized for purposes other than to fund TDM strategies/programs
and/or specific infrastructure needs as may be approved in consultation
with FCDOT.

Funding of the TDM Account shall be in accordance with the Annual
Budget for the TDM Program elements to be implemented in a year. In no
event shall the Spring Hill Station TDM Budget overall exceed $200,000
(this amount shall be adjusted annually as set forth in Proffer 62). The
TPM shall provide written documentation to FCDOT demonstrating the
establishment of the TDM Account within ten (10) days of its
establishment. The TDM Account shall be replenished annually, as
necessary, thereafter following the establishment of each year's Annual
Budget.

(iv) TDM Remedv Fund. At the same time the TPM establishes and fi.rnds the
TDM Account, the TPM shall establish a separate interest bearing account
(teferred to as the "TDM Remedy Fund") with a bank or other financial
institution qualified to do business in Virginia. Funding of the TDM
Remedy Fund shall be made one time on a building by building basis at
the rate of $0.40 per gross square foot of new office uses and $0.30 per
gross square foot of new residential uses on the Subject Property. Funding
shall be provided by the Applicant prior to the issuance of the hrst initial
RUP or Non-RUP for the applicable new building. This amount shall be
adjusted annually as set forth in Proffer 62. Funds from the TDM Remedy
Fund shall be drawn upon only for purposes of immediate need for TDM
firnding and may be drawn on prior to any Annual Budget adjustments as

may be required.

(") TDM Incentive Fund. The "TDM Incentive Fund" is an account into
which the Applicant, through the TPM, shall deposit contributions to fund
a multimodal incentive program for initial purchasers/lessees within
Subject Property. Such contributions shall be made one time on a building
by building basis at the rate of $0.02 per gross square foot of new otlce
and residential uses to be constructed on the Subject Property and
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provided prior to the issuance of the first initial RUP or Non-RUP for each
new building.

(vD TDM Penaltv Fund. The "TDM Penalty Fund" is an account into which
the Applicant, through the TPM, shall deposit penalty payments as may be
required pursuant to this Proffer for non-attainment of trip reduction goals.
The County may withdraw funds from the TDM Penalty Fund for the
implementation of additional TDM Program elements/incentives and/or
congestion management within or proximate to the Spring Hill Station
area. To secure the Applicant's obligations to make payments into the
TDM Penalty Fund, the Applicant shall provide the County with a letter of
credit or a cash escrow as firther described below.

Prior to the issuance of the first RUP or Non-RUP for each new buildins
on the Subject Property, the Applicant shall:

a. Establish the TDM Penalty Fund, if not previously established by
the TPM.

b. Deliver to the County a clean, irrevocable letter of credit issued by
a banking institution approved by the County or escrow cash in an
interest-bearing account with an escrow agreement acceptable to
DPWES to secure the Applicant's obligations to make payments
into the TDM Penalty Fund (the "Letter(s) of Credit or Cash
Escrow(s)"). The Letter(s) of Credit or Cash Escrow(s) shall be
issued in an amount equal to $0.10 per gross square foot ofnew
office uses and $0.05 per gross square foot of new residential uses
shown on the approved site plan for each new building on the
Subject Property. Until the Letter(s) of Credit or Cash Escrow(s)
has been posted, the figures in the preceding sentence shall be
adjusted annually as set forth in Proffer 62. Once the Letter(s) of
Credit or Cash Escrow(s) has been posted, there shall be no further
adjustments or increases in the amount thereof. The Letter(s) of
Credit or Cash Escrow(s) shall name the County as the beneficiary
and shall permit partial draws or a f.rll draw. The foregoing stated
amount(s) of the Letter(s) of Credit or Cash Escrow(s) shall be
reduced by the sum of any and all previous draws under the
Letter(s) of Credit or Cash Escrow(s) and payments by the
Applicant (or the TPM) into the TDM Penalty Fund as provided
below.

(vii) Monitoring. The Applicant shall verifu that the proffered trip reduction
goals are being met through the completion of Person Surveys and
Vehicular Trip Counts of residential and/or offrce uses and/or other such
methods as may be reviewed and approved by FCDOT. The results of
such Person Surveys and Vehicular Trip Counts shall be provided to
FCDOT as part of the Annual Report. Person Surveys and Vehicular Trip
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Counts shall be collected for the Subject Property beginning one year
foliowing issuance of the final initial RUP or Non-RUP for the first new
office or residential building to be constructed on the Subject Property.
Person Surveys shall be conducted every three (3) years and Vehicular
Trip Counts shall be conducted arurually until the results of three (3)
consecutive traffrc counts collected upon Stabilization show that the
applicable trip reduction goals have been met. Thereafter, Person Surveys
and Vehicular Trip Counts shall be conducted every five (5) years.
Notwithstanding the aforementioned, at any time prior to or after
Stabilization, FCDOT may suspend or relieve the Applicant of annual
Vehicular Traffic Counts or triennial Person Survevs if conditions wanant.

Remedies and Penalties.

(D Prior to Stabilization. If Prior to Stabilization the TDM Program
monitoring reveals that the Maximum Trips After Reduction for the
Subject Property is exceeded, the TPM shall meet and coordinate with
FCDOT to address, develop and implement such remedial measlues as

may be, but not limited to those, identified in the TDM Plan and Annual
Report.

Such remedial measures shall be funded by the TDM Remedy Fund as

may be necessary and based on the expenditure program that follows:

Trip Goals Exceeded
Up to 1%
1.70io to 30

3.70io to 60

6.1Vo to ljVo
Over 10o/o

Remedv Expenditure
No Remedy needed
l% of Remedy Fund
2% of Remedy Fund
4% of Remedy Fund
8% of Remedy Fund

If the results of the Vehicular Trip Counts conducted show that the trip
reduction goals have been met on the Subject Property for three (3)
consecutive years in accordance with the goals outlined in the table below,
then a portion ofthe Remedy Fund as outlined in those same tables below
shall be released to the building owners tluough the TPM. The amount
released shall be relative to the amount contributed by those buildings
constructed and occupied at the time Vehicular Trip Counts were
collected. Any funds remaining in the Remedy Fund after such release
shall be carried over to t}re next consecutive three (3) year period.
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Up to 65,000,000 Square Feet of GFA in Tysons

Meet or Exceed Trip
Goal for 3 Years Bv:

Cumulative 7o Remedy
Fund Returned

0.0%-4.9o/o 30%

5.% - 10% 50%

tD.t% - t5% 65%
15.1% - l8% 80%

It.t - 20% 90%
>2004 r00%

65-8,!000,000 Square Feet of GFA in Tysons

Meet or Exceed Trip
Goal for 3 Years Bv:

Cumulative %o Remedy
Fund Returned

0.0%-4S% 50%

5%-rcqo 65%

tD.t% - t3% 80%
t3.t% - 15% 90%

>15%:ot l00o/o

84-90,000,000 Square Feet of GFA in Tysons

Meet or Exceed Trip
Goal for 3 Years Bv:

Cumulative 7o Remedy
Fund Returned

0.0%-4s% 6s%

5o/o - 8o/o 80%

8.1%- 10% 90%
>lj%o 100%

90-96,000,000 Square Feet of GFA in Tysons

Meet or Exceed Trip
Goal for 3 Years Bv:

Cumulative 7o Remedy
Fund Returned

0.0%-4.9% 80Vo

5%-8% 90%
>8o/o 100%

96-113,000,000 Square Feet of GFA in Tysons

Meet or Exceed Trip
Goal for 3 Years Bv:

Cunulative 7o Remedy
Fund Retumed

0.0%-4.9% 9jYo

>sYo 1.00%

113,000,000+ Square Feet ofGFA in Tvsons

Meet or Exceed Trip
Goal for 3 Years Bv:

Cumulative 7o Remedy
Fund Returned

>jYo 100%
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There is no requirement to replenish the TDM Remedy Fund at any time.
Any cash left in the TDM Remedy Fund shall be released to the Applicant
once three (3) consecutive annual Vehicular Ttip Counts conducted show
that the Marimum Trips After Reduction have not been exceeded.

Following Stabilization. If the TDM Program monitoring reveals that the
Maximum Trips After Reduction for the Subject Property is exceeded,
then the TPM shall meet and coordinate with FCDOT to address, develop
and implement such remedial measures as may be identified in the TDM
Plan and Annual Report and funded by the TDM Remedy Fund as may be
necessary, commensurate with the extent of deviation from the Maximum
Trips After Reduction goal as set forth in accordance with the expenditure
schedule outlined above.

If the results of the Vehicular Trip Counts conducted upon-Stabilization
show that the trip reduction goals have been met site-wide for three (3)
consecutive years in accordance with the goals outlined on the table
above, then any remaining Remedy Funds shall be released back to the
building owners through the TPM.

If despite the implementation of remedial efforts, the applicable Maximum
Trips After Reduction (based on the existing development levels in the
Tysons Comer Urban Center as described in this Proffer are still exceeded
after three (3) consecutive years, then, in addition to addressing further
remedial measures as set forth in this Proffer, the TPM shall be assessed a
penalty according to the following:

Exceeded Trip Goals Penalty
l,ess than 17o No Penalty Due
1o/o to 3Vo 5% of Penalty Fund
3.lVo to 6Yo l0% of Penalty Fund
6.1Vo lo 10%o l5% ofPenalty Fund
Over l0%o 20% of Penalty Fund

Penalties may be incurred in subsequent Stabilization years when the
applicable Maximum Trips After Reduction for the Subject Property
continue to be exceeded and provided there are funds still available in the
Penalty Fund.

The Applicant through the TPM shall make the payments required by this
Proffer into the TDM Penalty Fund upon written demand by the County,
and the County shall be authorized to withdraw the amounts on deposit in
the TDM Penalty Fund. If the TPM fails to make the required penalty
payment to the TDM Penalty Fund within thirty (30) days after written
demand, the County shall have the ability to withdraw the penalty amowrt
directly from the Letter(s) ofCredit or Cash Escrow(s).
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The maximum amount of penalties associated with the Subject Property,
and the rnaximum amount the TPM shall ever be required to pay pumuant
to the penalty provisions of this Proffer, including prior to and after
Stabilization, shall not in the aggregate exceed the amount ofthe Letter(s)
of Credit or Cash Escrow(s) determined and computed pursuant to the
provisions of this Proffer. There is no requirement to replenish the TDM
Penalty Fund at any time. The Letter(s) of Credit and/or any cash Ieft in
the Cash Escrow(s) shall be released to the Applicant through the TPM
once three (3) consecutive Vehicular Trip Counts conducted after
Stabilization show that the Maximum Trips After Reduction for the
Subject Property have not been exceeded.

Additional Trip Counts. If an Annual Report indicates that a change has occurred
that is significant enough to reasonably call into question whether the applicable
vehicle trip reduction goals are continuing to be met, then FCDOT may require
the TPM to conduct additional Vehicular Trip Counts (pursuant to the
methodology set forth in the TDM Plan) within 90 days to determine whether in
fact such objectives are being met. If any such Vehicular Trip Counts
demonstrate that the applicable vehicle trip reduction goals are not being met,
then the TPM shall meet with FCDOT to review the TDM strategies in place and
to develop modifications to the TDM Plan to address the surplus oftrips.

Review of Trip Reduction Goals. At any time and concurrent with remedial
actions and/or the payment of penalties as outlined herein, the TPM may request
that FCDOT review the vehicle trip reduction goals established for the Subject
Property and set a revised lower goal for the Subject Property consistent with the
results of such surveys and traffic counts provided for by this Proffer. In the
event a revised lower goal is established for the Subject Property, the Maximum
Trips After Reduction shall be revised accordingly for the subsequent review
period without the need for a PCA.

Continuine Imolementation. The TPM (through the UOA) shall bear sole
responsibility for continuing implementation of the TDM Program and
compliance with this Proffer after the end of the Applicant Control Period. The
TPM shall continue to administer the TDM Program in the ordinary course in
accordance with this Proffer including submission of Annual Reports.

Notice to Owners. All owners of the Subject Property shall be advised of the
TDM Program set forth in this Proffer. The then cunent o",!'ner shall advise all
successor owners and/or developers of their funding obligations pwsuant to the
requirements of this Proffer prior to purchase and the requirements of the TDM
Program, including the annual contribution to the TDM Program (as provided
herein), shall be included in all initial and subsequent purchase documents.

Enforcement. If the TPM fails to submit a report to FCDOT within the time
frames required by this Proffer, the TPM shall have sixty (60) days within which
to cure such violation. If after such sixty (60) day period the TPM has not

G.

I.
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submitted the delinquent report, then the TMP (or UOA as applicable) shall be
subject to a penalty of $100 per day up to a maximum of $36,500 per incident
until such time as the report is submitted to FCDOT. Such penalty shall be paid to
Fairfax County to be used for transit, transportation, or congestion management
improvements within the vicinity of the Subject Property.

Transportation Demand Management for Retail/Hotel Uses. As provided in the above
Proffer, certain components of the TDM Plan are applicable to and would benefit the
retail and/or hotel uses proposed on the Subject Property. Therefore, the Applicant will
provide an additional TDM program tailored to specifically serve the Retail and/or Hotel
Uses (the "Retail,/Flotel TDM Program"), which may be developed on the Subject
Property. In no event will remedies and/or penalties be assessed against any Retail/Hotel
Uses.

Goals of the Retail,/Hotel TDM Program. Because tenants of the Retail stores and
Hotels and their employees work hours that are atlpical ofthe standard work day,
these tenants and their employees do not necessarily travel to and from the
Subject Property during Peak Hours. Given this, the Retail/Hotel TDM Program
shall encourage Retail tenants, Hotel Guests and the Retail/Hotel employees to
utilize transit, carpools, walking, biking and other non-Single Occupancy Vehicle
("non-SOV") modes of transportation to travel to and from the Subject Property
rather than focusing on the specific trip reductions during the weekday AM or PM
Peak Hours.

Components of the Retail/Hotel TDM Program. The Retail^lotel TDM Program
shall include, at a minimum, the components applicable to the Subject Property
that are described in this Proffer and the additional components provided below.
These additional components may be subsequently amended by mutual agreement
between the Applicant and FCDOT. All amendments to the components of the
Retail/Hotel TDM Program contained in this Proffer shall be approved by
FCDOT and will not require a PCA.

Employee/Tenant Meetines. The TPM shall hold, at a minimum, an annual TDM
meeting with the Retail store tenants and Hotel Managers, and their respective
employees, to review the available transit options, changes in transit service and
other relevant transit-related topics. Based on these meetings, the TPM shall
work with Fairfax County to consider changes to the relevant services, such as

changes to bus schedules, if such changes would provide better service to the
Subject Property tenants and their employees.

Regional TDM Programs. The TPM shall make information available to Retail
store tenants, Hotel Guests and the Retail/Hotel employees about regional TDM
progftrms tlat promote altemative commuting options. This shall include
information on vanpools, carpools, guaranteed ride home and other programs
offered by organizations in the Washington, D.C. Metropolitan Area.

B.

C.

D.
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E. Retail/Hotel TDM Proeram Participation Outreach. The TPM shall endeavor in
good faith to encourage participation by Retail store tenants and Hotel
Management in the Retail/Hotel TDM Program, including the encouragement of a
financial participation by such tenants through their direct offering of transit
benefit programs and transit incentives to their employees. The TPM shall include
a report to the County with respect to the activities described in the TDM Proffer
as part of the Annual Report to be filed with the County. This report shall include
detailed accounts of the outreach efforts and the feedback and response from the
tenants.

Existine Uses. Certain components of the TDM Plan may be applicable to and could
benefit tenants/employees of the existing uses on the Subject Property. The TPM shall
make available information on those components to any existing occupied use which is
located on the Subject Property. Such uses shall not be subject to monitoring nor will
remedies and penalties be assessed against those existing uses.

AFFORDABLE/WORKFORCE HOUSING

Affordable Dwelline Units. If required by the provisions of Part 8 of Article 2 of the
Zoning Ordinance, Affordable Dwelling Units ("ADUs") shall be provided pursuant to
said regulations unless modified by the ADU Advisory Board.

Workforce Dwelling Units. In addition to any ADUs that may be required pursuant to
these Proffers, the Applicant shall also provide for-sale and/or rental housing units on the
Subject Property in accordance with the Board of Supervisors' Tysons Corner Urban
Center Workforce Dwelling Unit Administrative Policy Guidelines dated June 22,2010.
Workforce Dwelling Units ("WDUS") shall be provided such that the total number of
ADUs, if any, plus the total number of WDUs results in not less than twenty percent
(20o/o) of the total residential units constructed as part of the Proposed Development. The
20% applies to the total number of dwelling units to be constructed on the Subject
Property. If ADUs are provided in the development, both the ADUs and the ADU bonus
rmits shall be deducted from the total number of dwellins units on which the WDU
calculation is based.

The WDUs generated by each residential building on the Subject Property shall be
provided within said building, however the Applicant reserves the right to consolidate the
WDUs into one or more buildings with the build-out of the Subject Property and thereby
increase tlre number of WDU units in one or more buildings beyond twenty percent
(20%) with a corresponding decrease in the number of WDU units in the other buildings.
The WDUs in each building shall have a bedroom mix similar to that provided in the
market rate units in such building. Additionally, in the event that parking spaces are
guaranteed to be made available for lease to individual market rate dwelling units, at
least one (1) parking space shall be made available for lease by each ADU and/or WDU
in the development.

^.,

48.

Page 50



49.

Notwithstanding the foregoing, should the Board of Supervisors' policies related
Workforce Dwelling Units in Tysons Comer be amended, the Applicant reserves the
right, at its sole discretion, to opt in to the new policies, in part or in whole, without the
need for a PCA and, if the Applicant so opts into any such new policies, the provisions of
this Profler which relate to the new policies ofthe Board 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 binding written 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 accordance 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.

Office and Non-Residential Contributions to Affordable/Workforce Housinq. For new
office and other non-residential uses on the Subject Property, the Applicant shall select,
within its sole discretion, one of the following two options for contributing toward the
provision of affordable and/or workforce housing within Tysons Comer. These
contributions shall be made to the Board, be deposited in a specifrc fund to be used solely
for this purpose within Tysons Comer and shall be payable at the time of issuance of the
first Non-RUP for new office or other non-residential buildings on the Subject Property
The options shall consist of either (i) a one-time contribution of $3.00 for each square
foot ofGFA of new office or other non-residential use, or (ii) an annual contribution of
$0.25 for each square foot of GFA of new offrce or other non-residential use continuing
for a total of 16 years. Under either option, GFA associated with Retail/Service uses and
oublic uses are excluded from the contribution.

PARK AND RECREATIONAL FACILITIES

Publicly Accessible Parks and Recreational Facilities. The Applicant shall provide park
spaces and recreational facilities on the Subject Property that will be open and accessible
to the general public as depicted on the CDP. For areas that are not specifically dedicated
to the Fairfar County Park Authority C'FCPA) for park purposes, the Applicant shall
retain the area(s) in fee simple, record public access easement(s) ensuring that the park
space is open to the public for periods of times consistent with traditional Fairfax County
parks, or other times as agreed to with the FCPA, subject to usual and customary rules
and regulations, and provide for perpetual private maintenance. The Applicant shall also
enter in to an agreement with FCPA to plan and coordinate activities and events within
the publicly accessible park areas and shall coordinate with FCPA to ensure such park
areas are included on the FCPA's website to encourage public use. A wayfinding and
signage system shall be developed in coordination with FCPA at the time ofFDP and site
plan approval and installed by the Applicant to ensure the public can easily identifu and
access all publicly accessible park spaces. The following parks and facilities shall be
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provided as generally shown on the CDP, witl more specific details provided at the time
of FDP approval. Additional or substitute recreational facilities to those listed below may
be approved with the FDP provided such facilities result in an equivalent or enhanced
quality of recreational opportunities. With each FDP that includes publically accessible
park areas, the Applicant shall assess the opportunity to increase active recreational
facilities over that shorur on the CDP and orovide additional active recreational facilities
when feasible.

Public Urban Park North (1) - A skeet level plaza of approximately 36,000
square feet is to be located between Buildings D3 and D4 as generally depicted on
Sheets L-7 and L-10. This civic plaza shall remain in private ownership as a
public park space with appropriate access easements as noted in these Proffers.
The park shall be constructed commensurate with the construction of Buildings
D3 and D4 and shall include:

(i) a mixture ofhardscaping and landscaping;

(iD outdoor seating; and

(iiD a designated space to accommodate public art, including visual arts
exhibits and small scale performing arts.

The Applicant shall coordinate with FCPA to permit and publicize art
performances, art fairs, and rotating art exhibits within the park.

Public Urban Park (2) -A street level park of approximately 14,500 square feet is
to be located at the corner of Tyco Road and Broad Street as generally depicted
on Sheets L-7 and L-16 of the CDP. The Applicant shall offer to dedicate this area
to the FCPA for park purposes at the time of site plan approval for Building D4.
Based on the FCPA's decision with regard to dedication and use of this park area,
the park area shall be developed in one ofthe following manners:

(0 Should FCPA decide to accept dedication and maintenance of the park
area with the intention of utilizing it as a public park, the Applicant shall
construct on the site either: l) a skate park with "skateable art",
hardscaping, landscaping, and outdoor seating; 2) a dog park with
hardscaping, landscaping, fencing and outdoor seating; or 3) a park with
altemative substitute recreational facilities as may be determined at FDP.
The park shall be designed to allow futue expansion on to adjacent
property.

(i0 Should Fairfax County and FCPA, in consultation with the Providence
District Supervisor, decide that they prefer to accept dedication ofthe park
area for the purpose of selling or trading it for parkland elsewhere in the
Tysons West area, the Applicant shall not construct the skate park, but
shall instead install and maintain a fenced area on the site appropriate for
dos exercise area on an interim basis until such time as the land is sold or
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traded. Under these circumstances, t}re Applicant shall contribute the
estimated cost of the proposed skate park component and outdoor seating
to the County for use in developing park facilities in the Tysons West area.

(iii) Should FCPA decide not to accept dedication of the park area, the park
area shall remain in private ownership as a public park space with
appropriate access easements as noted in these Proffers. Under these
circumstances, the Applicant shall develop the park area as either: l) a dog
park with hardscaping, landscaping, and outdoor seating; or 2) a park with
altemative substitute recreational facilities as may be determined at FDP.
The Applicant shall enter into an agreement with FCPA for the Applicant
or its successors to provide perpetual maintenance ofthe park.

(iv) Construction of the park improvements shall be substantially complete
within l8 months of the issuance of the first RUP for Building D4 and
dedication, if applicable, shall occur prior to bond release for that same
building.

Public Urban Park (3) - a street level plaza of approximately 4,350 square feet is
to be located adjacent to Buildings D5 as generally depicted on Sheets L-7. It
shall include hardscaping, specialty landscaping and outdoor seating, the details
of which shall be detailed at FDP. The park design may also need to
accommodate an interim fire lane tum-around until such time as Pierpoint Street
is extended to the west. This plaza shall remain in private ownership as a public
park space with appropriate access easements as noted in tlese Proffers.

Public West Skv Park (4) - an elevated park of approximately 29,000 square feet
to be located a top the parking podium of Building Dl as generally depicted on of
the CDP. Well marked entrances and elevators to the West Sky Park shall be
provided from Pierpoint Street and Leesburg Pike, similar in character to that
shown on Sheet 4-19.0 of the CDP. As shown on Sheets L-11 and L-12 of the
CDP, the West Sky Park shall include:

(D a running track;

(iD golfputtinggreens;

(iii) a yoga/exercise area; and

(i") outdoor seating.

It is anticipated that the West Sky Park could be expanded with the potential
development ofbuildings to the east and that the expanded space could be utilized
for a partial athletic field in lieu of some of the uses specified above. Should this
occur, the Applicant shall grant the necessary easements to facilitate construction
of the park expansion by others.

Page 53



51.

E. Public East Sky Park (5) - an elevated park of approximately 13,500 square feet
to be located a top the parking podium of Building D6 as depicted on the CDP.
Well marked entrances and elevators to the East Sky Park shall be provided from
Pierpoint Street and Leesburg Pike, similar in character to that shown on Sheet A-
19.0 of the CDP. As shown on Sheet L-13 and L-14 of the CDP. the East Skv
Park shall include:

(D play area for children ages 2-5;

(iD play area for children ages 5-12;

(iiD loose chairs and lounges; and

(iv) small outdoor cafe or vending station.

It is anticipated that the East Sky Park could be expanded with the potential
development ofbuildings to the south. Should this occur, the Applicant shall grant
the necessary easements to facilitate construction ofthe park expansion by others.

Private Amenities and Recreation Facilities for Residents. The Applicant shall provide
on-site recreational facilities for the future residents of the Subject Property. Pursuant to
Par. 2 of Sect. 6-l l0 of the Zoning Ordinance regarding developed recreational facilities,
the Applicant shall expend a minimum of $ 1700 per market-rate and workforce
residential rnit on such recreation facilities. Prior to final bond release for each building
constructed on the Subject Property, the balance of any funds not expended on-site, as
determined by DPWES shall be contributed to the FCPA for the provision of recreation
facilities serving Tysons Comer.

The specific facilities and amenities to be provided for each individual residential
building or shared between two or more buildings, which shall be for the use and
enjoyment of those building(s) residents, shall be determined at the time of FDP
approval. Amenities to be provided may include but not be limited to:

A. Private exterior recreational areas/courtyards on the upper level of the parking
podiums with seating areas, specialty landscaping, lawn and/or shaded areas and
hardscape areas, and may also include a volleyball court, putting green, bocci
court, boules court, board game tables, or similar recreational facility as generally
shou.n on Sheets L-I5 of the CDP or as may be approved with the FDP;

B. Private exterior recreational area on the roof or podium level with a swimming
pool, lounge deck, and shade structure;

C. Interior fitness center, a minimum of 1,000 square feet in size, fumished with
exercise equipment such as stationary bikes, treadmills, weight machines, free
weights, etc., but not necessarily staffing; and

D. Clubroom for resident gatherings and/or media/entertainment center.

Page 54



52. Athletic Field Construction. To address the Comprehensive Plan's recommendations
regarding the provision of athletic fields in Tysons, the Applicant shall provide a
contribution of $0.75 for each gross squ{re foot of new space constructed on the Subject
Property to the FCPA to fund the design and construction of a new rectangular athletic
field with synthetic turf and field lights within the FCPA Raglan Road Park, as may be
shown on an approved park master plan for Raglan Road Park (the "Raglan Road Park
Field"). The contributions shall be payable at the time of issuance of the first RUP or
non-RUP as applicable, for each new building on the Subject Property.

In the event, the Raglan Road Park Field is constructed by the County or FCPA prior to
all proffered funds from the Subject Property being collected, or altematively Raglan
Road Park Field is not constructed, said contributions to the FCPA may be utilized to
support the provision of other active recreation facilities either through land acquisition
or facility development in Tysons.

PUBLIC FACILITIES

Fire and Rescue Station Contribution. The Applicant shall contribute $2.00 per new
square foot of GFA constructed on the Subject Property for the construction of a new
Fairfax County Fire and Rescue Station (the "New Station") on property subject to RZ
2010-PR-014-8. The contributions shall be payable at the time of issuance of the first
RUP or non-RUP as applicable, for each new building on the Subject Property. Any such
contributions due prior to delivery of the New Station to Fairfax County shall be paid by
the Applicant to Fairfa,r County. Any such contributions following the delivery of the
New Station to Fairfax County shall be paid by the Applicant directly to the applicant of
RZ 2010-PR-014-B, or its successors or assigns. In this instance, the Applicant shall
demonstrate to DPZ and DPWES, as applicable, that such contribution has been made
prior to the issuance of the first RUP or Non-RUP for each new building.

Interim Fire Station Circulation Imorovements. In the event that the existing Fire and
Rescue Station on the Subject Property has not been relocated by the time Building D5 is
constructed or Pierpoint Street is constructed across Parcel 578, the Applicant shall
provide interim circulation improvements to the existing Fire and Rescue Station as
generally shown on Sheets l8 through 18B of the CDP, if such improvements have not
been previously completed by others. During the construction of the improvements, the
Applicant shall ensure that the existing station remains fully functional, with the ability to
maintain fire and rescue operations, fuel and test equipment, and park a minimum of 22
cars. Testing of equipment and parking of cars may occur off-site on adjacent properties,
as may be approved by the Fire Department. Modifications to the interim improvements
may be permitted without the need for a PCA, CDPA or FDPA with approval of DPZ and
the Fairfax County Fire & Rescue Departrnent. The improvements shall be completed
prior to the issuance of the first RUP or Non-RUP for Building D5.

Public School Contribution. Per the Residential Development Criteria Implementation
Motion adopted by the Board of Supervisors on September 9, 2002, and revised July,
2006, the Applicant shall contribute $9,378 per expected student (based on a ratio of
0.087 student per multi-family residential unit) to the Fairfax County School Board to be
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utilized for capital improvements to schools that serve the Tysons Comer area. Such
contribution shall be made on or before the issuance ofthe first RUP for each residential
building on the Subject Property and shall be based on the actual number of dwelling
units built in each building.

If, prior to site plan approval for the respective residential buildings, Fairfax County
should modiff, on a county-wide basis, the expected ratio of students per subject multi-
family unit or the amount of the contribution per student, the amount of the contribution
shall be modified for that building to reflect the then current ratio and/or contribution.

Electric Transmission Line Relocation. The Applicant shall make a monetary
contribution to Fairfa.r County towards the relocation and undergrounding by others of
the existing electric transmission line located between the Dominion Power Tyco electric
substation and a future Dominion Power substation anticipated to be located south of
Route 7. The Applicant's percentage share of this undergrounding project shall be equal
to the percentage of linear feet of the existing transmission line actually located on the
Subject Property, however in no event shall the Applicant's share exceed $150,000. Said
contribution shall be provided prior to the issuance of the initial RUP or Non-RUP for
Building D4.

Arts and Entertainment. The Applicant shall coordinate with the Fairfax Arts Council to
identifu art related uses that may be appropriate to include in the Proposed Development.
Such uses may, at the Applicant's sole discretion, be included on an interim or permanent
basis.

STORMWATER MANAGEMENT

Stormwater Management.

Stormwater Management (SWM) measures for the Subject Property shall be
designed to protect receiving waters downstream of Tysons Comer by reducing
runoff from impervious surfaces using a progressive approach. This progressive
approach shall, to the maximum extent practicable, strive to retain on-site and/or
reuse the first inch of rainfall. Proposed SWM and Best Management Practice
(BMP) facilities shall follow a tiered approach as identified by the County which
may include infiltration facilities (where applicable), rainwater
hawesting/detention vaults, runoff reducing and other innovative BMPs.

Plans shall make use of certain LID techniques that will aid in runoff volume
reduction and promote reuse throughout the site. As a part of the LID techniques
proposed, the Applicants shall provide green roofs both intensive and/or
extensive. Other LID techniques may include, but not be limited to, tree box
filters, pervious hardscapes/streetscapes, and stormwater reuse for landscape
inigation and air conditioning unit makeup water.

Page 56



B.

Additionally, the SWM facilities shall be designed to accommodate not just the
pre-developed (existing) peak release rates, but also strive to preserve and/or
improve the pre-developed (existing) runoff volumes as contemplated within
current LEED requirements, depending on the existing impervious condition. The
above noted SWM Facilities shall be designed to (where applicable) meet the
requirements of LEED 6.1 and 6.2 for each building/phase of the development
based upon the LEED Boundary identified with each building/phase.

At the time of each FDP, the Applicant shall provide calculations for that phase
showing the proposed volume reductions and shall work cooperatively with
DPWES and DPZ to ensure that the first inch of rainfall is retained or reused to
the maximum extent practicable. This requirement may be met on an individual
building basis or based upon the total area of the Subject Property. Extended
detention facilities and extended release techniques may be used to augment the
proposed volume reductions. It is funher understood that interim or temporary
SWM and BMP measures may be required during any interim phase of the
Proposed Development.

Each FDP shall include the location and preliminary design of the SWM facilities
including the access points to underground vaults. Access points, detailed at the
time ofFDP, shall be located outside of the landscape amenity panel and sidewalk
zone of the streetscape.

With each subsequent site plan, the Applicant shall provide refined calculations
illustrating conformance with the proposed volume reductions shor.vn on the FDP.
The specific SWM facilities shall be determined at the time of site plan, and as

may be approved by the DPWES. While it is anticipated that compliance with the
goal of retaining and/or reusing the first inch of rainfall will be confirmed at site
plan by utilizing the proposed retention credits identified by Fairfax County as
part of their stormwater spreadsheet, the Applicant reserves the right to utilize any
combination of LIDs (existing and future) measures to meet this goal, subject to
the review and approval of DPWES.

It is understood that seasonal variations in reuse water demand will create
fluctuations in the draw down period, and as such, the stormwater system will be
designed (to the extent practicable) to not exceed 10 days of storage. If storage
time exceeds 10 days, the Applicant shall have the right to discharge excess
volumes off site at release rates as allowed by the PFM or approved by the
Director.

MISCELLANEOUS

Zonine Administrator Consideration. Notwithstanding the foregoing, upon
demonstration by the Applicant that, despite diligent efforts or due to factors beyond the
Applicant's control, the required transportation, haffic signal, publicly accessible park
areas, athletic field improvements, or other proffered improvements have been delayed
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(due to, but not limited to an inability to secure necessary permission for utility
relocations and/or VDOT approval for traffic signals, necessary easements, site plan
approval, etc.) beyond the timeframes specified, the Zoning Administrator may agree to a
later date for completion of these improvement(s).

Condemnation Procedures. The development of the Subject Property in accordance with
these Proffers anticipates the acquisition of property, rights-of-way and/or easements
from parcels that are not part of the Subject Property (collectively refened to as the "Off-
Site Parcelsi'). The Applicant shall use its good faith efforts and offer a reasonable fair
market value for said property, righlof-way and./or easements. In the event the Applicant
is not able to acquire the property, rights-of way and/or easements from the Off-Site
Parcels necessary to fulfill the obligations described herein, the Applicant shall
demonshate its efforts in writing and submit a written request to Fairfax County to
acquire the property, rights-of way and easements by means of its condemnation powers.

In conjunction with any such request, the Applicant shall forward to the appropriate
County agency: (a) plat, plans and profiles showing the necessary property, rights-of way
and/or easements to be acquired; (b) an appraisal, prepared by a MAI (Member of the
Appraisal Institute) independent appraiser approved by the County, of the value of the
property, rights-of way and/or easements to be acquired and of all damages, ifany, to the
residue of the Off-Site Parcel; (c) a sixty (60) year title search certificate of the Off-Site
Parcel from which the property, rights-of way and./or easement is to be acquired; and (d)
cash in an amount equal to appraised value of the property, rights-of-way and easements
and of all damages to the residue of the Off-Site Parcel; and (e) a copy of written offers
and counteroffers and evidence of owners refusal of such offers and counteroffers. In the
event the Owner of the Off-Site Parcel is awarded more tlan the appraised value of the
Off-Site Parcel and of the damages to the residue in a condemnation suit, the Applicant
shall pay the amount of the award in excess of cash amount to the County within fifteen
(15) calendar days of said award. It is understood that the Applicant upon demand shall
pay all other costs incuned by the County in acquiring the easements to the County.

Prior to and during any potential condemnation proceedings, the Applicant, its successors
and assigns, shall be permitted, at its own risk, to submit, process and receive approval of
the Site Plan and related subdivision plat(s), easement plats, development permits,
building plan approvals and building permits for other portions ofthe Subject Property.

Metrorail Tax District Buyout for Certain Residential Uses. At least sixty days prior to
recording any residential condominium documents for portions of the Subject Property
located within the now existing Phase I Dulles Rail Transportation Improvement District
(the "Phase I District"), the Applicant shall provide a written notice to the Director ofthe
Real Estate Division of the Fairfax County Department of Tax Administration advising
that the Applicant intends to record condominium documents for that portion of the
Subject Property. Prior to recording the condominium documents, the Applicant shall pay
to Fairfax County a sum equal to the then-present value ofPhase I District taxes based on
the use of that portion of the Subject Properfy subject to the condominium prior to this
Rezoning that will be lost as a result of recording the condominium documents, in
accordance with a formula approved by the Fairfa,r County Board of Supervisors.
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Adjustment in Contribution Amounts. All monetary contributions specified in these
Proffers, with the exception of the contributions to the Tysons Grid Fund and public
schools, shall adjust on a yearly basis from the base month of January 2013 and change
effective each January 1 thereafter, based on changes in the Consumer Price Index for all
urban consumers [982-84:100] (not seasonally adjusted) C'CPI-U), both as permitted
by VA. Code Ann. Section 15.2-2303.3.

Advanced Densitv Credit. Advanced density credit is reserved consistent with the
provisions of Par. 4 of Sect. 2-308 of the Zoning Ordinance for all eligible dedications
described herein or as may be required by Fairfax County or VDOT.

Tysons Partnership. The Applicant and successors shall become a member in the Tysons
Partnership, or its residential equivalent.

Severability. Pursuant to Section 18-204 of the Zoning Ordinance, any portion of the
Subject Property may be the subject of a PCA, Special Exception ("SE'), Special Permit
("SP"), or FDPA without joinder and/or consent oflhe owners ofthe other portions ofthe
Subject Property, provided that such PCA, SE, SP or FDPA does not materially adversely
affect the other phases. Previously approved zoning applications applicable to the balance
of the Subject Property that is not the subject of such a PCA, SE, SP or FDPA shall
otherwise remain in full force and effect.

Successors and Assigns. These Proffers will bind and inure to the benefit of the
Applicant and their successors and assigns. Each reference to "Applicant" in this Proffer
statement shall include within its meaning and shall be binding upon Applicant's
successor(s) in interest and/or tlre owners from time to time ofany portion ofthe Subject
Property during the period of their ownership.

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

EXHIBIT A: Tenants and Uses as of Date of Proffers

{A0545235.DOC / I D Profiers l/16/13 cln 003676 000010)

[SIGNATURES BEGIN ON NEXT PAGE]

Page 59



APPLICANT/CONTRACT PURCHASER
OF TAX MAP 29-3 (1)) 57B and 57G and 29-1 (1) l8C

GEORGELAS GROUP LLC

By: Theodore J. Georgelas
Its: Manager

[SIGNATURES CONTINUE ON NEXT PAGE]



TrTLE OWNER OF TAX MAP 29-3 (l)) 54A

B.P. R-EALTY, L.P.

By: MB Peacock, LLC, its General Partner

By: Michael J. Peacock
Its: Vice President

[SIGNATURES CONTINUE ON NEXT PAGE]



TrTLE OWNER OF TAX MAP 29-3 (1) 57

MCLEAN SELF STORAGE, LLC

By: The Young Group, Inc., its Managing Member

By: Robert A. Young
Its: President

[SIGNATUR.ES CONTINUE ON NEXT PAGE]



TITLE OWNER OF TAX MAP 29-1 (1) 18C and29-3 (1) 57G

RMC-TYCO, L,L.C.

By: Ravenwood Management Company, R.L.L.L.P.,
its Managing Member

By: Victor F. Rinaldi
Its: General Partner

[SIGNATURES CONTINUE ONNEXT PAGE]



TITLE OWNER OF TAX MAP 29-3 (l)) 57B

THE BOARD OF SUPERVISORS OF FAIRFAX COTINTY,
VIRGINIA

By: Edward L. Long, Jr.
Its: County Executive

[SIGNATURES CONTINUE ON NEXT PAGE]



CONTRACT PURCHASER OF TAX MAP 29-r ((r)) 57

GD SPRING HILL METRO, LLC

By: Theodore J. Georgelas
Its: Manager

By: Jef&ey B. Dierman
Its: Manager

[SIGNATURES CONTINUE ON NEXT PAGEI



CONTRACT PURCHASER OF TAX MAP 29-3 (1D 54A

GDM SPRING HILL STATION, LLC

By: Theodore J. Georgelas
Its: Manager

By: Jeffrey B. Dierman
Its: Manager

[SIGNATURES END]



Exhibit A

Tenants and Uses as of Date of Proffers

8590 Leesbure Pike/TM 29-3 ((1)) 54A:

Name Use Sq. Ft.

Mina Design Gallery,
Inc.

First Floor
Retail Sales Establishment

10,000

Arlington Motorcar
Service Inc.

Vehicle Sale, Rental, Ancillary Services
(Must Comply with Zoning SE 201)

32,406

Atlantic Motors
First Floor

Vehicle Sale Rental, Ancillary Service
(Must Comply with SE 201)

914

Body Shop Accessory to Existing Vehicle Sale, Rental, Ancillary Services Use

8501,8515,8519,8525 Tyco Road/TM 29-l ((1)) l8C:

Name Use Sq. Ft.

Papa Johns
Business Service and Supply Service

Establishment
1,546

Floor Discounters Inc. Warehouse Establishment 2,040
McCormick Paint

Works Co.
Wholesale Trade Establishment 2,888

Eurasian Service Center Vehicle Maior Service Establishment 4,503
Merrifield Oriental Rug

Inc.
Wholesale Trade Establishment 3,450

AAMCO
Transmissions

Vehicle Major Service Establishment < IAl

ExDress Auto Dreams Heavy Equipment and Specialty Vehicle Sale 2,340
Pete's Towing and

Storage, LLC
Storage Yard ) '75\
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APPENDIX 2

FINAL DEVELOPMENT PLAN CONDITIONS

FDP 201O-PR-014D

January 17,201t3

lf it is the intent of the Planning Commission to approve Final Development Plan
FDP 2010-PR-014D on property located at Tax Map 29-3 ((1)) 54A, staff recommends that
the Planning Commission condition the approval by requiring conformance with the
following development cond itions.

Any plan submitted pursuant to this final development plan shall be in substantial
conformance with the approved CDP/FDP entitled "Spring Hill Station
Demonstration Project - Building D2A," prepared by VIKA, Inc.; WDG Architecture,
PLLC; and, ParkerRodriguez, Inc., and dated June 5,2012 as revised through
January 16, 2013, and these conditions. Minor modifications may be permitted
pursuant to Sect. 16-402 of the Zoning Ordinance.

The improvements shown on Sheet C-6A of the FDP shall be installed with
development of the new residential building unless the applicant opts to provide
improvements as shown on C-68 or C-6C.

Uses in that portion of Building D2A identified as "retail/service" shall be any use
permitted in the PTC District, subject to the use limitations of Sect. 6-505 of the
Zoning Ordinance, except that the following uses shall not be permitted:

r service stations,
. seryice station/mini-marts,
. vehicle light service establishments,
o car washes,
o drive-in financial institutions,
. drive-through pharmacies,
. any other drive-through uses, or
o mini-warehouses

Vehicle sales, rental and ancillary service establishments may be permitted in
Building D2A, provided that any vehicle storage parking for such uses must be
included within the maximum required parking for the building and not in addition to
that parking.

Uses in the existing building which are designated to remain as shown on Sheet C-
64 of the FDP shall be as permitted by Proffer#5 of RZ 2010-PR-014D relating to
interim uses.

Inespective of the notes in the FDP, exterior architecture of Building D2A shall be in
substantial conformance with that shown on Sheets A2.2 throuqh A2.5 of the FDP.
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The height of the building and the parking podium may be adjusted from that shown
on Sheet A2.5 of the FDP but the height must be between the minimum and
maximum as shown and any change to the height shall be subject to review and
approval of the Department of Planning and Zoning (DPZ) and the Providence
District Supervisor prior to site plan approval.

The streetscape along the Building D2A frontage of Pierpoint Sheet shall be
designed with a pedestrian step-off area measuring at least 24 inches from face of
curb (inclusive of the curb). These step-off areas shall be constructed of pavers,
concrete or other hardscape material as approved by DPZ and the Office of
Community Revitalization. Should interim Option 3 (commercial off-street parking)
be developed for the D1 site as shown on Sheet C-6C of the FDP, and should a
parking lane be provided along the Pierpoint Street frontage of the D1 site, this
requirement shall also apply to that frontage.

The applicant shall dedicate on demand the land for the extension of Merchant
Street as shown on Sheets C-6A through C-6C ofthe FDP (and any necessary
temporary or construction easements) to permit the construction of Merchant Street
across the property. Such dedication shall not be required prior to both: (1)
approval of a site plan for Building D2A; and (2) demolition of any existing buildings
shown on Sheet C4 of the FDP which lie in the alignment for Merchant Street.
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PROFFERS
GEORGELAS GROUP LLC

RZ 2010-PR-014-E

January 1 6, 201 3

Pursuant to Section 15.2-2303(4) of the Code of Virginia (1950, as amended) and
Section 18-204 of the Zoning Ordinance of Fairfax County (1978, as amended), the property
owners and applicant, for themselves and their successors and/or assigns (hereinafter collectively
refened to as the "Applicant"), hereby proffer that the parcel under consideration and shown on
the Fairfar Cotxtty 2012 Tax Maps as 29-3 ((1)) 63C (the "Subject Properry") shall be in
accordance with the following conditions if, and only if, rezoning application 2010-PR-014-E
(the "Rezoning") is granted.

The Subject Property is part of a larger rezoning known as "Spring Hill Station" which
includes four related components identified as A, B, D and E (collectively referred to as "RZ
2010-PR-014"). The Subject Property is the subject ofRZ 2010-PR-014-E. Property identified
as 2012 Tax Map 29-3 (l) 48D is the subject of RZ 2010-PR-014-A, which was previously
approved. Property identified as 2012 Tax Map 29-3 (l)) 60C is the subject of RZ 2010-PR-
014-8, which was previously approved. Property identified as 2012 Tax Map 29-1 (1) 18C and
29-3 (1) 54A,57,578,and 5TGisthe subjectof R.Z2010-PR-014-D. RZ 2010-PR-014 is
divided into three Neighborhoods referred to as 1, 2 and 3 and six areas identified as Areas A, B,
D, E, F and G. The Subject Property is in Neighborhood 2 and is refened to as Area E.

GENERAL

1. Conieptual Development Plan. The Subject Property shall be developed in substantial
conformance with the Spring Hill Siation Demonstration Project Part E Conceptual
Development Plan ("CDP") dated June 22,2010 and revised tbrough January 11,2013,
prepared by VIKA, Incorporated, WDG Architecture, PLLC, and ParkerRodriquez, Inc.
The CDP includes two options; Option I represents the maximum office proposal and
Option 2 represents the maximum, residential proposal. The Applicant reserves the right
to develop in accord with either option or a combination of the two options. The
proffered elements of the CDP are limited to the grid of streets, general location of the
points ofaccess, general location of tl-re buildings, uses (i.e., office, residential, hotel and
retail/service), building heights, amount, general location and quality of urban park land,
and general quality and character of the streetscape. Other elements of the CDP may be
adjusted or modified with approval of future Final Development Plans ("FDPs") in
accordance with the provisions set forth in Sect. 16-402 of the Fairfax County Zoning
Ordinance (the "Zoning Ordinance").

2. Minor Modifications. Minor modifications to the CDP may be permitted as determined
by the Zoning Administrator. The Applicant shall have the flexibility to modifr the
layout shown on the CDP without requiring approval of a Conceptual Development Plan
Amendment C'CDPA") provided such changes are in substantial conformance with the
CDP as determined by the Zoning Administrator and do not affect the proffered elements
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of the CDP identified in Proffer l, pursuant to Par. 4 of Sect.16-403 of the Zoning
Ordinance.

3. Umbrella Owners' Association or Equivalent. The Applicant shall cause the recordation
ofan umbrella owners association ("UOA") or the equivalent in the form ofone or more
reciprocal easement and/or joint maintenance and/or joint development agreements, and
other governance documents as necessary (collectively referred to as "UOA or
equivalent"), to provide for various proffer and maintenance obligations, including but
not limited to, implementation of the TDM program, maintenance of the private streets
and sidewalks, streetscapes and fumishings therein, publicly accessible park areas and
any private utility systems. Such govemance documents shall be submitted to the Office
of the County Attomey to ensure they provide for the various proffers and maintenance
obligations not otherwise covered by separate agreement with Fairfax County ("the
County") and/or the Virginia Department of Transportation ("VDOT"). Said UOA or
equivalent may be expanded to include other properties subject to RZ 2010-PR-014 as

well as additional nearby properties.

PROPOSED DEVELOPMENT

4- ExislineDevelopment.

A. The Subject Property is developed with the two existing offrce buildings which
contain approximately 431,170 square feet, a structured parking garage and
surface parking lots (collectively, the "Existing Development"). The Existing
Development is currently occupied with offrce uses and accessory uses including
a child care center. The Existing Development is shown on Sheet C-4 ofthe CDP
(the "Existing Conditions Plan") and may remain in operation in its current form.

B. The Applicant may make modifications to the Existing Development that are in
substantial conformance with the Existing Development Plan. Minor
modifications and minor building additions to the Existing Development Plan
may be approved by the Zoning Adminishator pursuant to the provisions ofPar. 4
of Sect. 16-403 of the Zoning Ordinance without the need for a CDPA or FDP.
The Applicant may secure site plan, subdivision and building permit approvals
for, and make interior and minor exterior improvements to, the Existing
Development shown on Sheet C-4 but shall not be subject to transportation,
streetscape ot similar proffered improvements or be required to request deferrals
of street dedication, street construction, streetscape, sidewalk and trail
construction, streetlights, providing Tysons PTC stormwater criteria, or otler
related improvements shown on the CDP.

C. The existing parking structure and associated elements may be partially
demolished to accommodate the construction of Building E4 and Urban Park 9 or
Building E5. In that event, portions ofthe Existing Development shall be included
in the FDP for Buildings E4 and E5 for the purposes of coordinating site access,
circulation and parking, and ensuring appropriate interim conditions, but shall not
be subject to transportation, steetscape or similar proffered improvements
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5.

associated with Building E3, except as might be approved with the Building E4
and Building E5 FDPs

D. When Building E3 is submitted for FDP approval, the Existing Development shall
also be submitted for FDP approval.

Proposed Development. The maximum gross floor area ("GFA") (gross floor area as

currently defined in the Zoning Ordinance), permitted on the Subject Property is
1,083,170 squnre feet, including the Existing Development (the "Proposed
Development"). Development of the Subject Property may include any use permitted in
the Planned Tysons Corner Urban ("PTC") District, subject to the Use Limitations in
Sect. 6-505 of the Zoning Ordinance and the limitations in the development tabulations
on Sheet C-3A of the CDP and these Proffers. The primary uses of the Subject Property
shall be office, hotel and multi-family residential dwellings, which may include accessory
uses as defined by the Zoning Ordinance. The RetaiVService category provided in the
development tabulations may include any non-residential use permitted in the PTC
District, subject to the Use Limitations in Sect. 6-505, or uses accessory to the primary
use.

The maximum GFA for office uses and those other uses that generate more AM and PM
peak hour trips than hotel uses (those other uses hereinafter referred to "High-Trip
Generating Uses") shall be 851,170. For the purpose of these Proffers, High-Trip
Generating Uses shall be defined as Retail/Service uses in a single building that total
more than 58,000 GFA. However, should there be a future amendment to the Zoning
Ordinance with regard to the "High-Trip Generating Uses", the Applicant may, at its sole
discretion, opt to utilize the amended Zoning Ordinance regulations in place of this
paragraph.

The general extent and location of all Retail/Service uses shall be provided with the
submission of each FDP, and shall be subject to review and approval. The GFA allocated
to the Retail/Service category in each building as shown in the development tabulations
on Sheet C-3A of the CDP may be shifted between buildings and the overall GFA
allocated to the Retail/Service category may be increased without the need for a PCA or
CDPA as long as the proposed increase is shown on an approved FDP and the maximum
GFA for individual buildings is not exceeded. Any increase in the GFA allocated to the
Retail/Service category in a primarily residential building that is 30,000 square feet more
than that shown in the development tabulations on Sheet C-3A may require a
supplemental traffic analysis as determined by the Fairfax County Department of
Transportation ("FCDOT).

Uses allowed by special exception or special permit in the PTC District may be
authorized through a separate special exception or special permit process without the
need for a PCA or CDPA, provided the use is in general conformance with the approved
CDP and the applicable FDP.

Final Development Plans. FDPs approved for individual building sites on the Subject
Property shall establish the primary use (based on the Option 1 or Option 2 CDP
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tabulations) and the maximum GFA for each building within the limits established by
these Proffers and the CDP. The specific GFA for each building shall be established at
final site plan. If the GFA approved with the FDP is less than the maximum shown on
the CDP, the excess GFA under the selected use option may be utilized in another
building or building(s) of the same use within the Subject Property, provided the excess
GFA can be accommodated within the maximum building height(s) shown on the CDP
and subject to approval of the applicable FDP(s) or FDPA(s) for the buildings
transferring and utilizing the excess GFA. In addition, the following information shall
be provided with each FDP not filed concurrently with this rezoning application.

A. Overall Tabulation. A tabulation indicating the development status ofall property
subject to RZ 2010-PR-014 A, B, D and E to include a listing of all existing and
proposed buildings, along with the GFA, uses and parking approved on the CDP,
FDP and site plan as may be applicable. The tabulation shall identif the
reassignment of any excess GFA (as compared with what was originally shown
on the applicable CDP) and shall be updated with each subsequent FDP and site
plan approved for the Subject Property. A similar tabulation shall be provided on
all site plans for the Subject Property.

B. Tree Canopy Calculation. A tabulation indicating the tree canopy calculations of
all property subject to RZ 2010-PR-014 A, B, D and E to be updated with each
subsequent FDPA and site plan approved for the Subject Property.

C. TDM Supplement. A copy of the previous TDM Annual Report, if available, to
determine progress toward attaining TDM goals and any planned modifications to
the TDM program.

D. Sight Distance. Vehicular sight distance lines at all intersections within, and
adjacent to, the FDP area overlaid on the Landscape Plan as provided in Proffer
20D.

E. Utilities. Approximate location of existing and proposed utilities to serve the area
of the FDP including the location of the any utility vaults and maintenance points
to stormwater management facilities overlaid on the Landscape Plan.

F. Proposed Uses. A list of proposed uses and demonstration of how such uses meet
the applicable "Use Limitations" of Section 6-505 of the Ordinance.

G. Architectural Elements. Specific information on architectural elements as
provided in Proffer 8.

H. Build-to-Lines. Refinement of the build+olines based on proposed uses, location
of possible outdoor dining areas, and identification of awnings and canopies that
extend beyond the building zone, as provided in Proffer 9.

I. Streetscape. A graphic depiction of, and any adjustments to, the activated
streetscape elements as provided in Proffer l0 and refinement of and adjustments
to. steetscaDe elements as orovided in Proffer 21 .

Page 4



J. Garage Treatments. Proposed parking garage fagade treatments as provided in
Proffers I and 11.

Landscaping. Detailed landscape plans as provided in Proffer 20.

Streetscape Fumishings. Submission ofa "Streetscape Furnishing and Materials
Plan" as provided in Proffer 21.

Interim Conditions. Identification of specific proposed interim conditions within
the FDP area and outside the FDP area as provided in Proffer 22.

Phasing. Identification of specific proposed phased improvements in accordance
with Proffer 7 and those generally set forth on the phasing-related exhibits
provided on Sheet A-4.0 of the CDP.

Parking Spaces. Refinement of the number of parking spaces as provided in
Proffer 3 5.

Parks and Recreation. Specific park details, site amenities and substitute
recreation facilities as provided in Profler 48.

Residential Amenities. Specific facilities and amenities to be provided for each
residential building

Stormv/ater Management. Identification of specific stormwater management
facilities and access points to undergrorurd vaults as provided in Proffers 21 and

Rights-of-way. Identification of proposed rights-of-way lines associated with
oublic street.

If requested by the District Supervisor, individual FDPs for the Subject Property which
are not concurrent with this original rezoning or filed in conjunction with a PCA shall be
subject to review by the Board of Supervisors to determine if the FDP is in accordance
with the approved CDP and complies with applicable zoning district regulations. The
Applicant shall provide written notice to the District Supervisor upon initial submission
of each FDP or FDPA application filed after approval of this original rezoning that is not
filed concurrently with a PCA application, requesting a determination by the District
Supervisor as to whether review by the Board of Supervisors is waranted.

Development Phasing. The Proposed Development includes frve (5) buildings, which are
identified on the CDP as Buildings El through E5. Buildings E3 through E5 are new
buildings. Development of each new building may proceed in any order provided that
each such building provides the phasing conditions depicted for such building on the
CDP and that all proffers that apply to such building are addressed with the
redeveiopment of that building. Where a proffer establishes an obligation that applies to

K.

L.

M.

N.

o,

P.

a.

7.
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9.

a building, reference to "Applicant" in such proffer shall mean the party undertaking the
development of such building.

The Applicant shall construct the grid of streets and provide pedestrian improvements,
public parks, private amenities and public facilities on the Subject Property in
conjunction with the development of each new building in accordance with the phasing
exhibits provided on Sheet A-4.0 ofthe CDP and as further described in these Proffers. In
addition, interim improvements as outlined in Proffer 22 and as may be determined at
time of FDP approval shall be provided commensurate with the construction of each
building. Adjustments to the phasing may be approved with FDP approvals without the
requirement for a PCA or CDPA, provided the adjustments do not materially adversely
affect the other phases. For purposes of these Proffers "construct" shall mean that: 1) a
committed road improvement is substantially complete and is available for use by the
public for travel whether or not the improvement has been accepted for maintenance by
the state, and 2) a committed publicly accessible park space improvement is substantially
complete and open to use by the public for use whether or not the improvement has been
accepted by the County or FCPA.

ARCHITECTURAL DESIGN

Buildins Desien. The architectural treatment of all buildings within the Proposed
Development shall create a sense of identity and place, and shall create human scale
through the use of unifying elements such as materials, textures, color, window
treatments, decorative details, lighting, and landscaping. Buildings shall be designed with
high quality architecture and building materials that are typically used on the exterior of
Class A office buildings and residential, retail and hotel buildings of a similar quality.
FDPs shall specify design information on building materials, architecture, parking garage
and loading space treatments, and specific features designed to activate streetscapes as
described in Proffer 10. A minimum of 10 percent (10%) of all dwelling units shall be
designed and constructed with some Universal Design features as determined by the
Applicant to promote visitability.

Build+o-Lines. Build-tolines C'BTL') have been established as depicted on Sheets C-6
and C-6A of the CDP, to create an urban, pedestrian-oriented environment where
buildings are located close to the street and pedestrian/streetscape areas are located
between the buildings and the streets. In general, building facades are intended to be
configured in such a way as to provide a continuous street wall along this line, but
modifications to either side of the BTL shall be permitted, provided such modifications
are in general conformance with the CDP and are shown on an approved FDP. Awnings
and other architectural canopies attached to the building frontage that project out from the
BTLs shall not extend beyond the building zone, except as may be shown on an approved
FDP. At the time of FDP approval, the Applicant shall identifr possible locations along
the street level for expanded areas for outdoor dining adjacent to cafes and restaurants
and shall provide appropriate building mnes for such uses.

Activated Streetscapes and Ground Floor Elements. The ground floors of Buildings E3,
E4 (Optionl) and E5 (Optionl) shall be designed and constructed with ground floors

10.

Page 6



having an average floor to floor height of 16 feet to accommodate potential non-
residential uses designed to activate the stxeetscape. In addition, the Applicant shall
provide for a hierarchy of activated streetscapes throughout the Subject Property as

delineated on Sheet L-10 of the CDP and described below. The specific activation
elements to be utilized for each building shall be graphically depicted on the FDP for
review and approval.

A. Secondary Pedestrian Corridors. These areas are designed to accommodate
moderate pedestrian activity, providing access to the Tysons-Spring Hill Road
Metro Station (the "Metro Station") for walkers from the Subject Property and
beyond and accommodating access to a variety of uses on the Subject Property.
Secondary Circulation Zones shall generally incorporate the following elements,
which may be adjusted with approval of an FDP:

(D Where the ground floors of new buildings incorporate non-residential
uses, functioning entry doors into such applicable uses shall be provided
with a maximum separation of 75 feet or less, unless a greater separation
is needed to accommodate larger tenant spaces or as may be permitted by
the Zoning Administrator. Should the requirements of a larger tenant not
accommodate multiple entries with a maximum spacing of 75 feet, the
design of the fagade shall incorporate glazed elements no more than 20
feet apart that are a minimum of48 square feet in area.

(iD A minimum 40o/o of the area of the street front ground floor facades of
such buildings shall be constructed with glazed windows and doors or
other transparent materials.

(ii| In residential buildings that do not inco{porate non-residential uses on part
or all ofthe ground floors, the building design ofthe primary facades shall
incorporate, to the degree feasible, recreational and amenity spaces on the
ground floor with a minimum of 40Vo of the ground floor fagade
constructed with glazed windows and/or doors or other transparent
materials, and/or incorporate entries in to individual dwelling units from
the street level. If residential units have direct access to the streetscape
from an individual unit, design features shall be employed to provide
interior privacy (such as having a ground floor elevation that is above the
sidewalk grade).

(i") Parking structures along the ground floor facades of buildings should be
minimized, but where they occur, screening composed of architectural
systems designed to restrict views into the garage spaces from street level
shall be applied, or the general faqade detailing of the building above may
be continued to the ground plane.

(v) Loading/trastr/service areas along Secondary Circulation Corridors shall
be screened from public view through the use of roll down doors or
similar treatment.
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11.

B. Tertiarv Pedestrian Conidors. These areas are designed to accommodate modest
pedestrian activity making connections to less intense areas or through alleys.
Tertiary Circulation Zones, not located along private alleys, shall incorporate the
following elements:

(D Where the ground floors of new buildings incorpomte Non-Residential
Uses, a minimum 25Yo of the area of the ground floor facades of such
buildings shall be constructed with glazed windows and doors or other
transparenl materials.

(iD In residential buildings that do not incorporate Non-Residential Uses on
part or all of the ground floors, efforts shall be made to incorporate,
recreational and amenity spaces on the ground floor with appropriate
transparency and/or incorporate entries into individual dwelling units from
the street level. Residential units that have direct access to t}te streetscape
from an individual unit shall utilize design features to provide interior
privacy (such as having a ground floor elevation that is above the sidewalk
grade;.

(iiD Parking structures along the ground floor facades of buildings should be
minimized, but where they occur, screening composed of architectural
systems designed to restrict views into the garage spaces from street level
shall be applied, or the general fagade detailing ofthe building above may
be continued to the ground plane.

(iv) Access to parking garages and loading/trash/service areas may be
provided along tertiary circulation zones and from the adjacent private
alleys; loading/trash/service areas along tertiary circulation corridors shall
be screened from public view through the use of roll down doors or
similar treatment

Parking Structures. To further the goals of the Comprehensive Plan, above grade parking
structwes shall incorporate uses or screening at the ground level in keeping with Proffer
10, so as to provide a pleasant and attractive design/experience along the streetscape. ln
addition, one or more of the following techniques shall be employed to screen garage
areas above the street level:

A. Inclusion ofan active layer ofoccupied space;

B. Application of architectural screening materials that may include, but not be
limited to, metal framing systems with inserted panels of wire mesh, metal, glass
or otler materials, and precast concrete or masoffy spandrels designed to
minimize views into the garage spaces from street level;

C. Continuation ofihe general fagade detailing ofthe tower above down to the top of
the retail level storefront; or
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12.

D. Extension of retail signage and architectural expressions above the retail level to
provide a variety of storefront experiences, as may be permitted by the Zoning
Ordinance or by an approved Comprehensive Sign Plan.

Parking structure design features shall be depicted on the FDP for review and approval.

Buildine Heieht. The final height for each building and specific steps in building height,
including parking podia, shall be determined at the time of site plan or building permit
approval, but shall not exceed the maximum building heights shown on the CDP, as

measured from average grade. Building and podium heights may be less than the
maximum heights shown on the CDP, provided the building retains a similar urban form
to that shown on the CDP or the FDP.

Notwithstanding what is shown on the CDP the height of the parking podium serving
Buildings El, E2 and E3 shall not exceed a height of45 feet as measured from average
grade.

Structures that are excluded from the maximum height regulations as set forth in Sect. 2-
506 ofthe Zoning Ordinance may be constructed to a height not to exceed thirty (30) feet
from the roof level of the top floor of the building. All building penthouses and rooftop
structures shall be integrated into the architecture of the building. The height and extent
ofany rooftop penthouse shall be provided at FDP.

Telecommunications Eouipment. Telecommunications equipment may be placed on the
proposed buildings' rooftops. Any such facilities must comply with the applicable
requirements of the Zoning Ordinance and be screened and/or setback sufficiently from
the perimeter of the roof and penthouse such that they are not visible from the
surrounding streets. Other screening measures may be used such as including the
facilities as part of the architecture of the buildings, utilizing compatible colors, or
employing telecommunication screening material and flush mounted antennas.
Telecommunications equipment may also be architecturally integrated onto the facades of
the building where necessary to ensure on-street and./or open space coverage. In addition,
tle Applicant shall provide for an additional conduit in its utility plans to accommodate
future fiber and/or telecommunication connections on the Subject Property.

Fire Marshal. The Applicant has coordinated the layouts depicted on the CDP with the
Fire Marshal. Further changes to the CDP and future FDPs shall be permiued without the
requirement for a CDPA in response to the review of site plans by the Fire Marshal,
including adjustnoents to the streetscape and perimeter building areas as necessary to
allow fot required emergency vehicle access, provided such modifications are made in
consultation with the Fairfax County Department of Planning and Zoning ("DPZ.),
FCDOT, and the Office of Community Revitalization ("OCR') and are in substantial
conformance with the intent of the CDP. future FDPs and these Proffers.

I J.

14.
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15.

BUILDING PRACTICES

Non-Residential Buildine Certifications.

A. The Applicant shall include, as part of the building plan submission for any new
non-residential building to be constructed on the Subject Property, a list of
specific credits within the project's registered version of the U.S. Green Building
Councifs Leadership in Energy and Environmental Design Core and Shell
(LEED'E'-CS) rating system, or other LEED rating system determined to be
applicable by the U.S. Green Building Council (USGBC), or its equivalent (as

determined jointly by the Applicant and Fairfar County), that the Applicant
anticipate attaining.

Except as otherwise provided below in Paragraph E as an altemative, a LEED or
equivalent-accredited professional (the "LEED-AP") who is also a professional
engineer or architect shall provide certification statements at the time of building
plan review confirming that the items on the list will meet at least the minimum
number of credits necessary to attain LEED-CS Silver certification of the
building.

B. The Applicant shall designate the Chief of the Environment and Development
Review Branch of the Department of Planning and Zoning as a team member in
the USGBC's LEED Online system. This team member will have privileges to
review the project status and monitor the progress of all documents submitted by
the project team, but will not be assigned responsibility for any LEED credits and
will not be provided with the authority to mbdiff any documentation or
paperwork.

C. Prior to the building plan approval for the building to be constructed, tle
Applicant shall:

(D Submit documentation, to the Environment and Development Review
Branch of DPZ, demonstrating that LEED Silver pre-certification under
the Core and Shell program has been attained for that building.. This
documentation will demonstrate that the building is anticipated to attain a
sufficient number of credits attain LEED Silver certification.

(iD Post a "green building escrof in the form of cash or a letter(s) of credit
from a financial institution acceptable to DPWES as defined in the Public
Facilities Manual (PFM), in the amount of $2.O0/square foot of GFA, as
shown on the approved site plan. This green building escrow shall be in
addition to and separate from other bond requirements and will be released
upon demonstration of attainment of LEED-CS Silver certification, by the
USGBC, under the project's registered version of the LEED-CS rating
system or other LEED rating system determined, by the USGBC, to be
applicable to each building. The provision to the Environment and
Development Review Branch of DPZ of documentation from the USGBC
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D.

that each building has attained LEED-CS Silvei certification will be
sufficient to satisfy this commitment.

At the time LEED-CS Silver certification is demonstrated to the Environment and
Development Review Branch of DPZ, the escrowed flrnds and/or letter(s) of
credit shall be released to the Applicant.

If the Applicant provides to the Environment and Development Review Branch of
DPZ, within three (3) years of issuance of the final Non-RUP for the building,
documentation demonstrating that LEED-CS certification for the building has not
been attained but that the building has been determined by the USGBC to fall
within three (3) points of attainment of LEED-CS Silver certification, 50% of the
green building escrow will be released to the Applicant; the other 50% will be
released to Fairfar County and will be posted to a fund within the County budget
supporting implementation of county environmental initiatives.

If the Applicant fails to provide, within three (3) years of issuance of the final
Non-RUP for the building, documentation to the Environment and Development
Review Branch of DPZ demonstrating attainment of LEED-Silver certification or
demonstrating that the building has fallen short of LEED-CS Silver certification
by three (3) points or less, the entirety of the escrow for that building will be
released to Fairfa.r County and will be posted to a fund within the County budget
supporting implementation of County environmental initiatives.

If the Applicant provides documentation from the USGBC demonstrating, to the
satisfaction of the Environment and Development Review Branch of DPZ, that
USGBC completion of the review of the LEED-Silver certification application
has been delayed through no fault ofthe Applicant, the Applicant's contractors or
subcontractors, the proffered time frame may be extended as determined
appropriate by the Zoning Administrator, and no release of escrowed funds shall
be made to the Applicant or to the Corurty during the extension.

As an altemative to the actions outlined in the Paragraphs A, C and D above, the
Applicant may choose at its sole discretion to pursue a certification higher than
LEED-CS Silver, in which case the LEED-AP will provide certification
statements at the time of building plan review confirming that the items on the list
of specific credits will meet at least the minimum number of credits necessary to
attain LEED-CS Gold certification.

Prior to building plan approval for the building to be constructed, the Applicant
shall submit documentation, to the Environment and Development Review
Branch of DPZ, demonstrating that LEED Gold pre-certification under the Core
and Shell program has been attained for that building. This documentation will
demonstrate that the building is anticipated to afiain a sufficient number of credits
to attain LEED-CS Gold certification. Under this alternative, the Applicant is not
required to provide a "green building escrow" unless the Applicant fails to
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provide the above referenced documentation that the building is anticipated to
attain LEED-CS Gold certification.

Prior to final bond release for the building, the Applicant shall submit
documentation to the Environment and Development Review Branch of DPZ,
confirming the status of LEED certification.

Residential Buildinq Certifi cations.

A. The Applicant shall include, as part of the building plan submission for the
residential building to be constructed on the Subject Property, a list of specific
credits within the project's registered version of the U.S. Green Building
Council's Leadership in Energy and Environmental Design-New Construction
(LEED@-NC) rating system, or other LEED rating system determined to be
applicable by the U.S. Green Building Council (USGBC), or its equivalent (as

determined jointly by the Applicant and Fairfax County), that the Applicant
anticipates attaining.

B. In addition, the Applicant shall designate the Chief of the Environment and
Development Review Branch of the Department of Planning and Zoning (DPZ) as

a team member in the USGBC's LEED Online system. This team member will
have privileges to review the project status and monitor the progress of all
documents submitted by the project team, but will not be assigned responsibility
for any LEED credits and will not be provided with the authority to modify any
documentation or paperwork.

C. Except as otherwise provided below as an alternative, a LEED or equivalent-
accredited professional ('LEED-AP") who is also a professional engineer or
licensed architect will provide certification statements at the time ofbuilding plan
review confirming that the items on the list will meet at least the minimum
number ofcredits necessary to attain LEED-NC certification ofthe project.

D. Prior to building plan approval, the Applicant will execute a separate agreement
and post, for each building, a "green building escrow," in the form of cash or a
letter of credit from a financial institution acceptable to DPWES as defined in the
Public Facilities Manual ("PFM"), in the amount of $2.O0/square foot of GFA.
This green building escrow will be in addition to and separate from other bond
requirements and will be released upon demonstration of attainment of LEED-NC
certification, by the USGBC, under the project's registered version of the LEED-
NC rating system or other LEED rating system determined, by the USGBC, to be
applicable to each building. The provision to the Environment and Development
Review Branch of DPZ of documentation from the USGBC that each building has
attained LEED-NC certification will be sufficient to satisfy this commitment. At
the time LEED-NC certification is demonstrated to the Environment and
Development Review Branch of DPZ, the escrowed funds shall be releassd to the
Applicant.
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Ifthe Applicant provides to the Environment and Development Review Branch of
DPZ, within three (3) years of issuance of the final RUP for the building,
documentation demonstrating that LEED-NC certification for the building has not
been attained but that the building has been determined by the USGBC to fall
within three (3) points of attainment of LEED-NC certification, 50%o of the green

building escrow will be released to the Applican! the other 50% will be released

to Fairfax County (the "County") and will be posted to a fund within the County
budget supponing implementation of Cor.rnty environmental initiatives.

If the Applicant fails to provide, within tlree (3) years of issuance of the final
RUP for the building, documentation to the Environment and Development
Review Branch of DPZ demonstrating attainment of LEED-NC certification or
demonstrating that the building has fallen short of LEED-NC certification by
more than three (3) points, the entirety of the escrow for that building will be

released to Fairfax County and will be posted to a fund within the County budget
supporting implementation of County environmental initiatives.

If the Applicant provides documentation from the USGBC demonstrating, to the
satisfaction of the Environment and Development Review Branch of DPZ, that
USGBC completion of tle review of the LEED-NC certification application has

been delayed through no fault of the Applicant, the Applicant's contractors or
subcontractors, the proffered time frame may be extended as determined
appropriate by the Zoning Administrator, and no release of escrowed funds shall
be made to the Applicant or to the County during the extension.

As an altemative to the actions outlined in the paragraphs B and C above, the
Applicant may choose at its sole discretion to pursue a certification higher than
LEED-NC, in which case a LEED or equivalent-accredited professional will
provide certification statements at the time of building plan review confirming
that the items on the list of specific credits will meet at least ttre minimum number
ofcredits necessary to attain LEED-NC Silver certification.

Prior to final building plan approval for the building to be constructed, the

Applicant shall submit docurnentation, to the Environment and Development
Review Branch of DPZ, regarding the USGBC's preliminary review of design-
oriented credits in the LEED program. This documentation will demonstrate that
the building is anticipated to attain a sufficient number of design-related credits
that, along with the anticipated construction-related credits, will be sufhcient to
attain LEED-NC Silver certification. Under this alternative, the Applicant is not
required to provide a "green building escrow" unless the Applicant fails to
provide the above referenced documentation that the building is anticipated to
attain LEED NC Silver certification.

Prior to final bond release for the building, the Applicant shall submit
documentation to the Environment and Development Review Branch of DPZ,
confirmine the status of LEED certification.
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17. Sustainable Energv Practices. To promote efficient, renewable and sustainable energy
practices, the Applicant shall provide in newly constructed buildings:

A. Electric Vehicle Charging Infrastructure. Each parking garage shall initially be
constructed with a minimum of one (l) electric vehicle recharging station that
serves two (2) parking spaces and infrastructure (such as conduit) to facilitate
additional future recharging stations.

B. Shared Energy. For any site plan that includes more than one building, provide an
assessment of the potential, within the area subject to the site plan, of shared
energy systems, including but not limited to combined heat and power (CHP) (co-
generation), micro-CHP, distributed energy resources, and district heating and./or
cooling, and, if a shared energy strategy will not be pursued, provide a narrative
discussion regarding the reason(s) for this outcome. At a minimum, the Applicant
shall ensure that a utility sleeve through the foundations of the proposed
buildings, are sized to accommodate a pipe/facility, a maximum of 12 inches in
diameter, allowing potential futue energy sharing or alternate energy sources.

C. Energy and Water Data. To the extent there are master electric, gas and water
meters for entire buildings, upon request by the County the Applicant shall
provide to the Cor,rnty aggregated non-proprietary energy and water consumption
data, as practicable, for the each building and the entire Subject Property.

Residential Interior Noise Level. The Applicant shall reduce the interior DNL to no more
than 45 dBA for residential use of Building E5. At the time of building plan application
for Building, E5 the Applicant shall submit to the Chief of the Environment and
Development Branch of DPZ (the "E&D Chief'), for approval, and to DPWES, for
information only, an acoustical study prepared by a qualified acoustical consultant (the
"lndoor Noise Study") addressing indoor noise levels, including proposed noise
attenuation measures and materials to ensure compliance with the interior DNL limit of
45 dBA, The Applicant shall not obtain building permits until the E&D Chief has
approved the applicable Indoor Noise Study, provided that a failure by the E&D Chief to
review and respond to the Applicant within 60 days ofreceipt ofthe Indoor Noise Study
shall be deemed approval of such study.

Bird-Friendlv Design Elements. In an effort to reduce bird injury and death due to in-
flight collisions with buildings, the Applicant shall include one or more bird friendly
design elements, as determined by the Applicant in the architectural plans of each new
building on the Subject Property. The bird friendly design elements may include, but not
be limited to, the use ofcolor, texture, opacity, patterns! louvers, screens, interior window
treatments, or ultraviolet materials that are visible to birds, the angling of outside lights,
curbing of excessive or unnecessary night-time illumination in commercial buildings,
reduction of bird attracting bird vegetation, the use of decoys and breaking of glass
swaths. Nothing herein shall require the Applicant to obtain a bird-friendly LEED credit.
Upon the issuance of a building permit for the building, the provisions of this Proffer
shall be deemed satisfied to such buildins.

18.

19.
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SITE DESIGN

Landscapine. The CDP includes a conceptual landscape plan for the Subject Property
consisting of an overall plan and details regarding streetscapes, plazas, publicly
accessible park areas including courtyards and private amenity areas. As part of
subsequent FDP approvals, more detailed landscape plans for each building phase shall
be provided in general conformance with the concepts included on Sheets L-6 through L-
9 with adjustments permitted so long as the quantity and quality of the landscaping
provided and the function of the space remains consistent with that shown on the CDP.
Such plan shall include the location of all known utilities and sight distance requirements
overlaid on the planting plan.

As part ofthe site plan submission for each building phase, the Applicant shall submit to
the Urban Forestry Management Division C'UFMD') of the DPWES for review and
approval a detailed landscape plan that is in substantial conformance with the quantity
and quality of plantings and materials landscaping shown on the approved FDP, and shall
include, among other things, irrigation information, design details for tree wells and other
similar planting areas on structures and along streets. These details shall include the
composition of planting materials, methods for providing suspended pavement over tree
root zones to prevent soil compaction, and methods for ensuring the viability ofplantings
on slrucn]res.

Streetscapins. Streetscaping shall be installed on the Subject Property as conceptually
illustrated on Sheets L-l through L-4. Streetscape elements shall include: a landscape
amenity panel located immediately behind the face of curb; a clear pedestrian sidewalk
adjacent to the landscape amenity panel; and a building zone between the pedestrian
sidewalk and the face of the building that is designed to allow access to the building
and/or additional landscaping adjacent to residential uses and also storefront browsing,
outdoor display, outdoor dining, and similar uses adjacent to Retail/Service uses.
Streetscaping elements may be adjusted at the time ofFDP approval provided the quality
ofthe streetscape and minimum clear pedestrian sidewalks are consistent with that shown
on the CDP.

A. Street Trees. Tree planting sites are set forth on the CDP, subject to revision as

may be approved on the FDP or at site plan review by the UFMD. Revisions may
be necessitated to accommodate bus stop shelters, clear zones, and other similar
requirements and shall not require a CDPA or FDPA. The Applicant shall retain
the services of a certifred arborist or Registered Consulting Arborist to monitor
the design and inspect the planting of the street trees and shall notify UFMD in
writing or by electronic mail no later than three business days prior to tree pit
construction to allow for County inspection. Where minimum planting widths of
eight (8) feet axe not provided, altemative measures either as identified in the
Tysons Urban Design Guidelines (endorsed by the Board of Supervisors of
January 24,2012) (the "Tysons Urban Design Guidelines") or as found acceptable
to UFMD, shall be used to satisfy the following specifications for all planting
sites:

2r.
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(D

(ii)

A minimum of4 feet open surface width and 16 square feet open surface
area for Category III and Category IV trees, with the tree located in the
center ofthe open area.

A minimum rooting area of 8 feet wide (may be achieved with techniques
to provide un-compacted soil below hardscape areas within the pedestrian
realm), with no barrier to root growth within four feet of the base of the
tree.

(iiD A minimum soil depth of four (4) feet as measured to the shallow most
point of the tree pit as shown in the tree planting details found on Sheet L-
7 of the CDP.

(iv) Soil volume for Category III and Category IV trees (as defined in Table
12.19 of the PFM) shall be 700 cubic feet per tree for single trees. For
two trees planted in a contiguous planting area, a total soil volume of at
least 600 cubic feet per tree shall be provided. For three or more trees
planted in a contiguous area, the soil volume shall equal at least 500 cubic
feet per tree. A contiguous area shall be any area that provides root access
and soil conditions favorable for root growth throughout the entire area.
Soil volumes as listed above may be reduced to a minimum of 400 cubic
feet per tree where necessary, such as where paving above rooting zones is
necessary to accommodate pedestrian traffic or where utility locations
preclude greater soil volume.

(v) Soil specifications in planting sites shall be provided in the planting notes
to be included in all site plan submissions.

(vi) All shade trees shall be a minimum of 3 to 3.5 inches in caliper at the time
of planting; all flowering trees shall be a minimum of 2 inch caliper at the
time of planting; and all new evergreen trees shall be a minimum of eight
(8) feet in height at the time ofplanting.

(vii) Trees zones shall be installed with a fully automatic drip irrigation system.

(viii) It is expected that street trees will have to be planted within existing utility
easements. The Applicant shall replace any street trees on-site or along its
street frontages that are removed for repairs or improvements in those
easements. Should replacement of such trees be required of the utility or
others under another agreement, this requirement shall not apply to the
Applicant.

Non-Invasive Plant Materials. Invasive species, as defined by the Fairfax County
PFM, shall not be used within the streetscape and landscaped open space areas.

Utilitv Locations. Utilities, including, but not limited to water, sanitary sewer and
storm sewer utility lines, shall be installed within the street network to the
maximum extent feasible as determined bv DPWES or shall be olaced in locations

B,

C.
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that do not conflict with the landscaped open space areas and streetscape elements
sho*.n on the CDP and/or subsequent FDP as determined by DPWES. If there is
no other option, utilities may be placed within open space or streetscape areas
provided that the long-term health of trees and other plantings is ensured by the
provision of sufficient soil volume as shorvn on the CDP, as determined by the
UFMD. A conceptual utility plan shall be overlaid on the landscape plan
submitted in the FDP. Adjustments to the type and location of plantings shall be
permitted to avoid conflicts with utilities and other site engineering
considerations. If at the time of site plan approval, street trees shown on the FDP
are in conflict with existing or proposed utilities and altemative locations for the
street trees satisfactory to UFMD cannot be accommodated, the Applicant shall
modifu the location of utilities to ensure that the trees shown on the FDP can be
provided.

Maintenance access points to SWM Facilities and electric vaults beneath the
streetscape shall be located outside of the clear pedestrian walkway zone of the
streetscape to the extent feasible. If the access points must be located in the
walkway zone, they shall be designed as a lift out panel with the same paving
materials as the walkway (subject to ADA requirements), be flush with the
walkway, and meet ADA accessibility requirements. These maintenance access
points shall be shown on each FDP.

Sight Distance Considerations. Sight distances and anticipated road design
speeds shall be depicted on the Landscape Plan submitted with each applicable
FDP to demonstrate that the locations of all proposed street trees are viable. If
determined at the time of site plan review that street tree locations conflict with
sight distance requirements, the Applicant shall investigate whether limited
pruning or minor adjustments to the locations of street trees will alleviate sight
distance concems. In the event VDOT does not approve the tree locations even
after the changes anticipated above, the Applicant shall be permitted to relocate
the affected street tree without the need for confirmation from DPZ, subject to
approval by UFMD. Ifthe deleted street tree(s) result in a tree canopy below l0%
on the Subject Property, the skeet tree(s) must be accommodated in another
location on the Subject Property, as approved by DPZ in consultation with
UFMD.

Streetscape Fumishines and Materials and Liqhtine. Unified and high quality
streetscape materials shall be provided and may include, but not be limited to, unit
pavers, seat walls, tree space edging, lighting, traffic signal poles, benches, trash
receptacles and other hardscape elements. A Streetscape Furnishing and
Materials Plan shall be provided as part of all FDPs. These plans shall include
general product information and approximate locations of furnishings and
materials to be located in the streetscape between the building face and the curb,
and in other public realm open spaces and shall ensure that the proposed
furnishings do not conflict with sight distance requirements. Materials,
furnishings, and lighting shall be compatible with those already identified in the
Tysons Comer Urban Design Guidelines for the Tysons West area, as may be

E,
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amended and or modified, and shall be coordinated with any streetscape design
efforts put forth by the Tysons Partnership, but shall not be subject to approval by
Tysons Partnership.

All streetscape lighting shall be energy efficient. All on-site, outdoor and parking
garage lighting shall not exceed that permitted under the Outdoor Lighting
Standards of Section 14-900 of the Zoning Ordinance, as may be amended. The
same or similar street lights shall be used consistently throughout the Proposed
Development and be selected from those listed in the Tysons Urban Design
Guidelines, or other lights as may be approved by DPZ and OCR. All parking lot
and building mounted security lighting shall utilize full cut-off fixtures. Recessed
lighting shall be directionally shielded to mitigate the impact on adjacent
properties.

Signage and Wayfinding. Signage for the Subject Property shall be provided in
accordance with the requirements of Article 12 of the Zoning Ordinance.
Alternatively, the Applicant may seek approval of a Comprehensive Sign Plan

C'CSP'). The placement of all signage on existing/planned public streets is
subject to VDOT review and/or approval. Wayfinding signage and elements shall
be coordinated with the Tysons Partnership so to facilitate a consistent
wayfinding and signage system throughout the district, but shall not be subject to
approval by Tysons Partnership. Wayfinding shall provide direction to locations
of prominent attractions, parks, cultural arts destinations, and other public
amenities.

Tvsons Urban Desien Guidelines. The Applicant shall utilize and follow the
Tysons Urban Design Guidelines in the preparation of the streetscape design
provided on FDPs. In any instances an inconsistency exists between the Tysons
Urban Design Guidelines and the approved CDP/FDP and/or these Proffers, the
approved CDP,trDP and these Proffers shall govem.

Maintenance. The Applicant or UOA shall maintain and replace in-kind all
pedestrian realm elements within the Proposed Development. The pedestrian
realm includes all areas between the back of curb and the building zone whether
located within the public right-of-way or on private land with public access
easements. The Applicant or UOA shall enter into the appropriate agreement, in
a form approved by the Office of the County Attomey, with the County (or other
public entity, as needed) to permit the Applicant to perform such maintenance. An
altemative maintenance agreement, such as a Business Improvement District, may
be entered into upon written agreement of both the County and the Applicant
without the requirement for a PCA. Maintenance commitments include, but are
not limited to:

(D All plantings including trees, shrubs, perennials, and armuals;

(iD All associated inigation elements;

G.
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(iii) All hard surfaces;

(iv) All streetscape fumishings including benches, bike racks, trash and
recycling receptacles and non-standard structures;

(v) All lighting fixtures;

(vi) All non-VDOT standard sign posts, traffic signal poles, pedestrian signal
poles, mast arms, signal heads and control boxes;

(vii) Snow removal;

(viii) Leaf removal;

(ix) Trash, recycling and litter removal;

(x) Decorative retaining walls;

(xi) Special drainage features, such a Low Impact Design facilities; and

(xii) All urban park amenities including horticultural care, maintenance of all
water features, inigation, lighting, fumishings, paving, and art.

Phasing of streetscaping shall occur in the context of individual phases as provided in
Proffer 7. As determined at the time ofFDP approval, where the final streetscape design
cannot be fully implemented during certain phases of development, the Applicant shall
provide interim streetscape improvements as described in Proffer 22.

Interim Conditions and Standards. Due to the size of the Proposed Development and the
time anticipated for its build-out, phased redevelopment may result in various interim
conditions on the Subject Property. At the time of FDP submission, the Applicant shall
identifu the specific proposed interim conditions within the FDP area and outside the
FDP area and shall ensure such conditions provide reasonable pedestrian connections,
vehicular circulation and access, temporary streetscaping and landscaping, public park
treatments, and screening/treatment of exposed./partially complete above grade parking
structures.

A. If an interim condition/phase includes partial demolition ofan existing structure,
the FDP for that phase shall include all or a portion of the existing structure as
necessary to ensure revisions to parking and on-site circulation for the existing
structure are adequate.

B. If interim improvements not located on the Subject Property are contemplated
with any FDP, such FDP shall specify how and when such improvements are to
be constructed. In the event the Applicant is unable to acquire the right-of-way
and/or easements necessary to construct such interim improvement through a
cooperative agreement with the owners, t}re Applicant shall request in wdting that
Fairfax County acquire t}re easements or rights-of-way by means of its
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condemnation powers as described in Proffer 57. At the time ofFDP approval, it
shall also be determined what course of action shall be required of the Applicant
should the County elect not to use, or is unsuccessful in its attempt to use, its
condemnation powers.

Interim conditions shall comply with the following general standards provided
that the improvements are acceptable to Fairfax County, VDOT, and all other
utility companies as may be appropriate:

(i) Construction of interim sidewalks a minimum of a five (5) feet in width
and installation of interim street lights along the interim sidewalks, the
selection of which shall be approved with the applicable FDP, as needed
to ensure a safe, convenient pedestrian path to the Metro Station.

(iD Installation of street trees, with a minimum size of 2 inch caliper,
approximately every 50 feet, to the extent feasible as determined by
UFMD based on existing conditions and utility easements. Interim street
tree planting shall not be required to meet the minimum planting
widtUarea standard for permanent street hees.

(iiD Provision of interim designs for publicly accessible open spaces will
include interim landscaping, pedestrian pathways, seating, signage,
lighting and recreational facilities as determined at FDP.

(i") Provision of peripheral and interior parking lot landscaping in accordance
with Article 13-203 of the Zoning Ordinance for interim surface parking
lots, unless waived or modified at the time of FDP or site plan approval.

(v) Application ofa screening system (which may be removable) where above
gtade garage structues that will be interior when later phases are complete
are exposed at phase lines. This screening system shall be applied to all
levels above grade and shall be composed of an architecturally designed
system that may reflect basic architectural lines ofthe permanent facades,
and that shall partially obscure the garage view from outside the garage
until the next phase is constructed. The use of temporary art works as a
part of the screening system shall also be considered as part of the interim
screening system. The specific screening system to be utilized for each
building shall be determined at the time of FDP approval and graphically
depicted on the FDP. Altemate temporary garage screening may be
approved with FDP approval.

(vD Grading and seeding of areas on the Subject Property where existing
improvements are removed to accommodate a portion of the Proposed
Development, and are not scheduled to commence construction within 12
months.

(vii) Where appropriate, provision of attractive temporaxy construction fencing,
which may include public art, signage or wayfinding elements. Signage
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shall be in keeping with Article 12 of the Zoning Ordinance or
altematively in accordance with an approved Comprehensive Sign Plan.

TRANSPORTATION IMPROVEMENTS

Grid of Streets. For the purposes of these Proffers, Greensboro Drive and Broad Street
shall be considered to run east-west and Spring Hill Road and Logan Street shall be
considered to run north-south. The Applicant shall construct and open for use to the
public a proposed grid of streets as generally located and depicted on Sheets C-6 though
C-8 of the CDP and as set forth in these Proffers. The functional classification of those
roadways compdsing the grid of streets is summarized below:

Street Classification
Greensboro Drive Avenue
Spring Hill Road Avenue
Broad Street Collector
Logan Street Service Alley (private)

Risht-of-wav.

(D The Applicant shall dedicate right-of-way along the Subject Property's
frontage for each ofthe public streets listed above to the adjacent property
line and to a point inclusive of the landscape amenity panel and the
sidewalk or to such standard as may be approved on the FDP. The deed of
dedication shall include a requirement that the area of the landscape
amenity panel/sidewalk, exclusive of the building zone, be utilized for
public purposes limited to streetscape improvements, sidewalks,
pedestrian access, underground utilities, traffic signal poles, traffic-related
and wayfinding signage, bus stops, bus shelters and vehicular ingress and
egress to adjacent properties. Should the County not agree with the
inclusion of this requirement, the Applicant shall dedicate and convey in
fee simple right-of-way measuring 18 inches from the proposed face ofthe
curb line.

(iD The Applicant shall work diligently with VDOT and Fairfax County
during the FDP and site plan approval processes to ensure that the streets
and/or the area of the landscape amenity panel/sidewalk can be accepted
as public streets. The Applicant shall dedicate and convey in fee simple
right-of-way including the area ofthe landscape amenity panel/sidewalk to
the Board of Supervisors at the time of site plan approval, with the
following exceptions:

a. If at the time of site plan approval it is determined that stormwater
management facilities, electric vaults or other similar facilities
proposed to be located beneath the landscape amenity
panel/sidewalk will prevent VDOT and/or Fairfa.x Cotrnty from
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accepting the landscape amenity panel/sidewalk within the right-
of-way, the Applicant shall provide dedication measuring 18

inches from the proposed face of curb line and shall reserve for
potential future dedication the landscape amenity panel and
sidewalk areas. A temporary public access easement in a form
acceptable to the County Attomey shall be recorded over the
reserved landscape amenity panel/sidewalk areas until such time as

such areas are dedicated. This reservation area shall include
easements that allow for the installation of signage necessary for
safety and operation of t}re street as well as parking regulation
equipment by VDOT and./or the County. In addition, the Applicant
shall provide easements within the amenity panel/sidewalk area for
bus shelters as determined at the time of FDP or site plan.
Conveyance of the amenity panel/sidewalk areas to the Board of
Supervisors shall occur following construction of the street and
streetscape improvements and final street acceptance inspection by
Fairfax Corurty and/or VDOT subject to the stipulations in these
Proffers.

Should it be determined following final street acceptance
inspection that the landscape amenity panel and sidewalk areas
continue to be unacceptable to VDOT and/or Fairfax County for
inclusion in the right-of-way, the reservation of potential future
dedication of the landscape amenity panel and sidewalk areas shall
be released and the Applicant shall grant a public sidewalk and
utility easement, in a form acceptable to the Office of the County
Attorney. This easement shall allow for the installation of signage
necessary for safety and operation of the street as well as parking
regulation equipment by VDOT and/or the County. In addition, the
Applicant shall provide easements within the amenity panel area
for bus shelters as determined at the time of FDP or site plan.

If at the time of site plan approval it is unclear whether stormwater
management facilities, electric vaults or other similar facilities
proposed to be located beneath the landscape amenity
panel/sidewalk will be acceptable to VDOT and./or Fairfax County,
the Applicant shall provide dedication measuring 18 inches from
the proposed face of curb line at the time of site plan approval and
shall reserve for potential future dedication the landscape amenity
panel and sidewalk areas. A temporary public access easement in
a form acceptable to the County Attomey shall be recorded over
the reserved landscape amenity panel/sidewalk areas until such
time as such areas are dedicated. The reservation area shall
include easements that allow for the installation of signage
necessary for safety and operation of the street as well as parking
regulation equipment by VDOT and/or the County. In addition, the
Applicant shall provide easements within the amenity
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panel/sidewalk area for bus shelters as determined at the time of
FDP or site plan. Conveyance of the amenity panel/sidewalk areas
to the Board of Supervisors shall occur following construction of
tle street and streetscape improvements and final street acceptance
inspection by Fairfax County and./or VDOT subject to the
stipulations in these Ptoffers.

Should it be determined following final street acceptance
inspection that the landscape amenity panel and sidewalk areas are
not acceptable to VDOT and/or Fairfax County to be included in
the right-of-way, the reservation of potential future dedication of
the landscape amenity panel and sidewalk areas shall be released
and the Applicant shall grant a public sidewalk and utility
easement, in a fotm acceptable to the Offrce of the County
Attomey. This easement shall allow for the installation of signage
necessary for safety and operation of the sheet as well as parking
regulation equipment by VDOT and./or the County. In addition, the
Applicant shall provide easements within the amenity
panel/sidewalk area for bus shelters as determined at the time of
FDP or site plan.

(iii) All right-of-way dedications shall be subject to advanced density credit as

specified in Proffer 60.

Definition of Construct. For purposes of this Proffer "construct" shall mean that
the cornmitted road improvement is open to use by the public for travel whether
or not the improvement has been accepted for maintenance by VDOT.

VDOT Approval. All public street improvements proposed herein shall be
subject to VDOT approval and be in general conformance with the standards
included in Attachment D (Transportation Design Standards for Tysons Corner
Urban Center) of the Memorandum of Agreement approved by the Board of
Supervisors on September 13, 2011, as may be amended (the "Transportation
Design Standards"), subject to modifications as may be granted.

Public Street. Broad Street shall be designed and constructed as a public street in
general conformance with the Transportation Design Standards as may be
amended (subject to modifications as may be granted). The Applicant shall design
Broad Street to meet t}re Transportation Design Standards and be accepted by
VDOT for maintenance as a public street and shall diligently work with VDOT
and Fairfax County to ensure acceptance. In the event VDOT and FCDOT
determine at the time of final street acceptance inspection, that Broad Street does
not satisft VDOT criteria to be accepted in to the State System or if otherwise
agreed to by the County at the time of FDP approval or site plan approval, the
street shall be maintained as a private street by the Applicant. A public access
easement in a form acceptable to the Office of the County Attomey shall be
granted for the street and appurtenant facilities associated with any private streets

C.
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as well as to facilitate County transit bus, inspection and emergency access; such
public access easement to become effective upon completion of the street.

In some instances, the Applicant will be constructing interim street improvements.
The Applicant shall work diligently with VDOT and FCDOT to ensure that, when
feasible, interim street sections can be accepted for public maintenance by VDOT.

E. Naming. The Applicant reserves the right to provide different names for the
streets than those shown on the CDP.

F. Parking Lanes. The Applicant shall accommodate on-street parking throughout
the limits of the Subject Property as generally shown on Sheets C-6 through C-8
of the CDP and as may be adjusted with FDP approval. The County and VDOT
may restrict parking during peak commuting pedods (typically 6:00 to 9:00 AM
and 4:00 to 7:00 PM), in order to provide for tuming movements tolfrom the
public and/or private street network or to provide additional travel lanes. If
requested by the County and/or VDOT, the Applicant shall install signs restricting
parking.

The on-street spaces located along private streets may be part of or in addition to
the total number of required parking spaces to be provided on the Subject
Property. The Applicant reserves the right to restrict the use ofthose spaces along
any private streets and/or on any future public streets prior to dedication for use
as temporary or short term parking, car-sharing parking and/or similar uses,
through appropriate signage or such other means as the Applicant determines
appropriate. If requested by the County, the Applicant shall remove on-street
parking to address street capacity needs. Prior to acceptance, the Applicant shall
remove any signs the County or VDOT deems necessary to remove.

Greensboro Drive.

A. The Applicant shall design and construct Greensboro Drive along the Subject
Property's frontage as generally depicted on Sheets C-6 through C-8 ofthe CDP.
Frontage improvements shall provide for relocation/reconstruction of the loading
enfance serving Building El and the addition of a bicycle lane in each direction
with the westbound bicycle lane accommodated within the existing pavement as
depicted on Sheets C-6 through C-8 of the CDP and as approved by VDOT.

B. The final design ofthe improvements to Greensboro Drive as generally described
above shall be further refined in conjunction with the submission ofFDPs and the
site plan for Building 83.

Sorine Hill Road.

A. The Applicant shall design and construct Spring Hill Road along the Subject
Property's frontage as generally depicted on Sheets C-6 through C-8 of the CDP.
Frontage improvements shall provide for the tlpical half section depicted on

25.
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Sheet C-8, which includes a raised median with two travel lanes a parking lane
and bicycle lane with additional pavement/widening provided at select locations
to accommodate certain turning movements and/or pavement transitions as

depicted on Sheets C-6 through C-8 of the CDP and as may be required by
VDOT. The Applicant shall stripe a bicycle lane on the southbound section of
Spring Hill Road (opposite the Subject Property's frontage) if the southbound
bicycle lane can be accommodated within the existing pavement and is approved
by VDOT.

B. The final design of the improvements to Spring Hill Road as generally described
above shall be further refined in conjunction with the submission of FDPs and
site plans for Buildings E3 and,/or E5 and construction shall be provided in
conjunction with the development of Buildings E3 or E5, whichever occurs first.

Broad Street. The Applicant shall construct Broad Street fiom Spring Hill Road to the
Subject Property's eastem property line in general accordance with the designs shown on
Sheets C-6 through C-8. The Applicant shall construct portions of Broad Street as

follows:

A. From Spring Hill Road to East Street, the Applicant shall construct the ultimate
section of Broad Street as shown on Sheet C-7, to accornmodate a four (4) lane,
undivided section with two (2) lanes in each direction, bicycle lanes in each
direction and parking lanes where feasible, to align with the ultimate section of
Broad Street shou,n on Sheets C-6 and C-6A and included in RZ 2010-PR-014D.
If at the time of FDP or site plan approval for Building E3, Fairfax County or
VDOT determines that the section of Broad Street adjacent to Building E3 should
be different than that shown on Sheet C-7, the street design may be adjusted
without requirement of a PCA, CDPA or FDPA; said adjusted design to occur
within the Subject Property and the property subject to RZ 2010-PR-014A.
Construction shall occur commensurate with the construction of Building E3.

B. From East Street to the Subject Property's eastem property line, the Applicant
shall construct a two (2) lane section including one (1) lane in each direction as

shown on Sheet C-7 of the CDP. It is anticipated that this section of Broad Street
will be widened to its ultimate section with the future redevelopment of adjacent
properties. This street section shall be constructed to match the anticipated grade
ofthe future extension of Broad Street east of the Subject Property. Such interim
construction shall occur commensurate with the construction of Building E4.

C. The design of the improvements to Broad Street as generally described above
shall be further refined with the first and second FDPs for buildings on the
Subject Property with frontage on Broad Street and final design shall be
determined in conjunction with the submission of the site plans for the hrst and
second buildings on the Subject Property with frontage on Broad Street. If at the
time of FDP approval, the County in conjrurction with the Applicant determines
that the vehicle lane, bicycle lane, sidewalk, and streetscape configuration should
be different than that described in paragraphs A and B above in order to satisfr
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VDOT or other engineering requirements, the improvements may be adjusted
without requirement of a PCA or CDPA.

D. The Applicant shall provide easements necessary to access the existing parking
garage located on property identihed as 2012 Tax Map 29-3 (1)) 46.4 from
future Broad Street should the owners of said property choose to construct such
access.

E. Following the Applicant's dedication of right-of-way for Broad Street as provided
in Proffer 23A, $e Applicant shall provide all necessary easements to facilitate
construction of the ultimate width of Broad Street either upon demand of Fairfax
County and,/or VDOT or with future construction by adjoining property owners.

Loean Street.

A. The Applicant shall design and construct Logan Street within the Subject Property
from Broad Street to Greensboro Drive following the design as generally depicted
on Sheets C-6 through C-8 of the CDP. Logan Street shall be constructed in
general accordance with the typical section depicted on Sheet C-8, a Service
Alley, with variable pavemenVwidening provided at select locations to
accommodate certain tuming movements and,/or pavement transitions. Logan
Street shall be a private street with parking permitted under the street.

B. The hnal design of the improvements to Logan Street as generally described
above shall be ftrrther refined in conjunction with the submission of a FDP and/or
site plan for Building E4.

Inter-Parcel Access. At the time of site plan approval for Building E4, the Applicant shall
record an inter-parcel access easement, in a form approved by the County Attomey, over
the service lane located immediately north of Building E4 in order to provide access for
future redevelopment of adjacent properties identified on the 2012 Tax Maps as 29-3
(1) 638 and 29-3 (18).

Traffic Signals.

A. Provide a signal is not already installed, a warrant study for the installation ofa
new traffic signal at the intersection ofBroad Street and Spring Hill Road shall be
submitted within twelve (12) months after the issuance of the first initial RUP or
Non-RUP for each of Buildings E3 and E4. If a signal is deemed warranted by
VDOT at that time, the Applicant shall then design, equip and install the signal
along with pedestrian enhancements as may be required by VDOT, utilizing any
escrowed contributions for the signal received by the County. In the event a
signal is not warranted, the Applicant shall escrow with DPWES the building's
pro rata share of the signal.

If not previously warranted with Buildings E3 or E4, the Applicant shall submit a
warrant study within twelve (12) months after the issuance of the first initial RUP
or Non-RUP for the final building to be built on the Subject Property. If

28.
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. waranted by VDOT at that time, the Applicant shall design, equip and install
such signal including pedeshian enhancements as required by VDOT. If not
wananted with the last building on the Subject Property, then the Applicant shall
be refunded its previously escrowed contributions toward the signal and the
Applicant's obligation to construct or in any manner pay for such signal shall be

deemed null and void and this Proffer of no further effect.

B. All right-of-way associated with signal equipment (poles, equipment boxes, etc.)
on the Subject Property not already dedicated shall be reserved for dedication in
fee simple to the Board of Supervisors in accordance with Proffer 23A.

C. If right-of-way and/or easements are needed from other properties in order to
install the subject signal and the Applicant is unable to secwe such off-site rights-
of-way and/or easements then the Applicant shall contribute to Fairfax County its
reasonably determined pro-rata share towards the future installation of said signal
by others. In such event, the Applicant's obligation to construct or in any manner
further pay for such signal is deemed null and void and this Proffer ofno firther
effect.

D. If the County, upon request of the Applicant or on its own initiative, determines
that such signal installation as proffered will be detrimental to traffic operations,
the Zoning Administrator may (1) agree to a later date for completion of the
traffic signal installation or (2) permit the Applicant to proceed without the signal
installation.

Bus Shelters. Bus shelter locations shall be evaluated for the property on which a site
plan has been submitted for approval for feasibility at the time of site plan approval in
consultation with FCDOT and VDOT. Identified bus shelter locations shall be within the
landscape amenity panel of the streetscape to the extent feasible and shall not impede
convenient access to building entries. Bus shelter locations may necessitate adjustments
to steet tree locations and other street fumishings from that shown on the CDP which
shall be accommodated without the requirement for a CDPA or FDPA.

Construction Traffrc Management. The Applicant shall prepare and implement a

construction management plan during construction of each phase, as appropriate, through
its development/construction manager so as to provide safe and efficient pedestrian and
vehicle circulation at all times on the Subject Property and on the public roadways
adjoining the Subject Property. The management plan shall identify anticipated
construction entrances, construction staging areas, construction vehicle routes and
procedures for coordination with FCDOT and/or VDOT conceming construction material
deliveries, lane or street closures, and/or other construction related activities to minimize
disturbance on the surrounding road network.

Such plans shall be prepared by a qualified professional and submitted for review and
comment to the VDOT, FCDOT and DPWES upon submission of the initial site plan for
each phase.

31.
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3?. Tysons Grid of Streets Transportation Fund. The Applicant shall provide a contribution
of $1000 for each residential unit and $6.44 for each square foot of new non-residential
space constructed on the Subject Property to Fairfax County for the Tysons Grid of
Streets Transportation Fund in keeping with the Guidelines for the Tysons Grid of Steets
Transportation Fund adopted by the Board of Supervisors on January 8, 2013, except as

may be modified in these Proffers. The contribution amount due shall be adjusted for all
creditable expenditures described herein.

The Applicant shall receive credits against the contributions that would otherwise be due
to the Tysons Grid Fund for the following costs:

A. Costs incurred by the Applicant in the acquisition of off-site right-of-way and
associated easements, including costs bome by the Applicant associated with any
Fairfax County condemnation actions, for the construction of off-site public
streets and intersection improvements, and

B. Costs incurred by the Applicant for the construction of all or a part of off-site
public streets, (not including costs of the Subject Property's frontage
imorovements).

BICYCLE FACILITIES

Bicvcle Circulation. In combination with the street and streetscape improvements
identified in these Proffers, the Applicant shall provide pavement and, subject to County
and VDOT approval, striping for on-road bicycle lanes along the Subject Property's
frontages with Greensboro Drive, Spring Hill Road and Broad Street, and striping of bike
lanes within the existing pavement on Greensboro Drive and Spring Hill Road opposite
the Subject Property's frontages as shown on Sheet C-8 and as may be further provided in
these Proffers. Such lanes shall typically be four (4) to six (6) feet in width with the final
dimension determined at the time of site plan approval. Bicycle lane striping shall be
subject to approval by VDOT.

Bicvcle Parkine. The Applicant shall provide bicycle racks, bike lockers, and bike
storage areas throughout the Subject Property, the specific locations of which shall be
determined at the time of site plan approval. The bike racks shall be inverted U-style
racks or other design approved by FCDOT in consultation with OCR. The total number
of bike parking/storage spaces and related facilities shall be consistent with the Fairfax
County Policy and Guidelines for Bicycle Parking for each building or group ofbuildings
as determined at site plan.

PARKING

Zoninq Ordinance Reouirements. Parking on the Subject Property shall be provided in
accordance with the parking requirements in the PTC District for properties located
between t/e and Vt mile from a Metro station as set forth in Sect. 6-509 and Article 1l of
the Zoning Ordinance, and as shown on the CDP. The exact number of spaces to be
provided shall be refined with approval of an FDP and determined at the time of site plan

34.
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approval based on the specific uses, number of residential units and bedroom mix. If
changes in the mix of uses or residential bedroom mix result in parking greater than that
anticipated on the CDP, the additional parking spaces shall be accommodated within the
proposed parking structures, without increasing the height or mass ofthe parking podia.

Phasing of Parking. Parking shall be provided in phases commensurate wit}
development of the Subject Property. Parking spaces in excess of the maximum parking
ratios set forth in the Ordinance may be provided in the early phases of development of
the Subject Property, provided that at the build-out of the Subject Property, the maximum
parking rates are not exceeded. Required parking spaces for an individual building need
not be provided on the parcel on which the building is located, but shall be provided
within the Subject Property.

Commercial Off-Street Parkine. The Applicant may provide commercial off-street
parking within the existing and/or expanded garage on the Subject Property. This
parking shall be in addition to the permitted parking for the proposed uses on the Subject
Property.

Future Parkine Revisions. The Applicant reserves the right to provide parking at revised
rates (rates referring to the number of parking spaces provided per dwelling unit for
residential uses or per square foot of GFA for Office, Hotel and Retail/Service uses) as
may be permitted by a future amendment to the Zoning Ordinance. Optional use of
revised rates shall not require a CDPA or PCA, provided there is no increase in the size
or height of above-grade parking structures.

Parkine Stipulations.

A. The Applicant shall provide controlled access to new parking garages and shall
ensure that the control equipment is capable of counting vehicles entering and
exiting the garage.

B. The sale or lease rates of parking spaces shall be "unbundled" from the purchase
price or lease rate of the individual dwelling units; meaning a unit's purchase
price or lease rate shall be exclusive ofparking costs.

TRANSPORTATION DEMAND MANAGEMENT

Tvsons Transportation Management Association. The Applicant shall contribute to
Fairfax County funds for the establishment of a future transportation management
association (the "TMA") pursuant to paragraphs A and B hereof, which may be
established for the Tysons Comer Urban Center and which all other Tysons prop€rty
owners will also be required to contribute to.

A. The Applicant shall make a one-time contribution to the establishment of this
future TMA based on a participation rate of $0.10 per gross square foot of new
office uses and $0.05 per gross square foot of new residential uses to be
constructed on the Subject Property.

40.
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B. The contribution to the TMA shall be paid prior to site plan approval for each new
residential or office building to be constructed on the Subject Propefiy.

C. If subsequent to the approval of this Rezoning, a Tysons Comer Urban Center-
wide TMA is approved by FCDOT and established for the purpose of
administering TDM programs in the Urban Center, then the Applicant may, at its
sole discretion, join or otherwise become associated with such entity and transfer
some or all functions of this TDM Program to the new entity, whereupon this
Proffer in whole or in part shall be void and of no further force or effect. Further,
if determined by FCDOT that a proactive, private TDM program is no longer
necessary, the TDM structure in this Proffer may be rendered null and void in
whole or in part without the need for a PCA.

D. If the TMA has not been established within three (3) years after the approval of
this Rezoning, this Proffer shall be null and void and with no further effect on the
Subject Property. Further, any funds contributed to the TMA by the Applicant
would then be returned to the Applicant.

Transportation Demand Manaeement Plan. The proffered elements of the TDM Program
as set forth below are more fully described in the Spring Hill Station Transportation
Demand Management Plan prepared by UrbanTrans dated August 22, 2011 (the "TDM
Plan") and such revisions to the Plan as prepared by Wells + Associates, Inc. dated
September 2012. It is the intent of this Proffer that the TDM Plan will adapt over time to
respond to the changing transportation related circumstances of the Subject Property, the
surrounding community and the region, as well as to technological and/or other
improvements, all with the objective of meeting the trip reduction goals as set forth in
these Proffers. Accordingly, modifications, revisions, and supplements to the TDM Plan,
as coordinated with FCDOT, can be made without the need for a PCA provided that the
TDM Plan continues to reflect the nroffered elements of the TDM Prosram as set forth
below.

A. Definitions. For purposes ofthis Proffer, "Stabilization" shall be deemed to occur
one-year following issuance of the last initial RUP or Non-RUP for the final new
building to be constructed on the Subject Property. "Pre-stabilization" shall be
deemed to occur any time prior to Stabilization.

B. Trio Reduction Objective. The objective ofthis TDM Program shall be to reduce
the vehicle trips generated by residents and/or office tenants of the Subject
Property (i.e., not including trips from hotel and/or retail uses), during weekday
peak hours associated with the adjacent streets as more fully described in the
TDM Plan, by meeting the percentage vehicle trip reductions established by the
Comprehensive Plan as set forth below. These trip reduction percentages shall be
multiplied by the total number of new residential and./or office vehicle trips that
would be expected to be generated by the new uses developed on the Subject
Property as determined by the application ofthe Institute of Traffic Engineers, 8th
Edition, Trip Generation rates and/or equations (the "ITE Trip Generation"), and
the number of trips determined by the product of such equation shall be referred
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to herein as the "Maximum Trips After Reduction." For purposes of this
calculation, the maximum number of dwelling units or the total gross square
footage of office uses proposed to be constructed in each new building on the
Subject Property, as determined at the time of site plan approval for each
building, shall be applied to the calculation described in the preceding sentence.
The tarset reductions shall be as follows:

Development Levels

Up to 65 million sq.ft. of CFA
65 million sq.ft. of CFA
84 million sq.ft. of GFA
90 million sq.ft. of GFA
96 million sq.ft. of CFA
105 million sq.ft. of GFA
1 13 million sq.ft. of GFA

Percentase Vehicle Trip Reduction

30%
35%
40%
43%
45%
48%
50%

The trip reduction goals outlined above are predicated on the achievement of
specific development levels within the Tysons Comer Urban Center as anticipated
in the Comprehensive Plan. Prior to undertaking trip measurements, the TPM
shall, in consultation with the County, provide a summary of the then existing
(i.e., based on RUPs and Non-RUPs issued) development levels in Tysons Comer
in order to determine the appropriate vehicle tip reduction goal.

If through an amendment to the Comprehensive Plan, the Board of Supervisors
should subsequently adopt a goal for trip reductions that is lower than that
committed to in this Proffer, then the provisions of this Proffer shall be adjusted
accordingly without requiring a PCA.

Process of Implementation. The TDM Program shall be implemented as follows,
however modifications, revisions, and supplements to the implementation process
as set forth herein and coordinated with FCDOT can be made without requiring a
PCA.

(D TDM Program Manager. If not previously appointed, the Applicant shall
appoint and continuously employ, or cause to be employed, a TDM
Program Manager (TPM) for Spring Hill Station. If not previously
appointed, the TPM shall be appointed by the Applicant no later than sixty
(60) days after the issuance of the first building permit for the first new
office or residential building to be constructed on the Subject Property.
The TPM's duties may be part of other duties associated with the
appointee. The Applicant shall notify FCDOT and the District Supervisor
in writing within l0 days of the appointment of the TPM. Thereafter the
Applicant (or UOA as applicable) shall do the same within ten (10) days
of any change in such appointment.
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(iD Reporting and Budgeting. The TPM shall prepare and submit to FCDOT
an initial TDM Work Plan ("TDMWP") and Annual Budget no later than
180 days after issuance of the first building permit for the first new
building on the Subject Property. Every calendar yeax thereafter, but no
later than February 1st, the TPM shall submit an Amual Report, which
may revise the Annual Budget in order to incorporate any new
construction on the Subject Property.

The Annual Report shall assess the success ofthe previous year's program,
suggest modifications or enhancements to program elements and establish
a budget to cover the costs of implementation of the TDM Program for the
coming year. At a minimum the Annual Repon shall include:

a. Specific details associated with the monitoring and reporting
requirements of the TDM Program in accordance with the TDM
Plan;

b. Submission of the results of any Person Surveys and Vehicular
Trip Counts conducted on the Subject Property;

c. A summaxy of the development in Spring Hill Station, as well as

the then existing development levels in the Tysons Comer Urban
Center;

d. A determination of the applicable Maximum Trips After Reduction
for the Subject Property;

e. Details as to the components of the TDM Program that will be put
into action that year; and

f. Any revisions to the Annual Budget needed to implement the TDM
Program for the coming year. The expected annual budget amounts
are described in the TDM Plan.

The Annual Report and Budget shall be reviewed by FCDOT. If FCDOT
has not responded with any comments within sixty (60) days after
submission, then the Annual Report and Budget shall be deemed approved
and the TDM Program elements shall be implemented. If FCDOT
responds with comments on the Annual Report and Budget, then the TPM
will meet with FCDOT staff within fifteen (i5) days of receipt of the
County's comments. No later than thirty (30) days after the meeting, the
TPM shall submit such revisions to the TDM Program and/or Arurual
Budget as discussed and agreed to with FCDOT and begin implementation
ofthe approved prograrn and fund the approved Arurual Budget.

TDM Account. If not previously established, the Applicant, through the
TPM, shall establish a separate interest bearing account with a bank or
other financial institution qualified to do business in Virginia (the "TDM

(iiD
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Account") within 30 days after approval of the Annual Budget. All
interest eamed on the principal shall remain in the TDM Account and shall
be used by the TPM for TDM purposes. The TDM Account shall be
funded by the Applicant until the end ofthe Applicant Control Period and
managed by the TPM; thereafter the Account shall be funded by the UOA.
The TDM Account shall not be eliminated as a line item in the Subject
Property's goveming budget and funds in the TDM Account shall not be
utilized for purposes other than to fund TDM strategies/programs and/or
specific infrastructure needs as may be approved in consultation with
FCDOT.

Funding of the TDM Account shall be in accordance with the Annual
Budget for the TDM Program elements to be implemented in a year. In no
event shall the Spring Hill Station TDM Budget overall exceed $200,000
(this amount shall be adjusted annually as set forth in Proffer 59). The
TPM shall provide written documentation to FCDOT demonstrating the
establishment of the TDM Account within ten (10) days of its
establishment. The TDM Account shall be replenished annually, as
necessary, thereafter following the establishment of each year's Annrnl
Budget.

(iu) TDM Remedv Fund. At the same time the TPM establishes and funds the
TDM Account, the TPM shall establish a separate interest bearing account
(refened to as the "TDM Remedy Fund") with a bank or other financial
institution qualified to do business in Virginia. Fwrding of the TDM
Remedy Fund shall be made one time on a building by building basis at
the rate of $0.40 per gross squaxe foot of new office uses and $0.30 per
gross squaxe foot ofnew residential uses on the Subject Property. Funding
shall be provided by the Applicant prior to the issuance of the first initial
RUP or Non-RUP for the applicable new building. This amount shall be
adjusted annually as set forth in Proffer 59. Funds from the TDM Remedy
Fund shall be drawn upon only for purposes of immediate need for TDM
funding and may be drawn on prior to any Annual Budget adjustments as

may be required.

(v) TDM Incentive Fund. The "TDM Incentive Fund" is an account into
which the Applicant, through the TPM, shall deposit contributions to fund
a multimodal incentive program for initial purchasers/lessees within
Subject Property. Such contributions shall be made one time on a building
by building basis at the rate of $0.02 per gross square foot of new office
and/or residential uses to be constructed on the Subject Property and
provided prior to the issuance of the first initial RUP or Non-RUP for each
new building.

(vi) TDM Penaltv Fund. The "TDM Penalty Fund" is an account into which
the Applicant, through the TPM, shall deposit penalty payments as may be
required pursuant to this Proffer for non-attainment of trip reduction goals.

Page 33



The County may withdraw funds from the TDM Penalty Fund for the
implementation of additional TDM Program elements/incentives and/or
congestion management within or proximate to the Spring Hill Station
area. To secure the Applicant's obligations to make payments into the
TDM Penalty Fund, the Applicant shall provide the County with a letter of
credit or a cash escrow as further described below.

Prior to the issuance of the first RUP or Non-RUP for each new buildins
on the Subject Property, the Applicant shall:

a. Establish the TDM Penalty Fund, if not previously established by
the TPM.

b. Deliver to the County a clean, irrevocable letter of credit issued by
a banking institution approved by the County or escrow cash in an
interest-bearing account with an escrow agreement acceptable to
DPWES to secure the Applicant's obligations to make payments
into the TDM Penalty Fund (the "Letter(s) of Credit or Cash
Escrow(s)"). The Letter(s) of Credit or Cash Escrow(s) shall be
issued in an amount equal to $0.10 per gross square foot of new
office uses and,/or $0.05 per gross square foot of new residential
uses shown on the approved site plan for each new building on the
Subject Property. Until the Letter(s) of Crcdit or Cash Escrow(s)
has been posted, the figures in the preceding sentence shall be
adjusted annually as set forth in Proffer 59. Once the Letter(s) of
Credit or Cash Escrow(s) has been posted, there shall be no further
adjustments or increases in the amount thereof. The Letter(s) of
Credit or Cash Escrow(s) shall name the County as the beneficiary
and shall permit partial draws or a full draw. The foregoing stated
amount(s) of the Letter(s) of Credit or Cash Escrow(s) shall be
reduced by the sum of any and all previous draws under the
Letter(s) of Credit or Cash Escrow(s) and payments by the
Applicant (or the TPM) into the TDM Penalty Fund as provided
below.

(vii) Monitoring. The Applicant shall verify that the proffered trip reduction
goals are being met through the completion of Person Surveys and
Vehicular Trip Counts of residential and/or offrce uses and/or other such
methods as may be reviewed and approved by FCDOT. The results of
such Person Surveys and Vehiculat Trip Counts shall be provided to
FCDOT as part of the Annual Report. Person Suweys and Vehicular Trip
Counts shall be collected for the Subject Property beginning one year
following issuance of the final initial RUP or Non-RUP for the first new
oflice or residential building to be constructed on the Subject Property.
Person Suweys shall be conducted every tlree (3) years and Vehicular
Trip Counts shall be conducted annually until the results of three (3)
consecutive traffic counts collected upon Stabilization show that the
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applicable trip reduction goals have been met. Thereafter, Person Surveys
and Vehicular Trip Counts shall be conducted every five (5) years.
Notwithstanding the aforementioned, at any time prior to or after
Stabilization, FCDOT may suspend or relieve the Applicant of annual
Vehicular Traffic Counts or triennial Person Surveys if conditions warrant.

Remedies and Penalties.

(i) Prior to Stabilization. If Prior to Stabilization the TDM Program
monitoring reveals thal the Maximum Trips After Reduction for the
Subject Property is exceeded, the TPM shall meet and coordinate with
FCDOT to address, develop and implement such remedial measures as

may be, but not limited to those, identified in the TDM Plan and Amual
Report.

Such remedial measures shall be funded by the TDM Remedy Fund as

may be necessary and based on the expenditure program that follows:

Trip Goals Exceeded
Up to 1%
1.lVo to 3o/o

J.1o/o to 60/o

6.1Vo to l\Yo
Over 10%

Remedy Expenditure
No Remedy needed
l% of Remedy Frurd
2% of Remedy Fund
4% of Remedy Fund
8% of Remedy Fund

If the results of the Vehicular Trip Counts conducted show that the trip
reduction goals have been met on the Subject Property for three (3)
consecutive years in accordance with the goals outlined in the table below,
then a portion ofthe Remedy Fund as outlined in those same tables below
shall be released to the building owners through the TPM. The amount
released shall be relative to the amount contributed by those buildings
constructed and occupied at the time Vehicular Trip Counts were
collected. Any funds remaining in the Remedy Fund after such release
shall be carried over to the next consecutive three (3) year period.
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Up to 65,000,000 Square Feet of GFA in Tysons

Meet or Exceed Trip
Goal for 3 Years Bv:

Cumulative 7o
Remedy

X'und Returned
0.0%-4.9% 30%

5.% - r0% 50%
lo.t% - t5% 65%
15.r% - r8% 80Yo

18.1 - 20% 90%
>20Yo 100%

65-84,000,000 Square Feet of GFA in Tysons

Meet or Exceed Trip
Goal for 3 Years By:

Cumulative 7o
Remedy

Fund Returned
0.0Yo-4.9% 50%

5% - 10% 65o/o

l0.lo/o - 13o/o 80%

13.1% - 15% 90%
>r50 100%

84-90,000,000 Square Feet of GFA in Tysons

Meet or Exceed Trip
Goal for 3 Years Bv:

Cumulative 7o
Remedy

Fund Returned
0.0%-4.9% 65%

s%-8% 80%
8.lo/o - lUoh 9lYo

>10o/o 100%

90-96,000,000 Square Feet of GFA in Tvsons

Meet or Exceed Trip
Goal for 3 Years Bv:

Cumulative 7o
Remedy

Fund Returned
0.0%-4.9% 80%

5%-8% 90%
>8Yo 100%

96-113,000,000 Square Feet ofGFA in Tysons

Meet or Exceed Trip
Goal for 3 Years Bv:

Cumulative %o

Remedy
Fund Returned

0.0%-4.9% 90%
>5Yo 100%

I13,000,000+ Square Feet of GFA in Tvsons

Meet or Exceed Trip
Goal for 3 Years By:

Cumulative 7o
Remedy

Fund Returned
>0Yo 100% Page 36



(ii)

There is no requirement to replenish the TDM Remedy Fund at any time.
Any cash left in the TDM Remedy Fund shall be released to the Applicant
once three (3) consecutive annual Vehicular Trip Counts conducted show
that the Maximum Trips After Reduction have not been exceeded.

Followinq Stabilization. If the TDM Program monitoring reveals that the
Maximum Trips After Reduction for the Subject Property is exceeded,
then the TPM shall meet and coordinate with FCDOT to address, develop
and implement such remedial measures as may be identified in the TDM
Plan and Annual Report and funded by the TDM Remedy Fund as may be
necessary, commensurate with the extent of deviation from the Ma.rimum
Trips After Reduction goal as set forth in accordance with the expenditure
schedule outlined above.

If the results of the Vehicular Trip Counts conducted upon-Stabilization
show that the trip reduction goals have been met site-wide for three (3)
consecutive years in accordance with the goals outlined on the table
above, then any remaining Remedy Frmds shall be released back to the
building owners through the TPM.

If despite the implementation of remedial efforts, the applicable Marimum
Trips After Reduction (based on the existing development levels in the
Tysons Comer Urban Center as described in this Proffer are still exceeded
after three (3) consecutive years, then, in addition to addressing further
remedial measures as set forth in this Proffer, the TPM shall be assessed a
penalty according to the following:

Exceeded Trip Goals Penalty
l.bss than 1% No Penalty Due
l%;o to 3Yo 5%o of Penalty Fund
3.1o/o to 60/o l0% of Penalty Fund
6 .1%:o to l0o/o 15% of Penaltv Fund
Over 10% 20% of Penalty Fund

Penalties may be incurred in subsequent Stabilization years when the
applicable Maximum Trips After Reduction for the Subject Property
continue to be exceeded and provided there are funds still available in the
Penalty Frurd.

The Applicant through the TPM shall make the payments required by this
Proffer into the TDM Penalty Fund upon written demand by the County,
and the County shall be authorized to withdraw the amounts on deposit in
the TDM Penalty Fund. If the TPM fails to make the required penalty
payment to the TDM Penalty Fund within thirty (30) days after written
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demand, the County shall have the ability to withdraw the penalty amount
directly from the Letter(s) of Credit or Cash Escrow(s).

The ma.ximum amount of penalties associated with the Subject Property,
and the maximum amount the TPM shall ever be required to pay pursuant
to the penalty provisions of this Proffer, including pdor to and after
Stabilization, shall not in the aggregate exceed the amount ofthe Letter(s)
of Credit or Cash Escrow(s) determined and computed pusuant to the
provisions of this Proffer. There is no requirement to replenish the TDM
Penalty Fund at any time. The Letter(s) of Credit and/or uty cash left in
the Cash Escrow(s) shall be released to the Applicant through the TPM
once three (3) consecutive Vehicular Trip Counts conducted after
Stabilization show that the Ma.ximum Trips After Reduction for the
Subject Property have not been exceeded.

Additional Trip Counts. If an Annual Report indicates that a change has occuned
that is significant enough to reasonably call into question whether the applicable
vehicle trip reduction goals are continuing to be met, then FCDOT may require
the TPM to conduct additional Vehicular Trip Counts (pursuant to the
methodology set forth in the TDM Plan) within 90 days to determine whether in
fact such objectives are being met. If any such Vehicular Trip Counts
demonstrate that the applicable vehicle trip reduction goals are not being met,
then the TPM shall meet with FCDOT to review the TDM strategies in place and
to develop modifications to the TDM Plan to address the surplus oftrips.

Review of Trip Reduction Goals. At any time and concurrent with remedial
actions and/or the payment of penalties as outlined herein, the TPM may request
that FCDOT review the vehicle trip reduction goals established for the Subject
Property and set a revised lower goal for the Subject Property consistent with the
results of such surveys and traffic counts provided for by this Proffer. In the
event a revised lower goal is established for the Subject Property, the Ma.rimum
Trips After Reduction shall be revised accordingly for the subsequent review
period without the need for a PCA.

Continuing Imolementation. The TPM (through the UOA) shall bear sole
responsibility for continuing implementation of the TDM Program and
compliance with this Proffer at the end of the Applicant Control Period. The
TPM shall continue to administer the TDM Program in the ordinary cowse in
accordance with this Proffer including submission of Annual Reports.

Notice to Owners. All owners of the Subject Property shall be advised of the
TDM Program set forth in this Proffer. The then current owner shall advise all
successor owners and/or developers of their funding obligations pursuant to the
requirements of this Proffer prior to purchase and the requirements of the TDM
Program, including tlre annual contribution to the TDM Program (as provided
herein), shall be included in all initial and subsequent purchase documents.

G.
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I. Enforcement. If the TPM fails to submit a report to FCDOT within the time
frames required by this Proffer, the TPM shall have sixty (60) days within which
to cure such violation. If after such sixty (60) day period the TPM has not
submitted the delinquent report, then the TMP (or UOA as applicable) shall be
subject to a penalty of $100 per day up to a maximum of $36,500 per incident
until such time as the report is submitted to FCDOT. Such penalty shall be paid to
Fairfax County to be used for transit, transportation, or congestion management
improvements within the vicinity of the Subject Property.

Transportation Demand Management for Retail/Hotel Uses. As provided in the above
Proffer, certain components of the TDM Plan are applicable to and would benefit the
retail and/or hotel uses proposed on the Subject Property. Therefore, the Applicant will
provide an additional TDM program tailored to specifically serve any Retail and/or Hotel
Uses (the "RetailAlotel TDM Program") which may be developed on the Subject
Property. In no event will remedies and/or penalties be assessed against any such Retail
and/or Hotel Uses.

A. Goals of the Retail,/Hotel TDM Proeram. Because tenants of the Retail stores and
Hotels and their employees work hours that are atypical of the standard work day,
these tenants and their employees do not necessarily travel to and from the
Subject Property during Peak Hours. Given this, the Retail/Flotel TDM Program
shall encourage Retail tenants, Hotel Guests and the Retail/Hotel employees to
utilize transit, carpools, walking, biking and other non-Single Occupancy Vehicle
("non-SOV") modes of transportation to travel to and from the Subject Property
rather than focusing on tlre specific trip reductions during the weekday AM or PM
Peak Hours.

B. Components of the Retail/Hotel TDM Proeram. The Retail/Hotel TDM Program
shall include, at a minimum, the components applicable to the Subject Property
that are described in this Proffer and the additional components provided below.
These additional components may be subsequently amended by mutual agreement
between the Applicant and FCDOT. All amendments to tlre components of the
Retail,/Hotel TDM Program contained in this Proffer shall be approved by
FCDOT and will not require a PCA.

C. Employee/Tenant Meetinss. The TPM shall hold, at a minimurn, an annual TDM
meeting with the Retail store tenants and Hotel Managers, and their respective
employees, to review the available transit options, changes in transit service and
other relevant transit-related topics. Based on these meetings, the TPM shall
work with Fairfax Corurty to consider changes to the relevant services, such as

changes to bus schedules, if such changes would provide better service to the
Subject Property tenants and their employees.

D. Reeional TDM Proerams. The TPM shall make information available to Retail
store tenants, Hotel Guests and the Retail/Hotel employees about regional TDM
programs that promote alternative commuting options. This shall include
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44.

45.

information on vanpools, carpools, guaranteed ride home and other programs
offered by organizations in the Washington, D.C. Metropolitan Area.

E. RetailA{otel TDM Program Participation Outreach. The TPM shall endeavor in
good faith to encourage participation by Retail store tenants and Hotel
Management in the Retail/Hotel TDM Program, including the encouragement of a
financial participation by such tenants through their direct offering of transit
benefit programs and transit incentives to their employees. The TPM shall include
a report to the County with respect to the activities described in the TDM Proffer
as part ofthe Annual Report to be filed with the County. This report shall include
detailed accounts of the ouheach efforts and the feedback and response from the
tenants.

Existing Greensboro Corporate Centre Offrce Uses. Certain components of the TDM
Plan are applicable to and would benefit the existing offrce uses on the Subject Property.
The TPM shall make available information on those components to any existing occupied
office use which is located on the Subject Property. Such uses shall not be subject to
monitoring nor will remedies and penalties be assessed against those existing offrce uses.

Intellisent Transportation Svstems. To optimize safe and efficient travel in Tysons, the
Applicant shall incorporate and maintain a system that provides pertinent traffic and
transit information that allows users to make informed travel decisions. This information
shall be provided at initial occupancy of each building. The delivery of this information
shall be made convenient for building occupants and visitors, such as via computer, cell
phone, monitors, or similar technology. Such devices shall provide, but not be limited to,
information on the following:

A. Traffic conditions, road hazards, construction work zones, and road detours.

B. Arrival times and delays on Metrorail, Tysons Circulator, and area bus routes.

C. Real time parking conditions and guidance to current on-site parking vacancies.

D. Bus stops pre-wired for real-time arrival/departures information.

The Applicant shall work with FCDOT and/or the Tysons Partnership to identify sources
and facilitate electronic transmittal ofdata. Furthermore, the Applicant shall participate in
efforts to implement any future dynamic traffic management program for the Tysons
area.

AFFORDABLE/WORKFORCE HOUSING

Affordable Dwelling Units. If required by the provisions of Part 8 of Anicle 2 of the
Zoning Ordinance, Affordable Dwelling Units ("ADUs") shall be provided pursuant to
said regulations unless modified by the ADU Advisory Board.

Workforce Dwelling Units. In addition to any ADUs that may be required pursuant to
these Proffers, the Applicant shall also provide for-sale and/or rental housing units on the

+o.
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Subject Property in accordance with the Board of Supervisors' Tysons Comer Urban
Center Workforce Dwelling Unit Administrative Policy Guidelines dated June 22,2010.
Workforce Dwelling Units ("WDUs") shall be provided such that the total number of
ADUs, if any, plus the total number of WDUs results in not less than twenty percent
(20%) of the total residential units constructed as part of the Proposed Development,
thereby treating all of the Subject Property as if it were located within % mile of the
Metro Station. The 20o/o applies to the total number of dwelling units to be constructed on
the Subject Property. If ADUs are provided in the development, both the ADUs and the
ADU bonus units shall be deducted from the total number of dwellins units on which the
WDU calculation is based.

The WDUs generated by each residential building on the Subject Property shall be
provided within said building, however the Applicant reserves the right to consolidate the
WDUs into one of the buildings with the build-out of the Subject Property and thereby
increase the number of WDU units in one of the buildings beyond twenty percent (20%;o)

with a corresponding decrease in the number of WDU units in the other building. The
WDUs in each building shall have a bedroom mix similar to that provided in the market
rate units in such building. Additionally, in the event that parking spaces are guaranteed
to be made available for lease to individual market rate dwelling units, at least one (1)
parking space shall be made available for lease by each ADU and/or WDU in the
development.

Notwithstanding the foregoing, should the Board of Supervisors' policies related
Workforce Dwelling Units in Tysons Comer be amended, the Applicant reserves the
right, at its sole discretion, to opt in to the new policies, in part or in whole, without the
need for a PCA and, if the Applicant so opts into any such new policies, the provisions of
this Proffer which relate to the new policies of the Board 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 binding written agreement with the appropriate Fairfa,x
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 accordance 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.

Office and Non-Residential Contributions to Affordable/Workforce Housing. For new
office and other non-residential uses on the Subject Property, the Applicant shall select,
within its sole discretion, one of the following two options for contributing toward the
provision of affordable and/or workforce housing within Tysons Comer. These
contributions shall be made to the Board, be deposited in a specific fund to be used solely
for this purpose within Tysons Comer and shall be payable at the time of issuance ofthe
first Non-RUP for the new office or other non-residential buildings on the Subject
Property. The options shall consist of either (i) a one-time contribution of $3.00 for each
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square foot ofGFA of new office or non-residential use, or (ii) an arurual contribution of
$0.25 for each square foot of GFA of new office or non-residential use continuing for a
total of 16 years. Under either option, GFA associated with Retail/Service uses and
public uses shall be excluded from the contribution.

PARK AND RECREATIONAL FACILITIES

Public Park Space. The Applicant shall provide a park on the Subject Property identified
as Urban Park 9 on the CDP. Urban Park 9, located at the comer of Logan Street and
Broad Street, is approximately 19,300 square feet in area. This parUplaza shall be
provided with the construction of Building E4 and shall include hardscaping,
landscaping, an open lawn panel, focal element and outdoor seating, as generally shown
on the CDP, with more specific details provided at t}re time of FDP approval. Additional
or substitute recreational facilities to those listed may be approved with the FDP provided
such facilities result in an equivalent or enhanced quality of recreational opportunities.
Should Building E4 be developed as a residential building, the Applicant shall provide an
active recreational facility in Urban Park 9, to be determined at FDP.

The Applicant shall record a public access easement over Urban Park 9 to ensure the park
will be open to the general public for periods of times consistent with traditional Fairfa.r
County parks, or other times as agreed to with the FCPA, subject to usual and customary
rules and regulations. The Applicant shall provide for perpetual private maintenance of
Urban Park 9. A wayfinding and signage system shall be developed at the time ofFDP
and site plan approval and installed by the Applicant to ensure the park can easily be
identified. The Applicant shall coordinate with FCPA to ensure Urban Park 9 is included
on the FCPA's website to encourage public use

Private Park Space. The Applicant shall enhance and expand existing private park space
located between existing Buildings E1 and E2 and adjacent to future Building E3 as
shorvn on Sheet L-8 of the CDP. This area of approximately 41,500 square feet shall
include hardscaping, landscaping, a central plaza with the potential for a movable stage,
pathways and outdoor tables and seating. Specific details shall be provided with the FDP
for Building 83, and additional or substitute recreational facilities to those listed may be
approved with the FDP provided such facilities result in an equivalent or enhanced
quality of recreational opportunities. The private park enhancements shall be constructed
commensurate with the construction of Buildings E3.

Private Amenities and Recreation Facilities for Residents. The Applicant shall provide
on-site recreational facilities for the future residents ofthe Subject Property. Pursuant to
Par. 2 of Sect. 6-1 10 of the Zoning Ordinance regarding developed recreational facilities,
the Applicant shall expend a minimum of $1700 per market-rate and workforce
residential unit on such recreation facilities. Prior to final bond release for the residential
building constructed on the Subject Property, the balance of any funds not expended on-
site, as determined by DPWES shall be contributed to the FCPA for the provision of
recreation facilities serving Tysons Comer.

49.
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The specific facilities and amenities to be provided for the residential building shall be
determined at the time of FDP approval. Amenities to be provided may include but not
be limited to:

A. Private exterior recreational area/courtyard on the upper level of the parking
podium with seating areas, specialty landscaping, lawn and/or shaded areas and
hardscape areas, and may also include a volleyball court, putting green, bocci
court, boules court, board game tables, or similar recreational facility as may be
approved with the FDP;

B. Private exterior recreational area on the roof or podium level with a swimming
pool, lounge deck, and shade structure;

C. Interior fitness center, a minimum of 1,000 square feet in size, furnished with
exercise equipment such as stationary bikes, treadmills, weight machines, free
weights, etc., but not necessarily staffrng; and

D. Clubroom for resident gatherings and/or media./entertainment center.

Athletic Field Construction. To address the Comprehensive Plan's recommendations
regarding the provision of athletic fields in Tysons, the Applicant shall contribute to the
cost of constructing an athletic freld within the FCPA's Raglan Road Park (the "Raglan
Road Park Field"). The Applicant shall contribute $0.75 per new square foot of GFA
constructed on the Subject Property for the construction of the Raglan Road Park Field.
The contributions shall be payable at the time ofissuance ofthe first RUP or Non-RUP as

applicable, for each new building on the Subject Property.

In the event, the Raglan Road Park Field is constructed by the County or FCPA prior to
all proffered funds from the Subject Property being collected, or altematively Raglan
Road Park Field is not constructed, said contributions to the FCPA may be utilized to
support the provision of other active recreation facilities either tlrough land acquisition
or facility development in Tysons.

PUBLIC FACILITIES

Fire and Rescue Station Contribution. The Applicant shall contribute $2.00 per new
square foot of GFA constructed on the Subject Property for the construction of a new
Fairfa.r County Fire and Rescue Station (the "New Station") on property subject to RZ
2010-PR-014-8. The contributions shall be payable at the time of issuance of the hrst
RUP or Non-RUP as applicable, for each new building on the Subject Property. Any
such contributions due prior to delivery of the New Station to Fairfax County shall be
paid by the Applicant to Fairfax County. Any such contributions following the delivery
of the New Station to Fairfax County shall be paid by the Applicant directly to the
applicant of RZ 2010-PR-014-B, or its successors or assigns. In this instance, the
Applicant shall demonstrate to DPZ and DPWES, as applicable, that such contribution
has been made prior to the issuance ofthe first RUP or Non-RUP for each new building.

52.
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53. Public School Contribution. Per the Residential Development Criteda Implementation
Motion adopted by the Board of Supervisors on September 9,2002, and revised July,
2006, the Applicant shall contribute $9,378 per expected student (based on ratios of0.087
student per multi-family residential unit and 0.44 student per single-family attached
residential unit) to the Faitfax County School Board to be utilized for capital
improvements to schools that serve the Tysons Comer area. Such contribution shall be
made on or before the issuance of the first RUP for each residential building on the
Subject Property and shall be based on the actual number of dwelling units built in each
building.

If prior to site plan approval for the respective residential buildings, the County should
modiff, on a countyrvide basis, the expected ratio of students per subject multi-family
unit or the amount of the contribution per student, the amount of the contribution shall be
modified for that building to reflect the then current ratio and/or contribution.

Arts and Entertainment. The Applicant shall coordinate with the Fairfax Arts Council to
identifr art related uses or artworks that may be appropriate to include in the Proposed
Development. Such uses may, at the Applicant's sole discretion, be included on an
interim or permanent basis.

STORMWATER MANAGEMENT

Stormwater Management.

A. Stormwater Management (SWM) measures for the Subject Property shall be
designed to protect receiving waters downstream of Tysons Comer by reducing
runoff from impervious surfaces using a progressive approach. This progressive
approach shall, to the maximum extent practicable, strive to retain on-site and./or
reuse the first inch of rainfall. Proposed SWM and Best Management Practice
(BMP) facilities shall follow a tiered approach as identified by the County which
may include infiltration facilities (where applicable), rainwater
harvesting/detention vaults, runoff reducing and other innovative BMPs.

Plans shall make use of certain LID techniques that will aid in runoff volume
reduction and promote reuse throughout the site. As a part of the LID techniques
proposed, the Applicants shall provide green roofs both intensive and/or extensive
on new buildings. Other LID techniques may include, but not be limited to, tree
box filters, pervious hardscapes/streetscapes, and stormwater reuse for landscape
irrigation and air conditioning unit makeup water.

Additionally, the SWM facilities shall be designed to accommodate not just the
pre-developed (existing) peak release rates, but also strive to preserve and./or
improve the pre-developed (existing) runoff volumes as contemplated within
cunent LEED requirements, depending on the existing impervious condition. The
above noted SWM Facilities shall be designed to (where applicable) meet the
requirements of LEED 6.1 and 6.2 for each building/phase of the development
based upon the LEED Boundary identified with each building/phase.
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B. At the time of each FDP, the Applicant shall provide calculations for that phase

showing the proposed volume reductions .and shall work cooperatively with
DPWES and DPZ to ensure that the first inch of rainfall is retained or reused to
the maximum extent practicable. This requirement may be met on an individual
building basis or based upon the total area of the Subject Property excluding
existing development. Extended detention facilities and extended release
techniques may be used to augment the proposed volume reductions.

Each FDP shall include the location and preliminary design of the SWM facilities
including the access points to underground vaults. Access points, detailed at the
time of FDP, shall be located outside of the landscape'amenity panel and sidewalk
zone of the streetscape.

With each subsequent site plan, tlte Applicant shall provide refined calculations
illustrating conformance with the proposed volume reductions shown on the FDP.
The specific SWM facilities shall be determined at the time of site plan, and as

may be approved by the DPWES. While it is anticipated that compliance with the
goal of retaining and/or reusing the frrst inch of rainfall will be confirmed at site
plan by utilizing the proposed retention credits identified by Fairfax County as

part oftheir stormwater spreadsheet, the Applicant reserves the right to utilize any
combination of LIDs (existing and future) measures to meet this goal, subject to
the review and approval of DPWES.

It is understood that seasonal variations in reuse water demand will create
fluctuations in the draw down period, and as such, the stormwater system will be
designed (to the extent practicable) to not exceed 10 days of storage. If storage
time exceeds 10 days, the Applicant shall have the right to discharge excess
volumes off site at release rates as allowed by the PFM or approved by the
Director. It is further understood that interim or temporary SWM and BMP
measures may be required during any interim phase of the Proposed
Development.

MISCELLANEOUS

Zoning Administrator Consideration. Notwithstanding the foregoing, upon
demonstration by the Applicant that, despite diligent efforts or due to factors beyond the
Applicant's control, the required transportation, publicly accessible park areas, athletic
field improvements, or other proffered improvements have been delayed (due to, but not
limited to an inability to secure necessary permission for utility relocations and/or VDOT
approval for traffic signals, necessary easements, site plan approval, etc.) beyond the
timeframes specified, the Zoning Administrator may agree to a later date for completion
of these improvemen(s).

Condemnation Procedues. Should the development of the Subject Property in
accordance with these Proffers require acquisition of property, rights-of-way and./or
easements from parcels that are not part of the Subject Property (collectively refened to
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as the "Off-Site Parcels"). The Applicant shall use its good faith efforts and offer a

reasonable fair market value for said property, rightof-way and./or easements. In the
event the Applicant is not able to acquire the property, rights-of way and/or easements
ftom the Off-Site Parcels necessary to fulfill the obligations described herein, the
Applicant shall demonstrate its efforts in writing and submit a written request to Fairfar
County to acquire the property, rights-of way and easements by means of its
condemnation powers.

In conjunction with any such request, the Applicant shall forward to the appropriate
County agency: (a) plat, plals and profiles showing the necessary property, rights-of way
and/or easements to be acquired; (b) an appraisal, prepared by a MAI (Member of the
Appraisal Institute) independent appraiser approved by the County, of the value of the
property, rights-of way and/or easements to be acquired and of all damages, ifany, to the
residue of the Off-Site Parcel; (c) a sixty (60) year title search certificate of the Off-Site
Parcel from which the property, rights-of way and./or easement is to be acquired; and (d)
cash in an amount equal to appraised value ofthe property, rights-of-way and easements
and of all damages to the residue of the Off-Site Parcel; and (e) a copy of written offers
and counteroffers and evidence of owners refusal of such offers and counteroffers. In the
event the Owner of the Off-Site Parcel is awarded more than the appraised value of the
Off-Site Parcel and of the damages to the residue in a condemnation suit, the Applicant
shall pay the amount of the award in excess of cash amount to the County within fifteen
(15) calendar days of said award. It is understood that the Applicant upon demand shall
pay all other costs incurred by the Coirnty in acquiring the easements to the County.

Prior to and during any potential condemnation proceedings, the Applicant, its successors
and assigns, shall be permitted, at its own risk, to submit, process and receive approval oI
the Site Plan and related subdivision, pla(s), easement plats, development p€rmits,
building plan approvals and building permits for other portions ofthe Subject Property.

Metrorail. Tax District Buyout for Certain Residential Uses. At least sixty days prior to
recording any residential condominium documents for portions of the Subject Property
located within the now existing Phase I Dulles Rail Transportation Improvement District
(the "Phase I District"), the Applicant shall provide a wdtten notice to the Director of the
Real Estate Division of the Fairfax County Department of Tax Administration advising
that the Applicant intends to record condominium documents for that portion of the
Subject Property. Prior to recording the condominium documents, the Applicant shall pay
to Fairfax County a sum equal to the then-present value ofPhase I District taxes based on
the use of that portion of the Subject Property subject to the condominium prior to this
Rezoning that will be lost as a result of recording the condominium documents, in
accordance with a formula approved by the Fairfax Cor.rnty Board of Supervisors.

Adiustment in Contribution Amounts. All monetary contributions specified in these
Proffers, with the exception of the contributions to the Tysons Grid Fund and public
schools, shall adjust on a yea y basis from the base month of January 2013 and change
effective each January 1 thereafter, based on changes in the Consumer Price Index for all
urban consumers [1982-84:100] (not seasonally adjusted) C'CPI-U), both as permitted
by VA. Code Ann. Section 15.2-2303.3.
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60. Advanced Density Credit. Advanced density credit is reserved consistent with the
provisions of Par. 4 of Sect. 2-308 of the Zoning Ordinance for all eligible dedications
described herein or as may be required by Fairfax County or VDOT.

Tysons Partnership. The Applicant and successors shall become a member in the Tysons
Partnership, or its residential equivalent.

Severability. Pursuant to Section 18-204 of the Zoning Ordinance, any portion of the
Subject Property may be the subject ofa PCA, Special Exception ("SE"), Special Permit
("SP"), or FDPA withoutjoinder and/or consent ofthe owners ofthe otler portions ofthe
Subject Property, provided that such PCA, SE, SP or FDPA does not materially adversely
affect the other phases. Previously approved zoning applications applicable to the balance
of the Subject Property that is not the subject of such a PCA, SE, SP or FDPA shall
otherwise remain in full force and effect.

Successors and Assiqns. These Proffers will bind and inure to the benefit of the
Applicant and tl,eir successors and assigns. Each reference to "Applicant" in this proffer
statement shall include within its meaning and shall be binding upon Applicant's
successor(s) in interest and/or the owners from time to time ofany portion of the Subject
Property during the period of their ownership.

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

{A0545179.DOC/ | E Profiers l/16/13 (cln) 003676 000010}

[SIGNATURES BEGIN ON NEXT PAGEI
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GEORGELAS GROUP LLC

By: Theodore J. Georgelas
Its: Manager
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Rezoning Attachment to Par, l(b)

DATE January 4, 2013

for Application No. (s):
(enter date affidavit is notarized)

RZ 2010-PR-0t4-D
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
VIKA Virginia, LLC
8l80 Greensboro Drive, #200
Mclean, VA ?2102

DESCRIPTION OF CORPORATION: (check q49 statement)

[r'] There are l0 or less shareholders, and all ofthe shareholders are listed below.

| 1 There are rylg-lbell! shareholders, and all of the shareholders owning l09o or more of any

class of stock issued by said corpomtion are listed b€low.

t I There are more than l0 shareholders, but !91b4!qbqk!9!9y!s-l!%!l!npl9 of anyclassof
stock issued by said corporation, and 995[419[q!!911499-!519{!9!9y.

NAMES OF THE SHAREHOLDER: (enter firsl name, middle initial, and last name)
John F. Amaretti, Charles A. Irish, Jr., Jeffrey B. Amateau, Philip C. Champagne, Robert R. Cochran, Harry L. Jenkins, Kyle U. Oliver,
Mark R. Morelock

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

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

NAME & ADDRESS OF CORPORATION: (enter comPlete name, number, street, city, state, and zip code)
CD Spring Hill Metro, LLC
8405 Greensboro Drive, #PlJ0
McLean, VA 22102

DESCRIPIION OF CORPORATION: (check q!9 statement)

l,tl There are 10 or less shareholders, and all ofthe shareholders are listed below

t 1 There are gggg.jlgalQ shareholders, and all ofthe shareholden owning l07o or more ofany
class ofstock issued by said corporation are listed belor".

t I There are gglq$qq!! shareholders, but 495!q9,!qlg!gg!yg{!ft3111919 of any class

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

NAMES OF THE SHAREHOLDERS; (enter first name, middle initial, and last name)
Managers/Members: Theodore J. Georgelas, Jefhey B. Dierman

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e 8.
President, Vice-President, Secretary, Treasurer, etc,)

(check ifapplicable) kl There is more corporation information and Par. l(b) is continued further on a

"Rezoning Attachment to Par. l(b)" form.

FORM RZ A-l Uodated (7/l/06)

tl4t t* tr
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for Application No. (s):

Rezoning Attachment to Par, 1(b)

p419. January 4, 2013

(enter date affidavit is notarized)
RZ 2010-PR-O14-D

lN[tet
(enter County-assigned application number (s))

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

GDM Sping Hill Station, LLC
8405 Grecnsboro Drive, #P130
Mclean. VA 22102

DESCRIPTION OF CORPORATION: (check q!9 statement)

Vl There are llpgpgg shareholders, and all of the shareholders are listed below.

t I fiere are qg1g..$4flQ shareholders, and all of the shareholders owning | 07o or more of any

class ofstock issued by said corporation are listed below.

t 1 There are more than l0 shareholders, but 49lb4!9bqkl9rc!!!j!%il![glg of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Managers: Theodore J. Georgelas, Jeffrey B. Dierman, Tlomas M. Mulroy
Memtrers: T-Rex Peacock LLC, Georgelas-Springbill, LLC, Gcorgelas Spring Hill Equity, LLC, DRG-Spnnghill, LLC,
Jeffrey B. Dierman, Tarnam S. Dierman
Executive Membcr: Georgelas-Sp nghill, LLC

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

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Phoenix Noise & Vibmtion LLC
5216 Chairman's Court. Suite 107

Frederick, MD 21703

DESCRIPTION OF CORPORATION: (check Q!9 statement)

lrl There are fq!Lb!! shareholders, and all ofthe shareholders are listed below.

I I There are more than l0 shareholders, and all ofthe shareholders owning l07o or more ofan.7

class ofstock issued by said corporation are listed below.

t ] There are more than l0 shareholders, butno shareholder owns lOYoormore ofany class

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Scott B. Harvey, Karen Q. Marble-Hall, Mark w. Heaney, Rlonda E, Cleveland, Joseph G Harvey, Tommie J Harvey

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

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

(check ifapplicable) I I There is more corporation information and Par. l(b) is continued fu her on a
"Rezoning Altachment to Par. | (b)" form,

FORM RZA-l Updarcd (7/1/06)



Rezoning Attachment to Par, l(b)

p41p. January 4, 2013

Page 6 of 13

lNblStr
for Application No. (s):

(enter date affidavit is notarized)
RZ 2010-PR-014-D

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATIONT (enter complete name, number, steet, city, state, and zip code)
Transwestem Commercial Services
1667 K Street, N.W., #300
Washington, DC 20006

DESCRIPTION OF CORPORATION: (check qtq statement)

t 1 There are flglggg shareholders, and all of the shareholders are listed below.

Vl There are 4qggg-1!gg-!! shareholders, and all ofthe shareholders owning 109/o or more ofany
class of stock issued by said corporation are listed below.

t I There are more than l0 shareholders, but no shareholder owns 1004ormore of anyclassof
stock issued by said corporation, and pg3[g1g!g[!91939q-!9193!-!9!99.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Robert D. Duncan

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

President, Vice-President, Secretary, Treesur€r, etc.)
Robert D. Duncan, Chairman; Larry P. Hcard, President & CEO; Mark (nmi) Doran, Coo; Steve (nmi) HardinE, CFO
Direcrors: Alan Harrington, Caulley Deringer, Colleen Doran, Don Wilson, Brant Landry, Chip Clarke, Dave Rock, Doug Little, Brian
Gammill, Chuck Howard, Dovid Baker, Erjc Anderson, Eric Johnson, Jack Elmer, Joseph Stevens, Kevin Roberts, Icontinued, belowl

NAME & ADDRESS OF CORFORATION: (enter compl€te name, number, street, city, state, and zip code)
Transwestem Commercial Services ldirectors, continued]
1667 K Street. N.W.. #300
Washington, DC 2fi)06

DESCRIPTION OF CORPORATION; (check qqg statement)
There are llplggg shareholders, and all of the shareholders are listed below.
There are more than l0 shareholders, and all ofthe shareholders owning l07o or more ofany
class of stock issued by said corporation are listed below.
There are 4q919-fl]4q!! shareholders, but !glbglghq!!9!!y$-l!949!.lqtql9 of any class

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

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

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

Pr€sid€nt, Vice-President, Secretary, Treasurer, etc.)
Direcrorc, continuedr George Garfield, Jim Achen, Keith Foery, Larry P. Ileard, Cerald P. Trainor, Jonathan Larsen, Ken Page, Larry
Mendez, Lourie Dofter, Mike Ogden, Peter Prominski, Roben Bagguley, Mark Doran, Parrick Robinson, Phil McCanhy, Robeft D. Duncan,
Mark Richsrdson, Pere Larsen, Reid Caldwell, Ron Davis, Stephen Quazzo, Tamara Kos. walter Byrd, Slteve llarding, Tom Hilley, William
Zurek, Steve Pumper, Tom McNeamey

(check ifapplicable) t I There is more corporation information and Par, l(b) is continued fufther on a

"Rezoning Attachment to Par. l(b)" torm,

FORM RZA-l Updaled (7/l/06)
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Rezoning Attachment to Par, l(b)

DATE. January 4, 2013 Uqabtr(enter date affidavit is notarized)
for Application No. (s): RZ 2010-PR-014-D

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and ziP code)
Mclean Self Storage, LLC
6718 whiftier Avenue, #220
Mclean, VA 22101

DESCRIPTION OF CORPORATION: (check 949 statement)

Vl There are -[!3{9ga shareholders, and all ofthe shareholders are listed below.

t I There are more than l0 shareholders, and all of the shareholders own ing l0olo or more of any
class of stock issued by said corpomtion are listed below-

t I There are more than l0 shareholders, bul no shareholder owns 100/o or more of any class of
stock issued by said corporation, and pgg!419!9[!91q31a!519{!9!9y.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
The Young Group, Inc., Managing Member
Sherwood Properties, LLC (not LEJ, LLC), Member

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

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

NAME & ADDRESS OF CORPORATION: (enter complete name , nurnber, street, city, state, and zip code)
The Young G.oup, Inc,
6718 Whiftier Avenue. #220
McLean. VA 22l0l

DESCRIPTION OF CORPORATION: (check q!9 statement)

lJl There are -lpjllgSg shareholders, and all ofthe shareholders are listed below.

t 1 There are more than l0 shareholders, and all ofthe shareholders owning 10yo or more ofany
class of stock issued by said corporation are listed below-

t I There are more than l0 shareholders, but no shareholder owns 1002 or more of any class

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Roben A, Young
Nancy B. Young

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

President, Vice-President, Secretary, Treasurer, etc.)
Roben A. Young, PresidenvcEO; Nancy B. Young, VP/Treasurer

(check ifapplicable) [r] There is more corporalion information and Par. l(b) is continued further on a

"Rezoning Attachment to Par. l(b)" form

FORM RZA-l Updated (7/1/06)
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Rezoning Attachment to Par. l(b)

DATE. January 4, 2013

for Application No. (s):
(enter date affidavit is notarized)

RZ 2010-PR-014-D
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Shgrwood Properties, LLC
6718 Whittier Avenue, #220
McLean, VA 22101

DESCRIPTION OF CORPORATION: (check gqg statement)
g] There are l0 or less shareholders, and all ofthe shareholders are listed below.

t I There are 4919..j!94-!! shareholders, and all ofthe shareholders owning l0%oormore ofany
class of slock issued by said corporation are listed below.

I I There are Eglg-jb@-lg shareholders, but no shareholder owns | 0%o or more ofany class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Leslie C. Johnson, Managcr.Member
Jeffrey M. Johnson, Manager/Member

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

Pr€sidenl, Vice-Pr€sid€nt, Secretary, Treasurer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
RMC-TYCO, L.L.C.
I 1244F Waples Mill Road
Fairfax, Virginia 22030

DESCRIITION OF CORPORATION: (check g!9 statement)

Vl There are 10 or less shareholders, and all ofthe shareholders are listed below.

I I There are more than 10 shareholders, and all of the shareholders owning l0olo or more of any
class of stock issued by said corporation are listed below.

t1 There are llglglhALlq shareholders, but no shareholder owns 10olo or more of any class

ofstock issued by said corporaiion, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Ravenwood Management Coopany, R.L.L.L-P., Managing Member
Ronald P, Rinaldi, Member
Barbara A. Rinaldi, Member

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

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

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

FORM RZA-l Updated tZl106)

tNblrtr
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Rezoning Attachment to Par. 1(b)

DATE. January 4, 2013 lltltla"r
(enter date affidavit is notarized)

for Application No. (s): RZ 2010-PR-014-D
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
MB Peacock, LLC
P.O. Box 3?40
McLean, VA 22103

DESCRIPTION OF CORPORATION: (check g!9 statement)

Vl There are l0 or less shareholders, and all ofthe shareholders are listed below.

t 1 There are more than l0 shareholders, and all ofthe shareholders owning 1004 or more ofany
class ofstock issued by said corporation are listed below.

t ] There are more than l0 shareholders, but no sbareholder owns l0% or more ofany class of
stock issued by said corporation, and no shareholders are listed below,

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Michael B. Peacock, Sole Managcr/Member

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

President, Vice-President, Secretary, Treasurer, etc,)
Board of Managers: Michael B. Peacock

Michael B. Peacock. President & CEO

NAME & ADDRESS OF CORPORATION: (enl€r complete name, number, sfieet, city, state, and zip code)
Peacock Buick,lnc.
P,O. Box 3240
McLean, vA 22103

DESCRIPTION OF CORPORATION: (check 9!9 statement)

fl There are lQplggg shareholders, and all ofthe shareholders are listed below,

t 1 There are more than l0 shareholders, and all ofthe shareholders owning | 004 or more ofany
class ofstock issued by said corporation are listed below.

t ] There are more than l0 shareholders, but no shareholder owns l0% or more ofany class

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Michael B. Peacock. Michael J. Peacock, Jennifer D. Peacock, Joan F. Smith, James (nmi) Bums

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

President, Vice-President, Secretary, Treasurer, etc.)
Michael B. Peacock, Director, President; Michael J. Peacock, VP

(check ifapplicable) lnl There is more corporation information and Par. l(b) is continued further on a

"Rezoning Aftachment to Par. l(b)" form.

tjORM R7-A-l Lipdat€d (7/l/06)
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Rezoning Attachment to Par. l(b)

p419. January 4, 2013
(enter date affidavit is notarized) tl'{wltr

for Application No. (s): RZ 2010-PR-014-D
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complet€ name, number, street, city, state, and zip code)
Urban Trans Consullants, Inc.
I140 Connecticut Avenue. NW. #777
washington, DC 20016

DESCRIPTION OF CORPORATION: (check 9!s statement)

Vl There are lQg{ggq shareholders, and all of the shareholders are listed below.

t 1 There are more than 10 shareholders, and all ofthe shareholders owning l07o or more ofany
class ofstock issued by said corporation are listed below.

t1 There are more than l0 shareholders, but 495!49!9!!9ggy4l!ft3111919 of any class of
stock issued by said corporation, and 4pg!q19[ql!9919-[519]-[q!9y.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Joddie A. Cray
Matthew S, Kaufman
A.ron D. Gaul
Jessica E- Hindmat

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

President, Vice-Presid€nt, Secr€tary, Treasurer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
T-Rex Peacock LLC
8405 Greensboro Drive, Suite Pl30
McLean, VA ?? 102

DESCRIPTION OF CORPORATION: (check q!9 statement)

Itl There are l0 or less shareholders, and all ofthe shareholders are listed b€low.

t 1 There are 4919-$ga!! shareholders, and all ofthe shareholders owning l0olo or more ofany
class ofstock issued by said corporation are listed below.

t 1 There are more than l0 shareholders, but !9 jb4!qbqk!9rcgt!-!!%iu09l9 of any class

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
T-Rex Peacock Holdings LLC, Sole Member/Manager

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

President, Vice-Pr€sident, Secretary, Treasurer, etc,)

(check if applicable) kl There is more corporation information and Par. l(b) is conrinued further on a

"Rezoning Attachment to Par. l(b)" form.

FORM RZA-l Updaled (7/l/06)
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Rezoning Attachm€nt to Par. l(b)

DATE January 4, 20'13 ll\t1r1/
for Application No. (s):

(enter date affrdavit is nolarized)
RZ 2010-PR-014-D

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
T-Rex Peocock Holdings LLC
8405 Greensboro Drive, Suite Pl30
Mcl-ean, VA 22102

DESCRIPTION OF CORPORATION: (check q!9 statemeni)

Vl There are l0 or less shareholders, and all ofthe shareholders are listed below.

t ] There are more than l0 shareholders, and all ofthe shareholders owning l0%o or more ofany
class ofstock issued by said corporation are listed below.

t I There are more than l0 shareholders, but pg5!q9[q!g!913y1!!ft319919 of any class of
sto€k issued by said corporation, and !A-!b.4rg!9'!dplg-a!9ljS9.d-b.9!Sy.

NAMES OF THE SHAREHOLDERT (enter first name, middle initial, and last name)
T-Rex, LLC, Sole Member/Manager

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

President, Vice-President, S€cretary, Treasurer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip cod€)
T-Rex, LLC
8405 Greensboro Drive, Suite Pll0
Mclean, VA 22102

DESCRTPTION OF CORPORATION: (check q!9 statement)

Itl There are l0 or less shareholders, and all ofthe shareholders are listed below.

I ] There are more than l0 shareholders, and all ofthe shareholders owning l0o4 or more ofany
class of stock issued by said corporation are listed below.

t I There are more than l0 shareholders, but 495[q9[dg!g9yq!!ft919919 of any class

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Members:Thomas M. Mulroy, Mulroy Family Limited Pannership

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

President, Vice-Presidel|4, Secretary, Treasurer, etc.)

(check ifapplicable) ["] There is more corporation information and Par, l(b) is continued further on a

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

IrORM RZA-l Updated (?/l/06)
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Rezoning Attachment to Par. l(b)

DATE. January 4, 2013 tl*utkv
for Application No. (s):

(enter date affidavit is notarized)
RZ 20t 0-PR-014-D

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Georgelas-Springhill, LLC,
8405 Greensboro Drive, #P130
Mclean, VA 22102

DESCRIPTION OF CORPORATION; (check q!9 statement)

t 1 There are l0 or less shareholders, and all ofthe shareholders are listed below,

Ul There are ![gIL!hgL!-q shareholders, and all ofthe shareholders owning l0o4 or more ofany
class of stock issued by said corporation are listed below.

t I There are more than l0 shareholders, but no shareholder owns l0o4 or more of any class of
stock issued by said corporation, and no shareholden are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Managers/Membersr Thodore J. Georgelas, Anthony J. Ceorgelas, Aaron J. Georgelas

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

Presidenl Vice-President, Secr€tary, Treasur€r, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Georgelas Spring Hill Equity, LLC
8405 Grecnsboro Drive, #P130
Mclean, VA 22102

DESCRIPTION OF CORPORATION: (check q!9 statement)

I 1 There are l0 or less shareholders, and all ofthe shareholders are listed below.

kl There are 4g1g!41! shareholders, and all ofthe shareholders owning 100/o or more ofany
class of stock issued by said corporation are listed below.

t 1 There are more than | 0 shareholders, but 995!919[q!g!9191yq!.1Qft311919 of any class
ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Managers/Members: Thodore J. Georgelas, Anlhony J. Georgelas

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

President, Vice-President, Secretary, Treasur€r, etc.)

(check ifapplicable) [r] There is more corporation information and Par. l(b) is continued further on a

"Rezoning Anachment to Par. l{b)" form.

FORM RZA-l Updared (7/l/06)
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Rezoning Attachment to Par. l(b)

p41p. January 4, 2013
(enter dale affidavit is notarized)

tlr{Utat
for Application No. (s): RZ 2010-PR-014-D

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, streel, city, state, and zip code)
DRC-Springhill, LLC
l3l3 Dolley Madison Rd, Ste 401

Mclean, VA 22101-1952

DESCRIPTION OF CORPORATION: (check q!9 statement)

t I There are l0 or less shareholders, and all ofthe shareholders are listed below.

Itl There are !qqEjhe!-!q shareholders, and all ofthe shareholders owning 109/o or more ofany
class of stock issued by said corpomtion are listed below.

tl There are llelgjhgllO shareholders, but no shareholder owns l09o or more of any c lass of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Manageri Jeffey B, Dierman
Members: Jeffrey B, Dierman, TamaB S. Dierman, Dierman Children Investor, LLC, I(atherinc (nmi) Baumgartner, Victoria B. La$on

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

President, Vic€-President, Secretary, Tr€asurer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, numb€r, streel, cify, state, and zip code)
Dierman Children lnvestors, LLC
l3l.] Dolley Madison Rd, Sre 401

McLean. VA ?2101-395?

DESCRIPrION OF CORPORATION: (check q49 statement)
There are l0 or less shareholders, and all ofthe shareholders are listed below.
There are more than l0 shareholders, and all ofthe shareholders owning 109/o or more ofany
class of stock issued by said corporation are listed below.
There are more than l0 shareholders, but no shareholder owns l07o or more ofany class

ofstock issued by said corporation, and no shareholderc ar€ listed below

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Managers: Jeffrey B. Dierman, Tamara S. Dierman
M€mbers: Christopher B. Dierman, Nicholas A. Dierman, Whitney A. Dierman, Tanner A- Dierman

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

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

(check ifapplicable) t 1 There is more corporation information and P . l(b) is continued turther on a

"Rezoning Attachment to Par. I (b)" form.

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



REZONING AFFIDAVIT

DATE: January 4,2013

Prge Three

il*atr
for Application No. (s):

(enter date affidavit is notarized)

RZ 2010-PR-014-D
(enter County-assigned application number(s))

1(c). The following constitutes a listing*++ of all of the PARTNERS, both GENERAL and LIMITED, in

any pannership disclosed in this affidavit:

PARTNERSHIP INFORMATION

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code)
B.P. Realry, L.P.
P,O. Box 3240
McLean, VA 22103

(check ifapplicable) . [ ] The above-listed pannership has no limited partnen.

NAMES AND TITLE OF THE PARTNERS (enter first name, middle initial, last name, and title, e g

General Partner, Limited Partner, or General and Limited Partner)

General Partnerl
MB Peacock, LLC

Limited Panners:
Michael B, Peacock
Peacock Buick, Inc,
Noman Bemstein Family Generation Trust dated April 12, 2006 ?b/o Michael J, Peacock, Jennifer D. Peacock and Michael B. Peacock

(check ifapplicable) [7] There is more partnership information and Par. l(c) is continued on a "Rezoning
Atlachment to Par. I (c)" form.

*** All listings which include parherships, corporalions, or trusts, to include the names ofbeneficiaries, musl be broken down

successively until; (a) only individual persons are listed or (b) the listing for a corporation having more than l0 shareholders

has no shareholder owning l07o or more ofany class ofstock. In the case ofqnAPPLICANT, TITLE OWNER,
CONTRACT PIIRCHASER, or LESSEE* of the land lhat is a partnership, corporulion, or trusl, such successive breskdon'n
nust include a lirtlng and fu her breakdown ol sll of its Partnerc, of ih ;hsreholders as required above, and of
beneficiaries of any trusts. Such successlw brcakdown mast also lnclude brcakdowns of an! pa nershlp, corporation, or
trust ouning 10ol or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER or LESSEE" oflhe land,
Limited liability compsnier snd real estate lnveslmenl trusts and their eq.rivalenls are bested rs corporullons, x'ilh menbe$
being deenryd the equlvale of sharcholders: nwnaging membery shqll qlso be llsled Use footnote numbers to designate
parlnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on

the attachment pagc.

FORM RZA-l Updaled (7/l/06)



Rezoning Attachment to Par. l(c)

DATE: January 4,2013
(enter date affidavit is notarized)

RZ 2010-PR-014-D

Page I of 2

rly.61bv
for Application No. (s):

(enter County-assigned application number (s))

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code)
Ravenwood ManagementCompany, R.L.L,L,P.
I 1244F Waples Mill Road
Fairfax, Virgini6 22030

(check ifapplicable) t I The above-listed partnership has no limited partners.

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.9.,
General Partner, Limited Partner, or General and Limited Partner)
Ceneral Partners:
Paul D. Rinaldi
Victor F, Rinaldi

Limited Partners:
Johr E. Rinaldi
Kaneen L. Lombardo
Elizabeth (nmi) Williams
Daniel (nmi) Rinaldi
RalDh D. Rinaidi
Margaret A. Cottrell
Karherine L. Siu
Carrie G. Rinaldi
Kareen K. Rinaldi
Mary M. Rinaldi

(check ifapplicable) [y] There is more partnership information and Par. l(c) is continued further on a
"Rezoning Attachment to Par. l(c)" form.

tORM RZA-l Updated (7/l/06)



Page 2 of 2

Rezoning Attachment to Par. l(c)

DATE: January 4, 2013 tl+ 61b1r
for Application No. (s):

(enter date affidavit is notarized)
RZ 2010-PR-O14-D

(enter County-assigned application number (s))

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

Mulroy Family Limited Parmership
8405 Creensborc Drive, Suite Pl30
Mclean, VA 22102

(check ifapplicable) t 1 The above-listed partnership has 19-[4qilg!-p4!nqq.

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g.,

General Partner, Limited Partn€r, or General and Limited Partner)
General Partner Thomas M. Mulroy

Limired Pann€rs:
Thomas M. Mulroy
Dorothy E. Muhoy
Mulroy 1999 Family Trust f,t/o Faith E.

Mulroy, Thomas J. Mulroy, Michael J.

Mulroy

(check ifapplicable) t/] There is more partnership information and Par. l(c) is continued further on a
"Rezoning Attachment to Par. I (c)" form.

FORM RZA-l Updated (7/t/06)



REZONINC AFFIDAVIT

DATE: January 4, 2013

Prge Four

il,|G731r
(enter date affidavit is nota zed)

for Application No, (s): RZ 2010-PR-014-D
(enter County-assigned application number(s))

1(d). One of the following boxes 4g! be checked:

t I In addition to the names listed in Paragraphs 1(a), 1(b), and I (c) above, the following is a listing
ofany and all other individuals who own in the aggregate (directly and as a shareholder, partner,

and beneficiary of a trust) l0o/o or more of the APPLICANT' TITLE OWNER, CONTRACT
PURCHASER, or LESSEE* ofthe land:

trl Other than the names listed in Paragraphs l(a), l(b), and l(c) above, no individual owns in the

aggregate (directly and as a shareholder, partner, and beneficiary ofa trust) 100/o or more ofthe
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* ofthe land.

2. That no member ofthe Fairfax County Board of Supervisors, Planning Commission, or any member of
his or her immediate household owns or has any financial interest in the subject land either

individually, by ownership ofstock in a corporation owning such land, or through an interest in a
partnership owning such land.

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

None

(check ifapplicable) t I There are more interests to be listed and Par.2 is continued on a
"Rezonine Attachment to Par. 2" form.

IjORM RZA-l Udared (7/l/06)



REZONING AFFIDAVIT

DATE: January 4. 201-3

for Application No. (s):

(enter date affidavit is notarized)

RZ 2010-PR-Or4-D
(enter County-assigned application number(s))

That within the twelve-month period prior to the public hearing of this application, no member of the

Fairlax County Board of Supervisors, Planning Commission, or any member of his or her immediate

household, either directly or by way of partnership in rvhich any of them is a partner, employee, agent,

or attomey. or through a panner of any of them, or through a corporation in which any of them is an

officer, director. employee, agent, or attorney or holds l0% or more ofthe outstanding bonds or shares

ofstock ofa particular class, has, or has had any business or financial relationship, olher than any

ordinary depositor or customer relationship rvith or by a retail establishment, public utilitv, or bank,

including any gift or donation having a value of more than $100, singularly or in the aggregate. with
any ofthose listed in Par. I above.

EXCEPT AS FOLLOWS: (Nq[': If answer is none, enter "NONE" on line below.)
Wirhin rhe rr,r'elve-month period prior ro the public hcarjnB, Theodore J. Ceorgelrs donated exccss of $l00 lo Pal llerrity for
SuDcr'"lsor,

(NOTE: Busin€ss or financial relationships ofthe type described in this paragraph lhat arise after
the filing of this application and before each public hearing must be disclosed prior to th€
public hearings. See Par.4 below.)

(check ifapp)icabJe) [ ] 'l'here are more disclosures to be listcd and Par.3 is continued on a
"Rezonins Aftachment to Par.3" fonn.

That the information contained in this aflidavit is complete, that all partnerships. corporations,
and trusts owning l07o or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCHASER, or LESSEE* ofthe land have been listed and broken down, and that prior to each

and every public hearing on this matter, I will reexamine this affidavit and provide any changed

or supplemental information, including business or linancial relationships ofthe type described
in Paragraph 3 above, that aris€ on or after the date of this application.

WITNESS the following signature:

(check onc) [ ]Appl It] Applicant's Aulhorized Agenl

Elizabeth D, Baker, agent

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

Subscribed and swom to before me this 4 day of January

Page l'ive

It\t l+tr

3.

4.

Rogbt?|lloo , zEgga5
Nmry nll0c

s1 Virginia , Counry/Ciry of Arlington

My commission expires:

IjORM RZA'l Updaled (7/1./06)
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REZONING AFFIDAVIT

DATE: January 4, 2013
(enter date alfidavit is notarized)

r, slirjb"l! Ll49l rgg"t do hereby state that I am an

(enter name of

(check one)

in Application No.(s):

applicant or authorized agent)

t I applicant

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

FDP 20IO-PR-OI4D

ll1Sb1{/

(enter County-assigned application number(s), e.g. RZ 88-V-001)

and that, to the best ofmy knowledge and beliel the following information is true:

l(a). The following constitutes a listing of the names and addresses of all APPLICANTS' TITLE
OWNERS, CONTRACT PURCHASERS' and LESSEES of the land described in the

application,r and, if any of the foregoing is a TRUSTEE,** each BENEFICIARY of such trust,
and all ATTORNEYS and REAL ESTATE BROKERS' and all AGENTS who have acted on

behalfofany ofthe foregoing with respect to the application:

(NO'IE: AII 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,
ApplicanUTitle Owner, etc. For a multiparcel application, list the Tax Map Number(s) of the
parcel(s) for each owner(s) in the Relationship column.)

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships

last name) listed in BOLD above)

Georgelas Group LLC 8405 Creensboro Drive. #P 130 Appliran/Contract Purchasct of Tax

ngenrsr 
Mclean' vA 22102 Map 29-l ((l)) 544

Aaron J. Georgelas
Jonathan M. Adler
Theodore J. Ceorgelas
Russell E. Whitwonh

B.P. Realry, L.P.

Agcnts:
Michael J. Peacock
Michael B. Peacock

P.O. Box 3240
Mclean, VA 22101

Title Owner ofTax Map
29-3 (! )) 544

(check ifapplicable) [v] There are more relationships to be listed and Par. l(a) ts

continued on a "Rezoning Attachment to Par. l(a)" form.

* In the case ofa condominium, the title owner, contract purchaser, or lessee of l0o% or more ofthe units in the

condominium.
++ List as follows: Name oftrustee, Trustee for (name oftrust^ ifapplicable), for the benefit of: (state name of

each beneficiarv).

I
{\FORM RZA-r updared (?/r/06)



Page I of 2

Rezoning Attachment to Par. 1(a)

DATE: January 4, 2013 l11?"St'-
for Application No. (s):

(enter date affidavit is notarized)
FDP 20IO-PR-OI4D

(enter County-assigned application number (s))

(NO'[E: All relationships to the application are to be disclosed. Multiple relationships may be listed
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a

multiparcel application, list the Tax Map Number(s) ofthe parcel(s) for each owne(s) in the
Relationshio column.

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

IUL:Archirects, PLLC

Agents:
Thomas J. Lenar
Sacha M, Ros€n
Lee D. Rubenstern
Gaston W. Dietz

wDC Architecture, PLLC

Agents:
Siti N. Abdul-Rahman
C.R. Ceorge Dove

ParkerRodriguez. Inc.

Agents:
Trini M. Rodriguez
Daniel A. Avrit
Barbara J. Coulston

Walsh, Colucci, Lubeley, Emrich &
walsh, P.C.
Agents:
Manin D. Walsh
Lynne J. Strobel
Timothy S. Sampson
M. Catharine Puskar
Sara V. Mariska
G. Evan Pritchard
Jonathan D. Puvak
Elizabeth D. Baker
Inda E. Stagg
Elizabeth A. McKeeby

(check ifapplicable)

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

1222 N Street NW #500
Washington, DC 20007

RELATIONSHIP(S)
(enter applicabJe relationships
listed in BOLD above)

Architect/Agent

1025 Connecticut Avenue, NW
Washington, DC 20036

Architecy'Agent

Landscape Architects/Agentl0l N. Union Street, #320
Alexandria, VA 223l4

2200 Clarendon Boulevard
l3th Floor
Arlington, VirBinia 22201

Attomeys/PlanneE/Agent

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

\u 

nzn r updatcd(?/l/06)

vl



Page 2 oI 2

Rezoning Attachment to Par. l(a)

DATE: January 4, 2013
I l-? 5i,5+

for Application No. (s):
(enter date affidavit is notarized)

FDP 2OIO-PR-O14D
(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 Purchoser/Lessee, Applicant/Title Owner, etc. For a

multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the

Relationship column.

NAME
(enter first name, middle initial, and

last name)

VIKA, lncorporated
Agents:
John F. Amatefti
Roberl R. Cochran
Roben J. Bosco
Philip C. Champagne

VIKA Virginia, LLC
Agents:
John F. Amated
Roben R. Coch.an
Robert J. Bosco
Philip C. Champagne

M,J. Wells & Associates, Inc.

Agents:
Terence J. Miller
Robin L. Antonucci
Christopher R, Kabatt
Michael R. Pinkoskc
Justin B. schor
Courtney J. Menjivar
Samuel w. Ben€ck

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

8180 Greensboro Drive, #200
Mclean, VA ?2102

RELATIONSHIP(S)
(enter applicable relationships
listed in BOLD above)

Engineer/Agent

8180 Greensboro Drive, #200
Mclean, VA 22102

1420 Spring HillRoad, Suite 600
Mcl-ean, Virginia 22102

Engineer/Agenl

Transportation Consultant/
Agent

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

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

\" 
*r^ 

' 
updated (7/t/06)



Psge Two
REZONING AFFIDAVIT

DATE: January 4, 2013
(enter date affidavit is notarized)

for Application No. 19; FDP 2010-PR-014D
(enter County-assigned application number(s))

l(b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this
affidavit who own 100/o or more ofany class ofstock issued by said corporation, and where such

corporation has l0 or less shareholders, a listing ofall ofthe shareholders, and ifthe corporation is
:

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

CORPORATION INFORMATTON

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, stale, and zip code)
Ceorgelas Croup LLC
8405 Creensboro Drive, #P-130
Mclean, VA 22102

DESCRIPTION OF CORPORATION: (check one statement)

[/] There are l0 or less shareholders, and all ofthe shareholders are listed below.

t I There are more than l0 shareholders, and all ofthe shareholders owning 100/o or more of
any class ofslock issued by said corporation are listed below.

t I There are more than l0 shareholders, bul no shareholder owns 100/o or more of any class

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

NAMES OF SHAREHOLDERS: (enler first name, middle initial, and last name)
Ceorgelas MaDagemert, hc., sole Member
Theodore J. Ceorgelas, Manager

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

(check ifapplicable) pl There is more corporation information and Par. l(b) is continued on a "Rezoning
Attachment l(b)" form.

*** All listirgs which include partnerships, corporations, or trusts, to include the names ofbeneficiaries, must be broken do\rn
successively until: (a) only individual persons are listed or (b) the listing for a coryoration having more than l0 shareholders

has no sharehofder owning loyo or more ofany class ofstock. Inthe csse ofanAPPLICANT, TITLE OWNER,
CONTb4CT PURCHASER, ol LESSEE* of the land that is a pa nership, corporatlon, ol lrusl, such saccessive break.loren
mtst include s lkting andfadher breakdown of all of its paftners, of ils shareholders qs requlred ahow, and of
beneJiciuies of qny trusts. Such successive breakdmvn ,nurl also include brcakdov'ns of an! pa nenhip, corporalion, or
tfust otening t09/o or morc orthe APPLICANT, TITLE OWNER, CONTMCT PURCHASER, ot LESSEE* orthe lund.
Limited liobilit! companles snd rcql estsle lnveslnwn! trusts and lheir equivalenls Lre lreqled ss corporstlons, wilh members

heing deemed the equivqlent of shareholden; nanaging members shall . so be lisled U se footnote numbers to designate
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on

the attachment page.

FORM RZA-l Updared (7/l/06)
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Rezoning Affachm€nt to Par, l(b)

DATE. January 4,2013 ll-t V"s+
for Application No. (s):

(enter date affidavit is notarized)
FDP 20IO.PR-OI4D

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
WDC Architecture, PLLC
I025 Connecticut Avenue, NW
Washington, DC 20036

DESCRIPTION OF CORPORATION: (check q!9 statement)

IJI There are.!!glh!! shareholders, and all of the shareholders are listed below.

t ] There are more than l0 shareholders, and all ofthe shareholders owning l0%o or more ofany
class ofstock issued by said corporation are listed below.

t I There are more than l0 shareholders, but no shareholder owns l0% or more ofany class of
stock issued by said corporation, and !9-gb.4lgbg!d9lg-4!9ig9.d..lh9|qy.

NAMES OF THE SHAREHOLDER: (enter first nam€, middle initial, and last name)
Managing Members: C. R. GeorBe Dove, Malcolm D. Dixon, Frederick B. Hammann II, Eric J. Liebmann, Marc Nathanson (nmi), Je{Tiey

A. Morris
Mcmbcr: Roben C. Keane

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

Presid€nt, Vice-Preside[t, Secretary, Treasurer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
VIKA, Incorpomted
8180 Greensboro Drive, Suite 200
Mclean, VA 22102

DESCRIPTION OF CORPoRATION: (check q49 statement)

It) There are l0 or less shareholders, and all ofthe shareholders are listed below.

I ] There are more than l0 shareholders, and all ofthe shareholders owning l07o or more ofany
class of stock issued by said corporation are listed below.

I I There are more than l0 shareholders, but no shareholder own ofany class
of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter firct name, middle initial, and last name)
John F, Amatetri, Charles A. Irish, Jr., Harry L. Jenkins, Robert R. Cochran, Mark G, Morelock, Jeffrey B. Amateau, Kyle U. Oliver
Philip C. Champagne

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

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

(check ifapplicable) Vl There is more corporation information and Par. l(b) is continued further on a

"Rezoning Attachment to Par. 1(b)" fo.m.

FORM RZA-l Updared (7/l/06)



^.'YageLorL
Rezoning Attachment to Par. l(b)

pr4lp January 4, 2013 Itl6t.5tr
for Application No. (s):

(enter date affidavit is notarized)
FDP 20IO-PR.OI4D

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
ParkerRodriguez, Inc.
l0l N. Union Street, Suite 120
Alexandria, VA 22314-123 I

DESCRIPTION OF CORPORATION: (check q!9 statement)

IJI There are l0 or less shareholders, and all ofthe shareholders are listed below.

t ] There are more than l0 shareholders, and all ofthe shar€holders owning l07o or more ofany
class ofstock issued by said corporation are listed below.

t ] There are more than l0 shareholders, butno shareholder owns l0%ormoreof anyclassof
stock issued by said corporation, and !.q-gbg!9b9!dq$-cr9ljg9d-bgl9w.

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

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

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

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

DESCRIPTION OF CORPORATION: (check q!! statement)

I 1 There are llgflgpg shareholders, and all of the shareholders are listed below.

Vl There are l!g1g-!hgg-!! shareholders, and all of the shareholders owning l0olo or more of any

class ofstock issu€d by said corporation are listed belo!'.

t I There are more than l0 shareholders, but no shareholder owns l0Toormore ofany class

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
M.J. Wells & Associates, Inc, Employee Stock Ownership Trust. All employees are eligible plan participants; however, no one employce

owns l0olo or more ofany class ofstock.

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

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

(check ifapplicable) [r] There is more corporation information and Par. l(b) is continued further on a

"Rezoning Attachment to Par. l(b)" form

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



TrrLE OWNER OF TAX MAP 29-3 (l)) 63C

GREENSBORO CENTER LIMITED PARTNERSHIP

By: Greensboro Center's, Inc., its general partner

By: Theodore J. Georgelas
Its: President

[SIGNATURES END]



APPENDIX 4

REZONING AFFIDAVIT

DATE: January 4, 2013
(enter date affidavit is notarized)

Elizabeth D. Baker, agent . do herebv state that I am an

(check one)

in Application No.(s):

(enter name ofapplicant or authorized agent)

t I applicant

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

RZ 2010-PR-014-D

l 19 tolSt -

(enter County-assigned application number(s), e.g. RZ 88-V-001)

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

l(a). The following constitutes a listing of the names and addresses of all APPLICANTS, TITLE
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the
application,* and, if any of the foregoing is a TRUSTEE,** each BENEFICIARY of such trust,
and all ATTORNEYS and REAL ESTATE BROKERS, and all AGENTS who have acted on
behalfofany ofthe foregoing with respect to the application:

(pp: All relationships to the application listed above in BOLD print must be disclosed.

Multiple relationships may be listed together, e.9., Attorney/Agent, Contract Purchaser/Lessee,
Appticant/Title Owner, etc. For a multiparcel application, list the Tax Map Number(s) of the
parcel(s) for each owner(s) in the Relationship column.)

NAME ADDRESS
(enter firsl name, middle initial, and (enter number, street, city, state, and zip code)
last name)

Ceo.gelas Group LLC

Agents:
Aaron J. Ceorgelas
Jonathan M. Adler
Theodore J. Georgelas

B.P. Realty, L.P.

Agentsi
MichaelJ. Peacock
Michael B. Peacock

(check ifapplicable)

8405 Creensboro Drive, #PI30
Mcl-ean, VA 2? 102

P.O. Box 3240
McLean, VA ?2103

RELATIONSHTP(S)
(enter applicable relationships
listed in BOLD above)

Applicsny'Contract Purchaser of Tax
Map 29-3 ((l)) 57B and 57G and 29-l
((l)) l8c/Agent for GD Spring Hill
Metro, LLC and GDM Spring Hill
Starion, LLC

Title Owner of Tax Map
29-3 (l) 54A

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

* [n the case ofa condominium, the title owner, contract purchaser, or lessee of l0% or more ofthe units in the
condominium.

** List as follows: \4rngplqgggg, Trustee for (name oftrust, ifapplicable), for the benefit of: (state name of
each beneficiarv).

\
\J\toRM RZA- r Updarcd (?/l/06)
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Rezoning Attachment to Par, l(a)

DATE: January 4,2013
(enter date affidavit is notarized) llltentfor Application No. (s): RZ 2010-PR-0'14-D

(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 Purchaser/Lessee, Applicant/Title Owner, etc. For a

multiparcel application, list the Tax Map Number(s) ofthe parcel(s) for each owner(s) in the

Relalionshio column.

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middle initial, and (enter number, sfieet, city, state, and zip code) (enter applicable relationships
last name)

Mclean Self Storage, LLC

Agent;
Roben A. Young

RMC-TYCO, L.L.C.

Agents:
Ronald P. Rinaldi
Paul D. Rinaldi
victor F. Rinaldi
John E, Rinaldi
Ralph D. Rinaldi

6718 Whinier Avenue, #220
Mclean, VA 22101

listed in BOLD above)

Title Owner of Tax Map
2e-3 (r )) 57

Title Owner of Tax Map
29-l ((l)) l8C and 29-3 (l) 57C

The Board of Supervison of Fairfax 12000 Covernment Center Parkway, #5 33 Title Owner of Tax Map
County, Virginia Fairfax, VA 22035 29-3 ((l )) 5?B

County Executive/Agent
Edward L. Long, Jr.

8405 Creensboro Drive, #Pl30 Contract Purchaser ofTax Msp
GD Spring HillMctro, LLC Mclean, VA 22102 29-l (l)) 57

Agents:
Aaron J. Oeorgelas
Jonathan M. Adler
Theodo.e J. Ceorgelas
Jeffrey B. Dierman

TraDswestem Commercial SeNices 166? K Street, N.W,, #300 Real Estate Broker/Agent lor Title Owner
Washington, DC 20006 ofTax Map 29-l ((l)) 54A

Agent;
Gerald P. Trainor

(check ifapplicable) lr'] There are more relationships to be listed and Par. l(a) is continued further

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

I1244F Waples Mill Road
Fairfax, virginia 22030



Rezoning Attachment to Par. l(a)

DATE: January 4, 2013

Page 2 ot 3

I t+QT 34,(enter date affidavit is notarized)
for Application No. (s): RZ 2010-PR-014-D

(enter County-assigned application number (s))

(NOTE: All relationships to the application are to be disclosed. Muhiple relationships may be listed

together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a

multiparcel application, list the Tax Map Number(s) ofthe parcel(s) for each owner(s) in the

Relationship column.

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

wDG Architecture, PLLC

Agenls:
Siri N. Abdul-Rahman
C.R. George Dove

ParkerRod.iguez,Inc.

Agentsl
Triri M. Rodriguez
Dani€l A. Avrit
Barbara J. Coulston

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

Agents:
Martin D. Walsh
Lynne J. Strobel
Timothy S. Sampson
M, Catharine Puskar
Sara V. Mariska
G. Evan Pritchard
Jonathan D. Puvak
Elizabetb D. Baker
Inda E. Stagg
Elizab€ih A. McKeeby

GDM Spring Hill Station, LLC

Agentsl
TheodoE J. Ceorgelas
Jeffrey B. Dierman
Thomas M. Muhoy
Aaron J. Georgelas
Jonathan M. Adler

(check ifapplicable) [r']

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

1025 Connecticut Avenue, NW
washington, DC 20036

RELATTONSHTP(S)
(enter applicable relationships
listed in BOLD above)

ArchitecVAgent

l0l N. Union Street, #320
Alexandria, VA 22314

Landscape ArchitectvAgent

Attomeys/Planners/Agenl

Contnct Purchaser of Tax Map
29-3 (l)) 54A

2200 Clarendon Boulevard
l3th Floor
Arlington, Virginia 22201

8405 creensboro Drive, #P lJ0
Mcl-ean, VA 22102

There are more relalionships to be listed and Par. l(a) is continued further

on a "Rezonins Attachment to Par. I (a)" form,

\***'updared(7/r/06)



Page 3 of 3

Rezoning Attachment to Par, l(a)

DATE: January 4,2013
(enter date affidavit is notarized) h4ottts

for Application No. (s): RZ 2010-PR-014-D
(enter County-assigned application number (s))

NE: All relationships to lhe application are to be disclosed. Multiple relationships may be listed
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a
multiparcel application, list the Tax Map Number(s) ofthe parcel(s) for each owner(s) in the
Relationshio column.

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

VIKA, Incorporated
Agentsl
John F. Amatetti
Roben R. Cochran
Roben J. Bosco
Philip C, Champagne

VIKA Virginia, LLC
Agents:
John F. Amatetti
Robert R. Cochran
Robert J. Bosco
Philip C. Champagne

M.J. Wells & Associates,Inc.

Agentsl
Terencc J. Miller
Robin L. Antonuccl
Christopher R. Kabatt
Justin B. Schor
Courtney J. Menjivar
Michael R, Pinkoske
Samuel W. Beneck

Pho€nix Noise & Vibration LLC

Agenl:
Scott B. Harvey

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

8180 Greensboro Drive, #200
Mclean, VA 22l0?

RELATIONSHIP(S)
(enter applicable relationships
listed in BOLD above)

Engineer/Agent

8180 Creensboro Drive, #200
Mclean, VA 22102

1420 Spring Hill Road, Suite 600
McLean, Virginia 22102

5216 Chaiman's Court, Suitc 107

Frederick, MD 21703

Engineer/Agent

Transportation Consultsnt/
Agent

Noise Consultant/Agent

Urban Trans Consultants, lnc,

Agents:
Ma$hew S. Kaufman
Larry Filler (nrni)

(check ifapplicable)

I140 Connccticut Avenue, NW, #777
washington, DC 20036

TDM Consultant/Agent

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

\nv 

nza r updarcd (7/r/06)



REZONING AFFIDAVIT

DATE: January 4,2013
(enter date affidavit is notarized)

Psge Two

t ltl(tllv
for Applicarion No. (s): RZ 2010-PR-014-D

(enter County-assigned appl ication numbe(s))

l(b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this
affidavit who own l0olo or more ofany class ofstock issued by said corporation, and where such

corporationhas10or|essshareholders,a|istingofalloftheshareho|ders'@
:

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

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
ceorgelas Group LLC
8405 Gre€nsboro Drive, #P-ll0
Mclean, vA 22102

DESCRIPTION OF CORPORATION: (check one statement)

It) There are l0 or less shareholders, and all ofthe shareholders are listed below.

t I There are qglg_@q!! shareholders, and all of lhe shareholders owning l0olo or more of
any class of stock issued by said corporation are listed below

t ] There are more than l0 shareholders, but no shareholder own ofany class

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

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name)
Georgelas Management, Inc., sole Member
Theodore J. Georgelas, Manager

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

(check ifapplicable) pl There is more corporation information and Par. l(b) is continued on a "Rezoning
Attachment 1(b)" form.

t** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down

successively until: (a) only individual persons are listed gI (b) lhe listing for a corporation having more than l0 shareholders

has no sharehofder owning l07o or more ofany class ofstock. In lhe case of sn APPLICANT, TITLE OWNER,
CONTMCT PURCHASER, or LESSEE* of the tsnd that ls s partnership, corpo.ation, or trust, such saccesslve breakdoY'n

must lnclude a listing andJurther brcakdown of a of iB parlners, of Us sharcholders as required above, and of
beneJiciaries of an! trusls, Such succersive breakdown ,rust also lnclude brcakdowns of on! psrlneEhip, corporqllon, or
ttust orening I|ok or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* ofthe lqnd.
Ltmited liabillty con panics and real estqle invertngnt trurls snd thelr equivalenls arc teated as corporqlions, i,ilh memberc
belng deemed the equivalent ol shareholdeE; managing mcmbers shall also be lisled Use footnote numbers to designate
parmerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on

the attachment page.

FORM RZA-I Updaled (7/l/06)



R€zoning Attachment to Par. l(b)

p41p. January 4, 2013

Page I of 13

tt\61bt
for Application No. (s):

(enter date affidavit is notarized)
RZ 2010-PR-014-D

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, sfeet, city, state, and zip code)
WDG Architecture, PLLC
1025 Connecticut Avenue, NW
Washington, DC 20036

DESCRIPTION OF CORPORATION: (check q!9 stat€ment)

f] There are l0 or less shareholders, and all ofthe shareholders are listed below.

t ] There are more than l0 shareholders, and all ofthe shareholders owning l0%o or more ofany
class of stock issued by said corporation are listed below.

t 1 There are more than | 0 shareholders, but no shareholder owns | 09/o or more of any class of
stock issued by said corporation, and 49-sb.ergbgldgl$-a!9-Is!9d-b.q!.sw.

NAMES OF THE SHAREHOLDER: (enter first name, middle inilial, and last name)
Managing Members: C. R. George Dove, Malcolm D. Dixon, Frederick B. Ilamrnann II, Eric J. Liebmann, Marc Nathanson (nmi),
Jeffiey A. Morris
Membersi Robert C. Keane

NAMES OF OFFICERS & DIRECTORSI (enter first name, middle initial, last name, and iitle, e.g.

Presid€nt, Vice-President, Secretary, Treasurer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
VIKA, lncorporatEd
8180 Greensboro Drive, Suite 200
Mclean, VA 22102

DESCRIPTION OF CORPoRATION: (check g!9 statement)

Vl There are l0 or less shareholders, and all ofthe shareholders are listed below.

l1 There are 49g9..$34-!! shareholders, and all ofthe shareholders owning l0%oormoreofany
class ofstock issued by said corporation are listed below.

t ] There are more than l0 shareholders, butno shareholder owns l0%ormore of any class

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

NAMES OF THE SHAREHOLDERS: (enter fi$t name, middle initial, and last name)
John F. Amateni, Charles A. Irish, Jr., Harry L. Jenkins, Roberl R. Cochran, Mark G. Morclock, Jeffrey B. Amatcau, Kyle U, Oliver
Philip C. Champagne

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

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

(check ifapplicable) ["] There is more corporation informalion and Par, l(b) is continued further on a

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

FORM RZA-l Updated (7/ I /06)



uqblHr

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
PafterRodrigu€2, Inc.
l0l N, Union Street, Suite 320
Alexandria. VA 223 l4-1231

DESCRIPTION OF CORPORATION: (check @9 statement)

Vl There are 10 or less shareholders, and all ofthe shareholders are listed below.

t I There are more than l0 shareholders, and all ofthe shareholders owning | 0o4 or more ofany
class of stock issued by said corporation are listed below.

t 1 There are qglqj[g1-]! shareholde$, but no shareholder owns l0o4 or more ofany class of
stock issued by said corporation, and no shareholders are listed below.

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

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

Presid€nt, Vice.President, Secretsry, Treasur€r, etc.)

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

DESCRIPTION OF CORPORATION: (check q!9 statement)

t I There are l0 or less shareholders, and all ofthe shareholders are listed below,

l,tl There are more than l0 shareholders, and all ofthe shareholders owning l07o or more ofany
class of stock issued by said corporation are listed below,

t I There are 4919-1!91-!! shareholderc, but no shareholder owns lOyo or more ofany class

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
M.J. Wells & Associates, IDc. Employee Stock Ownership Trust. All employees are eligible plan panicipants; however, no one employee
owns l0o/o or more ofany class ofstock.

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

President, Vice-President, Secretary, Treasur€r, elc.)

(check if applicable) k1 There is more corporation information and Par. l(b) is continued further on a

"Rezoning Attachment to Par. l(b)" form.

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

Page 2 of 13

for Application No. (s):

Rezoning Attachment to Par. l(b)

DATE. January 4, 2013

(enter date affidavit is notarized)
RZ 20t 0-PR-014-D



Rezoning Attachm€nt to Par. l(b)

p419. January 4, 2013

Page 3 of 13

ll'.l017t
(enter date affidavit is notarized)

for Application No. (s): RZ 2010-PR-014-D
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, numbel sheet, city, state, and zip code)
Walsh, Colucci, Lubeley, Emrich & Walsh, P.C.
2200 Clarendon Boulevard, l3th Floor
Arlington, Viryinia 22201

DESCRIPTION OF CORPORATION: (check qqg statement)

t ] There are l0 or less shareholders, and all ofthe shareholders are listed below.

fl There are Eglgjb@-!! shareholders, and all ofthe shareholders owning l07o or more ofany
class of slock issued by said corporation are listed below.

I I There are more than l0 shareholders, but no shareholder owns l07o or more ofany class of
slock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
David J. Bomgardner, E. Andrew Burcher, Thomas J, Colucci, Michael J. Coughlin, Peter M. Dolan, Jr,, Jay du Von, William A. Fogarty,

John ll. Foote, H. Mark coetzman, Bryan H. Guidash, Michael D. Lubgley, J. Randall Minchely, M. Catharine Puskar, John E. Rinaldi,
Kathleen H. Snith, Lynne J. Slrobel, Ganh M. wainman, Nan E. Walsh, Martin D, Walsh

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

President, Vice-President, S€cretary, Treasurer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Georgelas Management, lnc.
8405 Greensboro Drive, #P130
Mclean, VA 22102

DESCRIPTION OF CORPORATION: (check g!9 statement)

[r'] There are l0 or less shareholders, and all ofthe shareholders are listed below.

t I There are 1qg19-$4fl! shareholders, and all ofthe shareholders owning l0o4 or more ofany
class of stock issued by said corporation are listed below.

I I There are more than l0 shareholders, but pq3[49!dg!g31yq!!!911919 of any class

ofstock issued by said corporalion, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Thcodore J. Ceorgelas
Anbonv J. Ceoreelas

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

President, Vic€-President, S€cretary, Treasurer, etc.)
officersr Theodore J. Georgelas, President; Anthony J. Ceorgelas. VP; william M. Galayda, Secretary

Direcrors: Theodore J. Ceorgelas, Anthony J. Ceorgclas

(check ifapplicable) l,rl There is more corporation informalion and Par. l(b) is continued further on a

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

FORM RZA-l Updated (7r106)



Rezoning Attachment to Par. 1(b)

p41p. January 4, 2013

Page 3 of 5

l\?st5tr
for Application No. (s):

(enter date affidavit is notarized)
FDP 2OIO-PR-OI4D

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Walsh, Colucci, Lubeley, Emrich & Walsh, P.C,
2200 Clarendon Boulevard, l3th Floor
Arlington, Virginia 2?201

DESCRIPTION OF CORPORATION: (check q!9 statement)

t I There are l0 or less shareholders, and all ofthe shareholders are listed below.

Itl There are 491g$qq-!! shareholders, and all ofthe shareholders owning | 07o ormore ofany
class ofstock issued by said corporation are listed below.

t ] There are more than l0 shareholders, but no shareholder owns l0o/o or more ofany class of
stock issued by said corporation, and no shareholders are listed below.

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

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and titie, e-9.

President, Vic€-President, Secretary, Tretsurer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Georgelas Management, lnc.
8405 Greersboro Drive, #P130
McLean, VA 22102

DESCRIPTION OF CORPORATION: (check q!9 statement)

[,t] There are l0 or less shareholders, and all ofthe shareholders are listed below.

t I There are more than l0 shareholders, and all ofthe shareholders owning l0o4 or more ofany
class of stock issued by said corporation are listed below.

t I There are more than 10 shareholders, but no shareholder owns 109/o or more of any class

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

NAMES OF THE SHAREHOLDERS: (enter first name. middle inilial. and last name)
Theodore J- Georgelas
Anthony J. Ceorgelas

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

President, Vice-Pr€sident, Secretary, Treasurer, etc.)
officerc: Theodore J. ceorgelas, President; Anthony J. Georgelas, vP; william M. Calayda, Secretary
Directors: T}6odore J. Ceorgelas, Anthony J. Georgelas

(check ifapplicable) kl There is more corporation information and Par, l(b) is continued funher on a

"Rezoning Attachment to Par, l(b)" form,

FORM RZA-l Uodated 17ll/06)



Rezoning Attachment to Par. l(b)

p4lE January 4,2013

Page 4 of 5

l\16156
for Application No. (s):

(enter date affidavit is notarized)
FDP 20IO-PR-OI4D

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION| (enter complete name, number, street, city, state, and zip code)
VIKA Virginia, LLC
8l80 Greensboro Drive. #200
Mcl-ean, VA 22102

DESCRIPTION OF CORPORATION: (check qlg statement)

Vl There are.lllgAlggg shareholders, and all ofthe shareholders are listed below.

t ] There are more than l0 shareholders, and all ofthe shareholders owning 100/o or more ofany
class ofstock issued by said corporation are listed below.

t ] There are more than l0 shareholders, butno shareholder owns 100%ormoreof anyclassof
stock issued by said corporation, and lpsbgtqbgl&tq-Arc-Li!!9{b.qlsy.

NAMES OF THE SHAREHOLDER: (enter firsl name, middle initial, and last name)
John F. Amaterii, Charles A. Irish, Jr., Jeffrey B. Amateau, Philip C, Champagne, Roben R. Cochran, Harry L. Jenkins, Kyle U. Oliver,
Mark R. Morelock

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

President, Vic€-President, S€cretary, Trrasurer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
R2L:Architects. PLLC
1052 Potomac Street. NW
Washington, DC 20007

DESCRIPTION OF CORPORATION: (check q!9 statement)

kl There are l0 or less shareholders, and all ofthe shareholders are listed below.

t ] There are more than l0 shareholders, and all of the shareholders owning I 07o or more of any
class of stock issued by said corporation are listed below.

t ] There are more than l0 shareholders, but no shareholder owns l0%ormoreof any class

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Thomas J. Lenar
Sacha M. Rosen
Lee D. Rubenstein

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

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

(check if applicable) k1 There is more corporation information and Par. l(b) is continued further on a

"Rezoning Attachment to Par, l(b)" form.

FORM RZA-l Updaled (7/l/06)



Page 5 of 5

Rezoning Attachment to Par. 1(b)

DATE. January 4,2013 n 75t€5"h
for Application No. (s):

(enter date affidavit is notarized)
FDP 2OIO-PR.OI4D

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
MB Peacock, LLC
P.O. Box 1240
McLean, VA 22103

DESCRIPTION OF CORPORATION: (check elg statement)

lll There are l0 or less shareholders, and all ofthe shareholders are listed b€low-

tl There are 49g9;ftg4-!! shareholders, and all ofthe shareholders owning l0Toormore ofany
class ofstock issued by said corporation axe listed below.

t I There are more than l0 shareholders, butno shareholder owns | oyo or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Michael B. Peacock. Sole Manaeer/Member

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

President, Vice-President, Secretary, Treasurer, etc.)
Board ofManagers: Michael B. Peacock

Michael B. Peacock, President & CEO

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Peacock Buick.Inc.
P.O. Box 1240
N4clean, VA 22103

DESCRIPTION OF CORPORATION: (check Q!9 statement)

It) There are l0 or less shareholders, and all ofthe shareholders are listed below.

t ] There are more than l0 shareholders, and all ofthe shareholders owning 109/o or more ofany
class of stock issued by said corporation are listed below.

t ] There are lqglgjballl0 shareholders, but no shareholder owns 100/o or more of any class

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

NAMES OF THE SHAREHOLDERS; (enter first name, middle initial, and last name)
Michael B. Peacock, Michael J. Peacock, Jenniler D, Peacock, Joan F. Smith, James (nmi) Bums

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

President, Vice-President, Secretary, Treasurer, etc,)
Michael B. Peacock, Director, President; MichaelJ. Peacock, VP

(check if applicable) Vl There is more corporation information and Par. I (b) is continued fitrther on a

"Rezoning Altachment to Par. | (b)" form.

FORM RZA-l Updal€d (7/l/06)



Page Three
REZONING AFFIDAVIT

DATE: January 4, 2013 It-iS65tr
(enter date affidavit is notarized)

for Application No, (s): FDP 2010-PR-014D
(enIer County-assigned application number(s))

l(c). The following constitutes a listing**+ of all of the PARTNERS, both GENERAL and LIMITED, in

any partnership disclosed in this atldavit:

PARTNERSHIP INFORMATION

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, streel, city, state and zip code)
B.P. Realty, L.P.
P.O, Box 3240
McLean. VA 22103

(check ifapplicable) [ ] The above-listed partnership has no limited partne6.

NAMES AND TITLE OF THE PARTNERS (enter first name, middle initial, last name, and title, e.g.

General Partner, Limited Partner, or General and Limited Partner)

Ceneral Panner:
MB Peacock, LLC

Limited Partnersl
Michael B. Peacock
Peacock Buick, Inc.
Norman Bemstein Family Ceneration Trust dated April 12,2006 fiblo Michacl J. Peacock, Jennifer D. Peacock and Michael B. Peacock

(check ifapplicable) [y] There is more partnership information and Par. l(c) is continued on a "Rezoning
Attachmenl to Par. 1(c)" form.

*i+ All listings which include partnerships, corporations, or trusts, to include the names ofbeneficiaries, must be broken down
successively unlil: (a) only individual persons are listed q (b) the listing for a corporation having more than l0 shareholders

has no sharehofder owning l07o or more ofany class ofstock. ln,he csse of sn APPLICANT, TITLE OWNER,
CONTMCT PURCHASER, or LESSEE* of the hnd thal is q partuership, corporulion, or trusl, such luccessive breskdown
nust include a listing ond Jurlher brcakdown of a of its psrlnen, of i8 sh eholders as required above, and oJ
beneficia es of an! lrusls. Such successite breakdoren nusl also hclade brcahdowns of qnJ pa ne6hip, corporalion, or
trust owning I00/6 or nmrc olthe APPLICANT, TITLE OWNER, CONTRACT PURCHASER or LESSEE'ofrhe land.
Limtted ltabtlity con panies and real es,ate investmenl trusts and their equh)slents arc beqted as corporutions, with nembers
being deemed the equivalent olshareholders; managing mcmbers shsll slso be listed. Use footnote numbets to designate
partnerships or corporations, which have funher listings on an attachment page, and reference the same footnote numbers on

the attachment page,

FORM RZA-I Updared (7/l/06)



Page Four
REZONING AFFIDAVIT

DATE: January 4,2013 ItlVoSt'-(enter date aflidavit is nota zed)

for Application No. 19; FDP 2010-PR-014D
(enter County-assigned application number(s))

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

t I ln addition to the names listed in Paragraphs I (a), l(b), and I (c) above, the following is a listing
ofany and all other individuals who own in the aggregate (directly and as a shareholder, partner,

and beneficiary of a trust) 100/o or more of the APPLICANT, TITLE OWNER' CONTRACT
PURCHASER, or LESSEE* ofthe land:

I,rl Other than the names listed in Paragraphs l(a), l(b), and l(c) above, no individual owns in the
aggregate (directly and as a shareholder, partner, and beneficiary ofa trust) l0o or more ofthe
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or Lf,SSEE* ofthe land.

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

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

None

(check ifapplicable) t I There are more interests to be listed and Par. 2 is continued on a
"Rezonine Attachment to Par. 2" form.

FORM RZA- | Updaled (7/l/06)



Prge Five

REZONINC AFFIDAVIT

DATE: January 4. 2013 _
(enter date affidavit is notarized)

3.

I t-?slatz,-
for Application No. (s ): FDP 20 I O-PR-O I4D

(enter County-assigned application number(s))

That within the twelve-month period prior to the public hearing of this application, no member ofthe
Fairfbx County Board of Supervisors, Planning Commission, or any member of his or her immediate

household, either directly or by way ofpartnership in which any ofthem is a partner, employee, agent,

or attorney, or through a partner ofany ofthem, or through a corporation in which any ofthem is at.

officer, director, employee, agent, or attomey or holds l0% or more ofthe outstanding bonds or shares

ofstock ofa parlicular class, has, or has had any business or financial relationship, other than any

ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank.

including any gift or donation hav ing a value of more than $ I 00, singularly or in the aggregate, with
any ollhose listed in Par. I abovc.

EXCEPT AS FOLLOWS: (NOTE: lf anslver is none, enter "NONE" on line below.)

wirhin rhe rwelve'month period prior to thc public hearing, Thcodore J. Ceorgehs donated excess of $ 100 to Pat Herrity for
Supervisor.

(NOTE: Business or financial relationships ofthe type described in this paragraph that arise after
the liling of this application and before each public hearing must be disclosed prior to the
public hearings. See Par.4 below,)

(check ifapplicable) [ ] There are more disclosures to be listed and Par.3 is continued on a
''Rezonins A$achment to Par. i" form.

That the information contained in this affidavit is complete, that all partnershiPs, corporations,
and trusts owning l07o or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCHAStrR, or LESSEE* ofth€ land have been listed and broken down, and that prior to each

and every public hearing on this matt€r, I will reexamine this aflidavit and provide any changed
or supplemental information, including business or financial relationships of the type described
in Paragraph 3 above, that aris€ on or afler the date of this application.

WITNf,SS the following signature:

(check one) [ ]Applicant lll Applicant's Authorizcd Agent

Baker, agent

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

Subscribed and srvom to betbre me this 4 dav of 20 l3 , in the State/Comm.

of Vlrginia , Counlv/City of Arlington

My commission expires;

4.

Rrotffio| retsa8

\*" 
*ro-' updatcd (7/r,,06)

I l/30/2015

January



REZONING AFFIDAVIT

DATE: January 4,2013
(enter date affidavit is notarized)

1, Elizabeth D. Baker, agent do hereby state that I am an

(enter name ofapplicant or authorized agent)

(checkone) ll applicant tt\tb1l4f
[tl applicant's authorized agent listed in Par. l(a) below t | '

in Application No.(s): RZ 2010-PR-014-E
(enter County-assigned application number(s), e.g. M 88-V-001)

and that, to the best ofmy knowledge and beliei the following information is true:

l(a). The following constitutes a listing of the names and addresses of all APPLICAIITS, TITLE
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the
application,+ and, if any of the foregoing is a TRUSTEE,** each BENEFICIARY of such trust,
and all ATTORNEYS and REAL ESTATE BROKERS, and all AGENTS who have acted on
behalf of any ofthe foregoing with respect to the application:

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

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships

last name) listed in BOLD above)

caorseras croup LLc ff"oi*oj:i1io1T,?;r"'or"o lf_!'iiillfs* "'owner 
orrax Map

Agents:
Aaron J, Georgelas
Jonathan M. Adler
Theodore J- GeorPelas

Greensboro Center Limited Pannership 8405 Greensboro Drive, #P- I J0
McLean, VA 22102

Agents:
Theodore J. Georgelas
Aaron J. Ceorgelas

Title Owner ofTax Map
29-r (l) 63C

(check ifapplicable) [t) There are more relationships to be listed and Par. l(a) is
continued on a "Rezoning Attachment to Par. l(a)" form.

* In the case ofa condominium, the title owner, contract purchaser, or lessee of l0% or more ofthe units in the

condominium.
** List as follows: Name oftrustee, Trustee for (name oftrust, ifapplicable), for the benefit of: (state name of

each beneficiary).

I| \FORM RZA. I Updated (7/l/061

\



Rezoning Attachment to Par, l(a)

11415. January 4, 201 3

Page I of 2

llQ,ol|-
for Application No. (s):

(enter date affidavit is notarized)
RZ 2010-PR-014-E

(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/Ag€nt, Contract Purch|ser/Lessee, Applicant/Title Owner, etc. For a
multiparcel application, list the Tax Map Number(s) ofthe parcel(s) for each owner(s) in the
Relationship column.

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

WDC Architecture, PLLC

Agentsi
Siti N. Abdul-Rahman
C.R. George Dove

ParkerRodrig!cz,Inc.

Agents:
Trini M. Rodriguez
Daniel A. Avrit
Barbara J. Coulston

walsh, Colucci, Lubeley, Emrich &
Walsh, P.C.
Agents:
Manin D. Walsh
Lynne J. Strobel
Timothy S. Sampson
M. Catharine Puskar
Sara V, Mariska
G, Evan Pritchard
Jonathan D. Puvak
Elizabeth D. Baker
Inda E. Stagg
Elizab€th A. McKeeby

(check if applicable)

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

1025 Conneclicut Avenue, Nw
Washington, DC 20036

RELATIONSHIP(S)
(enter applicable relationships
listed in BOLD above)

Architect/Agent

l0l N. Union Streei, #320
Alexandria, VA 22314

2200 Clarendon Boulevard
| 3th Floor
Arlington, Virginia 22201

There are more relationships to be listed and

on a "Rezoning Attachment to Par. I (a)"

LaDdscape ArchitectYAgent

Attomeys/Planners/Agenl

Par. I (a) is continued further
form.

\" 
-^ ' 

uPdared (7/r/06)

t/l



Rezoning Attachment to Par. l(a)

DATE: January 4, 2013

for Application No. (s):
(enter date affidavit is notarized)

RZ 2010-PR-014-E

Page 2 of 2

l14dtl<r
(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 Purchoser/Lessee, Applicant/Title Owner, etc. For a

multiparcel application, list the Tax Map Number(s) ofthe parcel(s) for each owner(s) in the
Relationship column.

RELATIONSHIP(S)NAME ADDRESS
(enter first name, middle initial, and (enter number, str€et, city, state, and zip code) (enter applicable relationships
last name)

VIt(,{, lncorporated
Agents:
John F, Amatetti
Robert R. Cochmn
Robert J. Bosco
Philip C. Champagne

VIKA virginia, LLC
Agenls:
John F. Amatetti
Robert R. Cochran
Robert J. Bosco
Philip C. Champagne

M.J. Wells & Associates, Inc.

Agents:
Terence J. Miller
Robin L. Antonucci
Christopher R. Kabatt
Justin B. Schor
Courtney J, M€nJivar
Michael R. Pinkoske
Samuel W. Beneck

8180 Cre€nsboro Drive, #200
Mclean, VA 22102

8l80 Greensboro Drive, #200
Mclean, VA 22102

1420 Spring Hill Road, Suite 600
Mclean, Virginia 22102

listed in BOLD above)

Engineer/Agent

Engineer/Agenr

Transportation Consultant/
Agent

Phoenix Noise & Vibrarion LLC 5216 Chairman's Court, Suite 107 Nojse Consultant/Agent
Frederick, MD 21703

Agcnt:
Scott B. Harvey

Urban Trans Consultants, lnc. t 140 Connecticur Avenue, NW, #777 TDM Consultant/Agent
Washington, DC 20036

Agents:
Matthew S, Kaufman
Larry Filler (nmi)

(check ifapplicable) [ ] There are more relationships to be listed and Par, l(a) is continued further
on a "Rezoning Attachment to Par. | (a)" form.

\t-^ 
'updated(7/r/06)



Psge Two

I lt(trl l+r
for Application No. 1s;: RZ 2010-PR-014-E

(enter County-assigned application number(s))

l(b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this
affidavit who own l0o% or more ofany class ofstock issued by said corporation, and where such

corporation has l0 or less shareholders, a listing ofall ofthe shareholders, and if the corporation is
an owner ofthe subiect land. all ofthe OFFICERS and DIRECTORS ofsuch corporation:

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

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: (enter complete name, number, sireel, city, stale, and zip code)
Georgelas Group LLC
8405 Greensboro Drive, #P-130
McLeaD. VA 22t02

DESCRIPTION OF CORPORATION: (check 919 statement)

lt) There are l0 or less shareholders, and all ofthe shareholders are listed below.

t I There are more than l0 shareholders, and all ofthe shareholders owning l0olo or more of
any class ofstock issued by said corporation are listed below.

t I There are more than l0 shareholders, but no shareholder owns 100/o or more ofany class
ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name)
Georgelas Management, Inc., sole Mgmber
Theodore J, Ceo.gelas, Manager

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

(check ifapplicable) pl There is more corporation information and Par. l(b) is continued on a "Rezoning
Attachm€nt I (b)" form.

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken do\ryn

successively until: (a) only individual persons are listed q (b) the listing for a corporation having more than l0 shareholders
has no shareholder owning l07o or more ofany class ofstock. ln the case of an APPLICANT, TITLE OWNER,
CONTMCT PARCHASER, or LESSEE* ofthe land thot ts a panne$hip, corpor ion, or trust, sach successive breakdown
,utst include a lisling andfurther breakdown of all of its pa ne6, of its shueholderc qs rcquircd above, and of
beneJiciaries of any tusE. Such successive brcakdoren nwst qbo include brcskdortns of an)' pa neRhip, corporation, or
trust oi'ning l0o/o or mnre of the APPLICANT, TITLE OTYNER, CONTMCT PURCHASER, or LESSEE* of the land,
Limited liability conpsnies snd real estale investmznt trusls and their equivalents ue beated ds corporutions, with men bers
being deened the equivalent olshareholders; managing members shall ako be lkted Use footnote numbers to designate
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on
the anachment page.

FORM RZA-l Updated (7i l/06)

REZONING ATFIDAVIT

DATE: January 4, 2013
(enter date affidavit is notarized)



Page I of 7
Rezoning Attachment to Par. l(b)

DATE. January 4,2013 UIUll.a/
for Application No. (s):

(enter date affidavit is notarized)
RZ 2010-PR-0t4-E

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, steet, city, state, and zip code)
WDG Architecture, PLLC
1025 Connecticut Avenue, NW
Washington, DC 20036

DESCRIPTION OF CORPORATION: (check qtg statement)

Itl There are l0 or less shareholders, and all ofthe shareholders are listed below.

t ] There are more than l0 shareholders, and all ofthe shareholders owning l0o4 or more ofany
class of stock issued by said corporation are listed below.

t I There are more than l0 shareholders, but no shareholder owns lOYo or more ofany class of
stock issued by said corporation, and !9_thglgbgkhE3!L!s!9!Lbglgg-

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Managing Members: C, R, George Dove, Malcolm D. Dixon, Frederick B. Hammann Il, E.ic J. Liebmann, Msrc Nathanson (nmi),
Jeffrey A. Monis
Member: Robert C. Keane

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

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
VIKA, Incorporated
8180 Greensboro Drive. Suite 200
Mclean, VA 22102

DESCRIPTION OF CORPORATION: (check e!9 statement)

lJl There are l0 or less shareholders, and all ofthe shareholders are listed below.

t 1 There are more than l0 shareholders, and all ofthe shareholders owning l07o or more ofany
class of stock issued by said corporation are listed below.

t I There are gg1g-ftqq!! shareholders, but no shareholder owns l07o or more ofany class

ofslock issued by said corporation, and no shareholders are listed below,

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
John F. Amarefii, Charles A. trish, Jr., Harry L. Jenkins, Roben R. Cochran, Mark C. Morelock, Jefhey B. Amateau, Kyle U, Olrver
Philip C. Champagne

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

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

(check ifapplicable) ["] There is more corporation information and Par. l(b) is continue.d funher on a

"Rezoning Attachment to Par. l(b)" form,

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



Rezoning Attachment to Par. l(b)

p41p. January 4, 2013

Page

lt{tq1lu

2 ot '/

for Application No. (s):
(enter date alldavit is notarized)

RZ 2010-PR-O14-E

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, sEeet, city, state, and zip code)
ParkerRodriguez, Inc.
l0l N. Union Sffeet. Suite 120
Alexandria, VA 2?ll4-323 |

DESCRIPTION OF CORPORATION: (check q!9 statement)

lJl There are l0 or less shareholders, and all ofthe shareholders are listed below.

t I There are more than l0 shareholders, and all ofthe shareholders owning 100/o or more ofany
class of stock issued by said corporation are listed below.

t 1 There are more than l0 shareholders, but no shareholder owns 100/o or more ofany class of
stock issued by said corporation, and 49-$b.a!9b.q!dels-4lelj$9db9.!aw.

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

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

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
M.J, wells & Associates, lnc.
1420 Spring Hill Road, Suite 600
Mcl-ean, Virginia 2210?

DESCRIPTION OF CORPORATIoN: (check qgg statement)

I I There are l0 or less shareholders, and all ofthe shareholders are listed below.

[r'] There are more than l0 shareholders, and all ofthe shareholders owning l0%o or more ofany
class of stock issued by said corporation are listed below.

t I There are more than l0 shareholders, but no shareholder owns l00Zormore of any class

of stock issued by said corporation, and lqlb-Alglgldgls3rgis!9{brLsy.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
M.J. Wells & Associates, Inc. Employee Stock Ownership Trust. All employees are cligible plan panicipants: however, no one employee

owDs l0o% or more ofany class ofstock,

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

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

(check ifapplicable) kl There is more coryoration information and Par. l(b) is continued further on a
"Rezoning Attachment to Par. l(b)" form.

FORM RZA-l Updared (7r106)



Rezoning Attachment to Par. 1(b)

p419. January 4, 2013

Page 3 of 7

tl4tellq.
(enter date affidavit is notarized)

for Application No, (s): RZ 2010-PR-014-E
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, sFeet, city, state, and zip code)
Walsh, Colucci, Lubeley, Ernrich & Walsh, P.C.
2200 Clarendon Boulevard, llth Floor
Arlington, Virginia 22201

DESCRIPTION OF CORPORATION: (check q49 statement)

t 1 There are l0 or less shareholders, and all ofthe shareholders are listed below.

fl There are more than l0 shareholders, and all ofthe shareholders owning | 07o or more ofan,
class ofstock issued by said corporation are listed below.

t 1 There are g919..1f,4!! sharebolders, but 49-9!419!q!!919y1!.1Q!1919919 of any class of
stock issued by said corporation, and no shareholders are listed below,

NAMIS OF THE SHARIHOLDER; (enter first name, middle initial, and last name)
David J. Bomgardner, E. Andrew Burcher. Thomas J. Colucci, Michael J, Coughlin, Peter M. Dolan, Jr., Jay du Von, William A. Fogarty,
John II. Foote, Il. Mark coetzman, Bryan H. cuidash, Michael D. Lubeley, J. Randall Minchew, M. Catharine Puskar, John E. Rinaldi,
Kathleen H. Smrth, Lynne J. Strobel, Carth M. wainmsn, Nan E. watsh, Martin D. walsh

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

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Georgelas Management, lnc.
8405 Greensboro Drive, #P 130

Mclean. VA 22102

DESCRIPTION OF CORPORATION: (check 9!9 statement)

ttl There are l0 or less shareholders, and all ofthe shareholders are listed below.

t ] There are more than l0 shareholders, and all ofthe shareholders owning l09o or more ofany
class ofstock issued by said corporation are listed below.

t 1 There are 49g9..$94_!! shareholders, but no shareholder owns ofany class
ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name. middle initial. and last name)
Theodore J. Georgelas
Anrhony J. Georgelas

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

President, Vice-President, Secretary, Treasurer, €tc.)
Officers: Theodore J. Ceorgelas, President; Anthony J. Ceorgelas, VPi William M. Calayda, Secretary
Directorsi Theodore J. Ceorgelas, Anthony J. Georgelas

(check ifapplicable) ["] There is more corporation information and Par. l(b) is continued further on a
"Rezoning Attachment to Par- l(b)" form.

I'ORM RZA-l Updated (7/l/06)



Page 4 of 7

Rezoning Attachment to Par. 1(b)

DATE. January 4, 2013 lt4Qtl+
for Application No. (s):

(enter date affidavit is notarized)
RZ 2010-PR-014-E

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Greensboro Center's, Inc.
8405 Greensboro Drive, #P.130
Mclean, VA 2? 102

DESCRIPTION OF CORPORATION: (check q!9 statement)

fl There are -!!3A!9gg shareholders, and all ofthe shareholders are listed below.

t ] There are more than 10 shareholders, and all of the shareholders own ing 1004 or more of any
class of stock issued by said corporalion are listed below.

t I There are more than 10 shareholders, bul no shareholder owns l004ormoreof anyclassof
stock issued by said corporation, and qg3[919!g!g!9ls319-!g;9!-!9!99.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Creensboro Center Subtier Limited Partn€rshiD. Sole Member

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

President, Vice-President, Secretary, Treasurer, etc.)
Theodore J. Ceorgelas, President/Treasurer; Richard M. Patrick, VP/Secretary
Directors: Theodore J. Georgelas, Richard M. Patrick, Kenneth J. Uva

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
VIKA Virginia, LLC
8180 Greensboro D vc, #200
Mclean, VA 22102

DESCRIPTION OF CORPORATION: (check q!! statement)

IJI There are l0 or less shareholders, and all ofthe shareholders ar€ listed below.

t ] There are more than l0 shareholders, and all ofthe shareholders owning l0o4 or more ofany
class ofstock issued by said corporation are listed below.

t I There are more than | 0 shareholders, but qqg!q19[q!4!91py1{Q!!p1g919 of any class

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

NAMES OF THE SHAREHOLDERS: (enter fiIsl name, middle initial, and last name)
John F. Amatetti, Charles A. Irish, Jr., Jeffrey B. Amateau, Philip C. Champagne, Robert R. Cochran, Harry L, Jenkins, Kyle U. Oliver, Mark
R. Morelock

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

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

(check ifapplicable) ["r] There is more corporation information and Par, l(b) is continued further on a

"Rezoning Attachment to Par. l(b)" fom.

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



Rezoning Attachment to Par. l(b)

p419. January 4,2013
(enter date aflidavit is notarized)

RZ 2010-PR-014-E

Page 5 of 7

lt\V1ltr
for Application No. (s):

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Creensboro Drive Acquisition Company LLC
8405 Grcensboro Drive. #P-130
Mclean, VA 22102

DESCRIPTION OF CORPORATION: (check q!9 statement)

Pl There are 10jL!9!! shareholders, and all ofthe shareholders are listed below,

tl There are more than l0 shareholders, andall ofthe shareholders owning lOYo or more ofany
class of stock issued by said corporation are listed below.

t] There are more than l0 shareholders, but no shareholder owns 100/o or more ofanyclassof
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Managers: Richard M. Patrick, Theodore J. Georgelas
Members: Theodore J. Georgelas, Rachel D. ceorgelas, Thomas G. Georgelas, vickie J. Georgelas, John G, Georgelas, Angelina F.

Ceorgelas, Anthony J. Ceorgelas, Carol C. Georgelas, John P. Ceiger, Katherine P. Geige., Greensboro Associates LLC

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

President, Vice-Presid€nt, Secretary, Treasur€r, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
GreeDsboro Associates LLC
8405 Greensboro Drivc, #P-130
Mclean, VA 22102

DESCRIPTION OF CORPORATION; (check q!9 statement)

l,/l There are l0 or less shareholders, and all ofthe shareholders are listed below.

t] There are more than l0 shareholders, and all of the shareholders owning I 070 or more of any
class of stock issued by said corporation are listed below.

I I There are more than l0 sharehoJders, but no shareholder owns l0%o or more ofany class

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

NAMES OF THE SHAREHOLDERS: (enter firct name. middle initial. and last name)
Manacer/Member: Richard N4. Patrick

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

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

(check if applicable) k I There is more corporation information and Par. | (b) is continu€d furth€r on a
"Rezoning Attachment lo Par. l(b)" form.

FORM RZA-l UDdated (7/l/06)



Page 6 of 7
Rezoning Attachment to Par. l(b)

DATE. January 4, 2013
llqGl[-t-

for Application No. (s):
(enter date affidavit is notarized)

RZ 2010-PR-0t4-E
(enter Counry-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, sfeet, city, state, and zip code)
Creensboro Center Subtier, Inc.
8405 Greensboro Drive, #P-130
Mclean, VA 22102

DESCRIPTION OF CORPORATION; (check 919 statement)

lll There are l0 or less shareholders, and all ofthe shareholders are listed below.

t ] There are more than l0 shareholders, and all of the shareholders owning l0olo or more of any

class of stock issued by said corporation are listed below.

t 1 There are more than l0 shareholders, but no shareholder owns l0o4ormoreof anyclassof
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Richard M. Palnck. Theodore J. Georeelas

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

President, Vice-President, Secretary, Treasurer, etc.)
Theodore J. Georgelas, President/Treasurer; Richard M. Pairick, VP/Secretary
Director: Robert J. Bradlev. Jr.

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Tysons Equiry lnvestors, L.L.C.
8405 Greensboro Drive, #P- 130

Mclean, VA 22102

DESCRIPTION OF CORPORATION: (check e!9 statement)

Vl There are l0 or less shareholders, and all ofthe shareholders are listed below.

t I There are 4qg19j]4q!! shareholders, and all ofthe shareholders owning 100/o or more ofany
class ofstock issued by said cor?oration are listed below.

t ] There are more than l0 shareholders, but no shareholder owns 100/0 or more ofany class

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Membersi Richard M. Patrick, Thomas M. Mulroy, Georgelas Family Limited Pannership

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

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

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

FORM RZA-l Updated {7/l/06)



Rezoning Attachment to Par. 1(b)

p41p. January 4, 2013

Page 7 of 7

tt\Q1l{
(enter date affidavit is notarized)

for Application No. (s): RZ2010-PR-014-E
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Phocnix Noise & Vibration LLC
5216 Chairnan's Court. Suite 107

Frederick, MD 2l?01

Df,SCRIPTION OF CORPORATION: (check 949 statement)

I't'l There are !o!Lh!! shareholders, and all oflhe shareholders are listed below.

t I There are more than l0 shareholders, and all ofthe shareholders owning l07o or more ofany
class of stock issued by said corporation are listed below.

t 1 There are more than l0 shareholders, but no shareholder owns 109/0 or more of any class of
stock issued by said corporation, and no shareholders are .

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Scott B. Harvey, Karen Q. Marble-Hall, Mark W. Heaney, Rlonda E. Cleveland, Joseph G. Harvey, Tommie J. Hawey

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

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

NAME & ADDRESS OF CORPORATTON: (enter complete name, number, street, city, state, and zip code)
Urban Tmns Consultants, lnc.
| 140 Connecticut Avenue, Nw, #??7
Washington, DC 20036

DESCRIITIION OF CORPORATION: (check e!9 statement)

Vl There are l0 or less shareholders, and all ofthe shareholders are listed below.

tl There are more than l0 shareholders, and allofthe shareholders owning l07o or more ofany
class of stock issued by said corporation are listed below.

t 1 There are more than l0 shareholders, but no shareholder owns l0o4ormoreof anyclass
ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Joddie A, Gray
Matthew S. Kaufman
Aaron D. Gaul
Jessica E. Hindman

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

President, Vice-Presidel|t, S€cretary, Treasurer, etc.)

(check ifapplicable) t 1 There is more corporation information and Par. l(b) is continued funher on a
"Rezoning Attachment to Par. l(b)" form.

FORM RzA-l Updated (7/l/06)



REZONINC AFFIDAVIT

DATE: January 4,2013

Pagc Three

l{{Q-7 t+-
(enter date afldavit is notarized)

for Application No. (s); RZ 2010-PR-014-E
(enter County-assigned application number(s))

l(c). The following constitutes a listing*** of all of the PARTNERS, both GENERAL and LIMITED, in

any partnership disclosed in this affidavit:

PARTNERSHIP INFORMATION

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code)
Greensboro Center Limited Partnership
8405 Greensboro Drive. #P- l l0
McLean, VA 22102

(check ifapplicable) [ ] The aboveJisted 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 Pflrtner, or General and Limited Partner)

General Panner:
Greensboro Center's, Inc.

Limitcd Pannersi
creensboro Center Subtier Limited Partnerchip
Crcensboro Ddve Acquisition Company LLC

(check ifapplicable) [7] There is more partnership information and Par. l(c) is continued on a "Rezoning
Aftachment to Par. I (c)" form.

*** All listings which include partnerships, corporations, or trusts, to include the names ofbeneficiaries, must be broken down
successively until: (a) only individual persons are listed g! (b) the listing for a corporation having more than l0 shareholders

has no sharehofder owning 107o or more ofany class ofstock. In the case of an APPLICANT, TITLE OWNER,
CONTRACT PURCHASER, or LESSEE* of lhe Isnd thqt ls a partnership, cotporation, or lrusl, such successive breakdovn
must include q listing snd larther breakdoh)n of aU of s pa ners, of ils sharcholders as rcquired above, and of
beneJicisrtes ol an! trusts. Such successive brettkdorrn rwst ako include brcakdowns of on! pqrlnenhip, corporsaion, or
arust owning l0yo or morc of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER or LESSEE* of the land.
Limiled liability companies snd rcal estqte inveslment lrusls snd theb equlwlents are tested ss corporqtions, wilh members
being deemed the equivqle of shareholderc; mnnaglng members shall also be Usted Use footnote numbers to designate
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on

the auachment page.

FORM RZA-l Updared (7/l/06)



Rezoning Attachment to Par. l(c)

DATE: January 4, 2013

(enter date affrdavit is notarized)
RZ 2010-PR-014-E

Page I of 2

ttt((a"?(+
for Application No. (s):

(enter County-assigned application number (s))

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

Greensboro Center Subtier Limited Pannership
8405 Greensboro Drive, #P- 130
McLe^n- Y A 22t02

(check ifapplicable) t 1 The above-listed partnership has no limited bartners.

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.9.,

General Partner, Limited Partner, or General and Limited Partner)
General Panner:
GreeDsboro Center Subtier, lnc.

Limited Partner:
Tysons Equity Investors, L.L.C.

(check ifapplicable) [;] There is more partnership information and Par. 1(c) is continued further on a

"Rezoning Attachment to Par. I (c)" form,

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



Rezoning Attachment to Par. 1(c)

DATE: January 4,2013

Page 2 of 2

lllbllr
for Application No. (s):

(enter date affidavit is notarized)
RZ 2010-PR-0r4-E

(enter County-assigned application number (s))

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

Georgelas Family Limited Pannership
8405 Creensboro Drive, #P-l30
McLean. VA 22102

(check ifapplicable) t I The above-listed partnership has no limited partners.

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g.,

General Partner, Limit€d Partner, or General and Limited Partner)
Geneml Partner:
Theodore J. Georgelas

LiInited Partnersl
Theodore J. Georgelas
Rachel S. Georgelas
Vickie J. Georgelas
Angelina F. Ceorgelas
Anthony J, Ceorgelas
Carol C. Geo.eelas

(check ifapplicable) V| There is more partnership information and Par. l(c) is continued further on a

"Rezoning Attachment to Par. |(c)" form.

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



Page Four
REZONING AFFIDAVIT

DATE: January 4,2013 Ir\ullt(enter date affidavil is nota zed)

for Application No. 19: RZ 2010-PR-014-E
(enter County-assigned application number(s))

l(d). One ofthe following boxes 4gg.! be checked:

I I In addition to the names listed in Paragraphs 1(a), | (b), and I (c) above, the following is a listing
ofany and all other individuals who own in the aggregate (directly and as a shareholder, partner,

and beneficiary of a trusr) l0olo or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCHASER, or LESSEE* ofthe land:

[y] Other than the names listed in Paragraphs l(a), l(b), and l(c) above, no individual owns in the
aggregate (directly and as a shareholder, panner, and beneficiary ofa trust) l0olo or more ofthe
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* ofthe land.

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

EXCEPT AS FOLLOWS: N[': If answer is none, enter "NONE" on the line below.)

None

(check ifapplicable) t I There are more interests to be listed and Par.2 is continued on a
"Rezonine Attachment to Par. 2" form.

FORM RZA-l Updared (7/l/06)
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REZONING AFFI DAVIT

DATE: Januarv 4. 2013

for Application No. (s):

(enter date alfidavit is notarized)

RZ 2010-PR-014-E
(enter County-assi gned application number(s))

That within the twelve-month period prior to the public hearing ofthis application, no member ofthe
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate
household, either directly or by rvay ofpartnership in which any ofthem is a partner, employee, agent,

or attorney, or through a partner ofany ofthem, or through a corporation in which any ofthem is an

officer, director, employee, agent, or attorney or holds 1004 or more ofthe outstanding bonds or shares

ofstock ofa particular class, has, or has had any business or financial relationship, other than any

ordinary depositor or customer relationship lvith or by a retail establishment, public utility, or bank,

including any gift or donation having a value of more than $100, singularly or in the aggregate. with
any ofthose listed in Par. I above.

EXCEPT AS FOLLOWS: (NOIE: If answer is none, enter "NONE" on line below.)
within the rwelve-month period prior to the public hearing, Theodore J. Ceorgelas donated excess of $l00 to Pat Hcrrity for
Supervisor.

(NOIE: Business or financial relationships ofthe type described in this paragraph that arise after
ahe filing of this application and before each public hearing must be disclosed prior to the
public h€arings. See Par,'l below.)

(check if applicable) t I There are more disclosures to be listed and Par. 3 is continued on a

"Rez-onins Aftachment to Par. 3" form.

That the information contained in this allidavit is complete, that all partnerships, corporations,
and trusts owning l07o or more of the APPLICANT, TITLE OWNER' CONTRACT
PURCHASER, or LESSEE* ofthe land have been listed and broken down, and that prior to each
and every public hearing on this matter, I will reexamine this affidavit and provide any changed
or supplemental information, including business or financial relationships of the type described
in Paragraph 3 above, that arise on or after th€ date of this application,

WITNESS the following signature:

(check one) lll A pplicant's Authorized Agent

l\*ral+

3,

4.

tl
Elizabeth D. Baker, agent

ltype or print tirst name, middle

Subscribed and swom to before me this 4 day of
61 Virgrnia , County/City 61 Arlington

My commission expires:

initial. last name. and title ofsignee)

20 l3 , inthe state/Comm.

niiffilm rzrsrs
iSirY Pu0L

\*" 
*tn-' u p,jatrd (7/l/06l

I It30t20t5

January



fl.

E. Public East Skv Park (5) - an elevated park of approximately 13,500 square feet
to be located a top the parking podium of Building D6 as depicted on the CDP.
Well marked entrances and elevators to the East Sky Park shall be provided from
Pierpoint Street and Leesburg Pike, similar in character to that shown on Sheet A-
19.0 of the CDP. As shown on Sheet L-13 and L-14 of the CDP. the East Skv
Park shall include:

(i) play area for children ages 2-5;

(it play area for children ages 5-12;

(iiD loose chairs and lorurges; and

(iv) small outdoor caf6 or vending station.

It is anticipated that the East Sky Park could be expanded with the potential
development ofbuildings to the south. Should tlis occur, the Applicant shall grant
the necessary easements to facilitate construction ofthe park expansion by others.

Private Amenities and Recreation Facilities for Residents. The Applicant shall provide
on-site recreational facilities for the future residents of the Subject Property. Pursuant to
Par. 2 of Sect. 6- 110 of the Zoning Ordinance regarding developed recreational facilities,
the Applicant shall expend a minimum of $1700 per market-rate and workforce
residential unit on such recreation facilities. Prior to final bond release for each building
constructed on the Subject Property,, the balance of any funds not expended on-site, as

determined by DPWES shall be contributed to the FCPA for the provision of recreation
facilities serving Tysons Comer.

The specific facilities and amenities to be provided for each individual residential
building or shared between two or more buildings, which shall be for the use and
enjoyment of those building(s) residents, shall be determined at the time of FDP
approval. Amenities to be provided may include but not be limited to:

A. Private exterior recreational areas/courtyards on the upper level of the parking
podiums with seating areas, specialty landscaping, lawn and/or shaded areas and
hardscape areas, and may also include a volleyball court, putting green, bocci
court, boules court, board game tables, or similar recreational facility as generally
shou.n on Sheets L-15 of the CDP or as may be approved with the FDP;

B. Private exterior recreational area on the roof or podium level with a swimming
pool, lounge deck, and shade structure;

C. Interior fitness center, a minimum of 1,000 square feet in size, fumished with
exercise equipment such as stationary bikes, treadmills, weight machines, free
weights, etc., but not necessarily staffing; and

D. Clubroom for resident gatherings and,/or media,/entertainment center.

Page 54



52. Athletic Field Construction. To address the Comprehensive Plan's recommendations
regarding the provision of athletic fields in Tysons, the Applicant shall provide a

contribution of $0.75 for each gross square foot of new space constructed on the Subject
Property to the FCPA to fund the design and construction of a new rectangular athletic
field with synthetic turf and field lights within the FCPA Raglan Road Park, as may be
shown on an approved park master plan for Raglan Road Park (the "Raglan Road Park
Field"). The contributions shall be payable at the time of issuance of the first RUP or
non-RUP as applicable, for each new building on the Subject Property.

In the event, the Raglan Road Park Field is constructed by the County or FCPA prior to
all proffered funds from the Subject Property being collected, or alternatively Raglan
Road Park Field is not constructed, said contributions to the FCPA may be utilized to
support the provision of other active recreation facilities either through land acquisition
or facility development in Tysons.

PUBLIC FACILITIES

Fire and Rescue Station Contribution. The Applicant shall contribute $2.00 per new
square foot of GFA constructed on the Subject Property for the construction of a new
Fairfar County Fire and Rescue Station (the "New Station") on property subject to RZ
2010-PR-014-8. The contributions shall be payable at the time of issuance of the first
RUP or non-RUP as applicable, for each new building on the Subject Property. Any such
contributions due prior to delivery ofthe New Station to Fairfax County shall be paid by
the Applicant to Fairfax County. Any such contributions following the delivery of the
New Station to Fairfar County shall be paid by the Applicant directly to the applicant of
RZ 2010-PR-014-8, or its successors or assigns. In this instance, the Applicant shall
demonstrate to DPZ and DPWES, as applicable, that such contribution has been made
prior to the issuance ofthe first RUP or Non-RUP for each new building.

Interim Fire Station Circulation Improvements. In the event that the existing Fire and
Rescue Station on the Subject Property has not been relocated by the time Building D5 is
constructed or Pierpoint Street is constructed across Parcel 57B, the Applicant shall
provide interim circulation improvements to the existing Fire and Rescue Station as

generally shown on Sheets 18 through l8B of the CDP, if such improvements have not
been previously completed by others. During the construction of the improvements, the
Applicant shall ensure that the existing station remains fully functional, with the ability to
maintain fire and rescue operations, fuel and test equipment, and park a minimum of 22
cars. Testing of equipment and parking of cars may occur off-site on adjacent properties,
as may be approved by the Fire Department. Modifications to the interim improvements
may be permitted without the need for a PCA, CDPA or FDPA with approval of DPZ and
the Fairfax County Fire & Rescue Department. The improvements shall be completed
prior to the issuance of the first RUP or Non-RUP for Building D5.

Public School Contribution. Per the Residential Development Criteria Implementation
Motion adopted by the Board of Supervisors on September 9,2002, and revised July,
2006, the Applicant shall contribute $9,378 per expected student (based on a ratio of
0.087 student per multifamily residential unit) to the Fairfax County School Board to be

53.

54.

55.
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APPENDIX 5

WALSH COLUCCI
LUBELEY EMRICH

& WALSH PC

lllizab€th D. Baker
Senior Land Use Planner
(703) 5284700 Ext. 5414
€bakorag)arl.thelandlawyers.com

ffi;,*w^*^^
November 30,2012

Barbara C. Berlin. Director
Zoning Evaluation Division
Fairfar County Department ofPlanning and Zoning
12055 Govemment Cenler Parkway. Suite 801

Fairfax, Virginia 22035

Re: RZ 2010-PR-014-D and RZ 2010-PR-014-E
Georgelas Croup LLC (the "Applicant")
Ta"r Map 29- I ( I )) 1 8C and 29-3 (1 )) 54A, 57, 578 and 57G (the "Part D
Property") and Tax Map 29-3 (1)) 63C (the "Part E Property") (collectively the

"Application Properties")

Dear Ms. Berlin:

This letter serves as a revised statement ofjustification for Parts D and E ofthe rezoning
of the Spring Hill Station Demonstration Project. The Applicant, Georgelas Group LLC,
previously submitted the Application Properties along with additional properties for review as

the Tysons Demonstration Project and worked diligently with County Staff, the Tysons
Committee and the Planning Commission prior to the new Comprehensive Plan adoption to
develop a proposal lbr a mixed-use, transit oriented community that will create a new urban form
in Tysons and truly celebrate Metrorail.

Subsequent to the adoption of the new Comprehensive Plan, the Applicant filed an

application on a consolidated area of 31.62 acres for rezoning to the Planned Tysons Comer
Urban ("PTC") District identified as RZ 2010-PR-014 ("Spring Hill Station"). The original
application included five related components identified as Parts A, B, C, D and E. The rezoning
of Parts A and B was approved by the Board of Supervisors on September 27,2011. This
statement ofjustification relates to Parts D and E. Part C has been indefinitely deferred. Spring
Hill Station is divided into three Neighborhoods refened to as 1, 2 and 3. Neighborhood I is
comprised of Parts C and D. Neighborhood 2 includes Parts A and E, while Neighborhood 3

includes Part B.

proNr 7o3 5zt 47oo r rAx Zo3 52S 3197 r www.lIllLANDLAwyERs.coM
couRTHous! PLAza | 22oo cLARENDON BLVO,, TIitRTAENTH FLOOR I ARLTNCTON, VA 22XOr-3359

LolJDolJN ottfcE 7o3?37 3633 | pRrl{cE arrr-raM opFrct 7o3680 1664



Page 2

The Applicant seeks a rezoning of the Part D Properly from the C-7, I-5, HC and SC

Districts to the PTC, HC and SC Districts and approval of associated Conceptual Development
Plan ("CDP") in order to develop a transit oriented, mixed use development near the
Tysons/Spring Hill Metro Station. A companion final development plan ('FDP) application has

been filed for one residential building in Part D. Rezoning of the Part E Property from the C-4
and HC Districts to the PTC and HC Districts and approval of a CDP is requested for a mixed
use development to complement the approved residential building in adjacent Part A.

I. Prograrn of Development

Spring Hill Station is an area with considerable redevelopment potential, largely because

for the most part it is developed with relatively low intensity buildings. However, the major
stimulus for redevelopment is the opportunity for high intensity development based on proximity
to the Spring Hill Meho Station. Two development options are provided on the CDPs. Option I
shows the maximum commercial (office and hotel) development and Option 2 provides the

maximum residential development. Overall, Parts A, B, D and E of Spring Hill Station propose

over the tlrree neighborhoods a maximum gross floor area ("GFA") of 5,969,270 under Option I
and 5,894,770 GFA under Option 2, with a maximum floor area ratio ("FAR") of 5.58. (See

Table 1 .) The general program for each neighborhood is described below.

Part D in Neighborhood 1 includes 9.86 acres of land and has frontage on Leesburg Pike,

Tyco Road and Spring Hill Road. The Part D Property is currently developed with a former car
dealership, industrial buildings, Fairfar County Fire Station 29, and a mini-storage warehouse

establishment. The Spring Hill Metro station entrance will be located in Neighborhood 1 near the
corner of Leesburg Pike and Spring Hill Road. The majority of the Part D Property is located
within % mile of the station enhance. It offers an excellent opportunity for interfacing with
transit, establishing a "sense of place" for Tysons West, and acting as a catalyst for
redevelopment from a suburban industrial area to a vibrant transit-oriented urban center.

Seven new buildings, including office, residential and/or hotel towers will be constructed
oriented to existing and new streets. In general, office uses are located closest to the metro
station, with more residential buildings planned north of the station. A new connector street,

referenced as Broad Street, will be constructed from Spring Hill Road to Tyco Road. Pierpoint
Street and Merchant Street will be two new local streets ultimately connecting Broad Street with
Tyco Road. It is envisioned that Pierpoint Street will develop into a lively pedestrian friendly
street with retail storefronts, cafe's and restaurants.

Throughout the Part D Property, parking is provided in below and above-ground
structures with on-sheet parking along Pierpoint Street, Broad Street, and Merchant Street to the
extent feasible. Where adjacent to streets, retail and service use storefronts are incorporated in to
the garage design. The top level of each of these parking structures has been designed as

functional open space and park land. Two public sky parks will be accessible to the general

public and will be signed and programmed to encourage public use. Private sky parks are



Page 3

proposed to serve the residential and hotel uses north of Pierpoint Street and will include such

amenities as swimming pools, seating for passive use, and specialty landscaping.

Proposed development of the Part D Property includes a total GFA of 2,786,000 under
Option I and 2,781,000 under Option 2.

Neighborhood 2 is located in the southeast quadrant of the intersection of Spring Hill
Road and Greensboro Drive, and is a total of 8.95 acres in size. This neighborhood includes
Greensboro Corporate Center, an existing two building Class A office complex totaling 431,170
square feet which will remain, but also provides the ability to add buildings, uses and important
street connections to create greater synergy in this area. The majority of this neighborhood is
within % mile of the station entrance; 97,500 square feet are located between % and % mile from
the station. A new street, a continuation of Broad Street, will be constructed generally through
the southem portion of Neighborhood 2. An existing driveway providing access to the existing
buildings from Greensboro Drive will be extended to form a new local street (Logan Street) that
will ultimately connect with Broad Street. North of Broad in the Part E Property, three new
buildings are proposed. Building E3 at the comer of Spring Hill Road and Broad Street is
plan-ned as a22 sIory offrce tower. Building E4 at the intersection of Broad Street and Logan
Street is planned as either a 14 story hotel or a 19 story residential tower. Building E-5 is planned

as either 16,000 square feet ofretail uses or 12 units of urban tollnhomes. Part E includes a total
GFA of 1,009,170 under Option I and 1,083,170 under Option 2. A series of parVopen spaces

link the five buildings north of Broad Street. Lining Spring Hill Road.

The Part A Property located south ofBroad Street is approved and being developed with
a 436,000 square foot multi-family residential building referred to as Building F1. It is permitted
for up to 478 dwelling units and a maximum height of 300 feet.

Neighborhood 3 is located between Spring Hill Road and Tyco Road near the intersection

of Greensboro Drive. It is 5.51 acres in size. Most of the neighborhood falls within % mile of the

station; with 67,507 square feet located between Yo and % mile of the station. It is currently
developed with a multi-tenant industrial building of 150,625 square feet, but has gained zoning

approval for four new residential buildings identified as Gl, G2, G3 and G4. Neighborhood 3 has

been designed around the proposed extension of Greensboro Drive through Neighborhood 3

providing an important connection between Spring Hill Road and Tyco Road. This significant
new transportation improvement is the Applicant's Table 7 Tysons-wide contribution for Parts A,
B, D and E. Fire Station 29, an older Fairfax County fire and rescue facility cunently occupying
land in Neighborhood l, will be relocated to Neighborhood 3 as the Applicant's public facility
contribution for Spring Hill Station.

The approved GFA of development in Neighborhood 3 under Option 1 is up to 1,738,100
square feet, including approximately 18,100 square feet of Retail/Service uses, and 25,000
souare feet offire station use. Under Option 2, the GFA is 1,594,600.
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A summary of the land use mix proposed for combined Spring Hill Station Parts A, B, D
and E is provided below.

Itl Part B also includes a flre station with a potential GFA of 25,000. However, this GFA is not included in the
Part B totals. As specified in the Comprehensive Plan, the floor area of a public facility does not count
toward a development's allowable FAR.

Izf FAR was calculated based on a total area for density purposes of 1,070,360 SF or 24.57 acrcg

II. Phasins of Development

Parts A, B, C and D of Spring Hill Station wit}, 24.57 acres and more tlan 5,900,000

GFA will, even in the best of economic times, take years perhaps decades to complete. Phasing

of development with key infrastructure components is an intricate process; flexibility is needed.

An FDP has been filed for Building D2A, but it is not possible at this time to definitively
determine which building will be built first or second. However, it is possible to identify what
infrastructure, parking, public facilities and parks will be built with each building. This has been

graphically portrayed in phasing exhibits included in the CDPs.

Table 1 - Combined Tabulation for Parts DandE

Office Hotel Residential RetailrService Total

Part A 430,000 6,000 436,000

Part B ttl

Option 1

Option 2

1,720,000

1,576,500

18,100

18,100

1,738,100

1,594,600

Part D

Option 1

Option 2

600,000 - 1,272,000

400,000 - 837,000

189,000 1,222,000

1,841,000

103,000

103,000

2,'114,000 - 2,786,000

2,344,000 - 2,781,000

Part E

Option 1

Option 2

631,170 - 851,170

631,170 - 851,170

135,000

225,OOO

23,000

7,000

789,170 - 1,009,170

863,170 - 1,083,170

TOTAL

Option I
% of Total

FARI2I

1,231,170 - 2,123,170

24 - 35%

1.50 -1.99

324,000

6-5%
0.30

3,372,000

66 - 57%

3.15

150,100

- 3o/"

0.14

5,077,270 - 5,969,270

100.0%

4.75 - 5.58

TOTAL

Option 2

% of Total
FAR t4

1,031,170 - 1,688,170

20 - 29Vo

0.98 - 1.58

4,072,500

78 - 69%

3.80

134,100

3 -2%
0.13

5,237,770 - 5,894,770

100.0%

4.90 - 5.51
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IIL Comprehensive Plan Guidance

The Application Properties are located in the Tysons West District of Tysons Comer
Urban Center and recommendations for their use and development are guided by the newly
adopted Comprehensive Plan Amendment for Transforming Zysons (the *Plan"). Guidance rs

provided in both the areawide recommendations and in the more site specific Tysons West -

North Subdistrict recommendations.

Mix of Uses. The Plan recommends that the Part D Property be developed in keeping
with Transit Mixed-Use land use category. This category is described as a balanced mix of
retail, office, arts/civic, hotel, and residential uses, with office compdsing approximately 65%o

and residential comprising 20Yo or morc of the total development throughout all Transit Mixed-
Use areas. The Part E Property in Neighborhood 3 is also plarured for Transit Mixed-Use.

Intensity. Plarured intensity recommendations are based on a tiered approach based on
proximity to a metro station entrance. All of the Part D Property Ntd 70o/o of the Pan E Property
located within % mile of the proposed Spring Hill Metro Station entrance. Approximately 30%
of the Part E Property is located between Yo and % mile of the station entrance. Below is a table
outlining the land areas and development proposed within and outside the % mile radius. For
Part D, Option I GFA is used as it is greater than Option 2 GFA. For Part E, Option 2 GFA
issued as it is greater than the Option I GFA.

r The Plan does not set a maximum FAR for development within % mile of a
station entrance. Office use is limited to 2.5 FAR, although additional oflice GFA
can be achieved through approval of a special exception or granting of bonus
intensity. The Applicant is requesting bonus intensity for office use above a 2.5

FAR for both Parts D and E applications, as described below.

The Part D application proposes a maximum of 1,272,000 GFA of office uses

under Option l, with a resullant FAR of 2.94. The Applicant requests bonus
intensity of 0.44 FAR or 189.953 GFA for Part D. Similarly, Part E includes a

maximum of 851,170 GFA of office uses under Option 1, resulting in a FAR of
2.59. Bonus intensity of 0.04 FAR or 29,163 GFA is requested. The bonus GFA is
reasonable given the specifics ofthe Part A, B, D and E applications:

Table 2 - Parts D and E Intensitv Based on Proximitv to Metro

Part

Total
Land Area
& Density

Credit (SF)
Total
GFA

Land Area
within %
Mile SF

GFAJT'AR
within % Mile

Land
Area

outside
%}.Iile

GFAJT'AR
outside % Mile

D 432,819 2,786,000 432.819 2,786,000 6.43 0

E 328,803 1.083.170 239,463 883,170 3.69 89.340 200.000 2.24
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- When viewed comprehensively, the maximum office uses proposed
for Parts A, B, D and E under Optionl total 2,123,170 GFA or 1.99

FAR, considerably less than the 2.50 threshold. (See Table 1.)

- Office uses have been concentrated in Parts D and E, areas close to the
metro station as recommended in the Plan. No offrce use is approved
for Parts A or B.

- The Applicant's commitment to construct a new fire and rescue station
exceeds the public facility expectation for the size of the combined
applications. This construction provides a much needed facility in a

relatively short time frame and also frees up the existing station site for
transit oriented development in keeping with the vision for station
areas.

r The Plan recommsnds a 2.0 FAR for projects between Yo and Vz mile of the
station, and for projects that are all residential and within Yo utd % mile of the

station the potential for up to 3.0 FAR, including bonuses. As shown in Table 2,

the area of Part E outside the % mile radius with a FAR of 2.24 is well within the
Plan guidance.

Additional Plan Guidance. The Plan also provides guidance on consolidation, street grid,

urban design, urban park standards and a host of other topics. Below is a description of how the
proposed rezoning of the Application Properties meets the major elements of the Plan and the
specific subdistrict recommendations. Where the description of compliance with the major
elements also satisfies the subdistrict recommendations, it is so noted and not repeated.

A. Major Elements of the Plan

I . Mix and arrangement of uses

The proposed mix of uses is in keeping with overall guidance in the Land Use

section and the North Subdistrict description. OfJice uses are located closest to

the metro station. Residential uses are provided slightly further from the stqtion
and in more protected areds to create a quality living environment. Retail and
service uses are provided along Leesburg Pike, Pierpoint Street and Spring Hill
Road to create a lively pedestian environment. Parking is provided primarily in
structures and sited and treated to be an dttractire element-

2. Affordable and workforce housing

The proposed de.velopment provides the full complement of worlcforce housing as

recommended in the Plan. Twenty percent of all units will be provided as

worlcforce dwelling units ("WDUs"). This could result in ds mdny as 453 WDUs
across the Application Properties.

3. Green building expectations
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1

All ffice structures will be designed and constructed to meel o minimum of LEED
Silver certification or higher. AII residential structures will be designed and
constructed to meet a minimum of LEED certification or higher.

Stormwater management

The goal of stormwdter managemenl measures for the Application Properties is to
protect the downstream receiving waters in the Tysons Corner area from further
degradation while providing sfficient controls to proportionally improve the

condition of said receiving waters. Through the use of aggressive and innovative
stormwater management planning and techniques, the subject rezoning areas will
provide both water quantity and water quality controls to achieve the above-
stated goal.

It is the intent of these applications to commil to a stormv,ater management plan
which not only dttempts to mimic the predeveloped peak release rates, but also
the pre-developed runoff volumes. In order to both control the post-tleveloped
peak flow rates and reduce the post-developed runoff volumes, it is the intent of
the stormwater management plan to make use of certain low impact development
(LID) techniques that will aid in water runolf reduction and reuse, such as:

o Green roofs will allow for a portion of the runoff volume to be decreased
through the uptalce by plantings on the green roof.

o Tree box Jilters will also allow for a degree of plant uptake, and can also be

designed to infrltate portions of the runoff volume, depending on the

characleristics of the insitu soils.

" Previous hardscapes/streetscapes will allow for infiltation of portions of the

runofvolume through the previous surface into storage below where it will be

held for infiltration into the ground, depending on the characteristics of the

insitu soils.

o Stormwater reuse will allow for runoff volume to be recycled into the water
supply of the new buildings for allowable purposes such as grey water,
landscape irrigation, dnd air conditioning unit cooling. So, instead of merely
holding runoff to reduce its peak flow rate, detention vaults on a site which as

stormwater reuse can hold runoff until it is reused in the buildings. This reuse

has the added benefit of reducing the demand on the domestic water supply,
while infiltration techniques will have the added beneJit of recharging the
surrounding water table.

Consolidation performance objectives

The subdistrict guidance suggests a consolidation goal of 20 acres with
properties located in both Tiers I and 2. Spring Hill Station Parts A, B, D and E

5.
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overall includes 8 parcels with more than 24.31 acres. This large area includes
property in Tiers I, 2 and 3. The size and situation of the Spring Hill Station
allows attainment of the performance objectives of developing an efficiently

functioning community, creating a grid of streets and public open space system,

integrating with and facilitating the redevelopment of adjacent ldnd in keeping
with the PIan, and permitting redevelopment in several phases. The applications
provide critical street connections and public facility advances within the whole
of Spring Hill Station.

Transportation

' Grid of streets on and off-site

The Applicant has worked with many of the property owners in the Tysons

West area from Spring Hill Road to the Dulles Toll Road to develop a grid of
streets to provide accessibility and connectivity for the area. In doing so, it
has attempted to create a grid that is both effective and achievable. We have

also worked with Fairfm County Depdrtment of Transportation (FCDOT) to
refine the grid and have included the grid in the CDP. An important
extension of Greensboro Drive was approved with the Part B application.
Parts D and E include construction of portions of several other new streets,
including Broad Street, Pierpoint Street, Merchant St/eet and Logan Street.

These along with proposed private alleys proposed moke major advances in
creating a grid of streets in the near future.

" Vehicle trip reduction objectives

The Traffic Impact Statement ("TIA"), prepared by Wells + Associqtes, Inc.
and approved by the Virginia Department of Transportation ("VDOT")
includes a Transportation Demand Management ('fDM") vehicle trip
reduction goal of 35okfor residential uses and a 30% reduction for olJice and
hotels uses in Neighborhood l. For Neighborhood 2 and 3, a 30% TDM
reduction was tdken for residential uses. These reduction objectives were
determined with FCDOT and VDOT per the scoping agreement. However,
proffers will advance the TDM vehicle trip reduction goal for Spring Hill
Station beyond those taken in the TIA. A comprehensive TDM Program is
planned to achieve the established goals.

' Parking management

Parking management is very important to the success of aTDM Program. The

Applicant may develop parking in phases with the early phases providing
parking in excess of that set forth in the Plan and the PTC District
regulations, but will, with the later phases, provide less parking so that by
build-out of the Application Properties totql parking provided in at or below
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the mmimum permitted. The location, access and cost of parking will all be

important aspects to include in the Applicant's TDM Program.

o Phasing to transportation improvements and programs

The CDP provides several sheets outlining the potential phasing of
development in Parts D and E to planned transportation improvements,
particularly the construction of Broad Steet, Pierpoint Street and Merchant
Street. The proffers expand upon these commitments.

o Traffic impact analysis evaluating three time periods: first phase, interim
phase, and Plan build-out

The TIA referenced above provides the evaluation over three phases.

7. Urban desigrr

' Achievement of the building, site design, and public realm design guidelines

to achieve the urban aesthetic vision for Tysons

Great care has been tdken to create a new urban form for this proposal
distinctly different from the existing suburban style. WDG Architecture PLLC
has included nunerous sheets in the CDP with perspective views and sections,

in addition to plan views, to qccurutely portray the key design concepts'

Working with Parker/Rodriquez, Inc., lawlscape architects, WDG has

provided details of building forms and relationships, streetscapes and the

pedestrian realm, open plazas and park areas, all in keeping with the

guidance of the Urban Design section of the PIan.

" A variety of buildings heights with the tallest buildings in the ranges specified
by the building height maP

Seventeen buildings are proposed within Spring Hill Station. They range in
height from a low of 40 feet for Building ES to 400 feet. For the seven

buildings subject to the Part D application, heights range from a low of 60

feet for the parking podium elements to 400 feet for Buildings Dl snd D6.

Buildings D2A, D2B and D5 are proposed with a maximum height of 360 feet.
Building D3's height is proposed at 285 feet as an ffice building (Optionl)
and 300.feet as a residential building (Option2). Building D4 is 300 feet in
height. The podium structures are generally wrapped with Jirst floor uses and
topped with slry parl<s that helps provide separation between the taller towers
and a nice variation in the skvline.

The Plan recommends mmimum heights of 225 to 400 feet for the majority of
the Part D Property; however, the northern portion of corner of Part D is
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recommended for a maximum building height of 225 feet.
requestedfor the height of Buildings D3 and D4.

Flexibility is

-Buildings D3 and D4 are located in the area recommended for up to
225 feet, but a maximurn height of 300 feet is proposed for the
residential buildings and 285 feet for the ffice option of Building D3.
The area available for development is limited by the surrounding
streets of Tyco Road, Merchant Steet and Broad Street. Tyco Road is
dn avenue with additional circulator facilities, Broad Street is a najor
collector and Merchant Street is an expanded local street. hs
expansion to four travel lanes was requested of the Applicant by
County Staff to ensure adequate capacity in the event the future
extension of Merchant Street to the northwest becomes a direct
connection to the Dulles Airport Access Road. Thus the area available

for development has decreased. The triangular shape created by the

existing curve in Tyco Road and the planned Merchant Street
alignment results in a building footprint unusual for an ofiice or
residential building. In dddition, the D3/D4 block will incorporate a
significant ground level plaza extending from Tyco Road to Merchant
Street. This plaza area encompasses 36,000 square feet or 0.82 acre
and will be the beginning of a larger civic plaza that extends
southward to the Spring Hill Metro Station and Leesburg Pike. The
physical constlaints of the road widths, the irregular shape of the D3
building site and the large plaza do not allow for an increase in the
building footprints, but rather requires that height be increased.
Furthermore, the increases in building height will help accomrnodate
the required and desired worlcforce housing units. The Comprehensive
Plan allows flexibility in building height to facilitdte the profision of
worfurce housing. The Plan text states: " Height flexibility will be
provided to facilitate the pro,rision of afordable/worlcforce housing, as
well as public and quasi-public uses such as conference center or arts
center." However it is also important to note that Buildings D3 and
D4 are the lowest buildings in Part D and respect the vision Jbr
decreasing heights with distance fron the metro station. They are
located immediately adjacent to property planned for up to 400 feet in
height, so the proposed increase will not present any compatibility
issues with adjacent properties.

All of the Part E Property is recommended for a building height of 175 to 225

feet. None of the proposed buildings in Part E exceed that height, v,ith the
exception of Building E3 which is proposed at 260 feet.

--The request for additional height is sought due to very visible
location at the corner of Spring Hill Road and Broad Street and the
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fact that Building E3 sits immediately adjacent to properties planned
at up to 400 feet in height. In fact, Building D6, located diagonally
across the intersection from E3, is proposed at 400 feet. A similarly
scaled building could be developed directly south of Building E3
across Broad Street. The proposal for 260feet still leaves a significant
140 foot difference between it and a 400 foot tall neighboring building.

o Shadow and wind studies demonstrating that the design creates an inviting
environment and does not cause a canyon effect

Buildings have been sited to avoid any canyon effects. Shadow studies hqve

been provided in the CDPs and wind studies will be undertaken during the
FDP reviews when rnore details are known about the architectural design of
the buildings.

Urban park standards

Development of a ussble and varied park and open space system is a fundamental
tenet of the Tysons Plan. The urban environment is enriched by its open spaces

both grand and intimate. A preliminary analysis of the urban park standards and
the needs of the future residents, employees and visitors of our three
neighborhoods have been prepared. The transit oriented location within t/t mile of
the station makzs the provision of large parks and/or athletic fields impractical.
However, a comprehensive plan has been developed for the provision of
appropriately scaled urban parl<s, which are vital to developing a vibrant urban
center.

The Applicant envisions a significant public plaza belween Buildings D3 and D4
which could be extended through future components of Neighborhood I as the

main focal point of the station drea. This plaza is activated by residents and office
workers and to the mix of uses on site. It includes hardscapes and landscapes,
outdoor seating. As a component of the arts and entertainment district, it also
serves ds a gathering spot where art exhibits and shows or other special events

are programmed. To complement this civic space, two public slcy parks are
proposed. Public Slcypark ll/est is proposed above the parking podium sert'ing
Buildings DL. h is a large space that could be expanded with the development of
buildings to the east. It includes a running track, putting green and space for yoga
and other activities. Public Slrypark East is proposed above the parbing podium
serving Buildings D6. It offers a variety of children's activity ds well as passive
Iawn opportunities. Both slcy parks will be well signed and provide elevator
access.from both Leesburg Pike and Pierpoint Street to encourage community use

and enjoyment. There are also numerous other public open space areas proposed
throughout the Application Properties with wrying functions and character.
Parker/Rodriquez Inc. has developed d typologt of parla and open spaces
including small neighborhood parks such as the skate park at the corner of Tyco
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Road and Broad Street and the plaza at the corner of Broad Street and Logan
Street, private slry parla, and urban pocket parl<s, the details of which are
included in the CDP.

In addition to the on-site parl<s, the Applicant has proffered to fund the
development of an athletic Jield on 2.58 acres it previously proffered to purchase
and dedicate as a public park with the Part A and B applications. The identiJied
site is adjacent to land already owned by the Fairfax County Park Authority near
Raglan Road. This will be a signiJicant contribution to the County's stock of park
land and facilities in and near Tysons.

Active recreation facilities

In addition to the facilities in the skate park and the two public slryparla, the
Applicant will include active recreational facilities within its buildings and the
private slE parks. These will include such items as swimming pools, children's
play areas, lawn games, Jitness centers, etc.

Public facilities

The Applicant has committed to provide the following public facilities as a part oJ'
the development of the Application Properties and Parts A and B.

Greensboro Drive Extension - Of major importance is the provision of an
interconnected grid of streets and important connections with the existing road
network. The Applicant proposes to extend Greensboro Avenue to connect Spring
Hill Road with Tyco Road wilh the development of the Part B Property and set the
alignment for the ultimate extension of Greensboro to q new ramp to \eestbound
Dulles Airport Access and Toll Road. Construction ofGreensboro Drive bebreen
Spring Hill Road and Tyco Road is identiJied in Table 7-Transnortation
Infrastructure, Prosrams and Services in the Comprehensive Plan as a Tysons-
wide road improvement needed behryeen 2013 and 2020. h will profide a much
neecled connection.

Fire Station 29 The Applicant has proffered with the Part B application to
constluct a new urban-style Jire and rescue station within Building G4 on the
Part B Property, This will allow the current stdtion site which is located on the
Part D Property to be developed in d trunsit oriented manner, but also will result
in a new modern stdtion able to provide fire and rescue services lo a new urban
Tysons Corner. Construction of the new station will require close coordination
with the County. Funding for the new station is being provided by all new
development in parts A, B, D and E.

ParHand Acquisition - As described previously, The Applicant committed with
the Part B application to purchase 2.58 acres of landfor dedication to the County

10.
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as parWand and is committing with parts D and E to fund construction of a new

athletic field.

The contributions to public facilities and parl<s previously proffered with Part B
were exceedingly genelous given the amount of development proposed with the

Part A and B applications. These commitments were made not only to address the

public facility requirements for Parts A and B, but those anticipated with the Part
C, D and E applications as well.

11. Demonstrating how other properties in the subdistrict and in the general vicinity
ofthe proposal can develop in conformance with the PIan

The CDP includes a sheet showing how the proposed grid of streets for the

subdistrict can be provided and that the grid results in appropriately sized,

walkable bloclcs. Plans also show how these new blocks that are not a part of the

Application Properties can develop with a variety of buildings, heights and uses

in conformance with the Plan.

Tysons West North Subdistrict - Redevelopment Ontion Guidance

Development proposals should provide for the following.

1. The vision for this subdistrict is to redevelop with office buildings with
significantly higher intensity near the Metro station as well as to become more

diverse in land uses, including hotels, residential dwellings, arts and entertainment
uses, as well as retail and support services. Sites within l/8 mile of the Metro
station should be redeveloped predominantly with office use. Beyond 1/8 mile it
is envisioned that the area will transition to urban residential neighborhoods. The

intensities and land use mix should be consistent with the Areawide Land Use

Recommendations.

Previously described in Major Elements of the Plan, paragraph I .

Logical and substantial parcel consolidation should be provided that results in
well-desigrred projects that function effrciently on their own, include a grid of
streets and public open space system, and integrate with and facilitate the
redevelopment of other parcels in conformance with the Plan. In most cases,

consolidation should be suffrcient in size to permit redevelopment in several

phases that are linked to the provision of public facilities and infrastructure and

demonstrate attainment of critical Plan objectives such as TDM mode splits, green

buildings and affordable/workforce housing. If consolidation carurot be achieved,
as an alternative, coordinated proffered development plans may be provided as

indicated in the Areawide Land Use Recommendations.

Previously described in Major Elements of the Plan.
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o Throughout this subdistrict, the goal for assembling parcels for consolidation
or coordinated proffered development plans is at least 20 acres. A
consolidation of less than 20 acres should be considered if the performance
objectives for consolidation in the Land Use section of the Areawide
Recommendations are met.

Previously described in Major Elements of the Plan.

' When a consolidation includes land located in the first intensity tier (within %
mile of a Metro station), it should also include land in the second intensity tier
(between t/, and Yq mile of a station), in order to ensure connectivity to the

Metro station.

Previously described in Major Elements of the Plan.

o For property along Spring Hill Road, redevelopment proposals should address

the redevelopment and relocation of the existing fire station and/or post office.

The relocation and construction of the Jire station was proflered with the Part
B application as previously described. The rezoning of the Fire Station
property and subsequent redevelopment is addressed in the Part D
application.

Redevelopment should occur in a marurer that fosters vehicular and pedestrian

access and circulation. Development proposals should show how the proposed

development will be integrated within the subdistrict as well as the abutting
districts/subdistricts through the provision of the grid of streets. The major
vehicular circulation and access improvements in this subdistrict are the extension
of Greensboro Drive and the planned new rtrmps from the Dulles Airport Access
Road and Toll Road connecting to Greensboto Drive.

Previously described in Major Elements of the Plan.

Redevelopment along planned street alignments should provide right-of-way,
construct portions of the street inte$al to the development, and further the
implementation of streets serving the development. Other streets should create

urban blocks and pedestrian and bike circulation improvements should be
provided. The ability to realize plarured intensities will depend on the degree to
which access and circulation improvements are implemented consistent with
guidance in the Areawide Urban Design and Transportation recommendations.

The Applicant proposes to construct key sections of a grid of streets on the
Application Properties. Greensboro Drive, Tyco Road, Spring Hill Road, Broad
Street, Pierpoint Street and Merchants Avenue are planned as public streets.

4.
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They are being designed in accordance with new public street standards

developed by VDOT ancl FCDOT and will include bicycle lanes on avenues and

collectors. It is the intention oJ'the Applicant to dedicate the right-of-way for
these street$ wilh the applicable site plans as detailed in the prolJbrs.

Urban design amenities, such as streetscapes, plazas, courtyards, landscaping,

public art, lighting and seating should be provided consistent with the Areawide
Urban Design Recommendations.

Previously described in Major Elements of the Plan and detailed on the CDPsfor
t he Appl ic ation Proper ti e s.

As discussed above under the South Subdistrict, a second electrical power

substation will need to be constructed near the Dominion Power easement which

contains a high voltage line. This improvement will need to be located either in
the Tysons West District or in the abutting Tysons Central 7 District. From the

second substation to the existing substation on 'l'yco Road, the high voltage line
should be placed underground, in order to ensure a pedestrian friendly
environment. However, if undergrounding proves infeasible, redevelopment

should relocate the line or accommodate it in place.

Only a relatively small porlion of this existing overheatl power line is located on

the Parl D Property. It is located along the eastern property line in the area

planned for a park. It does not impede development of the property as shown on

the Part D CDP. Nonetheless, the Applicant has met with Dominion Virginia
Pov,er to explore various underground routes and will continue to work v)ith them

on options. The Applicant's proffers provide for a monetary contribution to assisl

in the undergrounding efforts.

The green network planned for this subdistrict illustrates how the existing
Dominion Power easement could be used as a pedestrian and open space amenity

that links the Tysons West Metro station to the rest of the subdistrict. Along the
power line easement, a series of urban parks are envisioned which link to other

urban parks by the street grid. Altematives that provide open spaces linking this
subdistrict to the area's Metro station in a similar manner should be considered.

The Applicant has localed park land in the area of the existing high voltage power
line, speci.ficttlty Public Urban Park 2 located north of Broad Street and Public
LIrban Park 3 ktcated on Pierpoint Street. Additional urban parlu could be

provided to create a series of parks along the easement with the future
development oJ Part C.

Additional urban parks are to be located throughout the subdistrict. All urban
parks in this subdistrict should be large enough lbr open-air activities such as

farmers'markets and musical performances by small groups for residents and

8.
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workers in the area. The sizes of these parks should be between l/2 to over one
acre. At least one two acre recreation-focused park should be provided in the
subdistrict to serve the recreation and leisure needs of future residents and
workers. Facilities could include sport courts, playground features, skate parks,
splash pads, or other small-footprint facilities. Publicly accessible open space and
recreational facilities should be provided in this subdistrict consistent with the
Areawide Environmental Stewardship Recommendations.

Previously described in Major Elements of the Plan.

When redevelopment includes a residential component, it should include
recreational facilities and other amenities for the residents, as well as

affordable/workforce housing as indicated under the Areawide Land Use
Recommendations.

Residential structures will be designed with a full complement of on-site indoor
and outdoor recreational amenities. These are likely to include swimming pools,

fitness gtms, sport courts, clubrooms and exercise areas, and will be detailed on

future Final Development Plans. In addition, 20% of all residential units will be
provided as affurdable and/or worlrforce units.

Public facility, transportation and infrastructure analyses should be performed in
conjunction with any development application. The results of these analyses
should identifr needed improvements, the phasing of these improvements with
new development, and appropriate measures to mitigate other impacts. Also,
commitments should be provided for needed improvements and for the mitigation
of impacts identified in the public facility, transportation and infrastructure
analyses, as well as improvements and mitigation measures identified in the
Areawide Recommendations. It is anticipated that existing Fire Station 29 and the
U.S. Post Office on Spring Hill Road will be relocated as redevelopment occurs.

The Applicant has committed in its Part B proffers to phase development to the
provision of public facilities and is making similar commitments with Parts D and
E. The Applicant has also agreed to contribute to the Tysons Grid Fund, which
provides for construction of critical missing grid streets and to participate in the
special service district to fund needed transportation improvements throughout
Tysons.

Building heights will vary depending upon location, as conceptually shown on the
Building Height Map in the Areawide Urban Design Recommendations. The
tallest buildings should be closest to the Metro station where building height is
planned up to 400 feet. Building heights (generally between one-eighth and one
quarter mile from the Metro station) should be between 175 ail,225 feet. Beyond
one-quarter mile, buildings should have lower heights, as conceptually shown on
the Building Height Map in the Areawide Urban Design Recommendations.

10.

11.



Page 17

Building heights should be consistent with the above guidance as well as the
guidelines in the Areawide Urban Design Recommendations.

Previously described in Major Elements of the Plan.

12. Exposed parking structures adjacent to the Dulles Toll Road should not be visible
to the residential neighborhoods north of the Toll Road.

The Application Property does not include any parking structures adjacent to the
Dulles Toll Road.

13. A potential circulator alignment extends through this subdistrict as described in
the Areawide Transportation Recommendations. In addition to the above
guidance for this area, redevelopment proposals along the circulator route should
provide right-of-way or otherwise accommodate the circulator and should make

appropriate contributions toward its construction cost. See the Intensity section of
the Areawide Land Use Recommendations.

The Part D application will provide for a future circulator route along Spring
Hill Road and Tyco Road, just as the Part B application did. The Applicant will
prffir to dedicate right-of-way for the circulator qnd to construct the additional
pavement needed as the Part D Property develops.

The proposed rezonings are in keeping with the recommendations of the Plan. The Plan
encouages the development of tesidential uses in order to improve the balance between the
number of people working in Tysons and the number of people living in Tysons. Office and

commercial uses are encouraged in the areas closest to the metro stations, with residential uses

locatedjust beyond. Spring Hill Station Part D includes a vibrant mix ofoffice, hotel, residential
and retail uses adjacent to the metro station. Part E transforms an existing first class office park
into a mixed use neighborhood. Parts A and B offer substantial residential components.

IV. Reouested Waivers and Modilications

To the best of our knowledge, there are no known hazardous ot toxic materials on the
Application Properties or are there any plarured with the proposed uses. A number of Zoning
Ordinance modifications and waivers as well as Public Facilities modifications are requested to
accommodate the proposed development. These modifications and waivers are detailed on
exhibits provided by VIKA. Waivers related to the urban road design standards are provided on
Sheet S-1 of both the Part D and Part E CDP.

The proposed rezoning implements the vision of the new Comprehensive Plan for Tysons
Comer to create a vibrant community that is transit-oriented and pedestrian friendly. It will result
in a new urban form for Tysons, with a connected grid of streets, walkable blocks, new
residential opporn:nities, lively streets as well as attractive parks and plazas. A high level of
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detail to site design, transit integration, architechual s{yle, and steetscaping will ensure that
Spring Hill Station becomes a signature transit-oriented development and a stimulus for furttrer
redevelopment of the Tysons West Distnct.

Thank you for your attention to this matter.

Very truly yours,

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



&r,_lW,r,
0FrWALSII COLUCCI

LUBELEY EMRICH
& WALSII PC

Elizabeth D. Baker
Senior Land Use Planner
(703) 528-4700 Ext. 5414
ebaker(4arl.thelandlswyers.com

November 30,2012

Via Hand Deliven

Barbara C. Berlin, Director
Zoning Evaluation Division
Fairfax County Department ofPlanning and Zoning
12055 Govemment Center Parkway, Suite 801

Fairfar, Virginia 22035

,4*oqU

Re: FDP 2010-PR-014-D
Georgelas Group LLC (the "Applicant")
Tax Map 29-3 ((1) 54A (the "Application Property")

Dear Ms. Berlin:

This letter serves as the statemenl of justification for an application seeking Final
Development Plan ("FDP") approval for a residential building located in Part D of the Spring
Hill Station Demonstration Project. The Applicant, Georgelas Group LLC, is processing a

concurrent application for t}re rezoning of the Apptication Property and additional ptoperties,
jointly relerred to as Spring Hill Station, to the Planned Tysons Comer Urban ("PTC") District as

part of the Tysons Demonstration Project. The Applicant has worked diligently with County
Staff, the Tysons Commiftee and the Planning Commission prior to, and following, the new
Comprehensive Plan adoption to develop a proposal for a mixed-use, transit oriented community
that will create a new urban form in Tysons.

I. Final Development Plan Area

Part D of Spring Hill Station will include seven new buildings. It is an area with
considerable redevelopment potential because it is developed with relatively low intensity
buildings and is situated in close proximity to the future'fysons Spring Hill Metro Station. The
FDP area represents a portion of Part D and is identified in the Fairfax County t&x records as

29-3 (1)) 54A. It is approximately 3.52 acres in size; however, density credits associated with
Parcel 54A bring the total FDP area for density calculations to 3.59364 acres.

Situated in the eastern quadrant of the intersection of I.eesburg Pike and Tyco Road, the
majority of the Application Property is located within % mile of the station entrance.

rf,oxB 7oJ 5rt 47oo I FAx 7o3 525 3197 | www,THELANDLAwyEts.coM
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Approximately 91 percent (91%) of the Application Property is within % mile of the station and

9 percent (97o) is located within % mile of the station. Developed with one commercial building
and several smaller outbuildings, the site is cunently being used for a variety of retaiVservice
uses as well as a storage/staging area for the construction of t}te Metrorail.

U. ProposedDevelopment

The CDP for the Application Property provides for three buildings identified as Buildings
Dl, D2A and D2B. This application seeks approval of a FDP for Building D2A and adjacent
interim uses on the future Dt and D2B building sites. Two development options are provided on

the Part D CDP. Option 1 shows the maximum commercial (offrce and hotel) development and

Option 2 provides the maximum residential development. Under both Options, Building D2A is
shown for residential use.

Building D2A will be located at the intersection of Tyco Road and a new proposed local
street referred to as Pierpoint Street. Tyco Road is planned as a fourlane collector and will
provide for vehicle, bike, circulator and pedestrian movements. Pierpoint Street is part of the
proposed new grid of streets and ultimately is planned to extend eastward to connect with the
Metro station and future Broad Street. It is envisioned that Pierpoint Street will be a lively
pedestrian-friendly street with retail storefronts, cafd's and restaurants.

Proposed as a 34 story residential building, Building D2A will also include between
6,000 and 10,000 square feet of retail and service uses fronting on to Tyco Road and Pierpoint
Street on the ground level and potentially on the second level. Pedestrian access to the residential
lobby is from Pierpoint Street. Parking is provided in two-t}ree levels underground and six levels

above grade with on-street parking along Pierpoint Street and Tyco Road. Access to the
structured parking is from Pierpoint Street. Above the parking podium, a residential tower with
24 levels of units and a penthouse rise to create an exciting residential environment and new
Tysons skyline. The maximum building height, including the podium and penthouse, is 360 feet.

Buifding D2A will include a maximum GFA of 422,000 with between 150 to 436 dwelling units,
depending on the size ofthe units.

The elliptical plan of the tower is designed to maximize daylight and views from the
residential units in anticipation of the planned future development of the neighborhood. The

contemporary facade consists of an inegular pattem of floor-to-ceiling glass and metal panels

which enhance the quality of light and views in the dwelling units and provides an

iridescent visual quality to the tower. The projecting balconies concentrated on the south facade

provide solar shading to enhance the energy performance of the building. The building base is
wrapped in a contemporary composition of clear glazing at the residential entry and retail
frontage, concrete and perforated metal panels at the parking levels, and features trees and other
plantings integrated into the facades.

The Applicant will include passive amenities and active recreational facilities within
Building D2A and on its podium and rooftop. These will include a fitness center and community
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room inside the building; a lounge, outdoor dining area" play area and fire pit on the podium
level, and a swimming pool, club room and terrace on the rooftop.

Building D2A and the future building to the north are planned as companion buildings.
As such, the parking podium for D2A will be expanded in the future and a new residential tower
will be constructed on top of the expanded podium. Thus, the landscaping and recreational
amenities on the podium level have been designed so that they can meet the needs of residents of
Building D2A now and also be expanded to provide additional amenities for the future adjoining
building. Similarly, the service alley providing garage access has been designed so that it can be

extended to serve the future adjoining building and intersect with future Merchant Street,
creating a private alley corurection to the larger grid of streets. In anticipation that future
development on the adjacent property to the east (Tax Map 29-3 (l)) 53) may benefit from
access to this private alley, the Applicant is providing for "knock-out panels" and associated
access easements to allow future interparcel access from Parcel 53.

The streetscapes along the frontages of Building DZA are desigrred to meet or exceed the
recommendations in the Tysons Urban Design Guidelines (the "Guidelines"). The Applicant will
be providing a minimum 20 foot streetscape along the north side of Pierpoint Street. As Pierpoint
Street is a local street, the Guidelines suggest a minimum 16 foot streetscape section. Because
the Applicant believes that Pierpoint Street will become a highly activated street over time, the
Applicant proposes a minimum streetscape of 20 feet. This is comprised of a six foot
landscape/amenity panel, a six foot clear sidewalk and an eight foot building zone. This building
zone could become tlree to five feet wider in certain areas as it is anticipated that the retail
storefronts may be recessed slightly from the main building fagade.

The Tyco Road streetscape is proposed to be 20 feet wide as recommended for collector
streets in the Guidelines. The Applicant will be widening Tyco Road to accommodate a lane 12

feet in width for the future circulator system as well as a bicycle lane. Until such time as the
circulator is in operation, the circulator lane will be used for on-street parking as may be
permitted by VDOT.

III. Pronosedlnterimlmorovements

The Applicant proposes to make interim improvements within the areas of the FDP north
and south of Building D2A. These improvements will provide for the reuse and revitalization of
the former Peacock dealership building or an alternate use, interim park uses and enhanced
pedestrian facilities. It is envisioned that these interim uses will remain until such times as

Buildings Dl and D2B are constructed.

For the area between Route 7 and Pierpoint Street, the Applicant proposes two altemate
interim uses. One altemate would be to provide fagade improvements and site enhancements to
reactivate the existing dealership structure and sunounding area. This single story building
would be utilized for a variety of retail and community uses. The vision is to create a fim and
lively athaction that will animate the Route 7 frontage. The concept involves painting the asphalt
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in front of the dealership and permitting food trucks to locate in this area. Outdoor and indoor
dining space would be provided for food truck clients and other eating establishments that may
occupy the structure. A leasing office for the residential buildings may be incorporated into this
space. It is also envisioned that the interior space and the area between the Tyco Road and the
structure can serve as the location of farmers' markets, art shows and similar community draws.
This area would include temporary landscape improvements with casual and frur seating and

above grade planters. A second altemate use would be to combine a commercial surface parking
lot with enhanced streetscaping and park facilities. This would provide convenient parking to
serve metro riders but also would allow space to accommodate and food trucks. This combined
parking and open space could be used as a venue for fairs, festivals and outdoor markets. Again
painted asphalt and whimsical landscaping mounds would enliven the space. Such

improvements. under either altemative, would be made with the future construction of Building
D2B, although the Applicant reserves the right to provide them sooner.

For the area north of Building D2A, the Applicant intends to remove the existing
buildings and asphalt paving and provide an interim park space. The park will include a large
lawn panel for open play and lawn seating, a sport/volleyball court, pathways and benches. The
park will be signed so the larger community is aware it is a temporary use. Such improvements
will be provided after this area is no longer needed as a construction staging area for Building
D2A.

It is anticipated that future buildings will adjoin Building D2A along its northem and

eastem podium facades, thus these facades will remain unfinished for an interim period of time.
Care will be taken to provide a temporary fagade treatment to reduce any negative impacts. It is
anticipated that these would be treated with temporary art installations as illustrated in the FDP.
This will enliven these facades and are in keeping with the arts and entertainment theme of the
Tysons West area.

In order to ensure a pleasant environment for pedestrians walking to Metro or elsewhere
in the community, the Applicant will be making improvements to the existing streetscapes north
and south of Building D2A. The Applicant will remove the existing asphalt path along the Route
7 frontage and replace it with a six foot concrete sidewalk with street trees on either side ofthe
sidewalk. Between Route 7 and Pierpoint Street, the Tyco Road streetscape will be improved
with a new interim five foot sidewalk and new street trees. Similarly, north of Building D2A the
Tyco Road streetscape will be enhanced with new street trees and a new five foot wide concrete
sidewalk.

IV. Comprehensive Plan Guidance

The Application Property is located in the Tysons West District of Tysons Comer Urban
Center of the Comprehensive Plan (the "Plan"). Recommendations for its use and development
are provided in both the areawide recommendations and in the more site specific Tysons West -
North Subdistrict recommendations. The Plan recommends that the Application Property be

developed in keeping with Transit Mixed-Use land use category which calls for a balanced mix
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of retail, o{fice, artVcivic, hotel, and residential uses. The Plan encourages the development of
residential uses in order to improve the balance between the number of people working in
Tysons and the number of people living in Tysons. The Plan also provides guidance on
consolidation, street grid, urban design, urban park standards and a host of other topics. These
topics are discussed in detail in the statement of justification for the rezoning and CDP. The
proposed FDP is in keeping with the CDP submission, however, certain elements of the Plan
conformance are reiterated below.

Major Elements of the Plan

. Affordable and workforce housing

The proposed development will provide the full complement of worffirce housing as

recommended in the PIan. Twenty percent of all units will be provided as worfforce
dwelling units ('IlrDUs). This will result in between 30 and 87 ll'DUs with this FDP.

r Green building expectations

Building D2A will meet d minimum of LEED certification, although the Applicant
intends to design and construct the building to meet LEED Silver certification.

. Stormwatermanagement

Stormwater management (SWM) measures for the Application Property are being
designed to protect receiving waters downslream of Tysons Corner by reducing
runoff from impervious surfaces using a progressive approach. This progressive
approach will, to the maximum extent prdcticable, strive to retain on-site and/or
reuse the first inch of rainfall. Proposed SWM and Best Management Practice
(BMP) facilities will follow q tiered approach and include (where applicable)
rainwater harvesting/detention vaults, runoff reducing BMPs, Innovative BMPs, and
Offsite or Shared SltrM Fdcilities.

Additionally, the above noted SWM Facilities will be designed to (where applicable)
meet the requirements of LEED 6.1 and 6.2 for the building based upon the LEED
Boundary identified for the building. Low Impact Development (LID) streetscape
design techniques will be identified/detailed to treat/control the rain that falls on the
ground plane. Access points to the various SlfM facilities have been detailed on the
FDP to ensure they are outside of the landscape amenity panel and sidewalk zone in
public rights-of-way of the streetscape.

o Transportation - grid of streets

The Applicant has worked with many of the property oreners in the Tysons W'est area

from Spring Hill Road to the Dulles Toll Road to develop a grid of streets to provide
accessibility and connectivity for the area. In doing so, it has attempted to create a
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grid that is both ffictive and achievable. lle have also worked with Fairfax County
Department of Transportation (FCDOD to reJine the grid and have included the grid
in the CDP. Iltith this application, the Applicant will be constructing Pierpoint Street

from Tyco Road to the eastern boundary of the Application Property; will be making

frontage improvements to Tyco Road to add a circulator/parking lane and bicycle
lane along the frontage of Building D2A and north to the FDP boundary; and will
construct a portion of the service alley thdt will ultimately connect Pierpoint Street to
Merchant Street. These improvernents advance the creation a grid of streets in the

near future.

r Urban design

o Achievement of the building, site design, and public realm design guidelines to
achieve the urban aesthetic vision for Tysons

Great care has been tqken to create a new urban form for this proposal distinctly
dffirent from the existing suburban style and in keeping with the new Urban
Design Guidelines for Tysons. R2L: Architects, PLLC has included sheets in the
FDP with perspective views and sections, in addition to plan views, to dccurately
portray the key design concepts. Parker/Rodriquez, Inc., landscape architects,
working with R2L has provided details of building relationships, streetscapes qnd

the pedestrian realm, and interim pqrk areas, all in keeping with the guidance of
the Urban Design section of the Plan.

o A variety of buildings heights with the tallest buildings in the ranges specified by
the building height map

The Plan recommends maximum heights of 225 to 400 feet for the Application
Property. Building D2A is proposed to be a maximum height of 360 feet in
keeping with Pldn guidance.

r Active recreation facilities

With this FDP application, the Applicant will include active lecrcational facilities
within its building, on its podium and rooftop, and on an interim basis, in the open

space area of the future Building D2B. These will include a fitness center and
community room inside the building; a lounge, outdoor dining area, play area and

Jire pit on the podium level; and a swimming pool, club room and tetace on lhe
rooftop. lltithin the interim ground level open space/parlc, the Applicant proposes a
g?edt lawn, a sport court, benches and pathways.

B. Tvsons West North Subdistrict - Redevelopment Option Guidance

o Circulator Alienment
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This FDP application provides for a future circulator route on Tyco Road along the
Building D2A frontage and north to the f'DP boundary.

V. Requested Waivers and Modifications

To the best of our knowledge, there are no known hazardous or toxic materials on the
Application Property or are there any planned with the proposed uses. A number of Zoning
Ordinance modifications and waivers as well as Public Facilities modifications are requested to
accommodate the proposed development. These modifications and waivers are detailed on
exhibits provided by VIKA.

'l'his proposed FDP with the construction of an iconic residential tower in close proximity
to the Tysons Spring Hill Station will significantly advance the vision ofthe new Tysons Comer.
It will resuh in the beginning of a new urban form for Tysons and create a vibrant community
that is transit-oriented and pedestrian friendly. It will also showcase how interim uses on future
building sites can help create the new community of mixed uses and lively spaces before all
permanent development is constructed. This FDP application includes a high level of detail in
site design, architectural style, and streetscaping will ensure that Spring Hill Station becomes a

signature transit-oriented development and a stimulus for further redevelopment of the Tysons
West District.

Thank you for your attention to this matter.

Very truly yours,

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

Senior Land Use Planner
Elizabtth D. Baker
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Land Use Analysis: Spring Hill Station (Georgelas Group LLC)
RZCDP 2010-PR-014-D
RZ.ICDP 2010-PR-014-E
FDP 2010-PR-014-D

Virginia

TO:

FROMr

SUBJECT:

The memorandum, prepared by Matthew Ladd, includes citations from the Comprehensive Plan that
provide guidance for the evaluation of the subject Concept Developmeirt Plan (CDP), Final
Development Plan (FDP) and Rezoning (RZ) applications dated August 24, 2010, as revised through
Novernbet 28, 2012, and proffers dated Novernber 28,2012. The extent to which the applications
conform to the applicable guidance contained in the Comprehensive Plan is noted. Possible solutions
to rernedy identified issues are suggested.

BACKGROTJND INF'ORMATION

During the Tysons Comprehensive Plan amendment process, the Board of Supervisors directed staff
to work with the Planning Commission to select a demonstration project at a Metro station site in
Tysons. On July 8, 2009, The Planning Commission selected the applicant for the subject rezonings,
Georgelas Group, LLC, to be the County's dernonstration project partner. Staffreviewed the
dernonstration project proposal and worked with the applicant as the Comprehensive Plan and
Zoning Ordinance Amendments were being drafted in the summer and fall of 2009.

Following the adoption of the Comprehensive Plan amendment, the applicant submitted RZ-2010-
PR-014 for a 32 acre property at the Tysons Spring Hill Metro station. This was the first application
accepted for review under the Planned Tysons Corner Urban Center Disfict (PTC). As staff
reviewed this complex mixed-use application, it became apparent that resolving some of the site-
specific and Tysons-wide policy issues would require additional time. Due to the unique nature of
the application as the County's dernonstration project for redevelopment at the Tysons Metro
stations, as well as the County's and applicant's shared desire to allow redevelopment to occur
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concurrently with the opening of Metrorail service, the applicant requested to split the original
rezoning application into multiple applications. The first two applications, RZFDP 2010-PR-014-A
(Part A) and RZ 2010-PR-014-B (Part B) were approved by the Board of Supervisors on September
27,2011. These applications included residential buildings with ground floor retail and a new
facility for Fire Station 29. Following the approval ofParts A and B, the applicant split the
remainder ofthe 32 acre Spring Hill Station project into three separate rezoning applications: RZ
2010-PR-014-C(PartC),R.Z2010-PR-014-D(PartD),andRZ20l0-PR-014-E(PartE). PartCis
no longer under the control of the Georgelas Group. Staffis working with the land owner of Part C
to advance that application. Parts D and E are the subjects of this land use analysis. The following
map indicates land areas associated with each ofthe five rezoning applications.

Because the larger Spring Hill Station project has been split into multiple applications, this analysis
evaluates the subject applications in the context of the whole project that is under the applicant's
control (Parts A, B, D, and E). Plan objectives such as land use, public facilities, and urban parks
are being evaluated for the overall project rather than for each individual application.

B
N

O:\201 3_Development_Rwiew_Repons\Rezonings\RZ_FDP_20 | 0-PR-0 I 4DE_SpringHillStation_lu. doc
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DESCRIPTION OF THE APPLICATION

Part D: The applicant, Georgelas Group LLC, proposes to rezone a 9.94 acre parcel (including
areas of density credit) from I-5 and C-7 to PTC. The applicant proposes to construct seven new
buildings with maximum heights ranging from 285 to 400 feet. The proposed land uses include
office, residential, hotel, and retail. Two of the proposed buildings have multiple land use options.
Building D3 could be either office or residential, and Building D5 could be either hotel or residential
with ground floor retail in both options. The proposed maximum gross floor area (GFA) is
2,'786,000, resulting in a floor area ratio (FAR) of 6.44. The buildings are proposed to be integated
into parking podiums with maximum heights ranging from 60 to 80 feet. The application is
designed as a series of smaller urban blocks that will be created by the construction of three new
streets: Pierpoint Street, Merchant Street, and Broad Street. Two public at-grade parks are also
proposed with sizes of0.84 and 0.33 acre. The applicant has filed a FDP application for building
D2A, a 34-story residential building with a maximum of 436 dwelling units and 10,000 square feet
of ground floor retail space. This FDP application is being reviewed concurrently with the CDP for
Part D.

Part E: The applicant proposes to rezone a 7.55 acre parcel (including areas of density credit) from
C-4 to PTC. Two existing ten-story office buildings on the site are proposed to remain. The
applicant proposes to construct three new buildings with maximum heights ranging from 40 to 260
feet. The proposed land uses are office, hotel, retail, and residential, Two of the proposed buildings
have multiple land use options. Building E4 could be either hotel or residential, and Building E5
could be either retail or residential. The proposed maximum GFA is 1,009,170 square feet, resulting
in a FAR of 3.29. The new buildings are proposed to be integrated into parking podiums with
maximum heights ranging from 20 to 60 feet. This application is adjacent to the previously
approved Part A, and it extends the new collector street (Broad Street) that will be constructed with
Part A. An existing private driveway is proposed to be redesigned as l,ogan Street, which will
connect to Broad Street. A 0.44 acre public park is proposed at the intersection of logafl and Broad
Streets. No FDP applications have been filed for Part E.

LOCATION AND CHARACTER OF'THE AREA

Part Dl The subject property is located in the Tysons W€st TOD District and is entirely within 1/4
mile of the Spring Hill Metro station entxance. The site is shaped like a horseshoe with ftontage on
the south side ofTyco Road and the north side of Spring Hill Road in the vicinity of Leesburg Pike
(Route 7). It is cunently developed with low intensity retail, auto repair, warehousing and self-
storage uses and a County fire station (Station 29). The site surrounds auto sales and repair uses and
a four-story office building that are adjacent to the Spring Hill Metro station, which is currently
under construction. To the west are an equipment rental business, an auto body shop, the West
Mclean Post Office, and the Build America light industrial condominiums.

Part E: The subject property is located in the Tysons West TOD District, and 73Vo is between l/8
and l/4 mile of the Spring Hill Metro station entance. The rernaining 27% of the site is located

O;\20 I 3_Dwelopmvrt_Review_Reports\RezoningS\RZ_FDP_20 l0.PR-0 I 4DE_SpringHillstation_lu. doc
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between l/4 and l/3 mile from the station entrance. The site is currently developed with two ten-
story office buildings that are proposed to remain. It is located south of Spring Hill Road and west
of Greensboro Drive. The Rotonda Condominiums are located to the east ofthe property, across
Greensboro Drive. An equipment rental business, an auto body shop, and West Mckan Post
Office, and an industrial building that is proposed to be redeveloped as Part B ofthe Spring Hill
Station pmject are all located to the north, across Spring Hill Road. A high-rise residential building
(Part A) that is currently under construction and a parking lot and structure associated with retail and
office uses on Leesburg Pike are located to the east of the subject site. The Greensboro Square
office condominiums and a vacant parcel zoned C-4 are located to the south.

COMPREHENSIVE PLA}[ CITATIONS:

The specific District and Subdistrict Comprehensive Plan citations for the subject applications are
provided below. Relevant text citations and graphics from the Areawide Recommendations are
provided within the analysis sections of this memo. The complete Tysons Corner Urban Center
section of the Comprehensive Plan is available on the web at the links below.

The Comprehensive Plan Areawide Recommendations for Tysons may be accessed at:

http://www.fairfaxcountv.eov/dozlcomorehensiveplan/area2ltysonsl .pdf

The Comprehensive Plan District Recommendations for Tysons may be accessed at:

http://www.fairfaxcountv.eov/dozlcomorehensiveplan/area2ltysons2.pdf

Land Use

In the Fairfax County Comprehensive Plan, 201 I Edition, Area II, Tysons Corner Urban Center,
District Recommendations, Tysons West District, North Subdistrict, as amended through June 22,
2010, on pages 120-122 and 125-128, the Plan states:

"Tysons West

Tysons West is a gateway to Tysons from Route 7 and the Dulles Airport Access Road and
Toll Road. This area of industrial uses, car dealerships and offices is envisioned to hansform
into a new transit-oriented, mixed use destination with special emphasis as an arts and
entertainment center.

To become this vibrant urban destination, Tysons West will need a diversity in land use,
including ofEce, residential, hotel and retail uses, as well as a concentration of arts and
entertainment uses of the type often found in more established downtown areas. Taking
advantage ofthe Metro station, the majority ofland uses closest to the station are designated
for ernployment uses.

Retail uses should include restaurants and cafes, art galleries, small theaters, specialty and
general retail that form the basis ofan arts and €ntertainment center and stay op€n after the

O:V0I3_Development_Review_Repons\Rezonings\RZ_FDP_20|0-PR-0l4DE_SpringHillStation_lu.doc
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workday ends. Sheets immediately adjacent to the Tysons West transit station are
envisioned as retail streets, drawing people off Metrorail and into new residential
neighborhoods. Residential buildings should front on tree-lined sfeets and be designed with
inviting sheet level facades. A series of urban park spaces linked by the area's urban street
grid will provide attractive places for walking and places for informal neighborhood
gatherings, Live/work and loft housing should integrate with or be in close proximity to arts
and entertainment uses. . .

Guidance for evaluating development proposals in each subdistrict is contained in the
Areawide Recommendations and the followine subdistrict recommendations.
Redevelopment options are dependent on the iiegee to which necessary public infrastructure
can be provided and Plan objectives and development conditions set forth in the Areawide
and subdistrict guidance can be satisfied by development proposals."

4NORTH SUBDISTRICT

The North Subdistrict is comprised of about 125 acres and is bounded by the Dulles Airport
Access Road and Toll Road on the north. Route 7 on the southwest. and the Tvsons Cenhal 7
and North Central Districts on the southeast. ..

Redevelopment Option

The zubdistrict is envisioned for substantial redeveloDment to mixed use with office beine
focused along Route 7 and adjacent to the Dulles Airiort Access Road and Toll Road.
Urban residential neighborhoods should be provided and will enliven the vibrancy of this
mixed use district. Other land uses should include hotels, arts and entertainment, retail and
support services. A series of urban pmks should be provided and be linked by the street
gnd; this green network will provide places for people ofall ages to walk and enjoy parks
ano open space.

To achieve this vision, development proposals should address the Areawide
Recommendations, and provide for the following.

The vision for this subdistrict is to redevelop with office buildings with sigrificantly higher
intensity near the Metro station as well as to become more diverse in land uses, including
hotels, residential dwellings, arts and entertainment uses, as well as retail and support
services. Sites within l/8 mile of the Metro station should be redeveloped predominantly
with office use. Beyond l/8 mile it is envisioned that the area will transition to urban
residential neighborhoods. The intensities and land use mix should be consistent with the
Areawide Land Use Recommendations.

Logical and substantial parcel consolidation should be provided that results in well-desigred
projects that function efficiently on their own, include a grid of streets and public open space
system, and integrate with and facilitate the redevelopment of other parcels in conformance
with the Plan. ln most cases, consolidation should be sufficient in size to permit
redevelopment in several phases that are linked to the provision ofpublic lacilities and
infrastructure and demonstrate attainment ofcritical Plan obiectivei such as TDM mode
splits, geen buildings and affordable/workforce housing. Ifconsolidation cannot be

O:V0 I 3_Development_Review_R@ons\Rezonings\RZ_FDP_20 I 0-PR-01 4DE_SpringHill Station_lu.doc
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achieved, as an alternative, coordinated proffered development plans may be provided as
indicated in the Areawide Land Use Recommendations.

o Throughout this subdistrict, the goal for assembling parcels for consolidation or
coordinated proffered development plans is at least 20 acres. A consolidation of less than
20 acres should be considered if the performance objectives for consolidation in the Land
Use section of the Areawide Recommendations are met.

o When a consolidation includes land located in the first intensitv tier (within l/8 mile of a
Metro station), it should also include land in the second intensity ti".1b"t*een l/8 and
1/4 mile of a station), in order to ensure connectivity to the Metro station.

o For property along Spring Hill Road, redevelopment proposals should address the
redevelopment and relocation of the existing fire station and/or post office.

Redevelopment should occur in a manner that fosters vehicular and pedestrian access and
circulation. Development proposals should show how the proposed development will be
integrated within the subdistrict as well as the abutting districts/subdishictrthrough the
provision ofthe grid of streets. The major vehicular circulation and access improvements in
this subdistrict are the extension ofGreensboro Drive and the planned new ramps from the
Dulles Airport Access Road and Toll Road connecting to Greensboro Drive.

Redevelopment along planned street alignments should provide right-of-way, construct
portions of the sheet integral to the development, and further the implementation of streets
serving the derelopment. Other streets should create urban blocks and pedestrian and bike
circulation improvements should be provided. The ability to realize planned intensities will
depend on the degree to which access and circulation improvem€nts are implonented
consistent with guidance in the Areawide Urban Desigrr and Transportation
recommendations.

Urban design amenities, suct as streetscapes, plazas, cowtyards, landscaping, public art,
lighting and seating should be provided consistent with the Areawide Urban Design
Recommendations.

As discussed above under the South Subdistrict, a second electical power substation will
need to be constructed near the Dominion Power easement which dntains a high voltage
line. This improvement will need to be located either in the Tysons West Distiict or in the
abutting Tysons_ Centcal 7 District. From the second substation to the existing substation on
Tyco Road, the high voltage line should be placed underground, in order to ensure a
pedestrian friendly environment. However, if undergrounding proves infeasible,
redevelopment should relocate the line or accommodate it in place.

The gteen network planned for this subdistrict illustrates how the existing Dominion Power
easement could be used as a pedestrian and open space amenity that links the Tysons West
Metro station to the rest of the subdistrict. Along the power line easernent, a sei.ies of urban
parks are envisioned which link to other urban parks 6y the street grid. Alternatives that
provide open spaces linking this subdistrict to the area's Metro staiion in a similar manner
should be considered.
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TYSONS COMPREHENSM PLAN LAI\D USE CATEGORY (Page22):

Part D: Transit Station Mixed Use

Part E: Transit Station Mixed Use and Residential Mixed Use

Additional urban parks are to be located throughout the subdistrict. All urban parks in this
subdishict should be large enough for open-air activities such as farmers' markets and
musical performances by small groups for residents and workers in the area. The sizes of
these parks should be between 1/2 to over one acre. At least one two acre recreation-focused
park should be provided in the subdistrict to serve the recreation and leisure needs of future
residents and workers. Facilities could include sport courts, playground features, skate parks,
splash pads, or other small-footprint facilities. Publicly accessible open space and
recreational facilities should be provided in this subdistrict consistent with the Areawide
Environmental Stewardship Recommendations.

When redevelopment includes a residential component, it should include recreational
facilities and other amenities for the residents, as well as affordable/workforce housing as
indicated under the Areawide Land Use Recommendations.

Public facilitn transportation and infrastructure analyses should be performed in conjunction
with any development application. The results ofthese analyses should ido,tifu needed
improvements, the phasing of these improvements with new development, and appropriate
measures to mitigate other impacts. Also, commitments should be provided for needed
improvements and for the mitigation of impacts identified in the public facility,
transportation and infrastructure analyses, as well as improvernents and mitigation measures
identified in the Areawide Recommendations. It is anticipated that existins Fire Station 29
and the U.S. Post Office on Spring Hill Road will be reloiated as redeveloiment occurs.

Building heights will vary depmding upon locatiorl as conceptually shown on the Building
Height Map in the Areawide Urban Desigrr Recommendations, The tallest buildings should
be closest to the Metro station where building height is planned up to 400 feet. Building
heights (generally between one-eighth and one-quarter mile from the Metro station) should
be between 175 and 225 feet. Beyond one-quarter mile, buildings should have lower heights,
as conceptually shown on the Building Height Map in the Areawide Urban Design
Recommendations. Building heights should be consistent with the above guidance as well as
the guidelines in the Areawide Urban Design Recommendations.

Exposed parking structures adjacent to the Dulles Toll Road should not be visible to the
residential neighborhoods north of the Toll Road.

A potential circulator alignment extends through this sutdistrict as described in the Areawide
Transportation Recommendations. ln addition to the above guidance for this area,
redevelopment pmposals along the circulator route should provide right-of-way or otherwise
accommodate the circulator and should make appropriate contributions toward its
construction cost, See the Intensity section of the Areawide Land Use Recommendations."
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TYSONS COMPREHENSM PLAI\ BUILDING HEIGIIT TIER (Page 116):

Part D: Tier 1 (225' - 400') and Tier 2 (175' - 125')

Part E: Tier 2 (175' - 125') and Tier 3 (130' - 175')

LAND USE AI\ALYSIS

The land use analysis evaluates whether the applications are in general conformance with
Comprehensive Plan objectives such as land use, intensity, and consolidation.

Land Use

Staffhas evaluated the land use mix for the subject applications in the context of the applicant's four
Spring Hill Station cases (Parts A, B, D, and E). The overall proposal is split between the Transit
Station Mixed Use and Residential Mixed Use categories on the Comprehensive Plan's Conceptual
Land Use Map lpage 22). The Plan defines these land use category on pages 21-23:

"Transit Strtion Mixed Use: These areas are generally located near the Metro stations.
They are plarured for a balanced mix ofretail, office, artVcivic, hotel, and residential uses.
The overall percentage of office uses throughout all of the Transit Station Mixed Use areas
should be approximately 65%. This target of office uses will help Tysons maintain a balance
of land use and transportation over the next 20 years. Individual developments may have
flexibility to build more than 65% office if other developments in the category are built or
rezoned with a use mix that contains proportionately less office. The residential component
should be on the order of 20oZ or more ofthe total development. It is anticipated that the
land use mix will vary by TOD District or subdistrict. Some districts or subdistricts will
have a concentation of offices and other areas will have a more residential character. In all
cases, synergies between complementary land uses should be pursued to promote vibrant
urban communities."

"Residential Mixed Use: These areas are planned for primarily residential uses with a mix
ofother uses, including office, hotel, arts/civic, and supporting retail and services. These
complernentary uses should provide for the residents' daily needs, such as basic shopping
and services, recreation, schools and community interaction. It is anticipated that the
residential component should be on the order of 750lo or more of the total development."

The Plan further recommends the following for projects that are split between two or more land use
categories (page 2l):

"These categories indicate a general proportion ofuses; however, the appropriate mix will be
evaluated on a case-by-case basis during the development rwiew process. Projects that span
multiple land use categories may be granted flexibility in the location ofuses as long as the
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overall land use mix is consistent with the proportions recommended for the entire project
atea. "

By blending the two categories based on land area, the expected range of uses for all ofthe
applications is a minimum of 39% residential and a maximum of 510lo office, with retail, hotel, and
other complementary uses. The applicant is proposing different use options for certain buildings.
The range ofuses proposed is detailed in the table below.

Spring llitl Station Proposed Land Use Options
Summary of Parts A, B, D, and E

Option 1

Maximum
GFA (Sq.
Ft.)

Option 1

Percentaqe

Option 2
Maximum
GFA (sq.
Ft.)

Option 2
Percentaqe

Office 2,t23,170 360/o 1 ,688,170 29%
Retail 130,100 2% I14,100 2%
Hotel 324.000 5% 0 0%
Residential 3.392.000 s7% 4,092,s00 690/o

TOTAL 5,969,270 too% 5.894.770 100%

Option I is the maximum amount ofoffice and holel uses that could be built.
Option 2 is the maximum amount ofresidential uses that could be built.

The land use mix in the table is based on a maximum buildout of the subject property. The
following table dernonstrates the range of dwelling units proposed for Parts D and E.

Range of Dwelling Units Proposed

Option I Option 2
Part D 550 - 1,350 DUs 700 - 2,035 DUs
Part E 0 DUs 110 - 234 DUs

'While a commitrnent to a minimum number of dwelling units can help to ensure a balanced mix of
land uses are achieved, the range proposed is very wide. Because Part D is located within l/4 mile
of a Metro station, staff encourages the applicant to commit to a minimum of 250 dwelling units for
buildings D2A,D2B, D3, and D4.

The land use mix proposed for the subject applications is in general conformance with the
Comprehensive Plan. However, ideally, the applicant should commit to a higher minimum number
of dwelling units to ensure a balanced land use mix and a level ofdensity appropriate for transit-
oriented develonment,
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Intensity

In TOD Dishicts, the Comprehensive Plan links intensity to a property's distance from a Metro
station. For sites within l/4 mile of a station, the Plan does not specifu a maximum FAR (pages 23-
24, 26-27\ . The Plan recommends an intensity of 2 . 5 FAR, plus bonuses, for sites located between
l/4 mile and 1/3 mile from a station, provided that no office uses are proposed within this area.

The Comprehensive Plan and PTC zoning regulations also limit the office portion of a development
to 2.5 FAR unless a Special Exception is approved or bonus intensity is achieved for the provision of
public facilities. The maximum office intensity proposed for Part D is 2.94 FAR, and the maximum
office intensity proposed for Part E is 2.59 FAR. The applicant is requesting of 219,1 l6 square feet
ofoffice floor area as a public facility bonus. The Plan recommendations conceming such bonuses
are as follows (page 28):

"In addition to intensity credit given for dedicating land for parks and roads, additional floor
area could be allowed in limited circumstances for the provision of major public facilities,
such as a school, a conference center, or facilities associated with a large urban park. In
order to achieve this additional floor area, the facility provided should significantly advance
securing the necessary improvements identified in the Public Facilities section and in the
District Recommendations. The extent ofthe public benefit being provided, which should be
substantially greater than the expectations described in the 'Phasing to Public Facilities'
portion of the Land Use section, will be considered in determining the amount of additional
floor area.

The total amount ofbonus floor area for public facilities granted through the rezoning
process should be no more than 2 million square feet ofoffice uses and 10 million square
feet ofresidential uses throughout Tysons. . . The office bonuses may be achieved
throughout Tysons and could be used to either increase the amount offloor area that is not
subject to a special exception (SE) within l/4 of the stations, or to increase the total amount
of development permitted on a site outside of 1/4 mile of the stations."

The following is the rationale behind the applicant's request for a public facility bonus (from the
Statement of Justification dated Novernber 30, 2012):

o "When viewed comprehensively, the maximum oftce uses proposed for Parts A, B, D and E
under Option I total2,123,170 GFA or 1.99 FAR, considerably less than the 2.50 threshold...

o Office uses have been concentrated in Parts D and E, areas close to the metro station as
recommended in the Plan. No office use is approved for Parts A or B.

o The Applicant's commitrnent to construct a new fire and rescue station exceeds the public
facility expectation for the size of the combined applications. This construction provides a
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much needed facility in a relatively short time frame and also frees up the existing station site
for transit oriented development in keeping with the vision for station areas."

This justification is sufEcient to meet the Comprehensive Plan recommendations for public facility
bonuses. It should be noted that the pending Part C application will be expected to stand alone when
considering the Plan objectives for public facilities. Staff also notes that this is the first PTC
application to request a public facility bonus for office uses. As noted in the citation above, the Plan
recommends that no more than 2,000,000 square feet ofoffice floor area be granted through such
bonuses.

The subject property of Part D is located antirely within 1/4 mile of the Spring Hill Meho station.
Based on the Plan recommendations. it is not subiect to a maximum intensitv other than the limits on
office uses addressed above.

The majority (7370) of the subject property of Part E is located within l/4 mile of the Tysons West
station. The remainder of the property (27o/o) is located between 1/4 and 1/3 mile of the station. The
portion of the site within 1/4 mile is not subject to a maximum intensity other than the limits on
office uses addressed above. The intensity proposed for the area in the l/4 to l/3 mile ring is 1 .51
FAR under Option 1 and 2.24 FAR under Option 2. Because office uses are not proposed in this
ring, the Plan recommends a maximum FAR of 2.5 before bonuses.

While the intensity proposed in the Conceptual Development Plans for both Parts D and E is in in
general conformance with the Comprehensive Plan, staffis concerned that some of the language in
the proffers could be used to allow changes to the project that would not be consistent with the Plan.
Specifically, the applicant is requesting the ability to shift GFA betrveen buildings within each
zoning case as long as the maximum height for each building is not exceeded. While flexibility on
the order of 10% is reasonable, the proffers as currently written could allow circumstances where
intensity is shifted to buildings that are farther away from the Meho station. The Land Use section
of the Tysons Plan includes the following recommendations:

"The resulting development pattern should generally conform to the goal of locating the
highest intensities closest to hansit (page 24)."

"Under no circumstance should floor area be moved from an area without a maximum FAR
in the Plan to an area located more than l/4 mile from a Metro station (page 28)."

Staff and the Planning Commission would have an opportunity to review proposals to shift GFA as
FDPs are filed. However, ideally, the applicant should commit to limiting such modifications so
that the maximum GFA proposed on the CDP can be increased by no more than l0%.
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Initial Development Level

The Comprehensive Plan sets an initial development level (lDL) for office uses in Tysons and
recommends that a Tysons-wide summary of existing and approved developmant be provided with
all rezoning applications in Tysons (pages 24-26).

On October 16,2012, the Board of Supervisors directed staffto "incorporate with the next Tysons-
wide plan amendment consideration of a change to the current Interim Development Lwel (IDL) of
45 million square feet ofoffice use and the criteda for evaluating any such change to the IDL."

The following table summarizes the built and approved office floor area (both CDP and FDP
actions) in Tysons and the office space proposed with the subject applications.

Category CDP/GDP
Office GFA

(sq. ft)

F'DP/GDP
Office GFA

(sq. ft.)
Existing Development' 26,789,000 26,789,000
Approved, Unbuilt Development ' 9,363,290 5,953,988
RZ 2010-PR-014-D and 014-E I,692,000 0
Total Office GFA 37,U4,290 32.742,988

' Repon to Board ofSupen)isors on Tysons Comer, Qctober 2Ql2
'lncludes applications approved prior to creation ofPTC district and approved
Capital One and Arbor Row PTC applications

The office space proposed for the subject applications, combined with existing and approved
development, does not exceed the 45 million square feet set as the initial development level for
office uses in the Comprehensive Plan.

Phasing Development to Transportetion Improvements

An important elemant of the Comprehensive Plan for Tysons is the guidance on phasing
development to transportation improvements (pages 29-3 I ) . Regarding transportation, the Plan
states the following:

"lndividual rezoning cases in Tysons should only be approved if the development is being
phased to one of the following transportation funding mechanisms:

r A Tysons-wide CDA or a similar mechanism that provides the private sector's share of
the Tysons-wide transportation improvernents needed by 2030;

o A smaller CDA or a similar mechanism that provides a significant component of the
private sector's share of the Tysons-wide improvements needed by 2030; or
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o Other binding commitrnents to phase development to the funding or construction of one
or more of t}re Tysons-wide improvements needed by 2030."

On January 8, 2013, the Board of Supervisors adopted guidelines for two transportation funds
related to Tysons: the Tysons Grid of Streets Transportation Fund (Grid Fund) and the Tysons-wide
Transportation Fund (Tysons-wide Fund).

The Grid Fund is for the construction of improvements to the grid of streets that do not fall within
the bounds of development proposals. This could include the construction of missing links in the
network or off-site improvements to increase capacity or improve alignment. The applicant's draft
proffers axe consistent with the Board's Policy for the Grid Fund.

Affordable and Workforce llousing

The applicant is proposing to meet the Comprehensive Plan guidance for the provision of affordable
and workforce housing (pages 33-35) by proffering to adhere to the Board of Supervisors' Tysons
Comer Urban Center Workforce Dwelling Unit Administrative Policy Guidelines dated June 22,
2010. The Comprehensive Plan recommendations for affordable and workforce housing in Tysons
are incorporated into these policy guidelines, which may be accessed at:

httn://wrvw.fairfaxcountv. eov/dpltysonscomer/tvsons_wduJolicv_zuidelines_final_simed.pdf

The applicant is committing to provide 20% affordable and workforce units based on the total
number ofunits provided, regardl€ss of whether the site is located inside or outside the l/4 mile
Metro ring, carrying forth a commifinent made with Parts A and B.

The Plan also recommends that rezoning applicants contribute $3.00 (or $0.25 annually) per non-
residential square foot toward affordable housing opportunities in Tysons (page 35):

"l.lon-residential development throughout Tysons should contribute a minimum of $3.00 per
nonresidential square foot (adjusted annually based on the Consumer Price Index) or at least
25 cents per nonresidential square foot over a period of time to be determined at the time of
rezoning to a housing trust fund that will be used to create affordable and workforce housing
opportunities in Tysons. Such developments may provide an equivalent contribution of land
or affordable units in lieu of a cash conhibution. Non-residential contributions could also be
used to fund affordable housing opportunities in Tysons through a partnership. If non-
residential floor area is achieved through a bonus for providing affordable and workforce
dwelling units, the bonus floor area should not be included when calculating the contribution
amount. Ground level retail located in office, hotel, and residential buildings should also not
be included when calculatine the contribution amount.
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The provision of workforce housing should be viewed as a collective responsibility that will
directly benefit employers in Tysons. New office, retail, and hotel developments will benefit
from having a range of affordable housing opportunities within a short commuting distance
of the jobs in Tysons."

The applicant is proffering to two options for non-residential contributions toward affordable
housing in Tysons. The first option is to contribute $3.00 per non-residential square foot. The
second option is to contribute $0.25 per office or hotel square foot annually for 16 years. The
applicant will decide which option will be pursued for each building. While the Plan does not
speci$ the time period that would apply for the $0.25 annual contribution, 16 years is an appropriate
term that is roughly equivalent to the net present value of an upfront $3.00 contribution. The
contributions will be made (or initiated in the case of the annual payments) when a Non-RUP is
issued. Because multiple Non-RUPs could be issued for each building, the proffers should clarify
that the timing of the contribution is based on the initial Non-RUP issued for each building.

With clarification on the timing of the non-residential contributions, the subject applications will be
in general conformance with the Comprehensive Plan guidance on affordable and workforce
housing.

Coordinated Development and Parcel Consolidation

The Comprehensive Plan's consolidation guidance for the subject applications is as follows (Tysons
West North Subdistrict Recommendations, page 126):

"Iogical and substantial parcel consolidation should be provided that results in
well-designed projects that function efficiently on their own, include a grid of sheets and
public open space system, and integrate with and facilitate the redwelopment of other
parcels in conformance with the Plan. In most cases, consolidation should be sufficient in
size to permit redwelopment in several phases that are linked to the provision of public
facilities and infrastructure and demonstrate attainment of critical Plan obiectives such as
TDM mode splits, green buildings and affordable/workforce housing. If ionsolidation
cannot be achieved, as an alternative, coordinated proffered development plans may be
provided as indicated in the Areawide Land Use Recommendations.

o Throughout this subdistrict, the goal for assernbling parcels for consolidation or
coordinated proffered development plans is at least 20 acres. A consolidation of less
than 20 acres should be considered if the performance obiectives for consolidation in
the Land Use section of the Areawide Reiommendationiare met.

o When a consolidation includes land located in the first intensity tier (within 1/8 mile
ofa Metro station), it should also include land in the second intensity tier (between
l/8 and 1/4 mile ofa station), in order to ensure connectivity to the Metro station.

o For property along Spring Hill Road, redevelopment proposals should address the
redwelopment and relocation of the existing fire station and/or post office"

O:\20 | 3_Development_Rcview_Reports\Rezonings\RZ_FDP_20 I 0-PR-01 4DE_SpringHillStation_lu. doc



Barbara C. Berlin
RZFDP 2010-PR-014-D and 014-E
Georgelas Group LLC
Page 15

The subject applications, considered on their own, are approximately 17.5 acres. When combined
with Parts A and B, the total size of the project under the applicant's control is 24.6 acres. Part D,
the only part that includes land within l/8 mile of the Metro station, meets the objective of including
land in both the first and second intensity tiers. Part B included a commifinent to relocate the
existing fire station on Spring Hill Road, and Part D proposes redevelopment ofthe Station 29 site
following relocation.

In addition to the site-specific consolidation guidance, the Comprehensive Plan sets five specific
objectives for consolidations (page 36):

"In all cases, consolidations or coordinated development plans should meet the following
objectives:

r Commitrnent to a firnctioning grid of streets both on-site and off-site;

o Conceptual engineering of sheets that dernonstfate connectivity to sunounding
areas and satisf, the guidance in the Transportation section should be completed.
Such engineering should be done in coordination with land owners in the
surrounding area, and the proposed street alignments should be included in an
ofEcial map, as described in the Transportation section.

o If an official map has already been adopted for the area, the development proposal
should be in conformance with the street alignments in the map.

r Provision ofparks and open space as set forth in the Environmental Stewardship
section of the Areawide Recommendations, either on-site or within the subdistrict
through a partnership;

o Provision of land and/or building space for public facilities as set forth in the Public
Facilities section of the Areawide Recommendations;

o Conformance with the guidance in the Urban Desigr section and any urban design
guidelines for the district or subdistrict; and

o Demonstration ofhow adacent parcels could be redeveloped in a manner that is
compatible with the proposal and in conformance with the plan."

The subject application meets the first four objectives, as described in the relevant sections of this
memo. One outstanding issue related to consolidation is the fifth objective, demonstration how
adjacent properties can redevelop in conformance with the Plan. Part D meets this objective by
showing potential development plans for the adjacent Part C properties. Part E includes a significant
change in grade along the proposed alignment ofBroad Street, and the applicant has not clearly
demonstrated that its development proposal would not adversely impact the ability of adjacart
properties to redevelop. The applicant's proposed grading would bring Broad Street to an elevation
of approximately 460 feet at the edge of the subject property, which is 20 feet below the existing
grade. This will likely require significant retaining walls and could make it difficult for adjacent
property owners to access Bmad Street without major re-grading. The applicant has not provided
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detailed engineering for Broad Street so that staff and other property owners in Tysons West can
understand the impacts on future development.

Similarly, the proposed locations of Building E4 and Future Sheet result in approximately 30-40 feet
ofwidth for a future building site on the rernainder of the block. The graphic below from Sheet A-
3.0 demonshates that a low-rise building is the only viable option that could fit into this width.

When viewed in the context of the overall Spring Hill Station proposal, the subject applications are
mostly in conformance with the Comprehensive Plan, with one outstanding issue. This issue could
be resolved by providing more detailed grading information for Part E and the adjacent sites and by
dernonshating how these sites could redevelop in conformance with the Comprehensive Plan.

Public Facilities

The Comprehensive Plan recommends relocating Fire Station 29 from Spring Hill Road to a new
site within the Tysons West North Subdistrict or to ttre Spring Hill Transit Center (page 87).
The Plan further recommends that this relocation occur in the 2010-2020 time period (page 93). The
Plan's strategy for implementing public facilities to serve Tysons is to focus on receiving
dedications ofland or building space with the initial rezoning applications (page 9l).

"Practices empllyed by the County in the past to provide space for public facilities in lmgely
undeveloped suburban areas cannot be relied upon in an intensely developed area where -
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most of the land is privately owned. In Tysons it will be critical that the land area or spaces
for public uses are incorporated within private developments at no cost to the public sector.

While facilities may actually be constructed throughout the planning horizon based upon
need, it is critical that space for most, ifnot all, ofthese facilities be secured as soon as
possible. Therefore, rezoning proposals, through proffers, should commit to provide the
necessary land and/or space to ensure that places will be available to construct facilities in
conc€rt with tlre pace of growth."

With Part B ofthe Spring Hill Station rezoning, the applicant proffered to "design, permit, construct
and dedicate to the Coun!y'' a twolevel fire station by Decernber 31, 2020. Although this
commitrnent is proffered with Part B, it is intended to meet the public facility objectives for all four
ofthe applicant's rezoning applications. As noted in the intensity section of this merno, the
applicant is requesting bonus intensity for going beyond the expectations set forth in the Plan.

Another public facility need identified for the Tysons West District is undergrounding the high-
voltage hansmission lines that cunently run above grade through Parts C and D. The majority of the
existing transmission line is on the Part C property along the property line with Part D.
Approximately 415 linear feet ofthe line is located on the Part D property. The applicant is
proffering to contribute toward a pro rata share of the undergrounding with a cost cap of$150,000.
This contribution would be provided when the use permit is issued for Building D4 or when the
undergrounding project is initiated, whichever occurs last.

Based on Dominion Virginia Power's planning-level construction estimate of $3,280 per linear foot
for undergrounding (excluding right-of-way costs), the applicant's pro rata share would be
approximately $1.4 million. Staffprefers that the applicant rernove or significantly increase the
proffered cost cap in order to be consistent with the Plan recommendation to underground this line.
The applicant should also reconsider the timing ofsuch a contribution.
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URBAN DESIGN ANALYSIS

Several urban design issues have been identified and are discussed below. Additional comments on
urban desigr have been provided by the County's Office of Community Revitalization.

Street Grid and Design

The Comprehensive Plan provides recommendations for both street grids (pages 46-47, 96) and
street cross sections (pages 96-108). The subject applications show a sheet grid desigr for the block
sunounded by Route 7, Tyco Road, and Spring Hill Road and the continuation of a collector street,
Broad Street, from Spring Hill Road to Westpark Drive, parallel to Route 7. The subject
applications propose to construct the on-site portion of this grid and limited off-site portions to
provide fulI street sections.

The proposed street grid for the overall project is largely unchanged from when Parts A and B were
approved. This grid is in general conformance with the guidance in the Comprehensive Plan. Since
the approval ofParts A and B, Condominium Street has been renamed Broad Street and Retail
Circle has been renamed Pierpoint Street. These names are not final, but they facilitate review ofthe
projects.

Part D includes a new collector street (Broad Street) and two new local streets (Merchant Street and
Pierpoint Street). The ultimate section ofBroad Street, which will require off-site right-of-way,
includes two travel lanes in each direction and one bike lane in each direction. On-street parking
lanes are proposed on both sides of the street, except along the frontage of Building D5 . The
applicant could meet the Plan objective ofproviding parking lanes on collector streets while
maintaining an adequate streetscape width by adjusting the footprint for Building D5 by seven feet
or by slightly re-aligning Broad Street to the west. The typical section recornrnended for a collector
street with four travel lanes and no median is shown in Figure 6 from the Plan (page 54).

O:\2013_Development_Review_Reports\Rezonings\RZ_FDP_20 | 0-PR{l4DE_SpringHillStation_lu.doo



Barbara C. Berlin
RZFDP 2010-PR-014-D and 014-E
Georgelas Group LLC
Paee 19

Figure 6
Collector Street section with

two travel lanes in each direction and no median

' ||'
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The two local streets proposed with Part D (Merchant and Pierpoint) are designed to accommodate
two travel lanes in each direction during peak periods and one travel and one parking lane in each
direction during non-peak periods. These street desigrrs are consistent with the Plan
recommendations. The completion of Merchant Street from Tyco Road to Broad Sheet will require
right-of-way from Part C. The applicant is proffering to construct the off-site portion as long as the
easements can be obtained. The completion ofPierpoint Street from Tyco Road to Broad Street will
likely require the redevelopment of Part C.

The portion of Broad Street on Part E is also designated as a collector sfteet. With the exception of a
pinch point that was approved with Part A, the ultimate design of Broad Str€et is consistent with the
Plan recommendations for collectors. The interim section of Broad Street is located completely on
Parts A and E and includes one travel lane in each direction with no parking or bike lanes. Until the
adjacent properties redevelop, this street is only needed for access to the buildings on Parts A and E.

The existing driveway to the southeast of Buildings El and E2 is proposed as a service alley. With
one travel lane and one parking lane in each direction and streetscaping it is designed like a typical
local street as recommended in the Plan.

In addition to the new streets proposed on Part E, the applicant proposes to redesign Greensboro
Drive along its frontage to provide new bike lanes in both directions. Parking lanes are not proposed
due to the consfaints of the existing pmking structure on Part E and the Rotonda Condominiums on
the opposite side of Greensboro, which are not planned for rdev€lopment.

The street designs proposed in the subject applications are in general conformance with the Plan
with one outstanding issue being the lack ofa parking lane on Broad Street adjacent to Building D5.
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Streetscape Design

The Urban Design section ofthe Comprehensive Plan provides detailed guidance on streetscapes
(pages 96-108). The Plan defines thee streetscape zones: the landscape amenity panel, sidewalk,
and building zone. Each zone serves a distincl purpose and has varying dimensions based on the
adjacent street type and land use.

All of the proposed streetscapes for Parts D and E meet the dimensional standards set forth in the
Plan with the following exceptions:

r The Plan recommendation for the building zone width along a boulevard is 15 feet to allow
for both sheet hees and retail browsing or outdoor dining. The proposed section for Route 7
has a width of l0 feet to not conflict with the fire code. This is acceptable for a CDP, but the
applicant is encouraged to work with the County to enhance the Route 7 streetscape when
FDPs are filed.

r As noted previously, constraints on the width of Broad Sheet in Part A preclude a full
streetscape from being provided along the existing parking structure in the vicinity of
Building E2.

In the context of the overall goals of the Comprehensive Plan, the sheetscape designs proposed in
the subject applications are in general conformance with the Plan.

Building Height

Both Parts D and E and are split between two designations on the Comprehensive Plan's Conceptual
Building Heights Map (page 116). Part D is split between Tier I (recommended maximum heights
ranging from 225 to 40O feet) and Tier 2 (recommended maximum heights ranging from 175 to 400
feet). Part E is split between Tier 2 and Tier 3 (recommended maximum heights ranging from 130
to 175 feet). The Plan allows for height flexibility in certain circumstances, as cited below (page
I 1s).

"Height flexibility will be provided to facilitate the provision of affordable/workforce
housing, as well as public and quasi-public uses such as a conference center or arts center,"
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The following graphic shows the Conceptual Building Heights Map overlaid on the application
afeas:
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The following table compares the Plan's recommended maximum height ranges to the heights
proposed by the applicant for each building. Shaded rows indicate buildings that would exceed the
Plan recommendations.

Maximum Proposed Building lleights

Application Building Proposed Use
Comprehensive Plan
Maximum Building
Height Range (feet)

Proposed
Maximum

Building Height
(fee0

Part D DI Office/Retail 225 - 400 400 feet
Part D D2A ResidentiaL/Retail 225 -400 360 feet
Part D DzB Residential/Retail 225 - 400 360 feet

Part D
D5

Option 1
Hotel/Retail

Split: 225 - 400 and
175 -225

360 feet

Part D
D5

Option 2
Residential/Retail 360 feet

Part D D6 Office/Retail 225 - 400 400 feet
Part E EI Office (existine) 175 -225 130 feet
Part E E2 Office (existine) 175 -225 130 feet

Part E
E4

Option I Hotel
130 - 175

I /) reet

Part E
E5

Option 1
Retail

175 -225
40 feet

Part E
E5

Option 2
Residential 40 feet

For the residential buildings where height flexibility is requested (D3, D4, and E4), the additional
height requested is 29 - 3JTo above the Plan maximum. This amount of flexibility is appropriate
because the applicant is proffering to provide affordable and workforce housing in accordance with
the Plan objectives discussed above in the Land Use Analysis. The applicant has requested height
flexibility for the office option for Building D3 because increasing the capacity on Merchant Street
and accommodating an at-grade plaza between D3 and D4 has reduced the area available for
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development on this block. The applicant has also requested flexibility for another office building,
E3 from 225 feetto 260 feet with the most recent submission. Without justification for the request
for increased height for Building E3, staffprefers that the maximum building height be limited to
225 feet.

In addition to the maximum building heights listed in the table above, the applicant is proposing
maximum heights for each parking podium, ranging from 20 to 80 feet. Staff encourages the
applicant to reduce the podium heights as much as possible when FDPs are filed.

With the exception of the maximum office building heights noted above, the building heights
proposed in the subject applications are in general conformance with the Comprehensive Plan.
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APPENDIX 7

DATE: Januarv 16. 2013

TO: Barbara Berlin, Director
Zoning Evaluation Division, DPZ

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

FILE: 3-4 (M 2010-PR-014D)

W{
SI,JBJECT: RZIFDP 2010-PR-014D - Georgetas Group, LLC

Site - Spring Hilt Station, Part D

Land ldentiflcation Maps: 29-3 ((1) 18C,54A, 57, 578, 57G

This depanment has reviewed the subject rezoning submittal incLuding proffers and
development plans dated January 11, 2013. The appticant is proposing to construct a total
of 7 buildings in two development options that would range frorn 2.1 mitlion square feet to
2.7 miltion square feet within the Land area included in the subject rezoning appLication.

In June 2010, the Fairfax County Board of Supervisors adopted changes to the
Comprehensive PIan for the Tysons Corner Urban Center. lncluded in the Plan are a number

of transportation initiatives that are intended to offset the increases in density envisioned for
Tysons. The goal for Tysons is to create an urban downtown that integrates multimodal
transportation facilities in a dense devetopment framework. This is particularty sought
adjacent to transit facitities, such as Metrorail station areas. The Ptan defines rings of
development extending lo Yz mile from the four proposed stations in the urban center with
densities stepping away from the station. Providing muLtimodal options is critical to efficient
transportation operations in Tysons.

The transponation plan for Tysons outlines a structure for achieving a multimodal network. lt
speaks of a grid of streets that incorporates vehicutar traffic, surface transit, bicycles, and
pedestrians, In addition, transportation demand management (TDM) initiatives to create and
implement viable options to low-occupant vehicte use are equatly important to the
functionality of netwo* for the reduction of vehicutar traveL in the Tysons Corner Urban
Center, Further, changes in the existing overatl devetopment mix in Tysons to create a
baLance between commerclal and residential development are sought to provide opportunities
for offsetting vehicular demand on the road network within and outside Tysons. The Plan
provides guidance and phased transportation improvements to be both incorporaled and
funded with devetopment apptications to address the Plan's recommendations.

Fairfdr County Deprrttnent of Trrnsportrtion
4050 kgato Road, Suite 400

Fairfax, VA 22033.2895
Phooer (?03) 877-5600 TTY: 7l I

Fax: (703) 87?-5723
www, feirfaxcounty. gov/fcdot
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Critical transportation issues identified in the Tysons Urban Center PLan are addressed by the
appLicant in this development proposal. These are outlined betow.

o Grid of Streets - The applicant has committed to phased construction of the planned

grid within and adjacent to the devetopment area.

a, A critical collector street (designated as Broad Stree0 paratleLing Route 7 between

Spring Hitt Road and Tyco Road will be constructed in phases with site

development. SeveraL cross-sections are proposed depending on timing and

availabLe righrof-way for the construction.
b. LocaL streets (designated as Merchant Street and Pierpoint Street) designed to

accommodate off-peak parking and peak hour trafflc are proposed,

c. The collector and local street grid could uttimately provide a network connection
to the DulLes Tott Road as options for access to this facility remain under
consideration.

d, Widening and improvements to Spring HilL Road and Tyco Road are anticiPated to

accommodate the pLanned bus circutator system in Tysons. In the short term the
added curb lane will provide on-street parking.

o Transportation Demand Management (TDM) - The applicant has agreed to design a

TDM program to meet the goats outlined in Tabte 5 of the Plan as weLl as conforming
to the TDM benchmarks devetoped by FCDOT staff. Staff has coLlaborated with

several devetopers to draft a standard proffer that estabLishes a universal approach to
TDM. Key eLements of this proffer include:
a. A commitment to fund a Tysons-wide Transportation Management Association

(TMA). The establishment of a TMA for Tysons is seen as essentiat to a
coordinated stakehotder effort to achieve the Table 5 goals for the whole of
Tysons.

b. Site conformity to trip reduction objectives based on constructed square footage
of development in the Tysons Corner Urban Center.

c. Inclusion of Remedy, Incentive, and Penatty Funds and processes for administering
these funds.

d. A detailed implementation and administration plan for the TDM program that wilt

also provide the flexibitity to modify the program to address changes necessary

during the life of the project.

o Parking - The parking suppty provided with the proposed development will conform to
the parking provisions associated with PTC district which estabtishes parking

maximums. These maximums are seen as a critical component of an effective TDM

program as tack of readity available parking has a bearing on mode choice.

o Tysons Grid Fund - The applicant has committed to contribute to the Tysons Grid

Fund in conformance with the guidelines drafted by staff. Credits for off-site land
acquisition and construction have been inctuded in the proffers.
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o Pubtic Street Network - FCDOT staff are advocating strongly for a publicatty

maintained street and adjoining pedestrian network in the Tysons Corner urban

Center. This is impoftant to provide continuity in street design, access, maintenance,

and operation throughout Tysons. The street grid is critical to functionality of the

urban center and access to it by and for the pubtic interest is essential.

In combination with pubtic streets, FCDOT, VDOT, and other County staff have drafted

and secured approval for urban pubLic street design standards to be implemented with

re-development of Tysons for new and existing street construction. The modifications

to street design and engineering are intended to estabtish multi-modal streets that
especialty accommodate pedestrian and bicycle movement. The goal is to create a

street environment that is inviting to peopLe and activity shared with vehicutar trafflc.
These standards were approved by VDOT in September 201L,

The applicant has committed that Broad Street, Merchant Street, and Pierpoint Street
will be constructed for acceotance as oubtic streets and sidewatks.

o General Transportation Commitments - ln addition to the above the aPplicant has

made the fottowing commitments
a. Construction of streetscape and pedestrian facitities on the street frontages in

conformance with urban design recommendations in the Comprehensive Plan.

b. Dedication of the street-side pedestrian areas to public use. This has been

identifled as a critical element to provide a multimodal street environment.

c. Design of street irnprovements for collector streets and avenues to accommodate

on-street bicycting.
d. Dedication for a potentiaL future bus or raiL circulator in Tysons.

e. Construction of trafflc signals where warranted.
f. A contingent commitment to construct a pedestrian connection to the Spring Hitl

Metro station vla Tax Map ParceL 29-3 (1)) 57H and the adjoining kiss-n-ride Lot

has been made.

Notwithstanding the commitments discussed above, there are several remaining unresolved

concerns with the apptication.

o The appticant has committed to warrant studies and signal instaLlations in their
proffers however they have not agreed to instaLl signals at the identified intersections
when warranted by circumstances outside the timeline the applicant has proposed.

o Broad Street
i. Staff continues to ensure that the proffers of various scenarios proposed for

construction of Broad Street between Spring Hilt Road and Tyco Road wilt

resutt in an acceptabte street cross-section either constructed by the appticant
or others.

ii. Due to design constraints imposed by proposed Building D-5, under no

scenario wi[[ on-street parking be accommodated on the Broad Street frontage.
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a Staff has asked that the applicant commit to participate in the reconstruction of
lr,lerchant Street to pLanned ultimate width if feasible prior to final bond release for
the entire project. The applicant has proposed to escrow funds for reconstruction and
provide easements and dedication if unable to build the ultimate section at the time

of development of Buitding D-4. White this partiatty addresses our concerns, it also
absoLves the applicant of a responsibitity associated with site redevelopment.

o Staff is concerned that the applicant has indicated he is unable to provide dedication
on demand for the Tyco Road street frontage. TypicaLty, applicants provide this in

conjunction with zoning approvat. Further, statf would like to secure agreement for
dedication and,/or construction on the site of BuiLding D-l when the interim use as

orooosed is established.

o White the applicant has agreed to provide pedestrian access if an agreement with the
owner of Tax Map 29-3 ((1)) 57H is secured, the appLicant has not inctuded seeking
vehicutar access from the Spring Hitt Metro kiss-n-ride tot to Spring Hit[ Road via
Pierpoint and Broad Streets.

AKR,/MAD
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DATE: January 77,2073

Barbara Berlin, Director
Zoning Evatuation Division, DPZ

AngeLa Kadar Rodeheaver, *t",ljlD*
Site Analysis Section, DOT fl(f\
3-4 (M 2010-PR-o14E)

RZ 2010-PR-014E - Georgelas Group, LLC

Site - Spring HilL Station, Part E

Land ldentification Maps: 29-3 ((1)) 63C

This department has reviewed the subject rezoning submittaL inctuding proffers and
deveLopment plans dated November 28, 20L2. The appticant is proposing to construct a total
of 3 new buitdings in two development options each of whlch contain approximately I mitLion

square feet. The applicant also intends to retain the 2 existing buitdings on the site,

In June 2010, the Fairfax County Board of Supervisors adopted changes to the
Comprehensive Plan for the Tysons Corner Urban Center, Included in the Plan are a number
of transportation initiatives that are intended to offset the increases in density envisioned for
Tysons. The goal for Tysons is to create an urban downtown that integrates muttimodal
transportation facitities in a dense devetopment framework. This is particularLy sought
adjacent to transit facilities, such as MetroraiL station areas. The Plan defines rings of
devetopment extending to X mile from the four proposed stations in the urban center with
densities stepping away from the station. Providing muttimodal options is critical to eff]cient
transportation operations in Tysons,

The transponation plan for Tysons outlines a structure for achieving a multimodal network. lt
speaks of a grid of streets that incorporates vehicular trafflc, surface transit, bicyctes, and
pedestrians. In addition, transportation demand management ffDM) initiatives to create and
implement viable options to low-occupant vehicte use are equatly important to the
functionality of network for the reduction of vehicuLar travel in the Tysons Corner Urban
Center. Further, changes in the existing overatl deveLopment mix in Tysons to create a
balance between commerciat and residentiaL development are sought to provide opportunities
for offsetting vehicuLar demand on the road network within and outside Tysons. The Ptan
provides guidance and phased transportation improvements to be both incorporated and
funded with development applications to address the Plan's recomme ndations.

trairfar Co[nty Deprrtment of Tranrporiation
4050 Legalo Road, Suite 400

tairfax, VA 22033-2895
Phone: (?03) 877-5600 TTY: 7l I

Fax: (703\ 877-5723
www. fairfaxcounty. gov/fcdot

FROM:

FILE:

SUBJECT:
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Critical transportation issues identified in the Tysons Urban Center Plan are addressed by the
appticant in this development proposal. These are outlined beLow.

o Broad Street (formerly known as Condominium Avenue) - The appticant has committed
to provide a street section with construction on the subject property that wiL[ become
part of the ultimate street envisioned to provide connectivity between Tyco Road and

lnternational Drive. This continuous connection is likety to be a critical multi-modal
transportation Link between the central and western areas of Tysons.

The design of the subject property and conditions on Parcet 63C presented chaltenges

for staff regarding the street area. Broad Street is designated a Collector in the PLan

which indicates that it is expected to serve a wider trafflc need than a local street.

As defined in the Plan, a Cotlector street has 4 lanes of traff]c, bike lanes in each

direction, and on-street parking combined with an urban, pedestrian-oriented
streetscape. This concept is considered critical to serve both muLti-modalism and

urban design. Hodever, due to constraints with an existing structure and one under
construction, the uLtimate street design needed to be narrowed for a segment of this
street. This resutts in a cross-section that eliminates an area of on-street parking but
preserves 4 lanes of traff]c and bike lanes in each direction. This was determined to
be acceptabLe to staff.

Further, the aLignment of Broad Street presents grade chatlenges on and adjacent to
the site. The appLicant has made an effoft to engineer a horizontaL and vertical
cross-section that appears to be workable to extend the street eashvard. lt is

expected that other development application(s) adjoining the site wilt tie-in to this
street.

o Transpoftation Demand lVlanagement (TDM) - The applicant has agreed to design a
TDM program to meet the goaLs outlined in TabLe 5 of the Plan as well as conforming
to the TDM benchmarks developed by FCDOT stafl Staff has coLlaborated with
several developers to draft a standard proffer that establishes a universal approach to
TDM. Key eLements of this proffer include:
a. A commitment to fund a Tysons-wide Transportation Management Association

(TMA). The establishment of a TMA for Tysons is seen as essentiat to a

coordinated stakehotder effort to achleve the TabLe 5 goaLs for the whole of
Tysons,

b. Site conformity to trip reduction objectives based on constructed square footage
of development in the Tysons Corner Urban Center.

c. Inclusion of Remedy, Incentive, and Penalty Funds and processes for administering
these funds.

d, A detaiLed implementation and adminlstration ptan for the TDM program that witt

also provide the flexibility to modify the program to address changes necessary
during the tife of the project.
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o Parking - The parking suppty provided with the proposed development witl conform to
the parking provisions associated with PTC district which establishes parking

maxlmums. These maximums aTe seen as a critical component of an effective TDM

program as lack of readity availabLe parking has a bearing on mode choice.

o Tysons Grid Fund - The applicant has committed to contribute Io the Tysons Grid

Fund in conformance with the guidetines drafted by staff. Credits for off-site land
acquisition and construction have been incLuded in the proffers.

o Public Street Network - FCDOT staff are advocating strongly for a pubticatty

maintained street and adjoining pedestrian network in the Tysons Corner Urban
Center. This is important to provide continuity in street design, access, maintenance,
and operation throughout Tysons. The street grid is criticaL to functionaLity of the
urban center and access to it by and for the public interest is essentiat.

In combination with pubtic streets, FCD0T, VDoT, and other county staff have drafted
and secured approval for urban pubtic street design standards to be implemented with

re-devetopment of Tysons for new and existing street construction. The modiflcations
to street design and engineering are intended to estabtish multi-modal streets that
especiatLy accommodate pedestrian and bicycle movement. The goal is to create a
street environment that is inviting to people and activity shared with vehicutar traffic.
These standards were approved by VDOT in September 201L.

The applicant has committed that Broad Street wilL be constructed for acceptance as
both a pubLic street as wetL as its adjoining sidewaLks.

o General Transportation Commitments - In addition to the above the appLicant has
made the following commitments
a. Construction of streetscape and pedestrian facilities on the street frontages in

conformance with urban design recommendations in the Comprehensive Plan.

b. Dedication of the street-side oedestrian areas to oublic use. This has been
identified as a critical etement to provide a multimodaL street environment.

c. Design of street improvements for colLector streets and avenues to accommodate
on-street bicycling.

d. Construction of trafflc signals where warranted,

AKR/I/|AD



APPENDIX 8

County of Fairfax, Virgini a

DATE:

TO:

December 14,2012

Barbara Berlin, Director
Zoning Evaluation Division,

FROM:
Office of Communitv Revitalization

SUBJECT: OCR Comments - Georgelas CDPs/FDP:
RZ 2010-PR-014-D
RZ 2010-PR-014-E
FDP 2010-PR-014-D

The Office of Community Revitalization (OCR) has reviewed the above referenced rezoning,
including the CDPs/FDP marked as "Received" by the Department of Planning and Zoning on
November 29,2012, and Draft Proffers dated November 28,2012. The following analysis and
recommendations are offered for consideration regarding this application.

General Comments:

The Georgelas development proposal for Parts D and E meets the urban Design intent of the
Comprehensive Plan for a pedestrian-oriented, mixed use development. While the area
included in Part D creates a horseshoe around future Part c, the development proposal
provides an appropriate framework for Part c, including a well-placed and integrated street
grid, locations of service alleys, building frontages, and the location of park spaces.

Part E, while largely a retrofit of the existing office park, provides pedestrian scale
improvements that are important for the overall vision of Tysons. Street level activation,
wrapping buildings around the existing parking structure, and public access to park spaces all
work to enhance this existing facility and better integrate it into the urban fabric ofryons.

Office of Community Revitalization
12055 Government Center Parkway, Suite 1048

Fairfax, VA 22035
703-324-9300,TrY 7tl

www.fcrevit.ors

D.elartment of Plgnqing & Zoning

)tNnahq (oAV44
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RZiCDP 2010-PR-014-D

Detailed Comments (CDP):

l. Street Grid and Block Leneth: The application area is comprised ofa series of parcels

located along Tyco Road, Spring Hill Road, and Route 7, and envelops the Future Part
C application, where the Metro Station is cunently under construction. The proposed

development plan provides a series of east west connector roads, as well as a new
north-south connector road (Broad Street), that help break up the site into buildable
blocks and complete the conceptual future grid for the area. The northernmost block,
containing buildings D3 and D4, is the largest block with approximately 400 feet of
frontage along Tyco Road. Therefore, all block lengths are generally consistent with the

Comprehensive Plan and the Tysons Urban Design Guidelines (TUDGs), which
establishes a maximum block size of 600 feet.

2. Arts and Entertainment District: This area is envisioned to be an Arts and

Entertaiffnent District. The applicant has provided a proffer that indicates they will
work with the Fairfax County Park Authority (FCPA) to publicize events happening in
the public park spaces. While this proffer is a good start, more detail is needed to
understand how the Arts and Entertainment concept will be reflected in this proposal.

Staff suggests that the applicant provide clarification on how the Arts and

Entertainment concept will be implemented in this development, including coordinating
efforts with the Fairfax Arts Council and the FCPA and providing more specific art
locations and artists with future FDPs.

3. Pedestrian Hierarchy: The applicant has provided a Pedestrian Hierarchy Plan and has

utilized the recommended language provided in the TUDGs to describe the corridor
types. In general, Route 7 and Spring Hill Road are indicated as the primary pedestrian

corridors linking the site to the Metro Station and Paxt C in general. This is consistent
with the orientation of buildings and active uses proposed for the first level of
Buildings Dl and D6. In addition, Pierpoint Street is planned as a primary pedestrian
corridor. The Dl public skypark entrance will be located off of this street, and thrs
street is envisioned as an active retail street with active uses on tlte ground floor. As
Part C is currently envisioned, an at-grade central park will be accessible from either
side ofthe street.



The applicant has committed in Proffer l0 to the general characteristics of the

pedestrian hierarchy. This will help protect the quality of the streetscape

experience. The proffer indicates glazing and door separation distances which
are modified from those recommended in the TUDGs; however, based on a
review of the proposed plans, these deviations are acceptable.

The applicant has indicated retail uses at appropriate locations within the

development; however, neither plans nor proffers commit to a minimum level of
retail. The locations indicated on the plan should be reserved for retail or other

kinds of uses which aclivate ttre streetscape. Active uses may include, among

other things, retail, services, some commercial uses, and educational or child
care uses. The proffers indicate that the GFA allocated to the Retail/Service use

category may be shifted between buildings with an approved FDP; staff will
continue to review this with FDPs to ensure that active street level uses are

provided.

4. Streetscape Desiqn: With one exception, the application is consistent with
recommendations of the Comprehensive Plan and TUDGs regarding streetscape

dimensions.

a. The applicant has requested a waiver of the streetscape width for Building D1

along Leesburg Pike, due to Fire Marshal regulations. While the required

streetscape width is 33' for this Boulevard, the applicant requests that this be

waived to provide 30'. The 3' width difference will be taken from the building
zone, Staff is continuing to work with the Fire Marshal's Offrce on design

solutions that will allow the full streetscape width to be provided while also

meeting the required fire access. Urban design staff suggests that stepbacks be

provided in specific locations along the Route 7 frontage, so that the 30' width
is the exception and not the rule.

b. The applicant has also provided a proffer that states that a Streetscape

Fumishing and Materials plan for all elements in the landscape amenity panel

will be included with each FDP.

c. A dedicated circulator lane has been included on Spring Hill Road and Tyco
Road. Of most concem is the large (70') tuming radii that is shown and could
ultimately be needed; this will affect the streetscape design at that comer.
Although the plan shows a 70' radius, it is still unclear if this is the required
radius or if can be reduced to 50'. When the FDP for building Dl comes in,
staff will evaluate to finalize what radii is absolutely necessary and work to
reduce t}te impacts on the streetscape in this location.



As requested by staff, the applicant has included a proffer that states that
awnings and other architectural canopies shall not extend beyond the building
zone, except as may be shown on an FDP. Staff prefers that the clear sidewalk
zone remain free of any overhead extensions; in special circumstances where a
building has a signature entrance or it is appropriate that building features

extend beyond the building zone, this design will be evaluated with the FDP.
The CDP streetscape sections still show awnings extending beyond the building
zone; the applicant should update the sections so that they coincide with the
proffer language.

e. Sheet L-8A should be updated so that the utility lines and any proposed vaults
are more legible on the plans. Plans should clearly indicate potential locations
for electrical and stormwater vaults throughout the development. Locations for
such facilities will be refined during the evaluation of FDPs. In general, vaults
should be sited to avoid conflicts with the streetscape and plantings.

5. Building Desiqn: Generally, the building design and massing is consistent with the
recommendations of the TUDGs. Staff recommends that the buildings be stepped back

, even more gradually to reduce the massing at the street level and to provide varied
height and depth. Staff encourages the applicant to continue to look for opportunities to
provide stepbacks with individual FDPs, and encourages flexibility tlrough the proffer
language,

6. Parking Garage Desien: Parking is provided in parking structures which are integrated
into the building design.

a. All of the proposed buildings, with the exception ofD4, have parking podiums

that range from 60-80' in height. If, as permitted by the proffers, the building
height is reduced, staff strongly suggests that the height of the exposed parking
podium be reduced as well.

b. Parking garage facades are potentially visible in a few locations on the site. The
applicant has committed in the proffers and indicated on the drawings that these

will be sufficiently treated to provide an attractive and enjoyable pedestrian
experience.

c. The applicant has provided a proffer that states that all parking garage lighting
shall utilize full cut-off fixtures, and recessed lighting shall be directionally
shielded to mitigate the impact on adjacent properties and views from the street.



7. Building Heishts: The building height for the office option for Building D3 (285' in
height) exceeds the Tier 2 height as recommended in the Comprehensive Plan (175-

225'); the applicant has justified this additional height by stating that the building is just
outside the 1/8 mile ring from metro and adjacent to the 400' building height zone.

From an urban design perspective, staff has suggested that a shorter building in this
location would add variety to the building massing and skyline views. Overall, the

heights of the proposed buildings could be varied to create a more interesting skyline.
In addition, staff continues to recommend that the applicant list minimum heights on
the CDP to ensure that the urban form is retained.

Interim Conditions: The application provides a series of diagrams indicating how the

development could potentially be built out and what improvements will be provided

with the construction ofeach building. The diagrams demonstrate how connectivity and

access (pedestrian and vehiculax), interim streetscapes, parks, and screen walls are

addressed tlrough each phase. Given the configuration of the site surrounding Part C,

the improvements associated with each phase are appropriate.

a. In those cases where buildings will be demolished but the site will not be

developed for 12 months or longer, the applicant has committed to grading and

seeding any disturbed land.

b. Interim sidewalks, a minimum of 5' in width, and interim pedestrian lighting
will be installed as needed to ensure a safe and convenient pedestrian path to the

Metro Station.

c. The applicant has committed to temporary screening for above grade parking

structures that are exposed in the interim but will be interior when later phases

are complete.

d. Staff recommends that the location and heights of any interim retaining walls be

shown on subsequent FDPs, so that their impacts on the pedestrian realm can be

evaluated.

Urban Parks: The applicant is proposing a series of parks and open spaces throughout
the development.

a. The large park space between Buildings D3 and D4 will connect to a futwe
open space shown conceptually for Part C. As suggested by stafl the applicant
has shown doors for the uses that line the park space, and this will help activate
the space.

b. Public sky parks are provided on top of Buildings Dl and D6, with access

provided at acceptable locations. While the locations have been identified, it
should be ensured that these park entrances are highly visible and clearly

8.

9.



marked. Staff suggests that the applicant include proffer language that outlines

the performance standards for the park entrances (well-lighted, adequately

signed, integrated into the building fagade, etc.) and that further review ofthese
take place with individual FDPs.

c. Commitments to the provision of athletic fields are provided in the proffers.

10. Proffers & Miscellaneous:

a. The large screen shown along Building Dl, facing Tyco Road should be

removed from the development proposal at this time. There are a number of
outstanding questions with this part of the proposal, including how this screen

will be classified under the Zoning Ordinance, what is the intent of this screen,

and whether it will alter the safety of vehicular traffic on Tyco Road. This
design concept can be further reviewed at the time of FDP for Building Dl.

b. The applicant is encouraged to include a proffer to support the County's pilot
program to sponsor a Tree Seedling and Tree Canopy education program to

foster tree srowth on orivate land.

RZICDP 2010-PR-014-E

M@rylsr
l. General: The building wrapping the parking garage along Spring Hill Road will

activate the street edge and provides a good example of how exposed parking garages

can be modified to align with the vision for Tysons.

2. Streetscape Desisn:
a. The existing parking and loading entrances on Broad Street (across from Part

A) are very wide and create a huge gap in the streetscape. Due to engineering

constraints, these entrances cannot be combined or reduced in width, but the
flared curbs presented should help reduce the impacts to the pedestrian realm.

b. The existing garage fagade along Greensboro Drive will be screened through
the use of landscape plantings. Staff recommends that sheet A-9.0 Graphic A
be updated to reflect the intensity of plantings that is proposed for screening

this fagade.

c. Sheet L-6A should be updated so that the utility lines and any proposed vaults

are more legible on the plans. Plans should clearly indicate potential locations

for electrical and stormwater vaults throughout the development. Locations for



J.

such facilities will be refined during the evaluation of FDPs. In general, vaults
should be sited to avoid conflicts with the streetscape and plantings.

Parks: Overall, staffis in favor ofthe open plaza concept shown for the Logan Street
hotel and believes it provides a nice relationship between the building and the open
space. We anticipate that it will be further refined and detailed at the time of FDP.

Timinq of Improvements: The proposed changes to the site's Spring Hill Road frontage
will enhance the Spring Hill Road streetscape, add pedestrian scale elements, and help
integrate this existing office park into the fabric ofTysons. These improvements are an
important piece of this development proposal. Therefore, understanding that this is
largely a retrofit project, staff suggests that the fagade improvements in Part E be
phased with the new Building 83.

FDP 2010-PR-014-D (Building D2A)

De!a!eC-@,:
1. Buildine Design: Staff has expressed concern with the vertical and horizontal clearance

provided with the private covered alley that is part of the building. Trash trucks and

large delivery vehicles will be accessing the building through this entrance. The plan

shows 16' of vertical clearance, and no auto tum documentation has been provided to
demonstrate necessaxy tuming radii are met. Adequate clearance is necessary to ensure

that trash trucks and large delivery vehicles have enough space to maneuver. In
addition, it is envisioned that the future building on Part C will share access off of the

private alley. Therefore, it is imperative that the column spacing will allow this shared

access to happen in the future.

2. Streetscape:

a. Pierpoint Street: The TUDGs call for a2' wide paved pedestrian refuge adjacent

to planting areas and parallel to the curb to accommodate passengers entering
and exiting cars parking along the street. This pedestrian area has been

eliminated on Pierpoint Street, which appears to have off-peak street parking.
The applicant should provide this pedestrian access so that people are able to
get out of their cars without stepping into the continuous landscape amenity
panel, which is being used for SWM. Curb walks (paved pedestrian access

across the landscape amenity panel) are provided at the requested intervals.



There is no 2'wide paved pedestrian refuge provided adjacent to the planting
areas on Tyco Road, but staffis comfortable with this, as this will eventually be

a circulator route. Curb walks are provided at the requested intervals.

Recycling receptacles should be placed next to the trash receptacles to

encourage their use. The plans show details for both trash and recycling
receptacle options, but the plans do not identifr locations for recycling
recentacles.

Dl Interim Use Plans: From conversations with the applicant, it has been clarified that
there are 3 options proposed for the Dl site. The drawings in the FDP should be

clarified so that it is clear what is proposed with each option.
a. Option 1- the existing building remains and minor streetscape improvements are

made. While staff prefers that an interim sidewalk be provided along Pierpoint
Street rather than trees, the applicant has indicated thal extensive topography
modifications would have to occur in order to set a functional sidewalk alons
this portion of the site.

b. Option 2- The existing building is reused for parking, placemaking elements are

completed, and major streetscape improvements are completed. This option
shows the Route 7 access point to remain; however, staff prefers that this
entrance be closed. The applicant will be subject to any VDOT requests at the
time that this option is implemented.

c. Option 3- The existing building is demolished and interim commercial parking
takes place on the site. This option also includes placemaking elements, such as

space for food trucks and a possible farmer's market located undemeath the
existing building canopy. Staff suggests that the applicant add traffic aisle
arrows to the plan to help clariff how this space functions.

Fire Access: The fire access lane shown on the rear of the building appears to be

removed on some sheets but not others. It is staff s understandins that this fire lane has

been deleted from the proposal; please clarify on the plans.

Tracy Strunk, DPZ|ZED
Suzianne Zottl, Revitalization Program Manager, OCR
OCR File

b.

3.
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TO:

FROM:

SUBJECT:

DATE: December 19,2072

Barbara Berlin, Director
Zoning Evaluation Division, DPZ

PamelaG. Nee, Chief @!F.'1,-
Environment and Development Review Branch, DPZ

ENVIRONMENTAL ASSESSMENT for: RZ/CDP 2010-PR-014-D
Spring Hill Station - Part D

This mernorandum, prepared by John R. Bell, includes citations from the Comprehensive Plan
that provide guidance for the evaluation ofthe above referenced special exception plat as

revised through Novonber 28, 2012. Possible solutions to remedy identified environmental
impacts me suggested. Other solutions may be acceptable, provided that they achieve the
desired degree ofmitigation and are also compatible with Plan policies.

COMPREIIENSIVE PLAN CITATIONS:

The Comprehensive Plan is the basis for the evaluation of this application. The assessment of
the proposal for conformity with the environmental recommendations of the Comprehensive

Plan is guided by the following citations from the Plan:

Fairfax County Comprehensive Plan, Policy Plan, 2007 Edition, Environment section as

amended through htly 27 ,2010, page 7 through 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 stormwater runoff volumes and peak flows,
to increase groundwater recharge, and to increase preselation of
undisturbed meas. 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:

Department of Plenning and Zoning
Planning Division

12055 Govemment Center Parkway, Suite730
Fairfax, Virginia 2203 5 -5 509

Phone 703-324-1380
Excellence * Innovation * St€wsrdship
Integrity * Teamwork * Public Service

Fax703-324-3056 FrA l||m
www.fairfaxcounty.gov/dpzl & ZOlllllO
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- Minimize the amount of imoervious surface created, . . ,

- Encourage the use ofinnovative 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
requirernents. . . .

- Maximize the use of infiltration landscaping within sheetscapes
consistent with County and State requirements. . . .

Development proposals should implement best management practices to reduce runoff
pollution and other impacts. Preferred practices include: those which recharge groundwater
when such recharge will not degrade groundwater quality; those which preserve as much
undisturbed open space as possible; and, those which contribute to ecological diversity by the
creation of wetlands or other habitat enhancing BMPs, consistent with State guidelines and
regulations. . . ."

Fairfax County Comprehensive Plan, 200'7 Edition, Tysons Corner Urban Center,
Areawide Recommendations:Environmental Stewardship, as amended through June 22,
2070,page74:

'"Tysons Comer is located in the headwaters area of several of the county's watersheds.
Watershed managernent plans have been prepared for each of these watersheds; these plans
identifu a comprehensive set ofprojects needed to improve stream habitat conditions. These
efforts are intended to be pursued independent of development proposals and axe not dependent
upon such proposals for implernentation. However, the provision of effective stomwater
managernent conhols for new development and redevelopment projects in these watersheds is
imperative to the success ofwatershed planning efforts. Redevelopment offers considerable
opportunities to improve upon past stormwater management practices.

Receiving waters downstream of Tysons should be protected by reducing runoff from
impervious surfaces within Tysons. By using a progressive approach to stormwater
management, downstream stormwater problems can be mitigated and downstream restoration
efforts can be facilitated, Achieving a goal ofretaining on-site and/or reusing the first inch of
rainfall will enswe that runoff characteristics associated with the site will mimic those of a
good forest condition for a significant majority ofrainfall events.

Measures to reach this goal may include application of Low Impact Development (LID)
Techniques (including but not limited to rain gardens, vegetated swales, porous pavernent,
vegetated roofs, tree box filters, and water reuse). The incorporation of LID practices in the
rights-of-way of streets will also support this goal; such efforts should be pursued where

O:\20 1 2_Development_Review_Reports\Rezonings\RZ_20 I 0-PR-0 I 4-D_Sping_Hill_Station-Part-D_env. doc
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allowed. There is also a potential for the establishment of coordinated stormwater
managernent approaches to address multiple development sites."

Fairfax County Comprehensive Plan, 2007 Edition, Policy Plan, Environment, as amendd
through July 27, 2010, pages l9 and 20:

"Objective 13: Design and construct buildings and rssociated 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 objectives, encoumge 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.

- Application of low impact development practices, including
minimization of impervious cover (See Policy k under Objective
2 of this section ofthe Po licy Plan).

- Optimization of energy performance of strucfureVenergy-
efEcient desisl.

- 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
effi cient landscaping and innovative wastewater technologies.

- Reuse of existing building materials for redevelopment projects.

- Recycling/salvage ofnon-hazardous construction, danolition,
and land clearine debris.

- Use ofrecycled and rapidly renewable building materials.

- Use ofbuilding materials and products that originate from nearby
sources,

O:U012_Development_Review_Reports\Rezonings\RZ_2010-PR-014'D_Spring_Hi1l Station-Part-D_env.doc
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- 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 materials.

Encourage commitments to implementation of green building practices through
certification under established green building rating systems (e.g., tle U.S. Green Building
Council's Leadership in Energy and Environmental Design (LEED) program or other
comparable programs with third party certification). Encourage commitrnents 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 cornrnifrnents to the provision of
information to owners ofbuildings with green building/arergy efficiency measures that
identifies both the benefits ofthese measures and their associated maintenance needs. . . .

Policy b. Ensure that zoning proposals for nonresidential development anc
zoning proposals for multifamily residential development of four or
more stories within the Tysons Corner Urban Center, Suburban
Centers, Community Business Centers and Transit Station Areas as

identified on the Concept Map 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 ofplanned density/intensity
ranges. For nonresidential development, consider the upper
40% of the range between by-right devetopment potential
and the maximum Plan intensity to constitute the high end of
the range."

Fairfax County Comprehensive Plan, 2007 Edition, Tysons Comer Urban Center,
Areaw'ide Recommendations, as amended through June 22, 2010, page 76:

"Currently Fairfax County encourages new buildings in mixed use centers to have Leadership
in Energy and Environmental Design (LEED) certification, or the equivalent. The concept of
green buildings recognizes that certain design and construction practices can increase the
efficiency ofresource use, protect occupants' health and productivity, and reduce waste and

0:V0 I 2_Development_Rcview_Repods\Rezonings\RZ_201 0-PR-0 l4.D_Spring_Hi ll_Station-Part-D_env. doc



Barbara Berlin
RZ|CDP 2010-PR-014-D, Spring Hill Station -Part D
Page 5

pollution. LEED, developed by the U.S. Green Building Council, is just one rating systern
used to measure a building's effectiveness on these measures. Non-residential development in
Tysons should achieve LEED Silver certification or the equivalent, at a minimum. Residential
development should be guided by the Policy Plan objectives on Resource Conservation and
Green Building Practices."

Fairfax County Comprehensive Plan, 201 I Edition, Tysons Comer Urban Center, Amended
through June 22,2010, Areawide Recommendations: Environmental Stewardship, pagesT3-74
and 84-85:

'"Tysons' redevelopment should be pursued in a manner that will reduce greenhouse gas
ernissions to help achieve 80% greenhouse gas reductions within the region by 2050 in
accordance with the Cool Counties Climate Stabilization Initiative adopted by the Fairfax
County Board of Supervisors. These reductions can only be attained through reductions in
energy use and associated greenhouse gas ernissions from transportation and buildings.
Innovative energy efficiency and conservation strategies should be incoqporated into alt
redevelopment proj ects.

Toward this end, the following are but a few examples of efforts that could be considered: on-
site generation of electricity, such as from solar, wind or geothermal sources (thereby reducing
the need for power from the electrical grid); the use of community energy distribution systerns;
transit-oriented development design; the use of energy efficient heating and cooling systerns;
and the application of enhanced building commissioning to provide early and ongoing
verification of system performance. Numerous other strategies as outlined in green building
rating systems such as the U.S. Green Building Council's Leadership in Energy and
Environmental Desigr (LEED) proglam are available to support energy-efficient development
and conservation.

More compact development, like that proposed in the concepf for Tysons, uses less energy than
low density, suburban style development. For residential housing, the energy consumption
rates decrease on a per capita basis as the densit5r increases. In addition, green building design,
as encouraged tlrough green building rating systerns with third party verification such as the
LEED program, reduces energy consumption and encourages innovations in water and
wastewater technology. A combination of these and other strategies can have a significant
impact on resource consumption for individual buildings, and can contribute to a more
sustainable Tysons Comer.

Green Buildins Desier:l and Energy/Resource Conservation

Existing Fairfax County policy calls for certain zoning proposals for nonresidential
development and multifamily residential development of four or more stories in urban centers
to incorporate green building practices sufficient to attain LEED certification or its equivalent.
Nonresidential development in Tysons should go one step fuither and seek LEED Silver
certification or equivalent as a minimum. Residential development should be guided by the
Policy Plan objectives on Resource Conservation and Green Building Practices.

O:V0 I Z_Development_Review_R€ports\Rezonings\RZ_20 l0-P R-0 I 4-D_Spring_Hil lStation-pan-D_env. doc
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All redevelopment projects in Tysons should incorporate design elements and practices that
will reduce the use of energy and wat€r resowces. There are numerous strategies available that
are outlined in green building rating systems such as the LEED program, and strategies such as

these should be pursued in support ofor in addition to efforts to attain LEED Silver
certification or its equivalent. The following are examples of efforts that could be pursued:

e Transit-odenteddevelopmentdesigrr

r Transportation dernand management programs

o On-site renewable energy generation, such as solar, wind and./or geothermal
systems

r Iflwhen on-site renewable energy generation is not cost effective at the time of
building desig4 the provision ofbuilding designs that will facilitate future
retrofits for on-site energy generation iflwhen such efforts will become cost
effective

r Orientation ofbuildings for solar access

r Energy-conscious landscape design (e.g., natural landscaping; shading)

r Water-efficient landscaping

. The use of energy efficient heating, ventilation and air conditioning systerns

r Enhanced building commissioning to provide early and ongoing verification of
systern performance

o The use of energy efficient lighting systans

. The use of energy conserving building materials

. The provision ofvegetated and/or highly reflective roofs

r The use of community energy distribution systems through which energy/heat
generated on one site will be shared among buildings on other nearby sites

o The use ofwater-conserving plumbing fixtures

. The use of harvested stormwater runoff for irrigation

o Where consistent with building codes, the use of grey water

o The use of information and communications technology to improve the
efficiency and economy ofbuilding operations.

. Iflwhen the provision of information and communications technology efforts is
not cost effective at the time ofbuilding desigrr, the design ofbuildings to
include conduits supporting the future installation of such measures

O:V0 I 2_Development_Review-Reports\Rezonings\RZ_20 I 0-PR-0 | 4.D_Spring_Hi ll_Station-Part.D_env-doc
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Settine Future Environmental Goals for Tvsons

Tysons should endeavor to rernain the leader in environmental stewardship. As such, the Plan
should include flexibility to accommodate new strategies and technologies as they ernerge,
such as district energy systems, alternative energy sorrces, cogeneration, microgrids, districf
scale environmental performance measures, innovative stormwater management and stream
restoration practices, innovative green building practices and innovative approaches in the
provision and desigrr of park facilities and other open spaces. In order to encourage the use of
new technologies as they become available, the Environmental Stewardship Guidelines will
need to be regularly reviewed and updated."

In the Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as
amended through July 27,2010, page 11-12, the Plan states:

"Objective 4: Minimize human exposure to unhealthful levels of transportation
generated noise.

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

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

exceeding DNL 75 dBA."

ENVIRONMENTAL ANALYSIS:

This section characterizes the environmental concems raised by an evaluation of this site and
the proposed land use. Solutions are suggested to ranedy the concerns that have been
identified by staff. There may be other acceptable solutions.

Wster Oualitv

In support of stream protection and stormwater management the Comprehensive Plan
recommends that three levels be satisfied in order to achieve conformance with the Plan:

l) Meet the Public Facilities Manual (PFM) standards
2) Meet the LEED standards for water quantity control
3) Retain and/or reuse the I't inch ofrainfall onsite

The first two measures appear to be adequately addressed with respect to meeting the PFM
standards and LEED standards for water quantity control. The conceptual development plan
indicates that the proposed measures will result in the retention of 98% of the first inch of

O;\20 I 2_Dcvelopment_Review_Reports\Rezonings\M_20 I 0-P R-0 I 4-D_Spring_Hi ll_Station-Part-D_env. doc
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rainfall onsite for this portion of the proposed development. The applicant has proposed a
variety of measures to achieve this level ofonsite retention, including, green roof areas,
permeable pavers, bioretention and planters. While fully achiwing the goal of retaining the
first inch ofrainfall onsite continues to be the goal ofthe Comprehensive Plan, staff feels that
the extent of measures shown to achieve this goal are adequate for the proposed development.

Green Buildinss

The subject property is located within the Tysons Comer Urban Center. The Plan recornmends
that zoning proposals in this area provide green building commitrnents sufficient to attain at a
minimum, the United States Green Building Council's (USCBC) LEED certification or
equivalent for residential buildings and LEED Silver certification or equivalent for non-
residential development. The applicant has committed to pursue at a minimum LEED Silver
certification for all new non-residential development and LEED certification or an equivalent
for all new residential development. The applicant proposes to post a green buildingescrow
with the pursuit ofLEED Silver certification for non-residential buildings and LEED
certification for residential buildings. As an alternative, the applicant will not be required to
post a green building escrow if the applicant demonstrates prior to final building plan approval
that there is a sufficient number ofdesign-related credits along with construction-related
credits to attain LEED Gold for non-residential buildings and LEED Silver for residential
buildings. Under the alternative approach, staff recommends that prior to release of the bond
for the project, the applicant provide documentation to the Environment and Development
Review Branch of DPZ demonstrating the status of attainment of LEED Silver or higher level
certification for non-residential buildings and LEED certification or higher level for residential
buildings.

Energv/Resource Conservation

The proposed proffers include a provision for an assessment of the feasibility to include
electric vehicle charging infrastructure that would facilitate the future provision of charging
stations. It is unclear from the draft proffers when this assessment would be performed. It is
recommended that such a study would be submitted prior to approval ofany Final
Development Plan on the property, as this would provide an opportunity for the consideration
of commitrnents to the provision of such infrastructure through the FDP approval process. The
applicant should clarify that this analysis would be performed in conjunction with the FDP
review process.

As noted in the Plan citation provided above, the Plan anticipates that zoning applications in
Tysons Comer will include commifnents to design elements and practices that will reduce the
use of energy and water resources. The aforementioned commitment to rooftop coverage as
green roofs (with appropriate clarification) would support this language. Additional
commitrnents should be considered.

O:\2012_Developmert_Review-Reports\Rszonings\RZ_20 | 0-PR{ 14-D_Spring_Hill_Station-Part-D_env-doc
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Noise

This portion of the proposed development includes multi-family residential in close proximity
to Route 7 and the commuter rail right-of-way. A previous noise study included portions of
this area and resulted in a conclusion that the noise levels would fall below 75 dBA DNL. No
noise mitigation proffer was provided with the Conceptual Development Plan (CDP) or Final
Development Plan (FDP) for this portion ofthe proposed development. The current FDP is for
building D2A. This building will have frontage on a portion of Tyco Road. According to the
noise study submitted by the applicant some portions of the proposed structure will be
impacted by noise at approximately 65 dBA Ldn. This level was noted consistently at ground
level and upper level project measures up to approximately 25 feet. Given the proposed
construction of the building on a pedestal with parking on the lower levels and the residential
portion above, staff feels that no additional noise mitigation measures will be needed to
address this concem for the proposed development as the construction materials and overall
design for the strucfure should provide adequate noise mitigation in order to ensure that interior
noise is reduce to 45 dBA Ldn in accordance with Comprehensive Plan guidance. However, it
should be noted that the study was based on a development concept differing somewhat from
the current design. As such, it may be warranted to seek a noise study at the time of building
plan submission which clearly demonshates that the proposed desigr and construction
materials will ensure an interior noise level of no seater than 45 dBA.

PGN:JRB
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County of Fairfax,

DATEr December 18.2012

Barbara Berlin, Director
Zoning Evaluation Division, DPZ

Pamela G. Nee, Chief ffiI.-
Environment and Development Review Branch, DPZ

EFLRONMENTAL ASSESSMENT for: RZCDP 2010-PR-014-E
Spring Hill Station - Paxt E

Virginia

TO:

FROM:

SUBJECT:

This mernorandum, prepared by John R. Bell, includes citations from the Comprehensive Plan
that provide guidance for the evaluation of the above referenced special exception plat as

revised through Novernber 28, 2012. Possible solutions to rernedy identified environmental
impacts are suggested. Other solutions may be acceptable, provided that they achieve the
desired degree ofmitigation and are also compatible with Plan policies.

COMPREHENSIVE PLAN CITATIONS:

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

Fairfax County Comprehensive Plan, Policy Plan, 2007 Edition, Environment section as

amended through July 27 ,2010, page 7 through 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 commitrnents to reduce stormwater runoff volumes and peak flows,
to increase groundwater recharge, and to increase preservation of
undisturbed areas. In order to minimize the impacts that new development
and redevelopment projects may have on the County's streams, some or all
of the following practices should be considered where not in conflict with
land use comoatibilitv obiectives:

Department of Plsnning rnd Zoning
Planning Division

12055 Oovemment Center Parkway, Sui1e730
Fairfax, Virginia 2203 5 -5 509
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- Minimize the amount of impervious surface created. . . .

- Encourage the use of irurovative 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
requironents. . . .

- Maximize the use of infiltration landscaping within streetscapes
consistent with County and State requirements. . . .

Development proposals should implernent best management practices to reduce runoff
pollution and other impacts. Preferred practices include: those which recharge groundwater
when such recharge will not degrade groundwater quality; those which preserve as much
undisturbed open space as possible; and, those which contribute to ecological diversity by the
creation of wetlands or other habitat enhancing BMPs, consistent with State guidelines and
regul ations. . .."

Fairfax County Comprehensive Plan,2O07 Edition, Tysons Comer Urban Center,
Areawide Recommendations: Environmental Stewardship, as amended through June 22,
2070,page74:

'"Tysons Comer is located in the headwaters area of several of the county's watersheds.
Watershed managernent plans have been prepared for each ofthese watersheds; these plans
identifu a comprehensive set of projects needed to improve stream habitat conditions. These
efforts are intended to be pursued independent of development proposals and are not dependent
upon such proposals for implernentation. However, the provision of effective stormwater
management conhols for new development and redevelopment projects in these watersheds is
imperative to the success of watershed planning efforts. Redevelopment offers considerable
opportunities to improve upon past stormwater management practices.

Receiving waters downstream ofTysons should be protected by reducing runoff from
impervious surfaces within Tysons. By using a progressive approach to stormwater
management, downsheam stormwater problerns can be mitigated and downstream restoration
efforts can be facilitated. Achieving a goal of retaining on-site and/or reusing the first inch of
rainfall will ensure that runoff characteristics associated with the site will mimic those of a
good forest condition for a significant majority ofrainfall events.

Measures to reach this goal may include application of Low Impact Development (LID)
Techniques (including but not limited to rain gardens, vegetated swales, porous pavement,
vegetated roofs, tree box filters, and water reuse). The incorporation of LID practices in the
rights-of-way ofstreets will also support this goal; such efforts should be pursued where
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allowed. There is also a potential for the establishment of coordinated stormwater
management approaches to address multiple development sites."

Fairfax County Comprehensive Plan,2007 Edition, Policy Plan, Environment, as amended
through July 27, 2010, pages l9 and 20:

"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 enrrlronment snd building
occupants,

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

development.

- Application of low impact development practices, including
minimization of impervious cover (See Policy k under Objective
2 of this section of the Po licy Plan).

- Optimization of energy performance of structureVenergy-
efficient desigrr.

- Use ofrenewable energy resources.

- Use of energy efficient appliances, heating/cooling systems,
lighting and/or other products.

- Application of water conservation techniques such as water
effi cient landscaping and irurovative wastewater technologies.

- Reuse of existing building materials for redevelopment projects.

- Recyclin glsalvage of non-hazardous construction, demolition,
and land clearing debris.

- Use ofrecycled and rapidly renewable building materials.

- Use ofbuilding materials and products that originate from nearby
soutces.

- Reduction of potential indoor air quality problems ttuough
measures such as increased ventilation, indoor air testing and use

O:\20 I 2_Development_Review_Reports\Rezonings\RZ_20 I 0-PR-0 1 4-E_Spring_Hill_Station-Part-E_env, doc



Barbara Berlin
RZICDP 2010-PR-014-E, Spring Hill Station -Part E
Page 4

of low-emitting adhesives, sealants, paints/coatings, carpeting
and other building materials.

Encowage commitments to implernentation of green building practices through
certification under established green building rating systems (e,g., te U.S. Green Building
Council's Leadership in Energy and Environmental Desigrr (LEED) program or other
comparable programs with third party 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 commifinents to the provision of
information to owners ofbuildings with green building/energy efficiency measures that
identifies both the benefits of tlese measures and their associated maintenance needs. . . .

Policy b. Ensure tiat 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 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 ofthe following:

. Development in accordance with Comprehensive Plan Options;

. Development involving a change in use fiom what would be allowed
as a permitted use under existing zoning;

. Development at the Overlay Level; or

. Development at the high end of plarured density/intensity ranges.
For noruesidential development, consider the upper 40% of the range
between by-right development potential and the maximum PIan
intensity to constitute the high end of the range.

Fairfax County Comprehensive Plart,2007 Edition, Tysons Comer Urban Center,
Areawide Recommendations, as amended through l:url,e 22,2010, page 76:

"Currently Fairfax County encourages new buildings in mixed use centers to have Leadership
in Energy and Environmental Desigir (LEED) certification, or the equivalent. The concept of
green buildings recognizes that certain design and construction practices can increase the
efficiency ofresource use, protect occupants' health and productivity, and reduce waste and
pollution. LEED, developed by the U.S. Green Building Council, is just one rating systan
used to measure a building's effectiveness on these measures. Non-residential developmort in
Tysons should achieve LEED Silver certification or the equivalent, at a minimum. Residential
development should be guided by the Policy Plan objectives on Resource Conservation and
Green Building Practices."
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Fairfax County Comprehensive Plan,201l Edition, Tysons Corner Urban Center, Amended
tlrough 6-22-2010, Areawide Recommendations: Environmental Stewardship, pagesT3-74
and 84-85:

"Tysons' redevelopment should be pursued in a manner that will reduce greenhouse gas
emissions to help achieve 80% greenhouse gas reductions within the region by 2050 in
accordance with the Cool Counties Climate Stabilization Initiative adopted by the Fairfax
County Board of Supervisors. These reductions can only be attained through reductions in
energy use and associated greenhouse gas emissions from transportation and buildings.
Innovative energy efficiency and conservation strategies should be incorporated into all
redevelopment projects.

Toward this end, the following are but a few examples of efforts that could be considered: on-
site generation of electricity, such as from solar, wind or geothermal sources (thereby reducing
the need for power from the electrical grid); the use of community energy distribution sysrems;
transit-oriented development design; the use of energy efficient heating and cooling systerns;
and the application of enhanced building commissioning to provide early and ongoing
verification of system performance. Numerous other shategies as outlined in green building
rating systems such as the U.S. Green Building Council's Leadership in Energy and
Environmental Design (LEED) program are available to support energy-efficient development
and conservation.

More compact development, like that proposed in the concept for Tysons, uses less energy than
low density, suburban style development. For residential housing, the energy consumption
rates decrease on a per capita basis as the density increases. In addition, green building design,
as encouraged tlrough green building rating systerns with third party verification such as the
LEED program, reduces energy consumption and encourages innovations in water and
wastewater technology. A combination of these and other strategies can have a sigrificant
impact on resource consumption for individual buildings, and can contribute to a more
sustainable Tysons Comer.

Green Building Desim and Enerev/Resource Conservation

Existing Fairfax County policy calls for certain zoning proposals for nonresidential
development and multifamily residential development of four or more stories in urban centers
to incorporate green building practices sufficient to attain LEED certification or its equivalent.
Nonresidential development in Tysons should go one step further and seek LEED Silver
certification or equivalent as a minimum. Residential development should be guided by the
Policy Plan objectives on Resource Conservation and Green Building Practices.
All redevelopment projects in Tysons should incorporate design elernents and practices that
will reduce the use of energy and water resources. There are numerous shategies available that
are outlined in green building rating systems such as the LEED progam, and strategies such as
these should be pursued in support ofor in addition to efforts to attain LEED Silver
certification or its equivalent. The following are examples of efforts that could be pursued:
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r Transit-orienteddevelopmentdesigrr

. Transportation demand management prograrns

o On-site renewable energy generation, such as solar, wind and/or geothermal systerns

r Iflwhen on-site renewable energy generation is not cost effective at the time ofbuilding
design, the provision ofbuilding desigrs that will facilitate future rehofits for on-site
energy generation iflwhen such efforts will become cost effective

r Orientation ofbuildings for solar access

. Energy-conscious landscape desigrr (e.g., natural landscaping; shading)

e Water-efficientlandscaping

o The use of energy efficient heating, ventilation and air conditioning systems

r Enhanced building commissioning to provide early and ongoing verification of system
performance

r The use of energy efficient lighting systerns

r The use of energy conserving building materials

r The provision of vegetated and/or highly reflective roofs

o The use of community energy distribution systems through which energy/heat
generated on one site will be shared among buildings on other nearby sites

. The use of water-conserving plumbing fixtures

. The use ofharvested stormwater runoff for irrigation

. Where consistent with building codes, the use of grey water

r The use of information and communications technology to improve the efficiency and
economy of building operations.

. Iflwhen the provision ofinformation and communications technology efforts is not cost
effective at the time ofbuilding design, the design ofbuildings to include conduits
supporting the future installation of such measures

Settine Future Environmental Goals for Tvsons

Tysons should endeavor to remain the leader in environmental stewardship. As such, the Plan
should include flexibility to accommodate new strategies and technologies as they smerge,
such as district energy systems, altemative energy sowces, cogeneration, microgrids, district-
scale environmental performance measures, innovative stomwater management and stream
restoration practices, innovative green building practices and innovative approaches in the
provision and design ofpark facilities and other open spaces. In order to encourage the use of
new technologies as they become available, the Environmental Stewardship Guidelines will
need to be regularly reviewed and updated."
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ENVIRONMENTAL ANALYSIS :

This section characterizes the environmental concems raised by an evaluation of this site and
the proposed land use. Solutions are suggested to ronedy the concerns that have been
identified by staff. There may be other acceptable solutions.

Water Oualitv

In support of water quality controls, the Comprehensive Plan recommends that three levels be
satisfied in order to achieve full conformance with the Plan:

1) Meet the Public Facilities Manual (PFM) standards
2) Meet the LEED standards for water quantity control
3) Retain and/or reuse the 1$ inch ofrainfall onsite

The application appears to adequately address the first two measures with respect to meeting
PFM standards and LEED standards for watet quality control. The conceptual development
plan indicates that the proposed measures will result in the retention of77To of the first inch of
rainfall onsite for this portion (Part E) of the proposed development. However, it should be
noted that this calculation takes into account portions of the area in question which are already
developed and will be maintained as part of this application. The applicant has divided the
land area of Part E into Blocks A, B and C. New development on Blocks A and B are
achieving close to I inch (.96 and.94) while the existing development on Block C is at .65
inch. The applicant has proposed a variety of measures to achieve this level of onsite retention,
including, green roof areas, permeable pavers, bioretention and planters. While fully achieving
the goal ofretaining the first inch ofrainfall onsite continues to be the goal of the
Comprehensive Plan, stafffeels that the extent ofmeasures shown to achieve this goal has
been met for the proposed new development.

Green Buildinss

The subject property is located within the Tysons Comer Urban Center. The Plan recommends
that zoning proposals in this area provide green building commifrnents sufficient to attain at a
minimum, the United States Green Building Council's (USGBC) LEED certification or
equivalent for residential buildings and LEED Silver certification or equivalent for non-
residential development. The applicant has committed to pursue at a minimum LEED Silver
certification for all new non-residential development and LEED certification or an equivalent
for all new residential development. The applicant proposes to post a green building escrow
with the pursuit ofLEED Silver certification for non-residential buildings and LEED
certification for residential buildings. As an alternative, the applicant will not be required to
post a green building escrow if the applicant demonstates prior to final building plan approval
that there is a sufficient number of design-related credits along with construction-related
credits to attain LEED Gold for non-residential buildings and LEED Silver for residential
buildings. Under the alternative approach, staff recommends that prior to release of the bond
for the project, the applicant provide documentation to the Environment and Development
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Review Branch of DPZ demonstrating the status of attainmeirt of LEED Silver or higher level
certification for non-residential buildings and LEED certification or higher level for residential
building.

Enerqv/Resource Conservation

The proposed proffers include a provision for an assessment of the feasibility to include
electric vehicle charging infrastructure that would facilitate the future provision of charging
stations. It is unclear from the draft proffers when this assessment would be performed. It is
recommended that such a study be submitted prior to approval ofany Final Development Plan
on the property, as this would provide an opportunity for the consideration of commitments to
the provision of such infrastructure through the FDP approval process. The applicant should
clarify that this analysis would be performed in conjunction with the FDP review process.

As noted in the Plan citation provided above, the Plan anticipates that zoning applications in
Tysons Comer will include commitments to design elements and practices that will reduce the
use of energy and wator resources. The aforementioned commitrnent to rooftop coverage as
green roofs (with appropriate clarification) would support this language. Additional
commitments should be considered.

PGN:JRB
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APPENDIX 1O

County of Fairfax, Virginia

@
DATE:

TO:

January 9, 2013

Tracy Strunk, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

Jerry Stonefield, Acting, Stormwater Review
Develooment and Insoection Division

Department of Public Works and Environmental Services

SUBJECT: Rezoning Application RZ 2010-PR-014-D; Springhill Station Demonstration
Prqect - Parl D; Conceptual Development Plan (CDP), Revised November
28, 2012; Tax Map Numbers; 029-1-01-0018-C, 029-3-01-0054-A, 0057,
0057-B and 0057-Gt Providence District

We have reviewed the subject CDP, revised November 28, 2012; and draft proffers dated
November 28, 2012; and offer the lollowing stormwater management related conments.

Chesapeake Bay Preservation Ordinance (CBPO)
There is no Resource Protection Area (RPA) designated on the site.

Floodplain
There are no regulated floodplains on the site.

Stormwater Oualitv Control
The applicant states (sheet C-12) that the water quality controls are provided in the existing
downstream regional stormwater management pond, D-67, and provides on sheet C- l4A, "For
Information Only" copy of the drainage area and soils maps. However, desrgn computations
demonstrating that regional pond D-67 provides control of the Spring Hill Station Parl D site are
not included. Note: the parcel labeled "site" on the drainage area map is not subject sitc, and thc
Carrington Pond information is not relevant to this application, as Part D is not within that
por.rd's drainage area. With each FDP, that applicant must provide infomration to verily that the
original design of D-67 has the capacity to control the proposed increase in impervious area, or
othcrwise demonstrate how the BMP requirements will be met.

Stormwater Ouantitv Control
A separate waiver request, 8158-WPFM-002-1, to allow the proposed underground stomltvater
detention vault within the residential development in accordance with PFM $ 6-0303.8, was
subnritted to DPWES August 8, 2012. The Board of Supervisors must take action on the waiver
request concurrently with the subject rezoning application. (Please note that the previous waiver,
8158-WPFM-001-2, applied to only Spring Hill Station Pafls A and B.) DPWES analysis and

Department of Public Works and Environmcntal Services
Land Deyelopment Services, Site Development and Inspections Division

12055 Govemment Center Park\.r.av. Suite 535
Fairfax, Virginia !1035-5501

Phone '703-324-1720 ' TTY 703-324- 1877 . FAX'703-324-8359 ffi
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recommendation were provided in a separate memorandum, dated September 20,2012.

The applicant indicates that the proposed facilities will be desigrred to reduce the peak flow such
that the proposed release rates will be equal to or less than 7 SVo of the existing condition peak
rates, considering the existing conditions of the entire site as open space in a good condition.
Sheet C-10 indicates areas ofthe site that is currently served by stormwater detention facilities,
and states those areas will be considered 100% pervious for the existing condition calculations.
However, it appears that the existing pond on Parcel 029-3-01-0057-8 was not included as part
of the area with existing stormwater detention. The FDPs must shov/ any and all on-site existing
stormwater managemer,t facilities, and include computations that show the proposed facilities
adequately compensate for the removal, such that the proposed peak release rates consider the
flow reductions of the existing facilities, in accordance with accepted practices.

The CDP includes narratives and preliminary computations that estimate storage volumes
assuming complete saturation of the BMP soil media, and includes the statements on sheets C-
13A through 13E that'BMP storage allows for a smaller release rate than what is required,
therefore, PFM requirement is satisfied" and shows fewer, and smaller, detention vaults. In
addition, although some traditiona.lly flow-based (i.e., water is filtered as it passes through the
media) BMP facilities may be modified to provide additional storage (e.g., by increasing the
ponding on the surface, and/or expanding the bottom stone layer to promote infiltration), total
water volume may not be completely captured and detained as assumed, because the available
storage maybe less than the total void space, due to the antecedent moisture (which is govemed
by the rate of evapotranspiration), and because the underdrains will generate a release rate, even
with a restricted orifice. The FDP and hnal design on the Site Plan must include appropriate
calculations ofthe release rates that demonstrate compliance with the detention requirement
(e.g., more than just the sum ofthe storage volumes ofeach ofthe facilities). The applicant
should show on the CDP all potential vaults that might be utilized, based on more detailec
calculations at the time of the FDP, as part of the stormwater management measures for the
development.

At the time of each FDP, the release rate ftom each facility must be calculated that demonstrate
that the facilities will achieve the additional flow reduction. Additional details and supporting
documentation regarding the design, function, operation, longevity and maintenance of the
altemative designs will be required. At the time of final Site Plan, additional information will be
necessary for the County to evaluate the proposed alternative designs, including, but not limited
to: the design standards and specifications; underdrain details (e.g., sizes, restrictive orifice
dimensions and release rates); stone reservoir and soil media specifications (e.g., depths, void
ratios, hydraulic conductivities and retention capacities); vegetation information (e.g.,
evapotranspiration rates); overflow locations and capacities; and operation and maintenance
procedures. If the altemative desigrs are not approved, other facilities may be required to
achieve the proposed peak flow reduction.

Downstream Drainage Comolaints
There are no relevant downstream drainage complaints on file.



Tracy Strunk, Staff Coordinator
RZ 2010-PR-014-D, Spring Hill Station, Part D
Paee 3 of l0

Adequate outfall
The outfall narrative and map on Sheet C-l5 shows the location and direction of the downstream
drainage system, but states, in part: "The adequacy ofoutfall for Neighborhood 1, Part D, is
based on tlre premise that an adequate outfall is in place." At the time of each FDP, per Section
16-502.2.A(14\ of the Zoning Ordinance (ZO), the applicant must provide a preliminary
stormwater management plan that includes information about the condition and adequacy of
downslream drainage system, including the sufficiency ofcapacity ofany storm drainage pipes
and other conveyances into which stormwater runoff from the site will be conveyed to the point
that is 100 times the site area, in addition to a description ofhow the adequate outfall
requirements of the PFM will be satisfied. Ifthe downstream system is not adequate, additional
measures will be necessary to satisfy the outfall requirements.

Tvsons Corner Urban Center. Areawide Recommendations:
The Environmental Stewardship Guidelines state that the reduction of stormwater runoff volume
is the single most important stormwater design objective for Tysons. Applications with a
signifrcant increase in density/intensity (e.g. redevelopment option is being pursued) should
provide stormwater control measures that are substantially more extensive than minimum
requirements, with the goal ofreducing the total runoff volume and/or significantly delaying its
enffy into the stream system. Redevelopment proj ects should incorporate innovative measures in
a manner that will, first and foremost, optimize reduction of stormwater runoff volume, and
control peak flows for the remaining stormwater that cannot be completely captured on-site.
Among other recommendations, the first inch of runoff should be retained on-site through
infiltration, evapotranspiration and,/or reuse. Achieving a goal ofretaining the first inch of
rainfall will ensure the runoff characteristics associated with the site will mimic those of a good
forest condition for a significant majority of rainfall events. Il addition, the stormwater
measures should be sufficient to attain the stormwater quality and quantity control credits of
LEED (or equivalent). If, on a given site, these are demonstrated to be not fully achievable, all
available measures should be implemented to the extent possible in order to support these goals.

With respect to the preliminary stomwater management design information that is shown on the
CDP, DPWES offers the following comments:

1 ) The applicant provides, on sheet C- I 3 , preliminary computations indicating that 9 . 5 3 acres
(97% of the total site area) will be captured by BMPs, and a stormwater volume equivalent to
a rainfall depth of 0.98 inch will be retained on-site. The Guidelines recommend that
redevelopment projects should retain the first inch ofrunoffthrough infiltration,
evapohanspiration and/or reuse, but ifthis is not fully achievable on a given site, all available
measures should be implemented, to the extent possible, to optimize stormwater runoff
volume reduction, achieve partial retention and significantly delay the release of the
remaining stormwater that cannot be completely captured on-site. At the time of each FDP,
per ZO 16-502.2.4(14), the applicant must show the type, approximate location, estimated
size (footprint area and storage volume) and maintenance access ofeach stormwater facility,
demonstrate the stormwater requirements have been met, and describe how all available
stormwater management measures have been implemented to the extent possible, reduction
of the stormwater runoff volume has been optimized, and the peak rates of the remaining
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stormwater that is not captured (i.e., retained) on-site have been controlled to significantly
delay its enhy into the sheam system.

The narrative on sheet C-12 states "There on no infiltration facilities proposed with this
application. . ." Infiltration into the underlying soil, if suitable, is an effective means to
reduce the stormwater r-unoffvolume. Without infiltration, the volume reduction capability of
the types of BMPs proposed (e.g., bio-retention) is limited to the rate of evapotranspiration
and the moist (not saturated) soil storage capacity (minus antecedent moisture), even with an
expanded stone storage layer and restricted outflow. Although the locations of infiltration
facilities are sigrificantly constrained within high-density urban developments, such facilities
may be appropriate in the open space portions of the site, (e.g., such as public urban park #2).
Prior to submission of the FDPs, the applicant should conduct field tests to determine actual
infrltration rates and soil suitability, and reconsider incorporating infiltration into the design,
if appropriate, to optimize reduction of the stormwater runoff volume to the extent possible.

The inconsistent names, description, details and preliminary computations shown on the CDP
regarding the proposed stormwater facilities may lead to confusion and complications during
final design. For example, the proposed intensive green roof areas are deemed as a vegetated
rooffor drainage area D, stormwater planters for drainage area C, and as both for drainage
area B. Also, the proposed urban stormwater planters are entered on some of the spreadsheet
as Bio-retention Level 2 (although denoted as "tree pits" in the Description ofArea cell), but
desigrrated as Disconnection to Urban Bio-retention on other spreadsheets, labeled as tree
box filters in the legend on Sheet C-l 1, described as stormwater planters in the narrative on
sheet C- 12, and the volumes calculated under the heading Intensive Green Roof Storage.
Consistent and correct designations of the types of the proposed facilities are critical to the
successful implementation ofthe stormwater measures, because the applicable design
standards, specifications, and limitations are different for each. Where one type of facility
may be acceptable, another may not be appropriate for the same location. At the time of each
FDP, the applicant must show the type, approximate location, estimated size (footprint area
and storage volume), and maintenance access of each stormwater facility, and demonstrate
how the stormwater requirements will be met, per ZO 16-502.2.A(14).

Modified Vegetated green roofs are proposed to treat a total drainage area of 1.72 acres, and
retain a volume equivalent to 0.17 inch ofrainfall. The narrative states that each building's
roof area shall be controlled by a vegetated roofthat has been designed to treat both
vegetated and non-vegetated areas. However, based on both the PFM and VA DCR Design
Specifications, gteen roofs capture and treat only the rain that falls on the vegetated surface,
but not additional areas. In order for the County to evaluate the proposed design concept of
treating additional non-vegetated roofareas, sufhcient details and documentation must be
included on the FDP regarding the design, fiurction, operation, and maintenance of the
facilities including, but not limited to: the design standards (e.9., the locations and sizes of
the vegetated and non-vegetated roof areas, drainage areas, sizing criteria, rainwater
collection, conveyance, distribution and overflow systems); soil media specifications (e.g.,
depth, void ratio, hydraulic conductivity and retention capacities); vegetation information
(e.g., plant species, including seasonal ranges of water absorption and consumption rates);

4)
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availability of materials; maintenance considerations (e.g., responsibility, frequency of
inspections, procedures and costs); and monitoring of the long term frurction, viability and
effi ciency of the allemative designs.

Modihed Stormwater Planters are proposed to treat a total drainage area of 1.54 acres, and
retain a volume equivalent to 0.15 inch of rain. The narrative states that the stomwater
planters are proposed to treat impervious building roof areas where green roofis impractical.
The modified design is proposed to disconnect the tower roof water to a podium or at grade.
However, based on the VA DCR Design Specifications, stormwater planters are located
adjacent to the buildings. The proposed design concept of locating the facilities on podiums
or underground structures is not in conformance with the DCR standards and specifications.
In order for the County to evaluate the modified design, sufficient documentation and desig-n,
function, operation, and maintenance details must be included on the FDP, including, but not
limited to: whether anotler tlpe of facility may be better suited for the area (e.g., vegetated
roof); the design standards (e.g., the locations and sizes of the underdrains, impermeable
liners); maintenance considerations; and monitoring of the altemative designs.

In the narrative on sheet C-l2,the applicant requests that, if the modified design concepts are
not feasible, they be allowed to capture and treat approximately 0.36 acres ofoff-site Tyco
Road ROW in the tree pits, retaining a volume equivalent to 0.03 inch, to partially mitigate
the volume reduction. Ifretention ofthe first inch of rainfall is not fully achieved, the
applicant should implement al1 available measures to the extent possible in order to support
the stormwater goals and achieve partial retention of the first inch of rainfall. With each
FDP, per ZO 16-501.2.K(6)(a)(ii), the applicant must show the on-site and off-site drainage
area to be served by each stormwater management facility, along with the acreage draining to
each facility.

The approximate sizes ofthe stormwater vaults shown on sheet C-l1 do not correspond to
the estimated footprint areas specified in the stormwater information checklist on sheet C-12.
With the FDP, per ZO 16-502.2.4(14), the applicant must show the t1pe, approximate
location, estimated size (footprint area and storage volume) and maintenance access ofeach
stormv/ater facility, and demonstrate the stormwater requirements will be met. In addition,
the applicant should design and size the stormwater vaults to detain the remaining
stormwater that is not captured (i.e., retained) on-site, and significantly delay its entry into
lhe stream system, as described above.

On sheets C-3 and C-12, the applicant lists certain deviations from the strict adherence to
certain sections PFM that will be necessary in order to implement the environmental
stewardship guidelines of the Comprehensive Plan. It is the long-standing policy of DPWES
that staff does not take final action on such requests when there is a pending application, as
we wish to avoid conflicts with the Board's action. Some of the deviations, as detailed
below, are not applicable to the design as cunently proposed on the CDP. The CDP should
list only those deviations that are necessary for the design as currently presented, but not
include additional deviations that might be needed in the event ofsubsequent minor
modifications of the site design. At the time of Site Plan, staffwill consider only those

o.,

7)

8)
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deviations that are necessary and relevant to the final design and details, in accordance with
the regulations, requirements, policies and procedures in effect at the time. If any deviations
are not approved at the time of Site Plan, the design must be revised, or other facilities may
be required to achieve an equivalent volume reduction credit claimed on the CDP. Based on
the preliminary information presented, staff offers the following observations and remarks
regarding the deviations related to stormwater facilities:
a) Waiver of PFM Section 6-0303.8 for the location of an underground SWM vault located

in a residential area is (listed on both sheets C-3 and C-12).
As described above, a separate request, 8158-WPFM-002-1, has been submitted, and
staff analysis and recommendation is provided in a separate memorandum. As
specified in the PFM, the Board of Supervisors must take action on the request
concurently with the subject rezoning application.

b) Waiver of PFM Section 6-1304.2F to set the minimum horizontal setbacks from building
foundations in order to facilitate installation of the permeable pavanent systems (listed
on sheet C-12 only).

Suflicient details have not been provided to evaluate and comment upon the waiver.
Prior to approval ofthe Site Plan, the applicant must provide desigrr details,
including, but not limited to: the specific distance to the building foundations or depth
to the roof of the underground garage; the justification for the reduction; the
respective drainage areas to each facility; specifications of underdrains, impermeable
liners and other measures proposed to prevent seepage; stone reservoir size; and
evaluations by the geotechnical engineer and structural design engineer ofthe
building of the potential impact and./or damage to the building foundation that may be
caused by seepage liom the permeable pavement.

c) All requested deviations ofPFM Section 6-1304.4I to allow utilization of infiltration
rates less than 0.52 inch,hour (listed only on sheet C-3).

The nanative on sheet C-12 states "There are no infiltration facilities proposed with
this application. . ." A deviation is not warranted, as it is not applicable to the
development as proposed.

d) All requested deviations ofPFM Section 6-1306.3F to allow for any detention facility
located within a building or garage structure to be govemed by building code
requirements for access and maintenance (listed on sheets C-3 and C12).

The CDP does not clearly show the configuration of the facilities within the buildine
or garage. The general locations of the proposed stormwater vaults are shown on
sheet C-11, but not on the parking garage floor plans. The narrative on sheet C-12
states that vaults will be in the parking garage and access points will extend beyond
the building face. Additional specific details ofthe configuration must be provided
on the FDP. Prior to approval ofthe Site Plan and Building Plans, the applicant must
provide design details demonstrating adequate access and ventilation to facilitate safe
and effective inspection, cleaning and maintenance in a manner that conforms with all
applicable requirements in effect at the time. Whether or not a specific feature is
governed by a particular code or regulation cannot be waived or modified. The
deviation must not be listed on the CDP, as is not approvable.

e) All requested deviations ofPFM Section 6-1307.2C to allow for installation of bio-
retention facilities that utilize infiltration to be constructed on in-situ fill material,
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provided field tests show adequate infiltration rates exist for in-situ material (listed only
on sheet C-3).

The narrative on sheet C-12 states "There are no infilhation facilities proposed with
this application.. ." A deviation is not waranted, as it is not applicable to the
development as proposed.

f) All requested deviations of PFM Section 6 -1307 .2E to set the minimum horizontal
setbacks from building foundations be reduced in order to facilitate installation of the
bio-retention systems.

The narrative on sheet C-3 indicates the requests a deviation to set the horizontal
setback to zero (0) feet, but the narrative on sheet C-12 indicates the requested
deviation is for the setback be reduced to four (4) feet. A deviation of any
requirement will be considered only if it can be demonstrated that the reduction of the
standard is necessary based on the specific circumstances of the particular site, and
any reduction will be no more than the minimum amount necessary. In addition, the
facilities are listed on the spreadsheets as a bio-retention practice, but described as

tree pits, and labeled as tree box filters on sheet C- 1 I . The correct classification of
the type of facility is critical, as the requirements are different for each. Based on the
details and nanative, it appears the appropriate standards are those for the tree box
filter. The PFM does not specify a setback for tree box filters, and DCR Design
Specification, Section 9-A-5, states that if an impermeable liner and underdrain are
used, no setback from a building is needed. The deviation should be removed from
the CDP, as the referenced PFM Section does not appem to be applicable to the
development as shown.

g) All requested deviations ofPFM Section 6-1307.2F to allow installation ofbio-retention
facilities in the vicinity of loading docks, vehicle maintenance or outdoor storage areas
(listed only on sheet C-3).

The loading spaces appear to be within the proposed building. The application does
not specify if the facilities would even capture surface drainage from the loading
dock(s). As part of the Site Plan, the applicant must provide frnal design details, such
as the individual drainage areas for each facility, and any pre-treatment mechanisms
to reduce the concentrations ofpotential hydrocarbons, toxics or heavy metals before
the flow is treated by the tree box filters.

h) Please note that the list of stormwater related deviations included on sheet C-3 is different
than the list on sheet C-12. The CDP should list only those deviations that are applicable
to the design as currently presented. As indicated above, staff will review the specific
design and details submitted on the Site Plan, and consider only those relevant deviations
that are the minimum necessary for the final design.

9) Sheets C-13A through C-13 E - Tysons Comer Comprehensive Plan Stormwater
Conformance Spreadsheets comments:
a) The applicant has condensed the lists of available runoff reduction practices to only those

currently proposed on the CDP. Although the County included in the spreadsheet all
currently available facilities, practices, and measures that should be considered and,
where appropriate, implemented to the extent possible in order to support the stormwater
goals, the vision for a sustainable Tysons recognizing an evolving approach. At the time
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ofeach FDP submission, especially as new technologies lead to improvements in the
management of stomwater, the applicant should pursue a progressive approach to
stormwater management that recognizes evolving technology, promotes 1ow impact
development techniques, and incorporates innovative stormwater management measures.
For certain practices, the "Description ofArea" cells include annotations regarding
certain assumptions related to sizing and design of the practice (e.g., soil porosity) that
are not consistent with the applicable specifications. The Spreadsheet was developed
with the expectation that the design, construction and long term maintenance ofthe
stormwater facilities meet all standards and specifications applicable to the proposed
practices. As specified in the spreadsheet's instructions, the design, sizing, limitations,
details and specifications for the practices should be based on the PFM. For practices not
in the PFM, the design and specifications should be based on the Virginia DCR
Stormwater Design Specifications found at the BMP Clearinghouse website;
http://vwrrc.vt.edu/swc,NonProorietaryBMPs.html (when in both, the more restrictive
specification applies). If the design does not meet all applicable standards and
specifications, the volume reduction credit claimed may not be approved at the time of
Site Plan. Runolfreduction credit for any new practice not listed in the spreadsheet must
be supported by documentation and approved by the County.
The use ofthe spreadsheet, particularly the designation ofthe Runoff Reduction
Practices, is inconsistent. For example, some subareas include the intensive green roofs
as vegetated roofs, but others include the facilities as stormwater planters. The
inconsistent designation will only complicate the desigr and review of the measures for
conformance with the comprehensive goals and compliance with the applicable standards
and specifications. At the time of each FDP, the applicant must provide the appropriate
facility designation and stormwater designs and computations conforming with the
applicable criteria.
Permeable pavements are proposed in three ofthe drainage areas, but the remaining
volume was not directed to be captued by any downstream practices. By connecting the
stormwater treatment facilities in series, using a "treatment train" approach, the overall
function and effrciency may be improved. The FDP should show the design details and
demonstrate that all available measures have been imnlemented to the extent oossible.

10) The applicant includes a table (sheet C-l3) indicating additional the retention capacity ofthe
proposed facilities, ifretention credit is permitted up to 1.4 inches for runoff reduction
BMP's onsite. The additional retention credit (for facilities other than stormwater
harvesting) is not endorsed by DPWES. Rather than oversizing the facilities to capture
additional rainfall volumes from larger, less frequent storms, the applicant should design and
size the stormwater management measures to control the peak rates and signifrcantly delay
the release of the remaining stormwater that cannot be completely captured (i.e., retained)
on-site, as described above.

11) Sheets 4-6.0 through A-8.0. The location ofthe existing and or proposed storm sewer
system is not clearly identified. Based on the possible lower elevations of Pierpoint Street, it
may be necessary for a storm sewer to be constructed through Part C before either building
D5 or D6 can be built. Atthe time of each FDP, per ZQ 16-502.2.A(14), the applicant must

b)

c)

d)
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provide a preliminary stormwater management plan that includes information about the
condition and adequacy of downstream drainage system, including the sufficiency of
capacity ofany storm drainage pipes and other conveyarces into which stormwater runoff
fiom the site will be conveyed, including, but not limited to, through parcels 029-3-01-0053,
0057-4 and 0057-H.

12) Comments on draft Proffers dated November 28,2012, related to stormwater design.
a) Staffrecommends that Proffer 6.5 be revised as follows: "identification of specific

stormwater management facilities, and calculations sh
first inch ofrainfall that will be caotured retained and reused for the subiect area ofthe
FDP. and access points to underground vaults as provided in Proffers 19 and 54."

b) Proffer 19.C states:
"... If the [maintenance] access points access points [to SWM facilities] must be
located in the walkway zone, they shall be designed as a lift out panel with the same
paving materials as the walkway (subject to ADA requirements), be flush with the
walkway, and meet ADA accessibility requirements."

The access points to the stomwater vaults for inspection must be designed to be capable
ofbeing opened by one person without the need of additional lifting equipment (e.g., a
crane), so that the weight ofthe access covers does not impede the frequent inspections
and routine maintenance of the facilities.

c) Profler 54:
i) The third paragraph states:

"At the time of each FDP and site plan submission, the applicant shall provide
calculations showing the proposed volume reductions and shall work
cooperatively with DPWES and DPZ to enswe that the first inch of rainfall is
retained or reused to the maximum extent practicable. This requirement may be
met on an individual building basis or based upon the total area ofthe Subject
Property. "

The specifrc (i.e., minimum) amount of control that will be achieved for each building
must be finalized no later than the approval ofthe FDP, because each FDP would
only establish commitments for the area of the FDP application, but would not be
binding on other land areas of tlre rczoning.

ii) The fifth paragraph must be revised. The additional retention credit of up to 1 .4
inches that is proposed on the CDP was not part of the stormwater spreadsheet
prepared by the County. DPWES does not endorse the additional credit for facilities
other than rainwater harvesting.

iii) The last paragraph states:
"...that seasonal variations in reuse water demand will create fluctuations in the
draw down period, and as such, the stormwater system will be designed (to the
extent practicable) to not exceed 10 days ofstorage. If storage time exceeds 10

days, the applicant shall have the right to discharge excess volumes offsite at
release rates as allowed by the PFM."

The magnitude and duration of the seasonal fluctuations, or the anticipated total
volume that might be discharged off-site after the 10 day limit, are not indicated. The
demand for certain uses, such as the irrigation, may be insignificant during non-
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growing seasons (e.g. winter), such that the entire stormwater volume could be
discharged off-site. In addition, the release rates specified by the current PFM would
not achieve the additional stormwater goals ofthe comprehensive plan. Any excess
volume should be directed to other facilities using a "treatment train" approach, if
possible, or controlled to significantly delay the release of the remaining stormwater
and mimic the runoff characteristics associated with the site in a good forest condition
for a significant majority ofrainfall events, as described above.

:

The Environmental Stewardship Guidelines in the Comprehensive Plan for the Tysons Comer
Urban Center envisions a progressive approach to stormwater management that recognizes
evolving technology, promotes low impact development techniques, and incorporates irmovative
stormwater management measures. However, the standards and specifications currently in the
PFM were intended for conventional, suburban style developments. DPWES is in the process of
preparing a proposed amendment to the PFM to allow, on a case-by-case basis, altematives that
differ from the standards and specifications as currently set forth in the PFM. Also, the County
is participating in the ongoing code change cycles of the national and state building codes to,
among other things, clarify, enhance and expand the provisions regarding rainwater harvesting
and reuse within buildings.

In addition, the County is actively drafting amendments to the County Codes and regulations to
comply with the Virginia Stormwater Management Law and Regulations. Please note that the
Regulations, as adopted by the Virginia Soil and Water Conservation Board on May 24, 2011,
include provisions (4VAC50-60-48.A) limiting which land-disturbing activities could be
considered "grandfathered" by the program administrative authority, and therefore would not be
subject to certain new criteria, based on several factors, including but not limited to, the dates of
rezoning and site plan approval, initial VSMP permit coverage and renewal(s), as well as the
dates ofthe start and completion ofconstruction.

Notwithstanding any notes, analysis, computations, narrative, facilities, details and design
presented on the CPDs, or statements in the Proffers, the final design, construction, operation and
maintenance ofthe site, including, but not iimited to, the stormwater facilities, shall be subject to
review and approval by DPWES, in accordance with all applicable Codes, requirements,
standards, specifications, policies and procedures in effect at the time of Site Plan approval.

Please contact me at 7 03-324-1720 if you require additional information.

cc: Betsy Smith, Director, Site Development and Inspections Division, DPWES
Don Demetrius, Chief, Watershed Prqects Evaluation Branch, Stormwater Planning
Division, DPWES
William Marsh, DPWES Tysons Urban Center Coordinator, LDS, DPWES
Judy Cronauer, Chief, Central Branch, SDID, DPWES
Durga Kharel, Senior Stormwater Engineer, Central Branch SDID, DPWES
DPWES Zoning Application File (8 158-ZONA-006-1)



County of Fairfax, Virginia

DATE: January 14,2013

TO: Tracy Strunk, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

FROMiS[7 Jcrry Stoncficld, Acting Stomrwater Review Engineer

-\|tf'..Site Development and Inspcction Division

- 
Denartment of Public Works and Environmental Services

SUBJECT: Final Dcvclopment Plan Application FDP 2010-PR-014-D; Springliill Station
Demonstration Project, Building D2A; Final Development Plan (FDP),
Revised November 28, 2012; Tax Map Number 029-3-01-0054-4; Providcnce
District

We have revierved the subject FDP, revised Novenrber 28, 2012; and draft proffers for Part D
dated January 11, 2013; and offer the following stormwater managenrent comments.

Chesapeake Bav Preservation Ordinance (CBPOi
There is no Resource Protection Area (RPA) designated on the site.

Floodrlain
There are no regulated floodplains on the site.

Stormrvater Qualitv Control
On shcet C. 1 l, the applicant states that the water quality controls are provided in the existing
downstrcam regional stormwater management pond, D-67. In addition, the applicant indicates
that the BMP requirement for the redevelopment of the site will also be satished because of the
proposed decrease in impervious area. As part of the Site Plan, the applicant must either provide
"For Information Only" copies of the applicable sheets (e.g., water quality design computations
and drainage area map) from the approved regional pond D-67site plan demonstrating that the
site is currently and adequately served, in accordance with PFM Section 6-0401.2C, or include
the appropriate computations in accordance with PFM Section 6-0401.2B, and demonstrate
compliance with the applicable water quality control requirements in effect at the time.

Stormwater Quantitv Control
The applicant states that the proposed facilities will be designed to reduce the peak flow such
that the proposed release rates will be equal to or less thut T 5oh of the existing condition peak

rates, considering the existing conditions of the entire site as open space in a good condition.

Department of Public Works and Environmental Services
Land Development Seryices, Site Development and Inspections Diyision

12055 Government Center Parkwav. Suite 535
Fairfax, Virginia ZiOZ s - s sOl

Phorc 703-324-1120 ' 'ITY 703-324-1877 . F AX "t03-324-8359
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The applicant must show on the FDP any on-site existing stormwater management facilities (e.g.,

existing rooftop detention), and ensure that the proposed facilities will include capacity to
compensate for the removal, such that the proposed release rates consider the peak flow
reductions of the existing facilities.

A separate waiver request, 8158-WPFM-002-1, to allow the proposed underground stormwater
detention vault within the residential development in accordance with PFM $ 6-0303.8, was
submitted in conjunction with the pending rezoning application, RZ 2010-PR-014-D. The Board
of Supervisors must take action on the waiver request with the concurrent rezoning application.

The FDP includes a narrative and preliminary computations that estimate storage volumes
assuming complete saturation of the BMP soil media, and includes the statement on sheet C.12
that "BMP storage a1lows for a smaller release rate tlan what is required, therefore, PFM
requirement is satisfied." The final design on the Site Plan must include appropriate details and
documentation ofthe capacity and function of the facilities, and calculations of the release rates
(e.g., more than just the sum of the storage volumes), and demonstrate compliance with the
detention requirement.

Downstream Drainage Comnlaints
There are no relevant downstream drainage complaints on file.

Adequate Outfall
The outfall narative and map on Sheet C.l5 focus solely on the layout and location ofthe
downstream drainage system to a point where the drainage area ofthe receiving watercourse
exceeds one square mile, and includes the statement "The adequacy ofoutfall for the FDP area is
based on the premise that an adequate outfall is in place." The narrative does not include
information about the condition or adequacy of downstream drainage system, such as the
sufficiency ofcapacity ofany storm drainage pipes and other conveyances into which
stormwater runoff from the site will be conveyed, per Paragraph 6 of Section 16-501.2.K of the
Zoning Ordinance. The purpose for the evaluation ofthe additional reach at the time of the FDP
is to identifu any opportunities for improvements that are above and beyond the minimum PFM
requirements. In addition, the narrative does not describe how the adequate outfall requirements
ofthe PFM will be satisfied, (only a statement regarding the anticipated extent of review). If the
detailed analysis shows the downstream system is not adequate, the Site Plan will not be
approved unless additional measures, such as extra on-site detention, and/or off-site clearing and
grading, energy dissipation, storm drain outlet protection or stream bank stabilization, are
employed to satisfy the minimum outfall requirements.

Tvsons Corner Urban Center. Areawide Recommendations:
The Environmental Stewardship Guidelines state that the reduction of stormwater runoff volume
is the single most important stormwater design objective for Tysons. Applications with a
signifrcant increase in density/intensity (e.g. redevelopment option is being pursued) should
provide stormwater control measures that are substantially more extensive than minimum
requirelnents, with the goal ofreducing the total runoff volume and,ior signifrcantly delaying its
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entry into the stream system. Redevelopment proj ects should incorporate innovative measures in
a manner that will, first and foremost, optimize reduction of stormwater runoff volume, and
control peak flows for the remaining stormwater that cannot be completely captured on-site.
Among other recommendations, the first inch of runoff should be retained on-site through
infiltration, evapotranspiration and/or reuse. Achieving a goal of retaining the first inch of
rainfall will ensure the runoff characteristics associated with the site will mimic those of a good
forest condition for a significant majority ofrainfall events. In addition, the stormwater
measures should be sufficient to attain the stormwater quality and quantity control credits of
LEED (or equivalent). If, on a given site, these are demonstrated to be not fully achievable, all
available measures should be implemented to the extent possible in order to support these goals.

With respect to the preliminary stormwater management design information that is shown on the
FDP, DPWES offers the following comments:

1) The applicant provides preliminary computations indicating that 86% ofthe total 3.51acre
site area will be captured by BMPs, and a volume equivalent to a rainfall depth of 0.90 inch
will be retained on-site. The applicant includes temporary facilities with the interim uses on
the north and south parts of the site that will remain until the future development of Buildings
Di and D2B. Considering only the 0.89 acres proposed in the final configuration, the BMP
facilities will capture 9i% of the Building D2A portion of the site, and retain a volume
equivalent to a rainfall depth of 0.94 inch.

2) The narrative on sheet C.1 1 states "There on no infiltration facilities proposed with this
application. . ." Infiltration into the underlying soil, if suitable, is an effective means to
reduce the stomwater runoff volume. Without infiltration, the volume reduction capability
of the tlpes of BMPs proposed is limited to the rate of evapotranspiration and the moist (not
saturated) soil storage capacity (minus antecedent moisture), even with an expanded stone
storage layer and restricted outflow. Although locations are constrained within high-density
urban developments, infiltration may be incorporated within the open space portions ofthe
site or some ofthe proposed facilities (e.g., the bioswale identified on sheets L-l.12 and L-
1.13). The applicant should conduct field tests to determine actual infiltration rates and soil
suitability, and reconsider incorporating infiltration into the design, if appropriate, to
optimize reduction of the stormwater runoff volume to the extent possible. If infiltration is
not possible and retention of the first inch is not fully achievable, the Site Plan should show
the measures will significantly delay the release of the remaining stormwater that cannot be
completely captured on-site, and the runoff characteristics associated with the site will mimic
those ofa good forest condition for a significant majority ofrainfall events.

3) The inconsistent names and descriptions of the proposed stormwater facilities shown on the
FDP may lead to difficulty at the time of final Site Plan, because the applicable design
standards, specifications, and limitations are different for each type of facility. Where one
t)?e may be acceptable, another may not be appropriate for the same location. For example,
the drainage areas shown on sheet C.l2 in the "Tysons's Comer Bioretention (Tree Pit)
Sizing Chart" exceed the maximum drainage area listed in DCR Specification 9-A for
Extended Tree Pits, but could comply with DCR Specification 9 (Table 9.3), if the facilities
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are designed as Bioretention Filters. The final design on the Site Plan must clarify the
specific type offacility and demonstrate compliance with all the applicable standards.

4) Modified Vegetated groen roofs are proposed to treat a total drainage area of 0.32 acres, and
could retain a volume equivalent to 0.09 inch ofrainfall. The narrative states that each

building's roof area shall be controlled by a vegetated roof that has been designed to treat
both vegetated and non-vegetated areas. However, based on both the PFM and VA DCR
Design Specifications, green roofs capture and heat only the rain that falls on the vegetated
surface, but not additional areas. [n order for DPWES to evaluate the proposed design,
fiurction, operation, and maintenance ofthe facilities, the fina1 design details and
documentation must be shown on the Site Plan including, but not limited to: the design
standards (e.g., the locations and sizes of the vegetated and non-vegetated roof areas,

drainage areas, sizing criteria, rainwater collection, conveyance, distribution and overflow
systems); soil media specifrcations (e.g., depth, void ratio, hydraulic conductivity and
retention capacities); vegetation information (e.g., plant species, including seasonal ranges of
water absorption and consumption rates); availability of materials; maintenance
considerations (e.g., responsibility, frequency of inspections, procedures and costs); and
mouitoring of the long term function, viability and efficiency of the altemative designs. If
the altemative is not approved, other facilities and measures may be required at the time of
Site Plan to achieve the volume reduction credit claimed on the FDP.

5) Modified Stormwater Planters are proposed to treat a total drainage area of 0.25 acres, and
retain a volume equivalent to 0.07 inch ofrain. The narrative states that the stormwater
planters are proposed to treat impervious building roofareas where green roofis impractical.
The modified design is proposed to disconnect the tower roof water to a podium or at grade.

However, based on the VA DCR Desigrr Specifications, stormwater planters are located
adjacent to the buildings. The modified design concept of locating the facilities on podiums
or underground structures is not in conformance with the DCR standards and specifications.
In order for DPWES to evaluate the proposed desigrr, sufficient documentation and design,
function, operation, and maintenance details must be included on the Site Plan, including, but
not limited to: whether another type of facility may be better suited for the area (e.g.,
vegetated rooD; the design standards (e.g., the locations and sizes ofthe underdrains,
impermeable liners); maintenance considerations; and monitoring of the alternative designs.
If the altemative is not approved, other measures may be required at the time of Site Plan to
achieve the volume reduction credit claimed on the FDP.

6) In the nanative on sheet C . I 1 , the applicant requests that, if the modified design concepts are
not feasible, they be allowed to capture and treat off-site Tyco Road ROW in tree pits,
retaining a volume equivalent to 0.08 inch, to partially mitigate the volume reduction. The
Guidelines recommend that ifretention ofthe first inch of rainfall is not fully achieved, the
applicant should implement all available measwes to the extent possible in order to supporl
tlre stormwater goals and achieve partial retention of the first inch of rainfall. The applicant
should show on the Site Plan that all on-site and off-site drainage areas, where allowed, will
be served by stormwater management facilities to the maximum extent practicable.
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On sheet C.11, the applicant states tlat deviations fiom the strict adherence to the certain
sections PFM will be necessary in order to implement the environmental stewardship
guidelines of the Comprehensive Plan. Please note it is the long-standing policy of DPWES
that staff does not take final action on such requests when there is a pending application, as

we wish to avoid conflicts with the Board's action. At the time of Site Plan, staff will
complete a final review of the modifications and deviations once the detailed design is
submitted with the final Site Plan, in accordance with the regulations, requirements, policies
and procedures in effect at the time. Please note that if the requested deviation is not
approved at the time of Site P1an, the design must be revised, and/or other facilities may be
required to achieve an equivalent volume reduction credit specified on the FDP. Based on
the preliminary information presented, staff offers the following observations and remarks
regarding the deviations related to stormwater facilities:
a) A waiver of PFM Section 6-1304.2F to reduce the minimum horizontal setbacks from

building foundations in order to facilitate installation ofthe permeable pavement system.
Prior to approval of the Site Plan, the applicant must provide details ofthe final
desigrr, including, but not limited to: the specifications of impermeable liners and
other measures proposed to prevent seepage; the size and location of the underdrains,
stone reservoir size, distance to the building foundation, and drainage area ofeach
facility; and evaluations by the geotechnical engineer and structural design engineer
of the building ofthe potential impact to the building foundation that may be caused
by any seepage.

b) All requested deviations of PFM Section 6-1307 .2E to set the minimum horizontal
setbacks from building foundations be reduced to four (4) feet in order to facilitate
installation of the bio-retention systems.

Any deviation will only be considered, based on the specific circumstances of t}te
site, if it is the minimum necessary. However, the names used for the proposed
stormwater facilities are inconsistent, and the applicable design standards,
specifications, and limitations are different for each. For example, the proposed
setback would not meet the minimum listed in DCR Specification 9 for Bioretention
Filters, but DCR Design Specification for Urban Bioretention (i.e., Stormwater
Planter or Extended Tree Pit), Section 9-A-5, states that no setback from a building is
needed if an impermeable liner and underdrain are used. The Site Plan must
accurately specific type of facility, and demonstrate relief from compliance with the
applicable standard is the minimum necessary (e.g., the site could not be revised such
that the resultant desigr complies with the applicable standards).

Sheet C.13 - Tysons Corner Comprehensive Plan Stormwater Conformance Spreadsheet
comments:
a) For certain practices, the "Description of Area" cells include annotations regarding

cerlain assumptions related to sizing and design of the practice (e.g., soil porosity, void
ratio, drainage areas, etc.) that are not consistent with the applicable specifications. The
Spreadsheet was developed with the expectation that the desigrr, construction and long
term maintenance ofthe stormwater facilities meet all standards and specifications
applicable to the proposed practices. As specified in the spreadsheet's instructions, the
design, sizing, limitations, details and specifications for the practices should be based on

8)
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the PFM. For practices not in the PFM, the design and specifications should be based on
the Virginia DCR Stormwater Design Specifications found at the BMP Clearinghouse
website; http://wrrrc.vt.edu/swcA{onPronrietarvBMPs.html (when in both, the more
restrictive specification applies). If the design does not meet all applicable standards and
specifications, the volume reduction credit claimed may not be approved at the time of
Site Plan. Runoff reduction credit for any new practice not listed in the spreadsheet must
be supported by documentation and approved by the County.

b) The use of the spreadsheet, particularly the names and desigrrations of the Runoff
Reduction Practices, is inconsistent. For example, some subareas include the intensive
gteen roofs as vegetated roofs, but others include the facilities as stormwater planters.
The inconsistent designation will only complicate the desigr and review of the Site Plan
for conformance with the comprehensive goals and compliance with the applicable
standards and specifi cations.

c) Permeable pavements are proposed in two of the drainage areas, but the remaining
volume was not directed to be captured by any downstream practices. By connecting the
stormwater treatment facilities in series, using a "treatment train" approach, the overall
function and efficiency of the stomwater system will be improved. The final design
presented on the Site Plan should show the design details and demonstrate that all
available measures have been implemented to the extent possible

9) The applicant includes a table on sheet C.13 indicating additional the retention capacity of
the proposed facilities, ifretention credit is permitted up to 1.4 inches for runoffreduction
BMP's onsite. The additional retention credit (for facilities other than stormwater
harvesting) is not endorsed by DPWES. Rather than oversizing the facilities to capture
additional rainfall volumes from larger, less frequent storms, the applicant should design and
size the stormwater management measures to control the peak rates and significantly delay
the release of the remaining stormwater that cannot be completely captured (i.e., retained)
on-site, as described above.

10) The applicant shows on sheet A2.0 a possible stormwater vaults within Level B1 of Building
D2A, but does not specify the estimated size (storage volume) and maintenance access ofthe
vault. The applicant should design and size the stomwater vaults to detain the remaining
stormwater that is not captured (i.e., retained) on-site, and significantly delay its entry into
the stream system, as described above.

11) Sheet L-l.12 and l3: The design, location and size of the BMPs within Block 1, Options I
and 2 are not clear. The dimension of the Bioswale is listed in the detail as "varies - see
plan", but the location and size is not clearly delineated.

12) Comments on the stormwater design related to draft Proffers dated January 11, 2013.
a) Proffer 2l.C states:

"... If the [maintenance] access points access points [to SWM facilities] must be
located in the walkway zone, they shall be designed as a lift out panel with the same
paving materials as the walkway (subject to ADA requirements), be flush with the
wallovay, and meet ADA accessibility requirements."
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The final design on the Site Plan must show the access points to stormwater facilities are
be capable ofbeing opened by one person without the need ofadditional lifting
equipment (e.g., a crane), so that the weight of t}Ie access covers does not impede the
frequent inspections and routine maintenance ofthe facilities.

b) Proffer 58:
i) The third paragraph states:

"At the time of each FDP and site plan submission, the applicant sha1l provide
calculations showing the proposed volume reductions and shall work
cooperatively with DPWES and DPZ to ensure that the first inch of rainfall is
retained or reused to the maximum extent practicable. This requirement may be
met on an individual building basis or based upon the total area of the Subject
Property. "

The amount of stormwater conhol that will be achieved with the development of
Building D2A and the Interim Park and Interim configuration(s) of Block I as shown
on the FDP establishes the specific (i.e., minimum) amount that must be met with the
Site Plan.

ii) Fifth paragraph - The additional retention credit ofup to 1.4 inches that is proposed
on the FDP was not part of the stormwater spreadsheet prepared by the County.
DPWES does not endorse the additional credit for facilities other than rainwater
harvesting.

iii) The last paragraph states:
".. .that seasonal variations in reuse water demand will create fluctuations in the
draw down period, and as such, the stormwater system will be designed (to the
extent practicable) to not exceed 10 days of storage. Ifstorage time exceeds 10

days, the applicant shall have the right to discharge excess volumes offsite at
release rates as allowed by the PFM."

The tlpes of facilities shown on the FDP do not utilize a reuse water demand or draw
down period that could be controlled as described. In addition, the allowable release
rates specified by the current PFM do not correlate the stormwater goals of the
comprehensive plan. Any excess volume should be directed to other facilities, if
possible, using a "treatrnent train" approach to optimize the volume reduction, or the
release rate of the remaining stormwater volume must be sigrrificantly delayed and
mimic the runoff characteristics associated with the site in a good forest condition for
a significant majority of rainfall events, as described above.

Pendins and Future County Code and regulation changes:
The Environmental Stewardship Guidelines in the Comprehensive Plan for the Tysons Comer
Urban Center envisions a progressive approach to stormwater management that recognizes
evolving technology, promotes low impact development techniques, and incorporates irmovative
stormwater management measures. However, the current standards and specifications in the
PFM pertain to conventional facilities associated with suburban style developments. DPWES is
in the process ofpreparing an amendment to allow, on a case-by-case basis, alternatives that
differ from the standards and specifications, where strict application ofcriteria as currently set
forth in the PFM would preclude implementation of the goals and vision for Tysons. Also, the
County is participating in the ongoing code change cycles of the national and state building
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codes to, among other things, claxify, enhance and expand the provisions rcgarding rainwater
harvesting and reuse within buildings.

In addition, the County is drafting amendments to the County Codes and regulations to comply
with the Virginia Stormwater Management Law and Regulations. Please note that the
Regulations, as adopted by the Virginia Soil and Water Conservation Bofid onMay 24,2011,
include provisions (4VAC50-60-48.A) limiting which land-disturbing activities could be
considered "grandfathered" by the program administrative authorit% and therefore would not be
subject to certain new criteria, based on several factors, including but not limited to, the dates of
rezoning and site plan approval, initial VSMP permit coverage and renewal(s), as well as the
dates ofthe start and completion ofconstruction.

Notwithstanding any notes, analysis, computations, narrative, facilities, details and design
presented on the FPD or statements in the Proffers, the final design, construction, operation aad
maintenance ofthe site, including, but not limited to, the stormwater facilities, shall be subj ect to
review and approval by DPWES, in accordance with all applicable Codes, requirements,
standards, specifications, policies and procedures in effect at the time of Site Plan approval.

Please contact me at703-324-1720 ifyou require additional information.

cc: Betsy Smith, Director, Site Development and lnspections Division, DPWES
Don Demetrius, Chief, Watershed Projects Evaluation Branch, Stormwater Planning
Division, DPWES
William Marsh, DPWES Tysons Urban Center Coordinator, LDS, DPWES
Bin Zhang, Tysons Comer Urban Center Plan Reviewer, SDID, LDS, DPWES
Judy Cronauer, Chief, Central Branch, SDID, LDS, DPWES
Durga Kharel, Senior Stormwater Engineer, Central Branch SDID, LDS, DPWES
DPWES Zoning Application File (8158-ZONA-005-1)



County of Fairfax, Virginia

January 9, 2013

Tracy Strunk, Staff Coordinalor
Zoning Evaluation Division
Department of Planning and Zoning

FRO]\{: erry Stoneficld, Acting, Stomwater Review
Site Develonment and InsDcction Division

of Public Works and Environmental Services

SUBJECT: Rezoning Application RZ 2010-PR-014-E; Springhill Station Demonstration
Project - Part E; Conceptual Dcvelopment Plan (CDP), Revised November
28,2012; Tax Map Number 029- 1-01-0063-C; Providence District

We have reviei.ved the subject CDP, revised November 28, 2012, and draft proffers dated

November 28, 2012, and offer the following stormwater management comments.

Chesapeake Bay Preservation Ordinance (CBPO)
Thcre is no Resource Protection Area (RPA) designated on the site.

Floodnlain
There are no regulated floodplains on the site.

Storm.t'Yater Ouality Control
The applicant states (sheet C-l2) that the water quality controls are provided in the existing
downstream regional stormwater management pond, D-67 , and provides on sheet C-14A, "For
Inlormation Only'' copy of the drainage area and soils maps. (Note: the parcel labeled "site" on

tl.re drainage area map is not subject site.) However, desigr computations demonstrating that
regional pond D-67 provides control of the Spring Hill Station Part E site were not included.
With each thc FDP, that applicant must provide informalion to verily that the original design of
D-67 has the capacity to control any proposed increased impervious area, or otherwise
demonslrate how the BMP requirements will be met.

Stormwater Ouantity Control
A separate request, 8158-WPFM-002-1, to allow the proposed undergtound stormwater
detention vault within a residential development has been submitted. In accordance with PFM

$6-0303.8, the Board of Supervisors must take action on the request concr-lrrently with the

subject rezoning application. (Please note that the previous waiver, 81 5 8-WPFM-001-2, applied
only to Spring Hill Statior-r Parts A and B.) DPWES analysis and recommendation were
provided in a separate rnemorandum, dated Septcmber 20,2012.

DATE:

TO:

Department of Public Works and Environmental Serviccs
Land Developnrent Services, Site Development and Inspections Division

12055 Governmert Center Parkwav. Suite 535
Fairfax, virginia i2035-5503

Phone 703-324-1720 'TTY 703-324-1877 . FAX 703-324-8359 ffi
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The applicant indicates that the proposed facilities will be designed to reduce the peak flow such
that the proposed release rates will be equal to or less Ihut 7 5%;o ofthe existing condition peak
rates, considering the existing conditions ofthe entire site as open space in a good condition.
Sheet C-10 indicates the entire site is currently served by stonnwater detention facilities, and
states that those areas will be considered 100% pervious for the existing condition calculations.
The existing on-site stormwater pond and underground detention on parcel 029-3-01-0063-C
were constructed to provide l0-year peak flow control. The proposed facilities must include
capacity to compensate for the removal of the existing facilities, such that the proposed release
rates consider the existing peak flow reductions for the l0-year storm.

The CDP includes nanatives and preliminary computations that estimate storage volumes
assuming complete saturation of the BMP soil media, and the statements "BMP storage allows
for a smaller release rate than what is required, therefore, PFM requirement is satisfied" on
sheets C-13,A' and C-138, and shows fewer, and smaller, detention vaults. Although some flow-
based BMP facilities (i.e., water is frltered as it passes through the media) may be modified to
provide additional storage (e.g., by increasing the ponding on the surface, and./or expanding the
bottom stone layer to promote infilhation), total water volume may not be completely captured
and detained as assumed, because the available storage may be less than the total void space, due
to the antecedent moisture (which is govemed by the rate of evapotranspiration), and because the
underdrains will generate a release rate, even with a restricted orifice. The FDP and final design
on the Site Plan must include appropriate calculations of the release rates that demonstrate
compliance with the detention requirement (e.g., more than just the sum of the storage volumes
ofeach ofthe facilities). The applicant should show on the CDP all potential vaults that might
be utilized, based on more detailed calculations at the time of the FDP, as part of the stormwater
management measures for the development.

At the time of each FDP, the release rate liom each facility must be calculated that demonstrate
that the facilities will achieve the additional flow reduction. Additional details and supporting
documentation regarding the design, function, operation, longevity and maintenance of the
altemative designs will be required. At the time of final Site Plan, additional information will be
necessary for the County to evaluate the proposed altemative designs, including, but not limited
to: the design standaxds and specifications; underdrain details (e.g., sizes, restrictive orifice
dimensions and release rates); stone reservoir and soil media specifications (e.g., depths, void
ratios, hydraulic conductivities and retention capacities); vegetation informatiorr{e.g.,
evapotranspiration rates); overflow locations and capacities; and operation and maintenance
procedures. If the altemative desigls are not approved, other facilities may be required to
achieve the proposed peak flow reduction.

Downstream Drainaee Complaints
There are no relevant downstream drainage complaints on file.

Adequate outfall
The outfall nanative and map on Sheet C-15 shows the location and direction ofthe downstream
drainage system, but states, in part: "The adequacy ofoutfall for Neighborhood 1, Part D, is
based on the premise that an adequate outfall is in place." At the time of each FDP, per Section



Tracy Strunk, Staff Coordinator
RZ 2010-PR-014-E, Spring Hill Station, Part E
Page 3 of 10

16-502.2.A(14) of the Zoning Ordinance (ZO), the applicant must provide a preliminary
stormwater management plan that includes information about the condition and adequacy of
downstream drainage system, including the sufficiency ofcapacity ofany storm drainage pipes
and other conveyances into which stormwater runoff from the site will be conveyed to the point
that is 100 times the site area, in addition to a description ofhow the adequate outfall
requirements ofthe PFM will be satisfied. Ifthe downstream system is not adequate, additional
measures will be necessary to satisfy the outfall requirements.

Tvsons Corner Urban Center, Areawide Recommendations:
The Environmental Stewardship Guidelines state that the reduction of stormwater runoff volume
is the single most important stormwater design objective for Tysons. Applications with a
sigrrificant increase in density/intensity (e.g. redevelopment option is being pursued) should
provide stormwater control measrres that are substantially more extensive than minimum
requirements, with the goal ofreducing the total runoff volume and/or significantly delaying its
entry into the stream system. Redevelopment proj ects should incorporate innovative measures in
a mzurner that will, first and foremost, optimize reduction of stormwater runoff volume, and
control peak flows for the remaining stormwater that carmot be completely captued on-site.
Among other recommendations, the first inch of runoff should be tetained on-site through
infiltration, evapotranspiration and/or reuse. Achieving a goal ofretaining the first inch of
rainfall will ensure the runoff characteristics associated with the site will mimic those of a good
forest condition for a significant majority ofrainfall events. In addition, the stormwater
measures should be sufficient to attain the stormwater quality and quantity control credits of
LEED (or equivalent). If, on a given site, these are demonstrated to be not fully achievable, all
available measures should be implemented to the extent possible in order to support these goals.

With respect to the preliminary stormwater management design information that is shown on the
CDP, DPWES offers the following comments:

1) The applicant provides, on sheet C-13, preliminary computations indicating that 5.32 acres
(72o/o of the total site area) will be captured by BMPs, and a stormwater volume equivalent to
a rainfall depth of 0.77 inch will be retained on-site. The Guidelines recommend that
redevelopment projects should retain the first inch of runoff through infiltration,
evapotranspiration and/or reuse, but if this is not fully achievable on a given site, all available
measures should be implemented, to the extent possible, to optimize stormwater runoff
volume reduction, achieve partial retention and significantly delay the release of the
remaining stormwater that cannot be completely captured on-site. At the time of each FDP,
per ZO 16-502.2.,{(14), the applicant must show the type, approximate location, estimated
size (footprint area and storage volume) and maintenance access ofeach stormwater facility,
demonstrate the stormwater requirements have been met, and describe how all available
stormwater management measures have been implemented to the extent possible, reduction
of the stormwater runoff volume has been optimized, and the peak rates of the remaining
stormwater tlat is not captured (i.e., retained) on-site have been controlled to sigrrificantly
delay its entry into the stream system.

2) The nanative on sheet C- l2 states "There on no infiltration facilities proposed with this
application..." Infiltration into the underlying soil, ifsuitable, is an effective means to
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reduce the stormwater runoffvolume, although the locations of infiltration facilities are
significantly constrained within high-density urban developments. Without infiltration, the
volume reduction capability of the types of BMPs proposed (e.g., bio-retention) is limited to
the rate of evapotranspiration and the moist (not saturated) soil storage capacity (minus
antecedent moisture), even with an expanded stone storage layer and restricted outflow.
Prior to submission of the FDPs, the applicant could conduct field tests to determine actual
infiltration rates and soil suitability, and reconsider incorporating infiltration into the design,
if appropriate, to optimize reduction of the stormwater runoff volume to the extent possible.

Drainage Area C includes existing buildings El and E2. The current existing conditions
exhibit on sheet C-10 shows areas ofexisting green rooflocated on the parking garages, and
the spreadsheet for the Existing Buildings E1 and E2 Improvements includes volume
reduction credit for the vegetated rool tree pits and bio-retention fi1ter. The applicant must
indicate these facilities were constructed to the appropriate design standards, or when the
facilities will be upgraded, as buildings El and E2 are not proposed to be redeveloped.

The inconsistent names, description, details and preliminary computations shown on the CDP
regarding the proposed stormwater facilities may lead to confusion and complications during
final design. Consistent and conect designations of the types of the proposed facilities are

critical to the successful implementation of the stormwater measures, because the applicable
design standards, specifications, and limitations are different for each. Where one type of
facility may be acceptable, another may not be appropriate for the same location. At the time
of each FDP, the applicant must show the type, approximate location, estimated size
(footprint area and storage volume), and maintenance access ofeach stormwater facility, and
demonstrate how the stormwater requirements will be met, per ZO 16-502.2.A(14).

Modified Vegetated green roofs are proposed to retain a volume equivalent to 0.21 inch of
rainfall. The narrative states that each building's roof area shall be controlled by a vegetated
roof that has been designed to treat both vegetated and non-vegetated areas. However, based
on both the PFM and VA DCR Desigrr Specifications, green roofs capture and treat only the
rain that falls on the vegetated surface, but not additional areas. In order for the County to
evaluate the proposed design concept of treating additional non-vegetated roof areas,

sufficient details and documentation must be included on the FDP regarding the design,
function, operation, and maintenance of the facilities including, but not limited to: the design
standards (e.g., the locations and sizes ofthe vegetated and non-vegetated roofareas,
drainage areas, sizing criteria, rainwater collection, conveyance, distribution and overflow
systems); soil media specifications (e.g., depth, void ratio, hydraulic conductivity and
retention capacities); vegetation information (e.g., plant species, including seasonal ranges of
water absorption and consumption rates); availability of materials; maintenance
considerations (e.g., responsibility, frequency of inspections, procedures and costs); and
monitoring of the long term function, viability and effrciency of the altemative designs.

Modified Stormwater Planters are proposed to retain a volume equivalent to 0.04 inch of
rain. The narrative states that the stomwater planters are proposed to treat impervious
building roofareas where green roof is impractical. The modified design is proposed to
discorurect the tower roof water to a podium or at grade. However, based on the VA DCR

6)
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Design Specifications, stormwater planters are located adjacent to the buildings. The
proposed design concept oflocating the facilities on podiums or underground structures is
not in conformance with the DCR standards and specifications. In order for the County to
evaluate the modified design, sufficient documentation and design, function, operation, and
maintenance details must be included on the FDP, including, but not limited to: whether
another type of facility may be better suited for the area (e.g., vegetated roof); the design
standards (e.g., the locations and sizes of the underdrains, impermeable liners); maintenance
considerations; and monitoring of the altemative designs.

In the narrative on sheet C-l2, the applicant requests that, if the modified design concepts are

not feasible, they be allowed to capture and treat off-site existing surrounding roads in the
tree pits, retaining a volume equivalent to 0.10 iuch, to partially mitigate the volume
reduction. If retention of the first inch of rainfall is not fully achieved, the applicant should
implement all available measures to the extent possible in order to support the stormwater
goals and achieve partial retention ofthe first inch ofrainfall. With each FDP, per ZO l6-
501.2.K(6XaXii), the applicant must show tlre on-site and off-site drainage areas to be served
by each stormwater management facility, along with the acreage draining to each facility.

The approximate sizes of tlte stormwater vault shown on sheet C-l I does not correspond to
the estimated footprint area specified in the stormwater information checklist on sheet C-12.
With the FDP, per ZQ 16-502.2.A(14), the applicant must show the type, approximate
location, estimated size (footprint area and storage volume) and maintenance access ofeach
stormwater facility, and demonstrate the stomwater requirements will be met. In addition,
the applicant should design and size the stormwater vaults to detain the remaining
stormwater that is not captured (i.e., retained) on-site, and significantly delay its entry into
the stream system, as described above.

On sheets C-3 and C-l2, the applicant lists certain deviations from the strict adherence to
certain sections PFM that will be necessary in order to implement the environmentai
stewardship guidelines of the Comprehensive Plan. It is the long-standing policy of DPWES
that staff does not take final action on such requests when there is a pending application, as

we wish to avoid conflicts with the Board's action. Some of the deviations, as detailed
below, are not applicable to the design as currently proposed on the CDP. The CDP should
list only those deviations that are necessary for the design as currently presented, but not
include additional deviations that might be needed in the event ofsubsequent minor
modifications of the site design. At the time of Site Plan, staff will consider only those
deviations that are necessary and relevant to the final design and details, in accordance with
the regulations, requirements, policies and procedures in effect at the time. If any deviations
are not approved at the time of Site Plan, the design must be revised, or other facilities may
be required to achieve an equivalent volume reduction credit claimed on the CDP. Based on
the preliminary information presented, staff offers the following observations and remarks
regarding the deviations related to stormwater facilities:
a) Waiver of PFM Section 6-0303.8 for the location of an underground SWM vault located

in a residential area is (listed on both sheets C-3 and C-12).
As described above, the Board of Supervisors must take action on the request
concurrently with the subject rezoning application.
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b) Waiver of PFM Section 6-1304.2F to set the minimum horizontal setbacks from building
foundations in order to facilitate installation of the permeable pavement systems (listed
on sheet C-12 only).

Suflicient details have not been provided to evaluate and comment upon the waiver.
Prior to approval of the Site Plan, the applicant must provide design details,
including, but not limited to: the specific distance to the building foundations or depth
to the roofofthe underground garage; the justification for the reduction; the
respective drainage areas to each facility; specifications of underdrains, impermeable
liners and other measures proposed to prevent seepage; stone reservoir size; and
evaluations by the geotechnical engineer and structural design engineer ofthe
building of the potential impact and/or damage to the building foundation that may be
caused by seepage flom the permeable pavement.

c) All requested deviations ofPFM Section 6-1304.4I to allow utilization of infiltration
rates less than 0.52 inch,4hour (listed only on sheet C-3).

The narrative on sheet C-l2 states "There are no infiltration facilities proposed with
this application..." A deviation is not warranted, as it is not applicable to the
development as proposed.

d) All requested deviations ofPFM Section 6-1306.3F to allow for any detention facility
located within a building or garage structure to be govemed by building code
requirements for access and maintenance (listed on sheets C-3 and C12).

Whether or not a specific feature is govemed by a particular code or regulation cannot
be waived. The deviation, as listed on the CDP, is not approvable. The general
location of the proposed stormwater vault is shown on sheet C-l1, but not on the floor
plans. The narrative on sheet C-12 states that vaults will be in the parking garage and
access points will extend beyond the building face. Specific details ofthe
configuration must be provided on the FDP. Prior to approval ofthe Site and
Building Plans, the applicant must provide design details demonstrating adequate
access and ventilation to facilitate safe and effective inspection, cleaning and' 
maintenance in accordance with all applicable requirements in effect at the time.

e) All requested deviations ofPFM Section 6-1307 .2C to allow for installation ofbio-
retention facilities that utilize infiltration to be constructed on in-situ fill material,
provided field tests show adequate infiltration rates exist for in-situ material (listed only
on sheet C-3).

The narrative on sheet C-12 states "There are no infiltration facilities proposed with
this application. . ." A deviation is not warranted, as it is not applicable to the
development as proposed.

1) All requested deviations of PFM Section 6-1307 .2E to set the minimum horizontal
setbacks from building foundations be reduced in order to facilitate installation of the
bio-retention systems (the narrative on sheet C-3 requests a deviation to set the horizontal
setback to zero (0) feet, but the narrative on sheet C-12 requests a deviation to reduce the
setback to four (4) feet).

Sufficient details have not been provided to assess and comment upon the deviation,
including, but not limited to, the specific proposed setback, the required setback
based on the drainage area to the facility, or whether the deviation is even warranted.
A deviation ofany requirement will be considered only if it can be demonstrated that
the reduction of the standard is necessary based on the specific circumstances of the
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particular site, and any reduction will be no more than the minimum amount
necessary. For example, if the facilities located immediately adjacent to the
undergtound garage could be designed as tree box filters, DCR Design Specification,
Section 9-A-5, state that no setback from a building is needed if an impermeable liner
and an underdrain are used. Therefore a deviation may not be necessary.

g) All requested deviations ofPFM Section 6-1307 .2F to allow installation ofbio-retention
facilities in the vicinity of loading docks, vehicle maintenance or outdoor storage areas
(listed only on sheet C-3).

The loading spaces appear to be within the proposed building. The application does
not specify if the facilities would even capture surface drainage fiom the loading
dock(s). As part ofthe Site Plan, the applicant must provide final design details, such
as the individual drainage areas for each facilitS and any pre-treatment mechanisms
to reduce the concentrations ofpotential hydrocarbons, toxics or heavy metals before '

the flow is heated by the tree box filters.
h) All requested deviations of PFM Section 6-130'/.2G to allow for the maximum drainage

areas to bio-retention filters utilized for the retention ofthe frrst 1" on runoffbe
eliminated in order to accommodate rooftop runoff piped to proposed structures.

Sufficient details have not been provided to evaluate and comment upon the
deviation, including, but not limited to: the proposed drainage areas to each individual
bio-retention filter; the corresponding larger size (footprint), and the additional pre-
treatrnent devices; proposed enhancements to the design ofthe specific facilities to
mitigate the potential adverse effects related to evapotranspiration rates, porosity,
hydraulic overloading, short-circuiting, bypass and larger storm overflow; and
sufficient flow controls and other mechanisms to ensure proper function, safety and
commuruty accgptance.

i) All requested deviations of PFM Section 6-1309.2C to allow installation of tree box
filters in the vicinity ofloading docks, vehicle maintenance or outdoor storage areas.

Sufficient details have not been provided to evaluate and comment upon the deviation.
The loading spaces appear to be either within the buildings or downslope of the
filters. The application does not specify ifthe facilities would even capture surface
drainage from the loading dock(s). Prior to approval ofthe Site Plan, the applicant
must provide design details, such as the drainage divides, and if necessary, pre-
treatrnent to reduce the conceutrations ofpotential hydrocarbons, toxics or heavy
metals before the flow is captured by the tree box filters.

j) Please note that the list of stormwater related deviations included on sheet C-3 is different
than the list on sheet C-12. The CDP should list only those deviations that are applicable
to the design as currently presented. As indicated above, staff will review the specifrc
design and details submitted on the Site Plan, and consider only those relevant deviations
that are the minimum necessary for the final design.

10) Sheets C-13 through C-l38 - Tysons Comer Comprehensive Plan Stormwater Conformance
Spreadsheets cornments:
a) The applicant has condensed the lists of available runoff reduction practices to only those

currently proposed on the CDP. Although the County included in the spreadsheet all
cunently available facilities, practices, and measures that should be considered and,
where appropriate, implemented to the extent possible in order to support the stormwater
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c)

goals, the vision for a sustainable Tysons recognizing an evolving approach. At the time
ofeach FDP submission, especially as new technologies lead to improvements in the
management of stormwater, the applicant should pursue a progressive approach to
stomwater management that recognizes evolving technology, promotes low impact
development techniques, and incorporates innovative stormwater management measures.
For certain practices, the "Description of Area" cells include annotations regarding
certain assumptions related to sizing and design ofthe practice (e.g., soil porosity or
drainage area) that are not consistent with the standards and specifications applicable to
the proposed practices. As specified in the spreadsheet's instructions, the design, sizing,
limitations, details and specifications for the practices should be based on the PFM. For
practices not in the PFM, the design and specifications should be based on the Virginia
DCR Stormwater Design Specifications found at the BMP Clearinghouse website;
http://vwrrc.vt.edu/swcArlonProprietaryBMPs.html (if the facilities are listed in both the
PFM and DCR Specifrcation, and the standards are different, the more restrictive
applies). If the design does not meet all applicable standards and specifications, the
volume reduction credit claimed may not be approved at the time of Site Plan. Runoff
reduction credit for any new practice not listed in the spreadsheet must be supported by
documentation and approved by the County.
The use of the spreadsheet, particularly the designation ofthe Runoff Reduction
Practices, is inconsistent. For example, some subareas list the intensive green roofs as

vegetated roofs, but others include the facilities as stormwater planters. The inconsistent
designation will only complicate the design and review ofthe measures for conformance
with the comprehensive goals and compliance with the applicable standards and
specifications. At the time of each FDP, the applicant must provide the appropriate
facility designation and stormwater designs and computations conforming with the
applicable design and performance criteria.
Permeable pavements are proposed in drainage area B, but the remaining volume was not
directed to be captured by any downstream practices. By connecting the stormwater
treatrnent facilities in series, using a "treatment train" approach, and the overall function
and efficiency could be improved. The FDP should show the design details and
demonsFate that all available measures have been implemented to the extent possible.

1l) The applicant includes a table (sheet C-l3) indicating additional the retention capacity ofthe
proposed facilities, ifretention credit is permitted up to 1.4 inches for runolf reduction
BMP's onsite. The additional retention credit (for facilities other than stormwater
harvesting) is not endorsed by DPWES. Rather than oversizing the facilities to capture
additional rainfall volumes from larger, less frequent storms, the applicant should design the
stormwater measures to control the peak rates and significantly delay the release of the
remaining stormwater that cannot be completely captured (i.e., retained) on-site, as described
above.

12) Sheet C-17 shows a fire lane along the southeast (public urban park #6) side of Building E2,
which is in an area designated on the stormwater management plan as a vegetated roof. With
the FDP, the applicant must clarify the configuration and revise the stormwater
computations, if necessary.

b)

d)



Tracy Strunk, Staff Coordinator
RZ 2010-PR-014-E, Spring Hill Station, Part E
Page 9 of 10

l3) Comments on draft Proffers dated November 28,2012, related to stormwater design.
a) Staffsuggests that Proffer 6.R be revised to read as follows: "Stormwater Management.

Identification of specific stomwater management facilities. and calculations showing the
minimum volume of the first inch of rainfall that will be captured retained and reused for
the subiect area of the FDP. and access points to underground vaults as provided in
Proffers 19 and 51."

b) Proffer 19.C, second paragraph, states:
"... If the fmaintenance] access points access points [to SWM facilities] must be
located in the walkway zone, they shall be designed as a lift out panel with the same
paving materials as the walkway (subject to ADA requirements), be flush with the
walkway, and meet ADA accessibility requirements."

The access points for inspection ofthe stormwater vaults must be designed to be capable
ofbeing opened by one person without the need of additional lifting equipment (e.g., a
crane), so that the weight of the access covers does not become an impediment to the
frequent inspections and routine maintenance ofthe facilities.

c) Proffer 51 :

i) The third paragraph states:
"At the time of each FDP and site plan submission, the applicant shall provide
calculations showing the proposed volume reductions and shall work
cooperatively with DPWES and DPZ to ensure that the first inch of rainfall is
retained or reused to the maximum extent practicable. This requirement may be
met on an individual building basis or based upon the total area ofthe Subj ect
Property."

The specific (i.e., minimum) amount of control that will be achieved for each building
must be finalized no later than the approval of the FDP, because each FDP would
only establish commitments for the area of the FDP application, but would not be
binding on other land areas of the rezoning.

ii) The frfth paragraph must be revised. The additional retention credit ofup to 1.4
inches that is proposed on the CDP was not part of the stomwater spreadsheet
prepared by the County. DPWES does not endorse the additional credit for facilities
other than rainwater harvesting.

iii) The sixth paragraph states:
"...that seasonal variations in reuse water demand will create fluctuations in the
draw down period, and as such, the stormwater system will be designed (to the
extent practicable) to not exceed 10 days ofstorage. If storage time exceeds 10
days, the applicant shall have the right to discharge excess volumes off site at
release rates as allowed by the PFM."

The magritude and duration of the seasonal fluctuations, or the anticipated total
volume that might be discharged off-site after the l0 day limit, are not indicated. The
demand for cerlain uses, such as the irrigation, may be insignificant during non-
growing seasons (e.g. winter), such that the entire stormwater volume could be
discharged off-site. In addition, the release rates specified by the cunent PFM would
not achieve the additional stormwater goals of the comprehensive plan. Any excess
volume should be directed to other facilities using a "treatrnent train" approach, if
possible, or controlled to significantly delay the release ofthe remaining stormwater
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and mimic the runoff characteristics associated with the site in a good forest condition
for a signilicant majority of rainfall events, as described above.

iv) The last paragraph states:
".. .It is understood that interim or temporary SWM and BMP measures may be
required during any interim phase of the Proposed Development."

Section 16-502.2.,4.(14) of the Zoning Ordinance requires the applicant to show, at
the time of each FDP, the type, approximate location, estimated size (footprint area

and storage volume) and maintenance access of each stormwater facility, and
demonstrate the stormwater requirements will be met.

Pendins and Future Countv Code and regulation changes:
The Environmental Stewardship Guidelines in the Comprehensive Plan for the Tysons Comer
Urban Center envisions a progressive approach to stormwater management that recognizes
evolving technology, promotes low impact development techniques, and incorporates irurovative
stormwater management measures. However, the standards and specifications cunently in the
PFM were intended for conventional, suburban style developments. DPWES is in the process of
preparing a proposed amendment to the PFM to allow, on a case-by-case basis, altematives that
differ from the standards and specifications as currently set forth in the PFM. Also, the County
is participating in the ongoing code change ofthe national and state building codes to clarify,
enhance and expand the provisions regarding rainwater harvesting and reuse.

In addition, the Corurty is actively drafting amendments to the County Codes and regulations to
comply with the Virginia Stormwater Management Law and Regulations. Please note that the
Regulations, as adopted by the Virginia Soil and Water Conservation Board on May 24,2011,
include provisions (4VAC50-60-48.A) limiting which land-disturbing activities could be
considered "grandfathered" by the program administrative authority, and therefore would not be
subject to certain new criteria, based on several factors, including but not limited to, the dates of
rezoning and site plan approval, initial VSMP permit coverage and renewal(s), as well as the
dates of the start and completion of construction.

Notwithstanding any notes, analysis, computations, narrative, facilities, details and design
presented on the CPDs or statements in the ProlTers, the final design, construction, operation and
maintenance of the site, including, but not limited to, the stormwater facilities, shall be subject to
review and approval by DPWES, in accordance with all applicable Codes, requirements,
standards, specifications, policies and procedures in effect at the time of Site Plan approval.

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

cc: Betsy Smith, Director, Site Development and lnspections Division, DPWES
Don Demetrius, Chief, Watershed Projects Evaluation Branch, Stormwater Planning
Division, DPWES
William Marsh, DPWES Tysons Urban Center Coordinator, LDS, DPWES
Judy Cronauer, Chief, Central Branch, SDID, DPWES
Durga Kharel, Senior Stormwater Engineer, Central Branch SDID, DPWES
DPWES Zoning Application File (8158-ZONA-007-1)



County of Fairfax, Virginia

September 20,2012

Tracy Strunk, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

Jeremiah Stoncficld. Actins Stormwatcr Review Ensineer
Develooment and Insnections Divi sion

of Public Works and Environmental Services

SUBJECT: Spring Hill Station, Part D, RZ 2010-PR-014-D and Spring Hill Station,
Part E, RZ 2-10-PR-014-E, Tax Map Nos. 029-3-01-0054-A, 0057 and
0057-8 (Part D), and 029-3-01-0063-C (Part E), Providence District

REFERENCE: Waiver #8158-WPFM-002-1, request to allow Underground Stormwater
Vaults in a Residential Development

In a waiver request dated July 3 I, 2012, the applicant seeks a waiver by the Board of
Supervisors (Board) in conjunction rvith the approval of the subject rezoning to allow
underground stormwater management facilities in a residenlial development, in accordance
with Section 6-0303.8 of the Public Facilities Manual (PFM). The Board may grant a waiver to
allow after taking into consideration possible impacts on public safety, the environment, and
the burden placed on prospective homeowners for maintenance. Undergtound stormwater
management facilities located in residential developments allowed by the Board:

o shall be privately maintained;
o shall be disclosed as part ofthe chain oftitle to all future owners responsible for

maintenance of the facilities;
o shall not bc located in a County storm drainage easement; and,
o shall have a private maintenance agreement, in a form acceptable to the Director ofthe

Department of Public Works and Environmental Services (DPWES), executed before
lhe construction plan is approved.

The applicant has provided cstimates for the construction and maintenance costs ofthe
proposed vaults in Neighborhood I (Part D) and Neighborhood 3 (Part E) ofthe proposed
Spring Hill Station Demonstration Prqect mixed-use development that include residential
components. (The previorLs waiver, 8158-WPFM-001-2, was for only Parts A and B of Spring
Hill Station.)

APPENDIX 11

DATE:

TO:

Department of Public Works and Environmental Services
Land Deyelopment Services, Site Development and Inspections Division

12055 Government Center Parkwav. Suite 535
Fairfax, Virginia i2035-5503

Phone 703-324-1720. TTY 703-324-1877. FAX 703-324-8359
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ANALYSIS:
An analysis of the possible impacts on public safety, the environment, and the burden placed
on prospective home owners for maintenance is as follows:

Imoacts on Public Safetv - The design, locations and access points of the stormwater vaults are
critical components that are considered when evaluating the potential impact on public safety.
For example, a proposed facility within a paved parking lot or next to a sheet or travel lane is
viewed differently than a facility located in a grassy open space area. Parking lots and
travelways are places where children are less likely to play and gain unauthorized access to the
facilities. The applicant has stated in Proffer #50 that specific SWM facilities shall be
determined at FDP approval and subsequent Site Plan approval, and as may be approved by
DPWES. If it is the intent of the Board to approve the waiver request, staff recommends that
the approval include a condition that the design of the vault(s), including, but not limited to,
the number, size, shape, location, access and function, be subject to approval by DPWES, in
accordance with all applicable requirements, policies and procedures in effect at the time of
final Site Plan. In any location, locking manhOle covers and doors must be provided at each
access point.

If it is the intent ofthe Board to approve the waiver request, the applicant shall provide liability
insurance in an amount acceptable to Fairfax County as a waiver condition. A tlpical liability
insurance amount is $1,000,000 against claims associated with underground facilities. The
private maintenance agreement shall also hold Fairfax County harmless from any liability
associated with the facilities.

Impacts on the Environment - The surrounding areas are developed and the proposed
underground facilities will outfall into proposed piped storm drainage systems. Therefore,
staffdoes not believe there will be any adverse impact on the environment from the proposed
underground facilities.

Burden Placed on Prospective Homeowners for Maintenance and Future Replacement -
The financial burden ofthe prospective homeowners is dependent upon the anticipated annual
maintenance costs, the projected cost of future replacement of the vaults, the form of
ownership (e.g. rental apartments vs. homeowner's association), and the number of dwelling
units. The annual maintenance costs are dependent upon factors such as size, location, access,
and number ofvaults, function, and frequency and methods ofrequired maintenance activities.
The future replacement costs are dictated by the final desigrr, such as the number, size, and
location of vaults, as well as the expected life span of the construction.materials.

The July 13,2012, CDPs indicate proposed Parts D and E of the mixed-use development
include residential components in various options and altematives. The applicant has provided
estimates of the total construction costs, in current dollars, for the underground detention
facilities, as well as annual maintenance. Staff calculated the per unit share of the estimated
costs, tabulated below.
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1. Range ofproposed residential dwelling units based on Development Tabulations as shown on
the CDPs dated July 13,2012. Buildings D2A&B and D4 have residential units proposed for
both maximum commercial (option 1) and maximum residential (option 2) scenarios.

2. Estimated stormwater construction costs for each vault, in current dollars, provided by the
applicant.

3. The estimated amount ofthe total annual contribution toward the future replacement reserve
fund, based on the estimated construction cost, and assuming an estimated 5O-year lifespan (for
concrete products) and interest compensates for inflation.

4. Estimated annual routine maintenance costs per vault, provided by the applicant.
5. Estimated portion ofthe total annual costs attributable to each residential unit owner, based on

the estimated total armual costs (maintenance plus future replacement contribution) divided by
the number ofunits, assuming the entire cost burden is split among only the residential units.

6. The minimum per unit share ofthe costs based on the maximum proposed number ofdwelling
units proposed (i.e., th€ costs are shared by maximum number ofowners).

7. The maximum per unit share of the costs based on the minimum number of units (i.e., the
highest estimated financial burden for each individual residential unit owner).

8. Not applicable - no residential component proposed under any option or altemative.
9. Altemate Design proposed for only Buildings D3 and D4.
10. One vault proposed to serve both Buildings D2A and D2B.
1 l. The costs per unit will be higher if only one building is built (e.g., Building D2A).
12. After the second burlding is constructed (e.g., Building D2B), the residential owners ofboth

buildings would share the cost burden ofthe one vault.
13. Not applicable - existrrg office buildings to remain.
14. The vault proposed with building E3 is sized to control a drainage area of4.5 acres, which

includes the vast majority of the existing development on the site, and must be sized to
accommodate the removal ofthe existing vault and pond serving existing Buildings El and E2.

Although these calculations are based on the entire maintenance burden split among only the
residential units, as a conservative estimate ofthe maximum frnancial burden per unit, staff
recommends that the maintenance responsibility be shared among all owners within the

Stormwater Manaeement Vault Cost Estimates

Building

Number of Residential Units'
Minimum - Maximum Estimated

SWMVault
Construction

Costs2

Est. Annual
Replacement
Contnbution,

per vault-

Est. Annual
Maintenance

Cost, per
Vaulta

Estimated Total
Annual Share of

Costs, per
Residential UnitsOption

I

AlternateOption Desien2 , -;
Min.6 MaxT

D1 N/A" NiA' $84,303 sr,686 $1500 N/A
D2A
DzB

150436 N/A',
150436 

. 
N/c $82,84i 10

$1,657r0 $1500r0
s7.24"/
$3.62t2

$2r.05"/
$10.5212

D3 0
I50-
; r50- 300-

872
$41,429 $ 841 $1500 $4.90 $15.61

D4 150478 $27,608 q s5, s1500 $4.29 $13.68

D5 0
100-
207

N/A, 942,143 $ 843 $1500 $ I 1.32 $23.43

D6 N/A8 N/C
N/Ai]

s58.871 $1.177 $1500 N r8

E t&Ez
$278,358r4 $5,56714 $1500'4

N/Al3
E3A&B N/A" N/A' N/A"

E4 0
100-
222

N/A, $21,046 $421 $1500 $8.65 $19.21
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development, notjust the residential owners. The applicant has indicated that maintenance of
the private utility systems will be assumed by an Umbrella Owners Association (UOA) or
equivalent. Draft Proffer #3 (dated July 17 ,2012) does not differentiate the obligations ofthe
residential owners vs. the non-residential owners. In addition, the Proffers should commit to a
minimum number of dwelling units for each particular building or Part, such that the costs
associated with each vault are shared among at least the anticipated minimum number of
owners, to ensure that the per unit share ofthe costs paid by any individual residential owner
would not be a financial burden.

A maintenance agreement must be executed prior to site plan approval. Staffrecommends
that, if it is the intent of the Board to grant the waiver, the applicant be required to establish a
financial plan for the operation, inspection, maintenance and future replacement ofthe
underground facilities. The applicant should be required to establish, as part of the owners
documents, a fund (i.e., account) for the annual maintenance and a separate reserve fund (i.e.,
account) to cover future replacement of the facilities, based on the initial constnrction costs, an
estimated 50-year lifespan (for concrete products). The replacement reserve fund must be
separate from the annual maintenance fund to ensure the monies are available at the time
replacement is required and have not been previously spent on maintenance activities.
Staff recommends that the applicant prior to site plan approval, deposit in an escrow account
an amount equal to the estimated costs for the residential units' responsibility of the first 20-
years of maintenance of the facilities (based on the current maintenance estimate, a minimum
of $30,000 for each vault). The escrow must not be made available to the owners association
until after final bond release.

The applicant should also be required, as a waiver condition, to address future replacement of
the underground facilities as part of a private maintenance agreement with the County. In
order to maximize the useful life of underground facilities and minimize maintenance issues,
Staff recommends that, if it is the intent of the Board to grant the waiver, then the applicant
must be required to construct the rurderground facilities with reinforced concrete products only.

The applicant must also provide that disclosure will be made in the chain of title of the owners'
responsibility for maintenance and the associated waiver conditions.

RECOMMENDATION:
DPWES recommends that the Board approve the waiver to locate underground facilities in a
residential development for the Arbor Row Development, subject to conditions consistent with
the Proposed Conditions, Waiver #8158-WPFM-002-1, dated September 20,2012, as

contained in Attachment A.
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Ifyou have any questions, or need further assistance, please contact me at 324-1720.

ATTACHED DOCUMENTS:
Attachment A - Proposed Conditions, Waiver #8158-WPFM-002-1, dated September 20, 2012
Attachment B - PFM Section 6-0303.8

cc: Michelle Brickner, Director, Land Development Services, DPWES
Betsy Smith, Director, Site Development and Inspections Division, DPWES
Steve Aitcheson, Director, Maintenance and Stormwater Management Division, DPWES
William Marsh, DPWES Tysons Urban Center Coordinator, LDS, DPWES
Judy Cronauer, Branch Chief, Site Development and Inspections Division, DPWES
Durga Kharal, Stormwater Review Engineer, Central Branch, SDID, DPWES
Zoning Application Files: 8158-ZONAV-002-A-1 (Part D); 8158-ZONA-004-1 (Part E)
Waiver File (8 I 58-WPFM-002-1)
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Waiver Conditions

8158-WPFM-002-1

. September 20,2012

(Concurrent with RZ 2010-PR-014-D, Spring Hill Station, Part D,
and RZ 2010-PR-014-E, Spring Hill Station, Part E)

1. Notwithstanding any notes, analysis, narrative, preliminary design and/or facilities
presented on the CDP, the final design, construction, operation and maintenance of
the underground stormwater detention vaults, including, but not limited to, the
function, number, size, shape, location, access and discharge, shall be subject to
review and approval by the Director of the Department of Public Works and
Environmental Services (DPWES), in accordance with these conditions, and all
applicable Codes, requirements, standards, specifications, policies and procedures
in effect at the time of Site Plan approval.

2. This approval is limited to only Part D and Part E of the proposed Spring Hill Station
mixed use development. Notwithstanding any notes, analysis, narrative, preliminary
design and/or facilities presented on the CDP, any substantial changes to the
development plan, such as including residential units and underground stormwater
vaults within other part of the development will require Board of approval of a revised
waiver and conditions.

3. The underground facilities shall be located under the travel lanes or private streets
and not within the open space areas of the proposed development, as determined
by DPWES.

4. The underground facilities shall be constructed of reinforced concrete products only
and incorporate safety features, including locking manholes and doors, as
determined by DPWES at the time of construction plan submission.

5. The underground facilities shall be privately maintained and shall not be located in a
County storm drain easement.

6. A private maintenance agreement, as reviewed and approved by the Fairfax County
Attorney's Office, shall be executed and recorded in the Land Records of the
County. The private maintenance agreement shall be executed priorto Site Plan
approval.

The private maintenance agreement shall address:
. County inspection and all other issues as may be necessary to insure that the

facilities are maintained by the property owners in good working condition

'l ot7
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acceptable to the County so as to control stormwater generated from the
development of the site.

. A condition that the applicant, property owners, their successors or assigns shall
not petition the County to take future maintenance or replace the underground
facilities.

. Establishment of a reserve fund, for future replacement of the underground
facilities.

. Establishment of procedures to follow to facilitate inspection by the County, i.e.
advance notice procedure, whom to contact, who has the access keys, etc.

r A condition that the property owners provide and continuously maintain, liability
insurance. The typical liability insurance amount is at least $1,000,000, against
claims associated with underground facilities.

e A statement that Fairfax County shall be held harmless from any liability
associated with the facilities.

6. Operation, inspection and maintenance procedures associated with the underground
facilities shall be incorporated in the site construction plan and private maintenance
agreement, which insure safe operation, inspection and maintenance of the facilities.

7. A financial plan, for the owner to finance regular maintenance and full life cycle
replacement costs, shall be established prior to final subdivision plat approval. A
separate a line item in the annual budget for operation, inspection and maintenance
shall be established. A separate reserve fund (i.e., account) for future replacement
of the underground facilities shall also be established to receive annual deposits
based on the initial construction costs and an estimated SO-year lifespan for
concrete products.

8. Prior to final construction plan approval, the applicanl shall escrow sufficient funds
for the benefit of the owner which will cover a 2Q-year maintenance cycle of the
underground facilities. These monies shall not be made available to the owners
association, or equivalent, until after final bond release.

9. All future purchasers of any of the residential units shall be advised prior to entering
into a contract of sale, that the owner is responsible for the operation, inspection,
maintenance and replacement of the underground facilities.

10. The owner and its successors and assigns shall disclose, as part of the chain of title,
to all future property owners, the presence of the underground stormwater facilities
and the owner's responsibility for operation, inspection, maintenance and
replacement of such facilities, by including the following language within the deed for
each lot and the record plat:

"The owner and its successors and assigns are responsible for the operation,
inspection, maintenance and replacement of the underground stormwater
facilities as set fodh in the maintenance agreement entered into with the County."

2of 2
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The Public Facilities Manual (PFM) Section 6-0303.8 (24€8-PFM, 83-04-PFM)

Underground detention facilities may not be used in residential developments, including rental

townhouses, condominiums and apartments, unless specifically waived by the Board of

Supervisors (Board) in conjunction with the approval of a rezoning, proffered condition

amendment, special exception, or special exception amendment. In addition, after receiving

input from the Director regarding a request by the property owne(s) to use underground

detention in a residential development, the Board may grant a waiver if an application for

rezoning, proffered condition amendment, special exception, and special exception amendment

was approved prior to, June 8, 2004, and if an underground detention facility was a feature

shown on an approved proffered development plan or on an approved special exception plat.

Any decision by the Board to grant a waiver shall take into consideration possible impacts on

public safety, the environment, and the burden placed on prospective owners for maintenance

of the facilities. Any property owner(s) seeking a waiver shall provide for adequate funding for

maintenance of the facilities where deemed appropriate by the Board. Underground detention

facilities approved for use in residential developments by the Board shall be privately

malntained, shall be disclosed aq part of the chain of title to all future homeowners (e.9.

individual members of a homeowners or condominium association) responsible for maintenance

of the facilities, shall not be located in a County storm drainage easement, and a private

maintenance agreement in a form acceptable to the Director must be executed before the

construction plan is approved. Underground detention facilities may be used in commercial and

industrial developments where private maintenance agreements are executed and the facilities

are not located in a County storm drainage easement.
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TO:

FarRrRx Couxrv Penx AurHonrrv

MEMORANDUM

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

Sandy Stallman, AIC!,Mnager 1/ 72
Park Plaruring Branch, PDD ,X+<f

a"l
November]S, 2012

RZ 2010-PR-014D, RZ 2010-PR-014E; Spring Hill Station (Georgelas) - Revised
Tax Map Numbers: 29-l ((1)) 18C;29-3 (1)) 54A, 57,578,57G, & 63C

FROM:

DATE:

SUBJECTI

The Park Authority staff has reviewed the proposed Conceptual Development Plan (CDP) dated
April 25, 201 I for tlre entire subject area, the CDPs for sub-applications D & E, and draft
proffers for sub-applioations D & E dated Ootober 19,2012. This memorandum replaces a
previous memorandum dated August 16,2012. Comments regarding impacts to Park Authority
resources and levels of service are based on the policies in the Parks and Recreation section of
the Countywide Policy Plan, including Objeotive 2, Policies g,j, and k; Objective 5, Policies a

andb; Objective 6, Policy c. and Appendix 2, PartBl Park Facility Service l-evel Standards, The
evaluation is also based on guidance provided in the Tysons Corner Urban Center Environmental
Stewardship and Tysons West Dishiot seotions oflho Comprehensive Plan.

BACKGROUND

The subject property is located in the Tysons West Distriot, North Subdistrict within a quater
mile of tle planned Tysons West Metro Station. Parts A and B of the application were approved
on September 27, 201 I for up to 2,390 new multi-family dwelling units, 18,000 square feet of
retail commercial uses, and a 25,000 square foot fire station faoility. Part D seeks approval for
up to 2,035 dwelling units and 1,560,000 square feet of commercial uses. Part E seeks approval
for up to 222 dwelling units and 998,770 square feet of commercial uses. Combined, Parts A, B,
D & E could add up to 5.6 million square feet of new development in Tysons Comer,

Based on the average projected multi-family household size of 1.75 in the Tysons Comer Urban
Center, Parts A and B could add up to 4,183 new residents, Part D could add up to 3,561 new
residents and Part E could add up to 389 new residents for a total of8,133 new residents in the
Providence Supervisory District. The high end of the applicant's requested residontial
development options was used for the purposes of this evaluation to show the maximum
potential impact to park and reoreation rosouroes and lovols of sorvice.
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ANALYSIS AND RECOMMENDATIONS

Urban Parkland Needs

The Plan for Tysons Corner calls for a comprehensive system ofpublic open spaces to serye

residents, visitors and workers. This systom ofpublic spaces should include parks ofdifferent
types (pocket parks, civic plazas, oorrmon greens, recreation-focused parks, lineat parkVtrails,
and natural resource areas) to enhance the quality oflife, health and the environment for those

who live, work and visit Tysons Comer, In the Tysons Comer Urban Center Areawide
Recommendations, Environmenlal Stewardship Chapter, Parks and Recteation Section, Page 81,

the Plan states the following:

"The provision of land should be proportionate to the impact ofthe ptoposed
development on park and recreation service levels. An urban park land standard

of 1.5 acres per 1,000 residents and 1 acre per 10,000 employees will be applied."

Applying the urban parkland standard to the proposed development, Parls A, B, D & E together
generate a need for 8.42 acros ofnew public parkland at the low end Md 12.76 acres ofnew
urban parkland at the high end ofthe range ofresidential options. Together, the applications
provide about 3 acres of new public park space onsite and a commitment to fund the acquisition
of about 3 acres of parkland offsite, resulting in an overall defioit of about 2,5 - 6,75 acres ofnew
public urban park space, The urban parkland need breaks down as follows:

Application
Urban Park

Acreage
Need

Urban Park
Acreage
shown

% of need
provided

for
Georgelas Part A r,25 0.00 o%

Georgelas Part Br 5.02 65%

Georgelas Part D 5.62 2.23 40%

Georgelas Part E 0.86 .44 5I%
TOTAT 12.76 5,94 47%

*includes commitment to fund acquisition of 2.61 acres of land ofBile.

The Comprehensive Plan for the North Subdistrict of the Tysons West District where the subjeot
property is located notes that this area should include spaces for "arts and entertainment,"
Specifically, with regard to park spaces, the Plan states the following (Page 126):

"All urban parks in this subdisfiict should be large enough for open-air aotivilies
such as farmers' markets and musical performances by small groups for residents
and workers in the area. The sizes ofthese parks should be between l/2 to over
one acre. At least one two acre reoreation-focused park should be provided in the
subdistriot to serve the recreation and leisure needs of futute residents and
workers. Facilities could include sport courts, playground features, skate parks,

splash pads, or other small-foo@rint facilities. "

Following is a discussion of onsite urban park spaces provided in Parts D & E and how well they
fit with the Comprehensive Plan guidance for the Tysons West District, No(h Subdistrict.
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Onsite Urban Park Snace - Part D

. Based on the urban park land standard in the Tysons Areawide Plan, proposed uses in Part D

generate a need for 1.87 (at the lowest residential option) to 5.62 acres (at the highest
iesidential option) of onsite public urban parks, Thc application shows 2.23 acres of onsite
publio urban parks, meeting the need at the lowest end ofthe range of residential options, but
falling far short at the highest ond of the range of residential options.

. 44% of the public park space in Part D is provided above grade ("sky parks'), meeting the

PTC Zoning Dstrict regulation that not more than 50% of publio park space shall be

provided above grade.

. Four distinct public urban parks are shown on the development plan for Part D:

o Public Urban Park North (#l) - This 36,000 sq. ft. (0.83 acres) oommon green type park

is located betweon Buildings D3 and D4 (the Rinaldi Property). It is designed to be a

passive space with a large lawn aroa, seating and public art' This park is in the general

location indicated on the Comprehensive Plan Concoptual Park Network Map and

recommended in the District Plan text for a one-acre common green park' As shown on

the Conceptual Park Network Map, it is meant to be tle terminus of a string of parks

leading pedestrians north into the District from the Metro Station plaza at Rout€ 7.

o Public Urban Park (#2) - This 16,800 sq. ff, (0.39 acres) pocket par* is looated at streel

level at the comer of Tyco Road and Btoad Street. This park will include either a small
skateboarding park or offJeash dog exercise area and the draft proffers indicate il will be

offered to Fairfax County for dedication as a public park,

o Public Urban Park (#3) - This 4,350 sq. ft. (0.l0 acres) pocket park is located at street

level along Pierpoint Street adjacent to Building D5' The plan does not provide
information as to the intended program or design for the spaoe

o Public West Sky Park (#4) - This 29,000 sq, ft. (0.67 acres) elevated park spaco adjacent

to Building Dl is designed as an aotive recreation spacc with a running track, golf putting

area, open lawn and seating. Public elevator access will be provided via both Pierpoint'
Street and Leesbutg Pike (Route 7). The applioant should commit to wayfinding signage

to assist the public in finding the elevatod park'

o PublicEastSkyPark(#5)-This 13,500sq. ft. (0.31 aores) elevated park space adjacent

to Building D6 is designed as an active recreation space with children's play areas for
ages 1-5 and 6-10 as well as seating and a cafC or vending station, Public elevator access

will be provided via both Pierpoint Street and Spring Hill Road. The applicant should
commit to wayfinding signage to assist the public in finding the olevated pmk.

. Additionally, 0,93 acres ofprivato rooftop parks in seven looations are shown. These areas

can be used to satisfu the Zoning Ordinance requirement to spend $1,700 per dwelling unil
on onsite recreational amenities, suoh as swimming pools, patios, sport oourts, game tables,

elc.

Part D Evaluation - The publio urban park network in Part D falls short ofthe need generated by
about 3 % acres at the high end ofthe range ofresidential options. Ifresidential options are

exercised, the applicant should commit to ptovide an additional 3.5 actes ofland offsite and/or

funding for public park development to support the added population growth.
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Onsite Urban Park Soace - Part E

. Based on the urban park land standard in the Tysons Areawide Plan, proposed uses in Pad E
generate a need for 0.28 (at the no residential option) to 0.86 acres (at the highest residential
option) ofonsite urban parks. The application shows 0.44 acres of onsite public urban parks
with a single new pocket park between Buildings E2 and E4.

. None ofthe public park spaoe in Part E is provided above grade ("sky parks"), meeting the
PTC Zoning District regulation that not more than 50% ofpublic park spaoe shall be
provided above grade.

. A single new publio urban park is shown on tho development plan for Part E:

o Public Urban Park (#6) - This 19,300 sq, ft. (0.44 acres) pooket park is located
between Buildings E2 and Bl. It is designed to be a passive spaoe with a lawa area,
bench seating and hardscape areas. No active reoroational uses to serve the new
residential buildings are provided,

r Additionally, a 0.19 acres private rooftop park in one location is shown. This area can be

used to satisfi tho Zoning Ordinance requirement to spend $1,700 per dwelling unit on onsite
recreational amenities, such as swimming pools, patios, sport oourts, game tables, etc,

Part E Evaluation - The public urban park in Part E is designed primarily as passivo park spaoe
with no outdoor recreational facilities to serve the now residential population,

Athletic tr'ield Needs

In addition to the need for new urban parks, the Comprehensive Plan also recognizes the need for
a variety of small and large recreational facilities to meet the need ofnew residents, workers, and
visitors to Tysons Comer, In the Tysons Comer Urban Center Areawide Recommendations,
Environmental Stewardship Chapter, Parks and Recreation Section, Page 82, the Plan states the
following:

"... recreational facility servioo levol standards in the Park and Recreaticn element
ofthe Countywido Polioy Plan should be applied to new development in Tysons,
with adjustments made for urban demographics and use patterns. Using 2050
development projections, anticipated urban field use pattems, optimal athletic
field design (lights and synthetio tuf) and longer scheduling periods, the adjusted
need for athletic fields to serve Tysons is a total of20 fields..,In general, the need
for an athletic field is generated by the development of approximately 4.5 miltion
square feet ofmixed use development in Tysons."

Based on Comprehensive Plan guidance for provision ofone full-service athletic field per 4,5
million square feet of new GFA, the proposed development in Parts A, B, D & E combincd, with
over 5,5 million square feei ofproposed GFA, generates the need for 1.25 athletic fields. The
chart below shows the breakdown of gonerated need for eash of the four parts of the rezoning:
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Part Total GFA Exlsting
GFA to
remaln

N6t new
GFA

f, Athletic
flelds needed 1

"Tysons" fleld
/4,5msqft

new GFA

A 436,000 0 436,000 0.10

B 1,738,100 1,738,100 0.39

D 2,786,000 n 2,786,000 0.62

E 1,081,000 43!,L70 649,830 0.14

TOTAT 6,041,100 4?7,t7O 5,609,930 1,25

No athletic field facilities are proposed onsite, however, with approval ofParts A & B, the

applicant is committed to purchase and dedicate or provide funds for the county to acquire 2.81

acres of land adjacent to Raglan Road Park on lhe westem side ofTysons Comer lor possible

athletic fi eld development.

The applicant indicates in the draft proflers for Parts D & E t}e intent to fund the design and
construotion ofan athtetic field at Raglan Road Park or another looation to be determined by the
Park Authority by conlributing $0.75 per squaro foot of new development. At full buildout at the
maximum requested GFA, this would provide about $2,9 million for construction of facilities
tiat could inolude a lighted, synthetic turf athletic field, patking, stormwater management and

other park infrastructure. The draft proffers do not indicate the timing of the monetary
contribution. The Park Authority requests that the applicant commit to providing funding for
athletic field oonstruction at a date that aligns with the completion ofa majority ofresidential
buildings in the development (in Parts A, B, D & E combined), or sooner.

Evaluation - While the applicant demonstrates a commitment to fund the design and

construction ofathletic field faoilitiss to offset the impact ofproposed development, this
commitment should include timing that aligns with the completion of a majority of residential
buildings (in Parts A, B, D & E combined), or sooner,

Other Recreational Facility Needs

In the Tysons Corner Urban Center Areawide Recommendations, Publis Fasilities Chapter,
Parks Section, Page 88, the Plan states the following:

"The County'wide recreation faoility service level standards in the Park and
Recreation element of the Countpvide Polioy Plan should be applied to new
development in Tysons, with adjustments made for urban demographics and use
pattems. Provision offacilities to meet these servico Ievel needs will ensure that
as Tysons redevelops, publicly accessible athletic fields, tennis courts, basketball
courts, fitness and program space, swimming pools, and other active recreational
facilities will bo provided at Ievels meeting the needs of futuro Tysons residents,
employees and visitors."

Using adopted recreational facility sewice level standards found in the Parks and Recreation
element (Appendix 2, Part B) of the Policy Plan, the publicly accessible recreational facilities
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needed to address the planned $owth for Parts A, B, D & E includes 5 sport courts and 2.5
playgrounds. Combined, Parts D & E generate a need for 2.5 sport courts and 1,5 playgrounds.
The applications propose to provide onsite recreational facilities as followsr

Part A
- No onsite public rocreational facilities are being provided with this part of the applioation,

Part B
- The one-third acre public park at the comer of Spring Hill Road and Greensboro Drive will

include children's play equipment and a half-court basketball area. The applioant has also
proffered to provide two private indoor half courts or a member-based health club with full
size indoor basketball gym.

Part D
- The one-third acre publio park at the corner ofTyco Road and Broad Street will include a

small urban skate spot or small offleash dog park.

- The sky park associated with Building Dl will include an elevated running track and golf
putting green.

- The sky park associated with Building D6 will include a rooftop children's play area.

Pafi E
- No onsite public recreational faoilities are being provided with this pari of the application.

Evaluation - Overall, the applicant has attempted to provide a oomplemenl ofpublic reoreational
facilities that will serve a diverse variely ofneeds in Parts A, B, D & E, The two children's play
areas and skate spot or dog park could be considered to meet the 2,5 playground need. The 1.5

basketball courts, elevated running track, and golfputting green could be considered to mect 3 of
the 5 sport court needs , If moro indoor or outdoor recreational facilities are not provided, there
will be a deficiency ofrecreational opportunities in the Spring Hill Station development.

SUMMARY

This section summarizes the recommendations included in the preceding analysis section.

r Parts A, B, D &E together generate a need for 12.75 acres of new urban parkland. Together,
they provide about 5.9 acres ofnew publio park aoreago, resulting in an overall deficit of
about 6,85 aores,

. The public urban park network in Part D falls short ofthe need generated by about 3 l/2 acres
at the high end of the range of residential options. If residential options are exercised, the
applicant should commit to provide an additional 3.5 acres ofland offsite and/or funding for
public park development to support Tysons growth.

. The plan does not provide information as to the intended program or dcsign for Public Urban
Park #3, a pocket park located at street level along Pierpoint Street adjacent to Building D5

. The public urban park in Part E is designed primarily as passive park spaoe wilh no outdoor
recreational facilities to serve the new residenlial population.

r Parts A, B, D & E together genorate a need for 1.25 athletic fields. With approval of Parts A
& B, the applicant is committed to purchase and dedicate or provide funds for the county to
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acquire 2. 8 1 acres of land adj acent to Raglan Road Park on the westem side of Tysons
Comer for possible athletic field development.

. The draft proffers for Parts D & E include a commitment to fund the design and construction
of athletio field facilities to offset the impact of proposed development. This commitmenl
should include timing that aligns with the completion of a majority ofresidential buildings
(in Parts A, B, D & E combined), or sooner,

. Overall, the applioant has attempted to provide a complement ofpublic recreational facilities
that will serve a diverse variety of needs in Parts A, B, D & E. The two children's play areas
and skate spot or dog park could be considered to meet the 2.5 playground need. The 1.5

basketball courts, elevated running traok, and golfputting green oould be oonsidered to meet
3 of the 5 sport court needs. Ifmore indoor or outdoor rccreational facilities are not
provided, there will be a deficiency ofrecreational opportunities in the Spring Hill Station
development.

Please note the Park Authority would like to review and comment on proffers and/or
developmont oonditions related to park and recreation issues. We request that draft and final
proffers and/or development conditions be submitted to the assigned reviewer noted below for
review and comment prior to completion of the staff report and prior to final Board of
Supewisors approval.

FCPA Reviewer: Andrea L. Dorlester
DPZ Coordinator: Tracy Strunk

Copy: John W. Dargle, Jr., Director
Cindy Messinger, Deputy Director/ClO
Sara K. Baldwin, Deputy Director/COO
Cindy Walsh, Director, Resourcc Management Divisior.
David Bowden, Director, Planning & Devolopment Division
Julie Cline, Manager, Land Acquisition & Management Branch
Andrea L. Dorlester, Planner IV, Park Planning Branch, PDD
Cathy Lewis, Branch Manager, ZED, DPZ
Tracy Strunk, Plarner IV, Zoning Evaluation Division, DPZ
Chron Binder
File Coov
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FROM:

DATE:

SUBJECT: FDP 2010-PR-014-D; Spring Hill Station (Georgelas)
Tax Map Number: 29-3 (l)) 54A

The Park Authority staff has reviewed the proposed Final Development Plan (FDP) for Building
D2-A dated June 5,2012. This memorandum provides comments regarding impacts to Park
Aulhority resources and levels ofservice based on the policies in the Parks and Recreation
section ofthe Countywide Policy Plan, including Objective 2, Policies g, j, and k; Objective 5,

Policies a and b; Objective 6, Policy c. and Appendix 2, Part B: Park Facility Service Level
Standards. The evaluation is also based on guidance provided in the Tysons Comer Urban
Center Environmental Stewardshio and Tvsons West District sections of the Comorehensive
PIan.

ANALYSIS AND RECOMMENDATIONS

Urban Parkland Needs

Based on the urban park land standard in the Tysons Areawide Plan, the proposed building D2-A
generates a need for L12 acres ofonsite public urban parks. No new permanent public park
space is shown lbr this block.

Sheet L-1.03 of the IiDP shows an interim park space ofunknown size being provided on land
adjacent and to the north ofthe proposed building. The inlerim park space is the future location
of building D2-B and a portion of the future Merchant Street. The FDP indicates the interim
park space will consist of an open grassy lawn and a sand vollcyball court. No seating,
landscaping or other amenities are shown. The draft profTers do not provide any further details
or information about the interim park space. Some lorm of outdoor seating and landscaping
other than grass should be provided. In addition, the plan and proffers should indicate the size of
the interim park space and what iacilities specifically will be provided there.

About 0.26 acres ofprivate rooftop parks in two locations on top ofthe 8 story parking podium
are shor.ur. These areas can be used to satisfy the Zoning Ordinance requirement to spend

$1,700 per dwelling unit on onsite recreational amenities, such as swimming pools, patios, sport
courts, game tables, etc.

TO: Barbara Berlin, AICP, Director
Zoning Evaluation Division
Department of Planning and Zoning

Sandy Stalf man, AICP, Manager il I
Park Planning Branch. PDD .q)
August 16,2012



Barbara Berlin
FDP 2010-PR-014-D, Spring Hill Station
Page 2

Athletic X'ield Needs

Based on Comprehensive Plan guidance for provision ofone full-service athletic field per 4.5
million square feet ofnew GFA, the proposed development of building D2-A generates a need
for 0.09 athletic fields. The draft proffers indicate that funding for construction of a full size
athletic field (at Raglan Road Park or other location to be determined by the Park Authority) will
occur with the 6' completed building in Part D. There is no indication that a portion of funds for
athletic field construction will be provided with each building. A pro-rata portion of funds for
athletic field construction should be provided with completion ofthe D2-A building.

Other Recreational Facility Needs

The proposed development generates a need for the following recreational facilities: 0.87 sport
courts and 0.27 playgrounds. The interim park space on the site of future Building D2-B
includes a sand volleyball court; however, no definite length of time for the interim period is
indicated. No other public recreational facilities are shown on site. The CDP indicates public
sport courts, playgrounds and other recreational facilities will be provided in other phases of
development ofthe Part D property. If construction on Building D2-B begins prior to
completion ofany permanent recreational facilities in Part D, the interim sand volleyball court
(or another comparable sport court or "small footprint" recreational facility) should be relocated
to another interim location nearby.

SUMMARY

This section summarizes the recommendations included in the preceding analysis section.

. Some form of outdoor seating and landscaping other than grass should be provided in the
interim park on the site of future Building D2-8.

. The Final Development Plan and proffers should indicate the size ofthe interim park space
and what facilities specifically will be provided there.

. A pro-rata portion of funds for athletic field construction should be provided with completion
of the D2-A building.

. If construction on Building D2-B begins prior to completion ofany permanent recreational
facilities in Part D, the interim sand volleyball court (or another comparable sport court or
"small footprint" recreational facility) should be relocated to another interim location nearby.

Please note the Park Authority would like to review and comment on proffers and./or
development conditions related to park and recreation issues. We request that draft and final
proffers and/or development conditions be submitted to the assigned reviewer noted below for
review and conrment prior to completion ofthe staff report and prior to final Board of
Supervisors approval.

FCPA Reviewer: Andrea L. Dorlester
DPZ Coordinator: Tracv Strunk
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Copy: John W. Dargle, Jr., Director
Cindy Messinger, Deputy Director/CFO
Sara K. Baldwin, Deputy Director/CoO
Cindy Walsh, Director, Resource Management Division
David Bowden, Director, Planning & Development Division
Julie Cline, Manager, Land Acquisition & Management Branch
Andrea L. Dorlester, Planner IV, Park Planning Branch, PDD
Cathy Lewis, Branch Manager , ZED, DPZ
Tracy Strunk, Plarurer IV, Zoning Evaluation Division, DPZ
Chron Binder
File Copy



APPENDIX 13

County of Fairfax, Virginia

December 2'7,2012

Todd Nelson, Urban Forester If ,ffi)
Forest Conservation Branch. Opw {Sl-)--/
Spring Hill Station Building D2Al FDP 2010-PR-014-D

Request lbr assistance dated December 4,2012

This review is based upon the Final Dcvclopment Plan (FDP) 2010-PR-014-D stamped
"Received, Department of Planning and Zoning, Novemb er 29, 2012." A site visit was
conducted on November 29, 2010, as part ofa review of the Conceptual Development Plan
(CDP) stamped "Received, Department of Planning and Zoning, October 15,2010".

General Comment: Urban Forest Management Division (UFMD) comments and
recommendations on the previously submitted FDP were provided to DPZ in the memo dated
October 19,2012. Several comments and recommendations contained in the memo were not
adequately addressed and are similar to the following. Additional comments and
recommendations are provided to address the lO-year tree canopy calculations.

l. Comment: The "proposed preliminary landscape 10-year tree canopy calculations will
provide canopy coverage of38,441 square feet" as claimed in the Tree Preservation Target
Deviation Request on sheet C-8 is unclear. The 38,441 sq. ft. does not appear to be
consistent with the 43,000 sq. ft. claimed as Total Tree Cover Provided by Ptanting, as
identified in the Conceptual Plant Schedule for Neighborhood I on sheet L-l.02.

Recommendation: The Tree Prcservation Target Deviation Request should be revised to
accurately reflect the total amount of tree canopy coverage to be provided through tree
planting specihed in the Conceptual Plant Schedule for Neighborhood l. In addition, the
total amount oftrec canopy provided through tree planting specified in the Conceptual
Plant Schedule for Neighborhood 1 should be consistent with the total amount oftree
canopy provided through tree planting specified in the l0-year Tree Canopy Calculation
Worksheet for Neighborhood l, as shown on the CDP.

2. Comment: The I 0-year Tree Canopy Calculations provided for this FDP and the 4,1 50
square fcet oftotal area to be provide through tree planting are unclear and it cannot be
determined if they are in conlbrmance with the l0-ycar Tree canopy calculations for thc
CDP.

TO:

FROM:

SUBJECT:

RE:

Tracy Strunk, Staff Coordinator
Zoning Evaluation Division, DPZ

Department of Public Works and Enyironm€ntal S€rvices
Urban Forest Maoagement Division ,-it p

I 2055 Govcmment A;#;;;;;-s;i" lli 
"eHKa

phonc?03-324-r7?0.-,,",r0r-ir"j1"Ji'[iiT#3i]-l;3;;-qf
www. fairfaxcounty. gov/dpwes
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Recommendation: The lO-year Tree Canopy Calculations for the CDP, demonstrating
how the overall l0-year tree canopy requirements will be met for the entire Neighborhood
I land area will be met, should be provided as part of this FDP. I O-year Tree Canopy
Calculations specific to this FDP should also be provided demonstrating how the proposed
landscaping and tree save areas located on this FDP will meet the overall lO-year tree
canopy requirements of the CDP.

3. Comment: There are 9 trees shown to be planted at the northeast comer of the Tyco
Road/Pierpoint Street intersection that are not clearly identified and labeled on the
Landscape Plan or Plant Schedule. In addition, it is unclear which ofthe various landscape
plans is the final landscape plan design.

Recommendation: The Landscape Plan and Plant Schedule should be revised to
accurately label and identifo all trees proposed to be planted as part of this FDP. In
addition, clearly show and identiff the final landscape plan design for this FDp.

4. Comment: Several trees along Tyco Road, northem ofthe l-story block and stone
building as shown on the interim landscape plan, appear to be planted on the existing
parking lot.

Recommendation: The interim landscape plan should be revised to provide suitable
planting areas and planting area details for all trees proposed to be planted throughout the
slte.

5. Comment: A landscape plan showing the locations of the trees specified in tlle Tysons
Spring Hill D2A Plant Schedule has not been provided. In addition, it does not appear the
trees proposed to be planted as part of the Interim Plant Schedule are included in the
Tysons Spring Hill D2A Plant Schedule and associated Tree Cover Calculations.

Recommendation: A landscape plan showing the locations of the trees specified in the
Tysons Spring Hill D2A Plant Schedule should be provided. Trees identified in the Interim
Plant schedule that are proposed to remain throughout the development process should be
included in the Tysons Spring Hill D2A Plant Schedule.

Please contact me at 7 03-324-1770 should you have any questions.

TLN/
UFMDID #: I 75,14 I

cc: DPZ File



County of Fairfax, Virginia

December l,9,2012

TO:

FROM:

Tracy Strunk, Staff Coordinator
Zoning Evaluation Division, DPZ

Todd Nelson, Urban Forester Il
Forest Conservation Branch. DPWE

SUBJECT: Spring Hill Station; RZ 2010-PR-014-E

RE: Rcquest for assistance dated December 4, 2012

This review is based upon the Conceptual Development Plan (CDP) RZ 2010-PR-014-E
stamped "Received, Department of Planning and Zoning, November 29, 2012." A site visit
was conducted on November 29, 2010, as part ofa review of the Conceptual Development
Plan (CDP) stamped "Received, Department of Planning and Zoning October I 5, 20 | 0" and
an additional site visit was conducte.d on February 16,2012.

General Comment: Urban Forest Management Division (UFMD) comments and
recommendations on the previously submitted CDP were provided to DPZ in memos dated
February 17,2012, August 9, 2012, and November 15,2012. Scveral comments and
recommendations contained in the above memos werc not adequately addressed and are similar
to the following. Additional comments and rccommendations are provided to address the 10-
year tree canopy calculations and the draft prof'fers.

l. Comment: The Tree Preservation Target Deviation Request states a portion ofthe
developed landscape area in the upper plaza areas will be preserved and the l0-year Tree
Canopy Calculations for Neighborhood 2 on sheet L-7 specify 4,851 sq. ft. oftotal camrpy
being provided through preservation; however, it does not appear the preservation ofthese
trees is included in the Tree Preservation Target Calculations and Statement table as the
proposed percentage ofcanopy requirement that will be met through preservation is 07o, as
indicated in Line E. Trees in fair to good condition that appear to meet the pre- and post-
development condition standards should be included in areas counting towards meeting thc
Tree Preservation Target.

Recommendation: Prior to consideration ofthe deviation request, the existing landscape
trees in Neighborhcod 2 in fair to good condition that meet the pre-and post-development
condition standards for trees should be included in areas counting towards meeting the Tree
Preservation Target and the deviation request. The Tree Prcservation Target Calculations

Department of Public Works and Environmental S€rvices
Urban Forest Matragement Division

1?055 Covemment Ccnter Parkway, Suile 518
Fairfax. Virginia 22035-5503

Phorc 703-324-l'7'10, TTY: 703-324-1877 . F ax: 703-803-7'769
www. fairfaxcounty. gov/dpwes

r-,ffi
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and Statement table on sheet C-9, and Tree Preservation Target Deviation request should
be revised to identify the total of canopy area proposed to be provided through tree
preservation. All areas ofexisting landscaping proposed to be counted toward meeting the
tree preservation target should be shaded and labeled on the CDP indicating the amount of
lO-year canopy claimed for each area.

2, Comment: The total of canopy area provided through tree planting, as identified in line E2
of the Tree Cover Calculations for each of the Neighborhoods shown on sheet L-7, does

not match the total tree cover provided by planting, as identified in the Conceptual Planting
Schedules for each of the Neiehborhoods shown on sheet L-6.

Recommendation: The Tree Cover Calculations on sheet L-7 should be revised to
accurately reflect the total of canopy area provided through tree planting and should match
the total tree cover provided by planting as shown on sheet L-6 for each ofthe
Neighborhoods.

3, Comment: The Conceptual Plant Schedule for Neighborhood 2 includes Category II
evergreen trees however; the Tree Symbol Legend does not include a key symbol for
Category II evergreen trees.

Recommendation: A key and symbol for Category II evergreen trees should be provided
in the Tree Symbol Legend on sheet L-6 or the Category II ev€rgreen trees should be
removed from the Conceptual Plant Schedules for Neighborhood 2.

4. Comment: The caliper size specification provided for the various evergreen trees, as

indicated in the Conc€ptual Plant Schedules for each of the Neighborhoods on sheet L-6 is
unclear as size specifications for evergreen trees shall be identified by height and for
deciduous trees shall be identified bv caliper.

Recommendation: Provide caliper size specifications for all deciduous trees and height
size specifications for all evergreen trees identified in the Conceptual Plant Schedules for
each of the Neighborhoods.

5, Cornment: Given the nature of the landscape area in the upper plaza and the tree cover
located off-site at the southem prcperty ofproposed Building E4, and depending on the
ultimate development configuration provided, several proffers will be instrumental in
assuring adequate tree preservation throughout the development process.

Recommendation: Recommend the following proffer language to ensure effective tree
preservation:

Tree Preservation: "The applicant shall submit a Tree Preservation Plan and Narrative as

part ofthe first and all subsequent site plan submissions. The preservation plan and
naffative shall be prepared by a Certified Arborist or a Registered Consulting Arborist, and
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shall be subject to the review and approval of the Urban Forest Managonent Division,
DPWES.

The tree preservation plan shall include a tree inventory that identifies the location, species,
critical root zone, size, crown spread and condition analysis percentage rating for all
individual trees to be preserved, as well as all on and off-site trees, living or dead with
trunks 8 inches in diameter and greater (measured at 4 yz -feet from the base of the trunk or
as otherwise allowed in the latest edition of the Guide for Plant Appraisal published by the
International Society of Arboriculture) located within 25 feet to either side of the limits of
clearing and grading. The tree preservation plan shall provide for the preservation ofthose
areas shown for tree preservation, those areas outside ofthe limits ofclearing and grading
shown on the CDP and those additional areas in which trees can be preserved as a result of
final engineering. The tree preservation plan and narrative shall include all items specified
in PFM 12-0507 and 12-0509. Specific tree preservation activities that will maximize the
survivability ofany tree identified to be preserved, such as: crown pruning, root pruning,
mulching fertilization, and others as necessary, shall be included in the plan."

Tree Appraisal: "The Applicant shall retain a professional arborist with experience in plant
appraisal, to determine the replacement value of all trees 8 inches in diameter or greater
located on the Application Property that are shown to be saved on the Tree Preselation
Plan. These trees and their value shall be identified on the Tree Preservation Plan at the
time ofthe first submission ofthe respective site plan(s). The replacanent value shall take
into consideration the age, size and condition ofthese trees and shall be determined by the
so-called "Trunk Formula Method" contained in the latest edition of the Guide for Plarr
Appraisal published by the Intemational Society of Arboriculture, subject to review and
approval by UFMD.

At the time of the respective site plan approvals, the Appticant shall post a cash bond or a
letter ofcredit payable to the County of Fairfax to ensure preservation and/or replacement
of tle trees for which a tree value has been determined in accordance with the paragraph
above (the "Bonded Trees") that die or are dfng due to unauthorized construction
activities. The letter of credit or cash deposit shall be equal to 50% of the replacement
value of the Bonded Trees. At any time prior to final bond release for the improvements on
the Application Property constructed adjacent to the respective tree save areas, should any
Bonded Trees die, be rernoved, or are determined to be dlng by UFMD due to
unauthorized construction activities, the Applicant shall replace such trees at its expense.
The replacement trees shall be of equivalent size, species and/or canopy cover as approved
by UFMD. In addition to this replacement obligation, the Applicant shall also make a
payment equal to the value ofany Bonded Tree that is dead or dying or improperly
removed due to unauthodzed construction activity. This payment shall be determined
based on the Trunk Formula Method and paid to a fund established by the County for
furtherance oftree preservation objectives. Upon release of the bond for the improvements
on the Application Property constructed adjacent to the respective tree save areas, any
amount remaining in the tree bonds required by this proffer shall be returned/released to the
Applicant."



Spring Hill Station
RZ 2010-PR-014-E
December 19,2012
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Tree Preservation Walk-Throuqh. "The Applicant shall retain the services of a certified
arborist or Registered Consulting Arborist, and shall have the limits ofclearing and grading
marked with a continuous line of flagging prior to the walk-through meeting. During the
tree-preservation walk-through meeting, the Applicant's certified arborist or landscape
architect shall walk the limits of clearing and grading with an UFMD, DPWES,
representative to deterrnine where adjustments to the clearing limits can be made to
increase the area of tree preservation and/or to increase the survivability oftrees at the edge
of the limits of clearing and grading, and such adjustment shall be implemented. Trees that
are identified as dead or dying may be removed as part of the clearing operation. Any tree
that is so desigrrated shall be removed using a chain saw and such removal shall be
accomplished in a manner that avoids damage to sunounding trees and associated
understory vegetation. If a stump must be removed, this shall be done using a stump-
grinding machine in a manner causing as little disturbance as possible to adjacent trees and
associated understory vegetation and soil conditions."

Limits of Clearine and Grading. "The Applicant shall conform strictly to the limits of
clearing and grading as shown on the CDP, subject to allowances specified in these
proffered conditions and for the installation ofutilities and/or trails as determined
necessary by the Director ofDPWES, as described herein. If it is detennined necessary to
install utilities and/or trails in areas protected by the limits of clearing and grading as
shown on the CDP, they shall be located in the least disruptive manner necessary as
determined by the UFMD, DPWES. A replanting plan shall be developed and
implemented, subject to approval by the UFMD, DPWES, for any areas protected by the
limits ofclearing and grading that must be disturbed for such trails or utilities."

Tree Preservation Fencing: "All trees shown to b€ preserved on tlte tree pr€s€rvation plan
shall be protected by tree protection fence. Tree protection fencing in the form of four (4)
foot high, fourteen (14) gauge welded wire attached to six (6) foot steel posts driven
eighteen (18) inches into the ground and placed no further than ten (10) feet apart or, super
silt fence to the extent that required trenching for super silt fence does not sever or wound
compression roots which can lead to structural failure and/or uprooting oftrees shall be
erected at the limits of clearing and grading as shown on the demolition, and phase I & II
erosion and sediment control sheets, as may be modified by the "Root Pruning" proffer
below.

All tree protection fencing shall be installed after the tree preservation walk-through
meeting but prior to any clearing and grading activities, including the dernolition ofany
existing structures. The installation of all tree protection fencing shall be performed under
the supervision ofa certified arborist, and accomplished in a manner that does not harm
existing vegetation that is to be preserved. Three (3) days prior to the commencement of
any clearing, grading or demolition activities, but subsequent to the installation of the tree
protection devices, the UFMD, DPWES, shall be notified and given the opportunity to
inspect the site to ensure that all tree protection devices have been correctly installed. If it
is determined that the fencing has not been installed correctly, no grading or construction
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activities shall occur until the fencing is installed coffectly, as determin€d by the UFMD,
DPWES."

Root Pruning. "The Applicant shall root prune, as needed to comply with the tree
preservation requirements ofthese proffers. All treatments shall be clearly identified,
labeled, and detailed on the erosion and sediment control sheets of the subdivision plan
submission. The details for these treatments shall be reviewed and approved by the
UFMD, DPWES, accomplished in a manner that protects affected and adjacent vegetation
to be preserved, and may include, but not be limited to the following:
o Root pruning shall be done with a trencher or vibratory plow to a depth of 18 inches.
r Root pruning shall take place prior to any clearing and grading, or demolition of

structures.
. Root pruning shall be conducted with the supervision ofa certified arborist.
r An UFMD, DPWES, representative shall be informed when all root pruning and tree

protection fence installation is complete."

Dernolition of Existing Structures. "The dernolition of all existing features and structures
within areas protected by the limits ofclearing and grading areas shown on the CDP shall
be done by hand without heavy equipment and conducted in a manner that does not impact
individual trees and/or groups oftrees that are to be preserved as reviewed and approved by
the UFMD, DPWES."

Site Monitoring. "During any clearing or tree/vegetation/structure removal on the
Applicant Property, a representative of the Applicant shall be present to monitor the
process and ensure that the activities are conducted as proffered and as approved by the
UFMD. The Applicant shall retain the services of a certified arborist or Registered
Consulting Arborist to monitor all construction and dernolition work and tree preservation
efforts in order to ensure conformance with all tree preservation proffers, and UFMD
approvals. The monitoring schedule shall be described and detailed in the Landscaping and
Tree Preservation Plan, and reviewed and approved by the UFMD, DPWES."

Please contact me at703-324-1770 should you have any questions.

TLN/

UFMDID #:167380

cc: DPZ File
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of Facilities and T Services

Services
81 15 Gatehouse Road, Suite 3300

Falls Church, Viginia 22042

TO:

FAIRFAX COUNTY
PUBLIC SCHOOLS

FROM:

SUBJECT:

AGREAGE:

TAX MAP:

PROPOSAL:

Fehuary 17 , 2012

Barbara Berlin, Director
Fairfax County Department of Planning & Zoning
Zoning Evaluation Division

Denise M. James, Director &tA,
Office of Facilities Planning Serviaes

RZ 2010-PR-014C and RZ 20'10-PR-014D, Georgelas Group LLC

7.13 acres (Part C) and 9.86 acres (Part D)

29-3 (1)) and 2e-1 ((1))

Rezone property to the PTC District to permit a mixed-use, transit oriented
community in proximity to the Spring Hill Station

COMMENTS: The proposed rezoning area is within the Spring Hill Elementary, Longiellow Middle, and
Mclean High school boundaries. The chart below shows the existing school capacity, enrollment, and
projected enrollment.

School Capacity Enrollment
(9/30/1t)

2012-2013
Proiected

Enrollment

Capacity
Balance

2012-2013

2016-17
Proiected

Enrollment

Capacity
Balance
2015-r7

SDrinq Hill ES 862962. 972 958 '96 937 25

Lonqfellow MS 815/1350* 1329 1238 112 1416

McLean HS 1944 1974 2008 1948
afe 0n

' Spring Hil! Elementary is curently under renovalion, which will inuease capacity beginning with the 2013-14 school yeat.
" Longlellow Middle is cuftently under rcnovation, which will incrcase capacity beginning with the 2011-12 school yeaL

The school capacity chart shows a snapshot in time for student enrollment and school capacity balance.
Both Longfellow and Mclean are projected to have a capacity deficit. Student enrollment projections are
done on a six year horizon, currently through school year 2016-17 and are updated annually. Beyond this
timeframe, enrollment projections are not available.

The rezoning application proposes to rezone property to the PTC District to permit redevelopment of
property in proximity to the Spring Hill metro rail station to include a mix of office, residential, hotel, retail,
and service uses. Two options are proposed for Part C and Part D of the development area with a range
oi highrise multi-family residential units. Part C Option 1 proposes between 305 to 472 units and Part C
Option 2 proposes between 808 to 1254 units. Part D Option 1 proposes between 671 to 1045 units and
Part D Option 2 proposes between 1158 to 1810 units.

The proposed area currenlly is developed with office, industrial, a fire station, and a mini storage
warehouse.

The chart below shows the number of anticipated students by school level based on the county-wide
student yield ratio.



Part C:
School level Mid/high-rise

multi-family ratio
ProDosed
* ot units

Elementary .u7 305 to 472 -14to ,-2

Middle .013 305 to 472 I 4to
Hiqh .o27 305 to 472 8to13
I otal 28 to 4l

SUMMARY:
The current per student suggested proffer amount is $9,378. However, since the applicant states that
development may take years, even decades to complete, it is recommended that the developer make a
protfer contribution based on the school protfer amount in effect at the time of development. The current
school proffer amount is based, in part, on construction costs that reflect current market conditions.
Given that development is likely to occur when market conditions improve, a school proffer amount at the
time of development would better otfset the impact of new students will have on surrounding schools, A
proffer contribution at the time of occupancy is not recommended. An example of such approved proffer
language is provided below.

A. Adjustment ro Canrriburion .AnroLrnts. Follosing npproval of rhis Application
and prior to rhe AJ,pliclnt's payment of rhc ilmounl(s) $et forth in this Proffcr, if
Fairfax Counrl,shouid incrctse lhc rsrio of studenrs per high-risc multifomily unit
or rhe arr:ounr of De conrribution per srudcnr, rhe Applicant shall increasc rhc
amounr of rhe conrriburion for rhar phase of delelopmert to reflect the rhen-
current ratio and/or contributjon. lf thc County should decreasc the ralio or
contributlon arnount, thc Applicant sbalJ proYide rhc grerter of rhe two amount$.

7l to t09



It is recommended that all proffer contributions be directed to FCPS to use at its discretion for schools
serving the Tysons Corner area since present school attendance areas may change as development
occurs in Tysons corner.

It is also recommended that notification be given to FCPS when construction is anticipated to commence
in order for FCPS to include the timety projection of students into its five year Capital lmprovement
Program.

It is noted that in order to address future student growth in the Tysons Corner area, FCPS is seeking a

location for a new elementary school site in Tysons Corner. Tysons Corner is located within several
elementary school boundaries and these schools will not have sufficient capacity to accommodate future

student growth from the redevelopment. lt is envisioned thet students residing in Tysons Corner will be

serviced by an elementary school located in Tysons.

Attachment: Locator Map

cc: Patricia S. Reed. School Board lvlember, Providence District
llryong Moon, School Board lvlember, At-Large
Ryan McElveen, School Board, At-Large
Ted Velkoff, School Board, At-Large
Dean Tistadt, Chief Operating Officer, FCPS
Marty Smith, Assistant Superintendent, Cluster I

Deborah Jackson, Principal, NlcLean High
Carole Kihm, Principal, Longfellow Middle
Roger Vanderhye, Principal, Spring Hill Elementary



Fairfax County Public Schools
Office of Facilities Planning Seryices
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Department of Facilities and Transportation Services
FAIRFAX COUNTY
PUBLIC SCHOOLS

Office of Facilities Planning Services
8 1 15 Gatehouse Road, Suite 3300

Falls Church, Yirginia 22042

TO:

February 17 , 2012

Barbara Berlin, Director
Fairfax County Department of Planning & Zoning
Zoning Evaluation Division

Denise M, James, Dnector /!t!/
Otfice of Facilities Planning Serviges

RZ 2010-PR-014E, Georgelas Group LLC

7.39 acres

2e-3 ((1)) 63c

Rezone property to the PTC District to permit a mixed-use, transit oriented
community in proximity to the Spring Hill metro rail station,

FROM:

SUBJECT:

ACREAGE:

TAX MAP:

PROPOSAL:

COMMENTS: The proposed rezoning area is within the Spring Hill Elementary, Longfellow Middle, and
Mclean High school boundaries. The chart below shows the existing school capacrty, enrollment, and
Droiected enrollment.

School Capacity Enrollment
(9/30/1 1)

2012-2013
Projected

Enrollment

Capacaty
Balance

2012-2013

2016-17
Proiected

Enrollment

Capacity
Balance
2016-17

SDdna HillES 862t962' 972 958 -96 s37

Lonofellow MS 815/1350" 1329 1238 112 1416 -66

lvlcLean HS 1944 1974 2008 -64 1948
arc on

" Sping Hill Elementary is currently under rcnovation, which will increase capacity beginning with the 2013-14 school yeat.
" Longlellow Middle is cunently under rcnovation, which will increase capacily beginning with the 2011-12 school yeaL

The school capacity chart shows a snapshot in time for student enrollment and school capacity balance.
Both Longfellow and McLean are projected to have a capacity deficit. Student enrollment projections are
done on a six year horizon, currently through school year 2016-17 and are updated annually. Beyond this
timeframe, projections are not available.

The rezoning application proposes to rezone property to the PTC District to permit redevelopment of
property in proximity to the Spring Hill metro rail station to include a mix of uses to include residential.
Two options are proposed. Only Option 2 proposes residential units with a range of between 143 to 222
high-rise multi-family unats. The proposed area currently is developed with office use.

The chart below shows the number of anticiDated students bv rchool level based on the countv-wide
student yield ratio.



SI,JMMARY:
The current per student suggested proffer amount is $9,378. However, since the applicant states that
development may take years, even decades to complete, it is recommended that the developer make a
proffer contribution based on the school proffer amount in effect at the time of development. The current
school proffer amount is based, in part, on construction costs that reflect current market conditions.
Given that development is likely to occur when market conditions improve, a school proffer amount at the
time of development would better otfset the impact of new students will have on surrounding schools. A
protfer contribution at the time of occupancy is not recommended, An example of such approved proffer
language is provided below.

Adjustment. to Clntribution. Amgrpts. I'ollou ing npproval of rhis Application
and prior ro rhe Applicanl's paltncnt of thc rmounr(s) set forth in this Proffer, if
Fairfax Counry -<hould increase the rario of rludenrs per high-rise muhifamily unit
or the amount of the conuibution pet srudcnt, rhe Applicant shall increasc rhc
rmounr of the conrribution for rhat phase of delelopment to reflect dtc lhcn-
cunent ratio rnd./or contribr.r(ion. lf rhc County should decrease the ralio or
contribution amounl, thc ,qpplicsnt slrall pro\jde rhe greater of the two smounts.

It is recommended that all proffer contributions be directed to FCPS to use at its discretion for schools
serving the Tysons Corner area since present school attendance areas may change as development
occurs in Tysons cornef.

It is also recommended that notification be given to FCPS when construction js anticipated to commence
in order for FCPS to include the timely projection of students into its iive year Capital lmprovement
Program.

It is noted that in order to address future student growth in the Tysons Corner area, FCPS is seeking a
location for a new elementary school site in Tysons Corner, Tysons Corner is located within several
elementary school boundaries and these schools will not have sufficient capacity to accommodate future
student growth from the redevelopment. lt is envisioned that students residing in Tysons Corner will be
serviced by an elementary school located in Tysons.

Attachment: Locator Mao

cc: Patricia S. Reed, School Board Member, Providence District
llryong Moon, School Board Member, At-Large
Ryan McElveen, School Board, At-Large
Ted Velkoff, School Board, At-Large
Dean Tistadt, Chief Operating Officer, FCPS
Marty Smith, Assistant Superintendent, Cluster I

Deborah Jackson, Principal, McLean High
Carole Kihm, Principal, Longfellow Middle
Roger Vanderhye, Principal, Spring Hill Elementary



Fairfax County Public Schools
Office of Facilities Planning Services
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DATE:
TO:

C ount of Fairfax Vir lnla

April 3,2012
Tracy Strunk
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Gilbert Osei-Kwadwo, P.E.
Engineering Analysis and Planning Branch

SUBJECT: Sanitary Sewer Analysis Report

REF: Application No. RZ 2010-PR-0IC C and D

The above referenced zoning application is within Tysons Comer Urban Center (see attached
map). As such, priorto site plan submission, the applicant shall be required to provide sewer
capacity analysis study to Wastewater Planning and Monitoring Division of all the lines within
the Urban Center which its site contributes flow to. If it is determined that any of the lines
within the Tysons Corner Urban Center are inadequate, the applicant will be required to
perform necessary upgrades prior to cr concurrent with site plan submission.

For sanitary trunk sewers that serve the Tysons Comer Urban Center but are located beyond
the boundary of the Center, the projected wastewater flow is anticipated to increase
significantly, resulting in potentially overloading the system, To accommodate the added flow,
pipe improvement will be necessary in the future, hence, the possibility of pro-rata share may
be applicable.

Ifyou have any questions or comments, please do not hesitate to contact me at 703-324-5025.

Fatar r CouNrY
WASTIT,IATEa MANAG,MTNT

lr^.JItl
Qtatit! rl wrtr - Q*lttu t4 t il.

Depsrtment of Public Work and Environmentrl Seryices
Wrstew|ter Planning & Monitoring Diyision

12000 Government Center Park\day. Suite 358
Fairfax, VA 22035

Phone: 703-324-5030, Fax: 703-803-3297
www. fairfaxcountv. sov/dpwes

w



DATE:

TO:

FROM:

C ount of Fairfax Virsinia

March 27 ,2012

Tracy Strunk
Zoning Evaluation Division
Department of Planning and Zoning

Gilbert Osei-Kwadwo, P.E.
Engineering Analysis and Planning Branch

SUBJECT: Sanitary Sewer Analysis Report

REF: Application No. RZ 2010-PR-0148
Tax Map No.029-3-((01)) - -0063C

The above referenced zoning application is within Tysons Comer Urban Center (see attached
map). As such, prior to site plan submission, the applicant shall be required to provide sewer
capaoity analysis study to Wastewater Planning and Monitoring Division of all the lines within
the Urban Center which its site contributes flow to. If it is determined that any of the lines
within the Tysons Comer Urban Center are inadequate, the applicant will be required to
perform necessary upgrades prior to or concurrent with site plan submission.

For sanitary trunk sewsrs that serve the Tysons Corner Urban Center but are located beyond
the boundary ofthe Center, the projected wastewater flow is anticipated to increase
significantly, resulting in potentially overloading the system. To accommodate the added flow,
pipe improvement will be necessary in the future, hence, the possibility of pro-rata share may
be applicable.

Ifyou have any questions or comments, please do not hesitate to contact me at 703-324-5025.

F tifAr Co|Jl{tY
WASTEIY TEa MAirAcrMtNT

lr,
f,l

Qutit! ol wd - Q@tiN ol l.il.

Department of Public Works and Etrvlronmental Services
Wastewaler Plarning & Moniloring Diyision

12000 Covernment Cent€r Parkwav. Suite 358
Faifax, VA 22035

Phone: 703-324-5030, Fax: 703-803-3297
www.fairfaxcountv. sov/dDwes
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County of F atrfax,

DATE: February3,2012

Barbara C. Berlin, Director
Zoning Evaluation Division
Departrnent of Plaruring and Zoning

Eric Fisher, GIS Analyst III
Information Technology Section
Fire and Rescue Department

Fire and Rescue Department Preliminary Analysis of Rezoning Application
RZ 2010-PR-014 C and D

Virgini a

TO:

FROM:

SUBJECT:

The following information is submitted in response to your request for a preliminary Fire and
Rescue Department analysis for the subject:

l. The application property is cunently serviced by the Fairfax County Fire and Rescue
Department Station #429, Tysons Corner

2. For the development ofthis project to occur, Fairfax County Fire and Rescue
Department Station #429, Tysons Corner must be relocated. This relocation of the fire
station will require close coordination between the developer and the County.
Construction and opening ofthe new fire station must occur prior to the vacation and
demolition ofthe cunent fire station.

3. After construction, it is envisioned that this property will still be serviced by the fire
station #429, Tysons Corner.

Proudly Prot€cting and
Serving Our Community

Fire and Rescue Department
4100 Chain Bridge Road

Fairfax, VA 22030
'7 03-246-2126

www. fairfaxcounty. gov/fi re



County of Fairfax,

DATE: Februarv 3.2012

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

Eric Fisher, GIS Analyst III
Information Technology Section
Fire and Rescue Department

Fire and Rescue Department Preliminary Analysis of Rezoning Application
RZ 2010-PR-014 E

Virgini a

TO:

FROM:

SUBJECT:

The following information is submitted in response to your request for a preliminary Fire and
Rescue Department analysis for the subject:

1. The application property is cunently serviced by the Fairfax County Fire and Rescue
Department Station #429, Tysons Corner

2. For the development ofthis project to occur, Fairfax County Fire and Rescue

Department Station #429, Tysons Corner must be relocated. This relocation of the fire
station will require close coordination between the developer and the County.
Construction and opening ofthe new fire station must occur prior to the vacation and
demolition of the current fire station.

3. After construction, it is envisioned that this property will still be serviced by the fire
station #429. Tvsons Corner.

Proudly Protecting and
Serving 0ur Community

Fire and Rescue Department
4100 Chain Bridge Road

Fairfax, VA 22030
'7 03-246-2t26

www. fairfaxcounty. gov/fi re



FairfaxWater
FAIRFAX COUNTY WATER AUTHORITY

8560 Arlington Boulevard, Fairfax, Virginia 22O31
www.fairfaxwater, oro

APPENDIX 17

PLANNING & ENGINEERING
DtvlstoN
Jamie Bain Hedges, P.E.
Director
{703) 289 632 5
Fax (7O3) 289 6382

January 29,2012

Ms. Barbara Berlin, Director
Fairfax County Department of Planning and Zoning
12055 Govemment Center Parkwav. Suite 801
Fairfax, Virginia 2203 5 - 5 505

Re: RZ20l0-PR-014C
RZ 2010-PR-014D

i:tti#:"#T?",,
Dear Ms. Berlin:

Fairfax Water would like to reiterate its comments submitted in our March 10,
201 1 letter to you, regarding Spring Hill Station (copy enclosed).

Ifyou have any questions regarding this information please contact Dave Guerra
at (703\ 289-6343.

Sincerely,

4,\ro".1 -I'-ta'v?
Traci K. Goldberg, P.E.
Manager, Planning Department

Enclosure
cc: Robert Cochran, VIKA, Inc.

Elizabeth Bakec Walsh Colucci



FAIRFAX COTJNTY WATER AUTHORITY
8560 Arljngton Boulevard, Fairfax, Virginia 22031

www.fairf axwater,org

PLANNING & ENGINEERING
DtvtstoN
Jamie B.in Hedg€s, P.E

(7C31 289"6325
Fax (7031 289.6382

March l0 2011

Ms. Barbara Bsrlin, Director
Fairfa;< County D€pattnent ofPlanning and Zon-ing

12055 Governrnent Center Parkway, Suite 801 r
Fairfax, Virginia 22035-5505

Re: R.Z2010-PR-014
FDP 2010-PR-014
FDP-2010-PR-014-02
FDP-2010-PR-01+03
Spring Hill Station
Tax Mao: 29-l &29-3

Dear Ms. Berlin:

The following information is submitted in response to your request for a water

service analysis for the above application:

l. The property is currently served by Fairfax Water.

2. Adequate domestic water service is available at the site from existing 24-inch and

8-inch water mains. Se& the enclosed water system map and the Generalized
Dwelopment Plan for comments.

3, Depending upon the configuration ofthe on-site $'ater mains, additional water' main exteosions may be necessary to satis$ fire flow requirements and

accommodate ll'ater quality concerns,

4. Relocation of distribution/transmission u'ater facilities necessarl' to accommodate
this development plan are at the owners expense, and must be approved by
Fairfax Water.

5. ln accordance with Fairfax Water policy (copy enclosed) all developer proposed
relocations of Fairfax Water transmission mains greater than l6-inches in
diarneter require the approval of the Fairfax Water Board. If it is determined that



the proposed constn:ction 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,
Relocation of the kansmission main, if appoved, is at the omer's expense.

If you have any questions regarding this information please contact Dave Guerra
ar (703) 289-6343.

Sincerely,

3^-;4d.Ji-<^n
Traci IC Goldberg P.E.
Mdnager, Planning Departnent

Enclosure
cc: R.obert Cochran, Vtr(l\ Ioc.

Elizabeth Baker, Walsh Colucci



Transmission Maln Relocation Policy

Adopted April 23,2009

'V',rdqr mains larger dran 16-inches in diameter constitute the backbone of the Fairfax
County Water Authority's (Authority) transmission system. Their continuous operation
is necessar;'to best ensu& adequate flow and pressure throughout the system for the
provision of domestic seruice and fue protection. These traasmission mains are located
in oasernents benefitting the Authority and in state right-of-ways with approval ofthe
Virginia Department of Transportation.

Occasionally, privato laad dovelopers request permission to relocate portions ofthe
Authority's transmission mains to facilitate best use of the der,reloper's property. Given
the significant risk and high degree ofcoordination necessary to effoctively relocate.
tra.nsmission mains without compromising the integrity of the Authority's operations
during these activities, all proposed relocations ofwater mains larger than 16-inches in
diameter that are initiated by private development activity must be submitted to the
Authority Board for approvai

. When reviewing proposed relooations, the Board will conside,r vmious factors, inoluding
but nor limited to:

1) The extent of the relocation.
2) The anticipated transmission main outage duration during tie-ils.
3) The impact to the local bervice area and the overall bystem.
4) The level of staff effort required to effectively coordinate aad execute the

relocation.
5) The benefits to the Authority ofthe propcsod relocation.

Upon a request from a private developer to relocate a water main larger than 16-inches in
diameter, Authority staff will prepare an item discussing the above factors for tho Board's
consideration.

All such transmission relocations approved by the Authority shall be designed,
constructed and completed at the sole cost and expense ofthe developer, includiag a
reasonable fee to componsate the Authority for stafftime devoted to the review.
inspection and apptoval of such relocation. For all approved transmission relocations, the
Authority shall require the developer to enter into a written agreanent that obligates the
developer to complete all work in accordance with the plans approved by the Authority
for such relocation. Wlether the subject property will be served by the Authority or by
anothcr public watsr utiliry shall not be a factor in the Board's consideration of whether to
approve a relocation request,
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FairfaxWater
FAIRFAX COUNTY WATEF AUTHORITY

8560 Arlington Boulevard. Fairfax, Virginia 22031
www.fairf axwater. oro

PLANNING & ENGINEERING
DtvtstoN
Jamie Bain Hedses, P.E.
Director
(7O3) 289-6325
Fax {703) 289'6382 January 29, 2012

Ms. Barbara Berlin, Director
Fairfax County Department of Planning and Zoning
12055 Government Center Parkwav. Suite 801

Fairfax, Virginia 22035-5505

Re: RZ 2010-PR-014E
Spring Hill Station
Part E
Tax Map: 29-3

Dear Ms. Berlin:

Fairfax Water would like to reiterate its comments submitted in our March 10,

201 I letter to you, regarding Spring Hill Station (copy enclosed). Please note that in
addition to the existing 24-inch and 8-inch water mains available for adequate domestic
service referenced in paragraph 2, an existing onsite l2-inch water main is also available
(refer to enclosed system map).

Ifyou have any questions regarding this information please contact Dave Guerra
at (703) 289-6343.

Sincerely,

4^D""4,Y)'d%
Traci K. Goldberg, P.E.
Manager, Planning Department

Enclosures

cc: Robert Cochran, VIKA, Inc.
Elizabeth Baker, Walsh Colucci



PLANNING & ENGINEERING
otvrsroN
Jsmie Ssin Hedges, P.E.

(703t 289-6325
Fax 17031 289'6382

FAIRFAX COUNTY WATER AUTHORITY
8560 Arlington Boulevard, Fairfax, Virginia 22031

www.fairfaxwater,oro

March l0 20i 1

Ms. Barbara Berlin, Director
Fairfa>r County Department of Plaruring ard Zon-ing
12055 Government Center Parkway, Suite 801 ,

Fairfax, Virginia 22035-5505

RZ 2010-PR-0r4
FDP 2010-PR-014
FDP-2010-PR-014-02
FDP-2010-PR-014-03
Spring Hill Station
Tax Map: 29-I &29-3

Dear Ms. Berlin:

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

l. The property is cunently served by Fairfax Water.

2, Adequate domestic water service is available at the site Som existing 24-inch and
8-inch water maios. See the enclosed water system map and the Generalized
Development Plan for comments,

3. Depending upon the configuration of the on-site water mains, additional water' main extansions maybe necessary to satisfu fire flow requirements and
accommodate p'ater quality concerns.

4. Relooation of distribution/transmission water facilities necessary to accommodate
&is developuent plan are at the owners expense, and must be approved by
Fairfax Water,

5. ln accordance with Fairfax Water policy (copy enclosed) all developer proposed
relocations of Fairfax Water transmission mains greater than l6-inches in
diameter require the approval of the Fairfax Water Board. If it is dstermined that

Re:



the proposed construction requires a relocation, the applicant must submit a letter
to the attention of Ms. Jarnie Bain Hedges, P.8., Director, Planning and
Engineering, requesting permission to reiocate the existing transmission main.
Relocatior of the transmission main, if approved, is at the owner's expense.

Ifyou have any questions regardilg this information please contact Dave Guerra
at (703) 289-6343.

Sincerely,

3,-.*:4- i-4^n
Traci trL Goldberg P.E.
Manager, Planning Depaftnent

Enclosrre
cc: Robert Cochran, VIK,\ Inc.

Elizabeth Baker. Walsh Colucoi



Transmission Maln Relocation Policy

Adopted April 23,2009

Water mains larger than l6-ilches in diameter constitute tire backbone of the Fairfax
Counqr Water Authority's (Authority) transmission system. Their continuous operation
is necessary to best ensurt adequate flow and pressure tbroughout the systern for the
provision of domestic service atd fue protection. These transmission mains are located
in easements benefitting the Authority and in $tate right-of-ways with approval of the
Virginia Department of Transportation,

Occasionally, privato lald developers request permission to relocate portions ofthe
Authority's hansmission mains to facilitate best use of the developer's property. Givon
the significant risk and high dege€ ofcoordination necessary to effectively relocate
Eansmission mains without compmmising the integrity of the Authority's op€rations
during these activities, all proposed relocations of wat€r mains larger thal 16-inches in
diameter that me initiated by private development activity must be zubmitted to the
Authority Board for approval

Wher reviewing propose.d relooations, the Board will consider various factors, including
but not limited to:

l) The extent of the reiocation.
2) The anticipatod transmission main outage duration dwing tie-ins.
3) The impact to the local service area and the overall system.
4) The level of staff effo* required to effectively coordinate and execute the

relocation.
5) The benefits to the Authority ofthe proposed relocation.

Upon a request from a private developer to relocate a water main larger than 16-inohes in
diamotet, Authority staffwill prepare an item discussing the above factors for the Board's
mnsideration.

A1l such transmission relocations appmved by the Authority shall be designed,
constucted and completed at the sole cost and expense of the developer, including a
reasonable fee to compensate the Authority for stafftime devoted to the review,
inspection and approval of such relocation, For all approved transmission relocations, the
Authority shall require the developel to enter into a written agreement that obligates the
dweloper to complete all work in accordance with the plans approved by the Authority
for such relocation. Wlether the subject property will be served by the Authority or by
another public water utility shall not be a factor in the Board's consideration ofwhether to
approve a relocation request.
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APPENDIX 18

Purpose and Intent

The PTC District is established for the Tysons Comer Urban C€nter as defined in the
adopted compr€hensive plan to implement the mix of uses, densities and intensilies under
the redevelopment option set forth in the adopted comprehensive plan. The PTC District
regulations are designed to provide the necessary flexibility to transform the designated
Tysons Corner Urban Center area from a suburban office park and activity center into an

urban, mixed-use, nansit, bicycle and pedestrian oriented community to promote high
standards in urban design, layout and construction and to otherwise implement the stated
purpose and intent of this Ordinance. To create mixed-use downtowns near mass transit,
higher development intensities are to occur within approximately one half (%) mile of the
four Metrorail Station entrances, identified as Transit Oriented Development (TOD)
Dishicts in the adopted comprehensive plan. The remaining areas, the Non-Transit
Oriented Development (Non-TOD) Districts, are to be developed into lively urban
neighborhoods that include an appropriate mix of uses, densities and intensities that are
compatible to adjacent communities. ln both TOD and Non-TOD Districts, development
should be designed in an integrated manner that will enhance the urban character. Smaller,
freestanding structures are generally discouraged and shall only be considered when such
use is designed in an urban form that creates or enhances an appropriate street edge and
implements the stated purpose and intent ofthe district.

To be granted this zoning district, the applicant shall demonstrate the development
furthers the vision of the TysonE Corner Urban Center, as identified in the adopted
comprehensive plan, by meeting, at a minimum, the following objectives.

l. Contribute to a tiered intensity of development having the highest intensities located
closest to the transit stations and provide the mix of residential, office and
commercial uses necessary to achieve a vibrant, urban environment.

2. Contribute to the network of open space and urban parks, to include stream valley
parks, pocket parks, common greens, civic plazas and athletic fields for the workers
and residents of Tysons.

3. Promote environmental stewardship by implementing green building design;
efficient, renewable and sustainable energy practices; incorporating low impact
development strategies, such as innovative stormwater management and green roofs;
and achieving the tree canopy goals for Tysons.

4, Further the implementation of the urban grid of streets and the described street
hierarchy for Tysons.

5, Reduce the amounl of single occupant vehicle trips by limiting the amount of
provided parking, encouraging shared parking arrangements among uses, permitting
the inclusion of managed tandem parking spaces, and implementing various
Transportation Demand Management strategies, such as transit subsidies, carpool and
vanpool services, employee shuttles, car-sharing programs and bicycle
accommodations.
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6. Contribute to the necessary public facilities to support the projected job and
population growth, including schools, fire and police services, a library, public
utilities, and an arts center.

7. Contribute to the specified streetscape and apply the urban design guidelines
specified for build{o lines, building articulation, fenestration, ground floor
transparoncy and parking design to create an integrated urban, pedestrian-friendly
environment.

8. Contribute to implementing the workforce and affordable housing policies for Tysons
to provide housing to various income levels.

To these ends, a development proposal within the Tysons Corner Urban Center that
utilizes the redevelopment option as set forth in the adopted comprehensive plan shall only
be considered by the Board in conjunction with a rezoning application to this district. Such
rezoning to and development under this district will be permitted only in accordance with
development plans prepared and approved in accordance with this Part and the provisions
of Article 16.

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:

l. 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 ofsuch 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 ext€nt 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 ofexisting sunounding development, and shall not hinder, deter or impede
development of surrounding undeveloped properties in accordance with the adopted
comprehensive plan.
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5. The planned development shall be located in an area in which transportation, police
and fire protection, other public facilities and public utilities, including sewerage, are
or will be available and adequate for the uses proposed; provided, however, that the
applicant may make provision for such facilities or utilities which are not presently
available.

The planned development shall provide coordinated linkages among intemal
facilities and services as well as connections to major extemal 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:

l. In order to complement development on adjacent properties, at all peripheral
boundaries of the PDH, PRM, PDC, PRC Districts the bulk regulations and
landscaping and screening provisions shall generally conform to the provisions of
that conventional zoning district which most closely characterizes the particular type
of development under consideration. In the PTC District, such provisions shall only
have general applicability and only at the periphery of the Tysons Corner Urban
Center, as designated in the adopted comprehensive plan.

2. Other than those regulations specifically set forth in Article 6 for a particular P

district, the open space, off-street parking, loading, sign and all other similar
regulations set forth in this Ordinance shall have general application in all planned
developments.

3. Streets and driveways shall be designed to generally conform to the provisions set
forth in this Ordinance and all other County ordinances and regulations controlling
same, and where applicable, street systems shall be designed to afford convenient
access to mass transportation facilities. In addition, a network oftrails and sidewalks
shall be coordinated to provide acc€ss to recreational amenities, open space, public
facilities, vehicular access routes, and mass transportation facilities.

r6-to2
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GLOSSARY
This Glossary is provided to assist the public in underslanding

the slaff evaluation and analysis of development proposals.
It should not be construed as representing legal definitions.

*"'t""tl;iolJf 
il8flrTy"?fl :?8lx'ff llce'comprehensivePran

ABANDONMENT: Refers to road or street abandonmenl, an action taken by the Board of Supervisors, usually through the public hearing
process, to abolish the public's righFof-passage over a road or road rightof way. Upon abandonm6nt, the right-of-way automatically
reverts to the underlying fee owners. lf the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the
adjacent property owners ifthere 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 unil. An accessory dwelling unit may be allowed if a special permil is granted by the Board of Zoning
Appeals (BZA). Refer lo Sect. 8-918 ofthe Zoning Ordinance.

AFFORDABLE DWELLING UNIT (ADU) OEVELOPMENT: 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 ol additional housing units. See Part 8 of Article 2 ol the Zoning Ordinance.

AGRICULTURAL AND FORESTAL DISTRICTS: A land use classificalion created under Chapter 114 or 115 ofthe Fairfax County Code
for the purpose of qualirying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuanl 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 requiremenls.

BEST MANAGEMENT PRACTICES (BMPs): Stormwater management techniques or land use practices that are detemined to be the
mosl effectivo, practicable means of preventing and/or reducing the amounl of pollution generated by nonpoint sources in order lo improve
water quality.

BUFFER: Graduated mix of land uses, building heights or intensities designed to mitigate polential conflicts between different types or
intensilies of land uses; may also provide for a transition between uses. A landscaped buffer may be anarea of open, undeveloped land
and may include a combination offences, walls, berms, open space and/or landscape plantings. A buffer i6 not necessarily coincident
with hansitional screening.

CHESAPEAKE BAY PRESERVATION ORDINANCE: Regulations which the State has mandated musl be adopted to protect the
Chesapeake Bay and its tributaries. These regulalions musl 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 Regulalions.

CLUSTER DEVELOPMENT: Residential development in which the lots are clustered on a portion of a site so that signific€nt
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 applic€ble zoning district. See
Sed.2-421 and Sect.9-615 ofthe Zoning Ordinance.

COUNTY 2232 REVIEw PROCESS: A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.'1-456) oflhe Virginia Code
which is used to dstermine if a proposed public tacility not shown on the adopted Comprehansive Plan is in substantial accord with the
plan- Specifically, this process is used to determine ifthe general or approximate location, character and extent ofa proposed facilily is in
substantial accord with the Plan.

dBA: The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequenciest the dBA value
describes a sound at a given instant, a maximum sound level or a sleady state value. See also Ldn.

DENSITY: Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residenlial use; or, the number ot
dwelling units per acre (du/ac) oxcept in the PRC District when density refers to the number of persons per acre.

DENSITY BONUS: An increase in the density otheMise 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 lacilities, or affordable dwelling unils (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 adveGe impacts associated with a development as well as secure compliance with
the Zoning Ordinance and/or contormance with the Comprehensive Plan. For example, development condilions may regulate hours ot
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 developmenl proposed for a specific land
area: informalion 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 Dishict. A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally
refened to as an SE or SP plat. A CONCEPTUAL DEVELOPI\4ENT PLAN (CDP) is a submission requiroment when filing a rezoning
application for a P Districl 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 ior a P District other than the PRC Districtt an FDP further details the planned development of the site. See Article '16 of the
Zoning Ordinance.

EASEMENT: A righl io or interest in property owned by another for a specific and limited purpose. Examples: access easement, utility
easement, construction easement, elc. Easements may be for public or private purposes.

ENVIRONMENTAL QUALITY CORRIDORS (EQCS): An open space system designed to link and preserve nalural 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 Complehensive Plan.

EROOIBLE SOILS: Soils that wash away easily, especially under conditions where stormwaler runoff is inadequately controlled. Silt and
sediment are washed into nearby streams, lhereby degrading water quality.

FLOODPLAIN: Those land areas in and adiacent to streams and walercourses subject to periodic floodingt usually associated with
environmenlal quality corridors. The 100 year tloodplain drains 70 acres or more of land and has a one percent chance of flood
occurence in any given year.

FLOOR AREA RATIO (FAR): An expression ofthe amounl of development intensity (typically, non-residenlial uses) on a specific parcel
of land. FAR is determined by dividing the total square footage of gross floor area of buildings on a sile by the total square footage ol the
site itself.

FUNCTIONAL CLASSIFICATIoN: A system tor classifying roads in lerms of the character of service that individual facilities are providing
or are intended lo provide, ranging from travel mobility to land access. Roadway syslem functional classification elements include
Freeways or Expressways which are limited access highways, Other Principal (or Major) Aderials, Minor Arterials, Collector Slr€ets, and
Local Streeb. Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged. Minor arterials are
designed to serve both through traflic 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.9., marine clay soils,

HYDROCARBON RUNOFF: Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are
carried inlo the local slorm sewer system with the stormwater runoff, and ultimately, into receiving slreams; a major source of non-point
source pollution. An oil-grit separator is a common hydrocarbon runoff reduclion 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
pattem or neighborhood.

INTENSITY: The magnitude of development usually measured in such lerms as density, floor area ratio, building height, percentage of
impervious surface, traffic generation, elc. Int8nsity is also based on a comparison of the development proposal against environmenlal
conslraints 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. lt is the twenty-four hour average sound level expressed in A-weighted decibels; the measurement
assignsa "penalty" to nighl time noiseto account for nighttime sensitivity. Ldn represents the total noise environment which varies over
time and conelates 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 lhe letters A through F, with LOS-A describing free flow traftic
conditions and LOS-F describing jammed or grid-lock conditions.

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



OPEN SPACE: Thal portion of a site which generally is not covered by buildings, streels, or parking areas. Open space is intended lo
provide light and air; open space may be tunclion as a buffer between land uses or for scenic, environmenlal, or recreational purposes.

OPEN SPACE EASE|TIIENT: An easement usually granted lo the Board of Supervisors which preseNes 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 ofthe 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) Diskict, a Planned
Oevelopment Commercial (PDC) District or a Planned Residential Community (PRC) District. The PDH, PDC and PRC Zoning Districts
are established to encourage innovalive and creative design for land development; lo provide ample and e{ficient use of open space; to
promote a balance in the mix of land uses, housing types, and intensity of developmentt and to allow maximum flexibility in order lo
achieve excellence in physical, social and economic planning and development ofa sile. Refer to Articles 6 and 16 of the Zoning
Ordinance.

PROFFER: A written condiiion, which, when offered voluntarily by a property owner and accepled by the Board ot Supervisors in a
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specilic properly.
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 protfered condition amendment (PCA) application or other zoning
action ofthe Board and the hearing process required for a rezoning application applies. See Sect. 15.2-2303 (formerly 15.1-491) ofthe
Code ot 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 sile improvements incorporating applicable Federal, Stale and County Codes, speciflc slandards of
the Virginia Departmenl 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 signilicant water qualily degradation or tor 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 PreseNation Area comprised of lands at or near the
shoreline or wate/s edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are
sensitivs to impacts which may result in significant degradation of the qualityof state waters. In lheir natural condition, these lands
provide lor lhe removal, reduetion or assimilation of sedimenls from runoff entering the Bay and its tributaries, and minimize the adverse
efiects ol human activiiies on state waters and aquatic resources. New developmenl 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 lo DPWES for review and approval is required for all
residential, commercial and industrial development except for developmenl of single family detached dwellings. The site plan is required
to assure that development complies with the Zoning Ordinance.

SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP): Uses, which by their nature, can have an undue impact upon or can be
incompalible wilh other land uses and therefore need a site specific review. Afier review, such uses may be allowed to locate within given
designated zoning districts if appropriale and only under special conlrols, limitations, and regulations. A special exception is subiect 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, lhe Board ot Supervisors or
BZA may impose reasonable conditions to assure, for example, compatibility and safety. See Article 8, Special Permils and Article I,
Special Exceptions, of the Zoning Ordinance,

STORMWATER MANAGEMENT: Engineering practices that are incorporated into the design of a development in order to mitigate or
abale adverse water quantity and water quality impacts resulting from development. Stormwater managemenl systems are designed to
slow down or retain runoff lo re-creale, as nearly as possible, lhe pre-developmenl 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 transportalion demand in a particular area,

TMNSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS: This term is used to describe a full spectrum of actions that may be
applied to improve the overall efflciency of the transportation network. TSM programs usually consist of low-cost alternatives to major
capital expenditur€s, and may include parking management measures, ridesharing programs, flexible or staggared work hours, lransit
promotion or operational improvements to the existing roadway system. TSM includes Transportation Demand Management (fDM)
measures as well as H.O.V. use and other slrategies associated wilh the operation of the slreet and transit systems.



URBAN DESIGN: An aspecl 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 identillable
function for lhe area; easily understood order; dislinctive identity; and visual appeal.

VACATION: Refers to vacation of streel or road as an action taken by the Board of Supervisors in order to abolish the public's
righl-of-passage over a road or road right-of-way dedicatod by a plat of subdivision. Upon vac€tion, title to the road righfof-way transfers
by operation of law to tho owne(s) of lhe adiac€nt properties within the subdivision trom whence the road/road righfof-way originated.

VARIANCE: An applicalion to the Board of Zoning Appeals r/vhich 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 ofZoning 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 oiwetness, lhe 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 detined 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 tidalwetlands may require approvalfrom the Fairfax Counly Wetlands Board.

Abbreviations Commonty Used in staff Reports

A&F Agricultural& Forestal Distriqt PDH Planned Dovelopment Housing
ADU Afiordabla Dw€lling Unit PFlu Public Facilities Manual
ARB Architectural Review Board PRC Planned Residenlial Community
BMP Best Managemenl Praclices RC Resid€ntial-Conservation
BOS Board of Supervisors RE Residential Estate
BzA Board of Zoning Appeals RIIA Resource Management Area
COG Council of Governments RPA Resource Prolection Area
CBC Community Business CenlEr RUP Residenlial Use Permit
CDP Conceptual Development Plan RZ Rezoning
CRD Commercial Revitalizalion Dislrict SE SDecial Exc€Dlion
DOT Departmenl of Transportation SEA Special Exception Amendment
DP Developnent Plan SP Special Permit
DPWES Departmenl of Public Wofis and Envirqnmenlal Services TDM Transportation Demand Management
DPZ Departmenl of Planning and Zoning TMA Transportation l\ranagement Associalion
DUiAC Dwelling Units Per Acre TSA Transit Station Area
EOC Environmenlal Quality Corridor Tslil Transportation System Management
FAR Floor Area Ralio UP & DD Utillies Plannjng and Design Division, DPWES
FDP Final Development Plan VC Variance
GDP Generalized Developmenl Plan VDOT Virginia Dept. of Transportation
GFA GrosE FloorArea VPD Vehicles Per Day
HC Highway Conidor Overlay District VPH Vehicles per Hour
HCD Housing and Community Development WITATA Washington Metropolitan Area Transit Aulhority
LOS Lev6l of Seryice WS Water Supply Prolection Overlay Oistrici
Non-RUP Non-Residenlial Use Permit ZAD Zoning Administration Division, DPZ
OSDS Oflice of Site Development Services, DPWES ZED Zoning Evaluation Division, DPZ
PCA Proffered Condilion Amsndm€nl ZPRB Zoning Permit R6view Branch
PD Planning DivEion
PDC PlannedDeveloDmenlCommercial
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