APPLICATION ACCEPTED: April 2, 2013
PLANNING COMMISSION: October 3, 2013
BOARD OF SUPERVISORS: October 29, 2013 @ 3:30 PM

County of Fairfax, Virginia

September 18, 2013
STAFF REPORT
APPLICATION SE 2013-PR-004

PROVIDENCE DISTRICT

APPLICANT: Inova Health Care Services
PRESENT ZONING: C-3
PARCEL(S): 49-3 ((39)) 3
ACREAGE: 4.87 Acres
FAR: 1.22 (SE area)

0.70 Overall (Original Rezoning Area)
OPEN SPACE: 29%

46% Overall (Original Rezoning Area)
PLAN MAP: Office Use
SE CATEGORY: Category 3 — Medical Care Facility
PROPOSAL: The applicant seeks approval of a special exception to permit

a medical care facility on a 4.87 acre portion (containing the
previously approved but not constructed Buildings H, | and J)
of the Inova Willow Oaks property. No additional FAR is
proposed.

STAFF RECOMMENDATIONS:

Staff recommends approval of SE 2013-PR-004 subject to the development
conditions consistent with those contained in Appendix 1.

Staff recommends reaffirmation of the waiver of the service drive requirement
along Route 50 (Arlington Boulevard).

William O’Donnell

Department of Planning and Zoning
Zoning Evaluation Division

12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5509 j
Excellence * Innovation * Stewardship Phone 703-324-1290 FAX 703-324-3924 BUANNING

Integrity * Teamwork * Public Service www.fairfaxcounty.gov/dpz/ & ZONING




Staff recommends reaffirmation of the modification of the loading space
requirements for office uses to permit a maximum of three loading spaces per
building shown on the SE Plat.

Staff recommends that the Board of Supervisors direct the Director of DPWES to
permit a deviation from the tree preservation target percentage in favor of the
proposed landscaping shown on the SE Plat and as conditioned.

Staff recommends approval of a modification of the trail requirement along Route
50 (Arlington Boulevard) in favor of the existing sidewalk.

Staff recommends approval of a waiver of the Use Limitations on Corner Lots in
Section 2-505 of the Zoning Ordinance to permit landscaping and sign walls within
the sight triangles formed by the streets along the corner lot as shown on the SE
Plat.

Staff recommends approval of a modification of Section 9-308.5 of the Zoning
Ordinance to allow the medical care facility to be located 40 feet from the street
lines consistent with the C-3 District, as shown on the SE Plat.

Staff recommends approval of a modification of Section 10-104.3 of the Zoning
Ordinance to allow an eight foot tall retaining wall in a portion of the Route 50
(Arlington Boulevard) front yard, to enclose the loading service area as shown on
the SE Plat.

Staff recommends approval of a modification of the Merrifield Streetscape
Guidelines in the Comprehensive Plan to allow the streetscape and landscaping as
shown on the SE Plat and as conditioned.

It should be noted that it is not the intent of staff to recommend that the Board, in
adopting any conditions proffered by the owner, relieve the applicant/owner from
compliance with the provisions of any applicable ordinances, regulations, or adopted
standards. It should be further noted that the content of this report reflects the analysis
and recommendation of staff; it does not reflect the position of the Board of Supervisors.

The approval of this rezoning does not interfere with, abrogate or annul any
easement, covenants, or other agreements between parties, as they may apply to the
property subject to this application. For information, contact the Zoning Evaluation
Division, Department of Planning and Zoning, 12055 Government Center Parkway, Suite
801, Fairfax, Virginia 22035-5505, (703) 324-1290.

N:\ZED\Special Exceptions\inova Oncology Consolidation SE 2013-PR-004\Report\SE 2013-PR-004 Inova Oncology Staff Report Cover.doc

' Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance
é\ notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center).




Applicant: INOVA HEALTH CARE SERVICES

Special Exception Accepted: 04/02/2013
SE 2013-PR-004 Proposed: MEDICAL CARE FACILITY
Area: 4.87 AC OF LAND; DISTRICT - PROVIDENCE

Zoning Dist Sect: 04-0304

Art 9 Group and Use: 3-06
Located: SOUTHEAST QUADRANT OF THE INTERSECTION
OF WILLIAMS DRIVE AND ARLINGTON BLVD.

Zoning: C-3

Plan Area: 2,

Overlay Dist: CRA

Map Ref Num:  049-3-/39/ /0003
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Inova Comprehensive Cancer & Research Institute

Providence District
SPECIAL EXCEPTION _u_..>._,. |

Fairfax County, Virginia
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APPLICANT:
Inova Health Care Services

8110 Gatehouse Road, Suite 200 E
Falls Church, VA 22042
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Tree Canopy Tabulation

{ENTIRE PCA 87-P-36-05 PROPERTY AREA)

SITEAREA 709,058 §Fx
- DEDICATED RAW (52982 SF2)
- POND WATER SURFACE ELEVATION (18,849 SFz)
\DJUSTED SITE AREA

‘TREE GANOPY REQUIRED (10%).

21,700 SF (FROM 5544-5P-010) X 1.26
AREA OF TREES PLANTED W/ PLAN# 5544-SP-01
AREA OF TREES PROPOSED W/ PLAN# 5544.5P.01

AREA OF PROPOSED TREES ON SPECIAL EXCEPTION: 17,000 §F=
59 TREES @ AVG. 175 SF EA = 10,325;
28 TREES @ AVG. 125 SF EA = 3,500;
3TREES @ AVG. 75 SFEA = 225;
59 TREES @ AVG. 50 SF EA = 2.850;

AREA OF PROPOSED TREES WITH FUTURE BLDG ¥ 10,300 SFx
22 TREES @ AVG. 175 SF EA = 3,850;
33 THEES @ AVG. 125 SFEA = 4,
15 TREES @ AVG. 75 8F EA = 1,125;
24 TAEES @ AVG. 50.5F EA = 1,200;

‘TOTAL TREE CANOPY PROVIDED (14.7%)... 92,808 §F 2

Notes:

1. THE PARKING LOT LANDSCAPING AND TREE
CANOPY TABULATIONS ARE PRELIMINARY. THE
TABULATIONS ARE INTENDED TO REFLECT THE
MINIMUM L AND CANOPY

FOR THE PROPOSED DEVELOPMENT PROGRAM.
FINAL CALCULATIONS WILL BE PROVIDED WITH THE
BENEFIT OF SURVEYS AND FINAL ENGINEERING AT
TIME OF SITE PLAN PREPARATION. AT TIME OF SITE
PLAN, INDIVIDUAL TREES IDENTIFIED MAY VARY
AND/OR ADDITIONAL TREES MAY BE (DENTIFIED AS
CONTRIBUTING TOWARDS MEETING THE LANDSCAPE
REQUIREMENT AND/OR ADDITIONAL TREE CANOPY
MAY BE CLAIMED FOR EXISTING TREES WITH
LARGER CALIPER/TREE COVERAGE.

2. PRELIMINARY CALCULATIONS SUGGEST THAT IT
MAY NOT BE POSSIBLE TO SATISFY THE
PRESCRIBED PARKING LOT LANDSCAPING AND THE
TREE CANOPY TARGET REQUIREMENT SET FORTH IN
CHAPTER 122 OF THE CODE FOR THE PARCEL
SUBJECT TO THE PROPOSED SE; A DETAILED
LANDSCAPE PLAN SHOWING THE CUMULATIVE
PARKING LOT LANDSCAPE AND TREE CANOPY
TABULATIONS FOR THE ENTIRE PROPERTY SUBJECT
TO PCA 87-P-038-05 WILL BE SUBMITTED WITH EACH
SITE PLAN iN AGCORDANCE WITH THE APPROVED
PCA 87-P-038-05.

¥ Dewberry’

Dewberry Consultants LLG
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Parking Lot Landscaping Tabulation
(ENTIRE PCA 87-P-38-05 PROPERTY AREA)

FRONTYARD; 2L A 25 WIHARILONGHEIGHT OF 50 TvE FRONT AR =

"PARKING LOT LANDSCAPING REGUIRED (5%)
'PARKING LOT LANDSCAPING PROPOSED (5%)
{58 PROPOSED TREES @ AVG. 175 SF EA)

soevo: <21 8 NOREQUREMENT

TREE COUNTED TOWARD PARKING LOT Reaavaro; <21 20" WITHAOURDNG HBOHT OF 9 HE REARYARD s 35

MMM RECUIRED YARD FOR BURDWG WITH 90° HEIGHT

-/ OPTIONAL LAYOUT '

=50

.84 [ 05317307 | 18.587 |

PROPOSED LARGE DECIDUOUS TREE
(Category I and IV Deciduous trees)
PROPOSED EVERGREEN TREE
(Category W and IV Evergreen lreas)
PROPOSED EVERGREEN TREE
(Categary | and lf Evergreen roes)
PROPOSED ORNAMENTAL TREE
{Category | and If Deciduous traos)
PROPOSED SHRUB MASS /
PERENNIALS / GROUNDCOVER

APPROXIMATE LIMITS OF CLEARING
AND GRADING

BELTA RC. TANGENT

1838 (.17

3 | 8.1213 Jamc

2 | 7.29.13 lumc:

1 Te10.03 [ume

No_| OATE | BY | Dsseription
REVISIONS

ORAWN BY Juc

APPROVEDBY

cHeckeDey 0¥
oate MARCH 28, 2013
Tme
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Plat
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# Dewberry’

Legend
PROPOSED LARGE DECIDUOUS TREE
(Category fil and IV Declduous trees) Dewbarry noﬁ:.ihw,_m;_bﬁaz o
PROPOSED EVERGREEN TREE FHONE: 70 5360100
(Category W and IV Evergreen tees) G
PROPOSED EVERGREEN TREE
picimrpiofriveneiliveat ——————
PROPOSED ORNAMENTAL TREE LM
(Category 1 and I Deciduous trees) WILMOT SANZ Mw@
PHOPOSED SHRUS MASS / ARCHITECTUR ‘&m

i M [

PERENMALS/ GROUNDCOVER PRa N LN
PROPOSED SITE FURNITURE

PROPOSED LAWN / SOD

PROPOSED SPECIAL PAVING

POSSIBLE FIRE TRUCK ACCESS PAVING

POSSIBLE FIRE TRUCK ACCESS GRASSPAVE

NOTE:

THE DETAILS PROVIDED HEREON REPRESENT THE PROPOSED
HARDSCAPE AND LANDSCAPE PLANS FOR THE INDIVIDUAL OPEN
SPACE AREAS, MINOR DESIGN CHANGES MAY BE MADE WITH
FINAL DESIGN

* SCREENWALL

SPECIAL EXCEPTION

PROVIDENCE DISTRICT
FAIRFAX COUNTY, VIRGINIA

LOADING /
SERVICE
AREA

Inova Comprehensive
Cancer & Research Institute

7 STORIES
90" HEIGHT

3 [ 9.12.13 |me
2 [ 72913 |ome

1 | 6.10.13 juMC
No. DATE BY | Description
" REVISIONS
DRAWN BY L]
APPROVED BY
[~ checkeosy M

DATE MARCH 28, 2013
TME

Detail

Enfargement

PROJECT NO.
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.- ... ARLINGTON BOULEVARD
' - . ROUTE 50

4 EX. TREES APPROVED —
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>_u_,u_»O<mO ARLINGTON BOULEVARD FRONTAGE
(PCA 87-P-38-05)

PROPOSED LARGE DECIDUOUS TREE
{Category (it and IV Deciduous reos)
PROPOSED EVERGREEN TREE
(Category il and IV Evergreen rees)
PROPOSED EVERGREEN TREE
(Category (and Il Evergreen trees)
PROPDSED ORNAMENTAL TREE
{Category | and Ul Deciduous irees)
PROPOSED SHRUB MASS /
PERENNIALS / GROUNDCOVER

APPROXIMATE LIMITS OF CLEARING
AND GRADING

DRAWN BY JMC
APPROVED BY

GHECKED BY L]

oATE MARCH 28, 2013
e

Arlington Boulevard
Streetscape
Enlargement

PRO.ECT NO,

3a
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PROPOSED LARGE DECIDUOUS TREE
(Category lit and IV Deciduous rees)
PROPOSED EVERGREEN TREE
(Category Il and IV Evergreen trees)
PROPOSED EVERGREEN TREE
{Category | and If Evergreen trees)
PROPOSED ORNAMENTAL TREE
{Catagory | and I) Deciduous trees)
PROPOSED SHRUB MASS /
PERENNIALS / GROUNDCOVER
APPROXIMATE LIMITS OF CLEARING
AND GRADING

. A WAIVER OF TH SERVICE DRIVE ALONG

THE APPKOVED DEVELOPMEN] PLAN FOR THE SURJECT PROPERTY FROVIDES FOR A TOTAL OF
253,000 SQUARR FEET OF GRUSS FLOOR AREA (EXCLUSIVE OF CCLLAR FLOOR ARPA), Wl
'ALTCRNATE LAYGUTS CONSISTING OF ONE (1) TO TIREE (7) RULDINGS (BULLDINGS K, , 1) THAT

E USED TOR A VARIETY OF USGS AS DESCRISED IN THEL APPROVED PROFFERS (PCA

AETROTRIATE, APPROVALS WITHOUT THE NECESSITY OF MG F0R A RELATED SPECIAL
'EXCEPTION AMENDMFNT.

. TILE BOUNDARY INFORMATION SHOWN ON TIE GRAPHIC FOR THE AREA OF TIT.SE IS FROM A

SUKVEY BREPARER HY DEWDERRY CONSULTANTS LLC.

S. TG TOPOGRATHIC INFORMATICN SHOWN ON TIIE GRAPHIC FOR THE AREA OF THE SE IS AT A

CONTOUR INTERVAL OF ONE (1) FOOT FROM IOTH AERIAL AND FIELD SURVEY.

.70 TIIE DEST GF OUR KNOWLEDGE, WITHIN THE AREA OF THE PROFOSED SE, THERE ARE NO

EXISTING UTILITY EASEMENTS 1IAVING A WIDTH OF TWENTY-FIVE (25) FEET, OK MORE OR N0
'MAJOR UNDERGROUNT) UTILITY BASEMENTS REGARDLESS OF WIDTH,

THE MOVMUM YARD REQUIREMENTS SET FOKTI IN THIE ZONING ORDINANCE. FOR THE €3
DISTRICT AKE AS FOLLOWS:

FRONTYARD:  CONTROLLED Y A 25° ANGLE OF RILK PLANE, BUT NOT LESS THAN 40
FEET

SIRYARD:  NOREQUIREMENT.
REARVARD:  CONTROLLED BY A 20" ANGLE OF BULK FLANE, BUT NOT LESS THAN 25

. OTHER THAN THE EXISTING VEGETATION, THERE ARE NO SCENIC ASSETS OR NATURAL FEATURSS

'DESERVING OF PROTECTION OR PRESERVATION ON THE SUBJECT PROPERTY.

A STATEMANT CONFIRMING THE OWNFRSIIT® OF: I SUJECT PROPERTY AND TITE APPLICANT'S
INTEREST IN SAME1S PROVIDED (N A SEPARATE DOCUMENT.

B SUBLEGE FROPERTY 15 LOCATED 1N SUDUNIT L OF TUF MERAFIELD SUBROAN CoNTen,

'TUILDINGS AND GROUNDS WILL BE TN ACCORDANCE WITI! SATD REGULATIONS.

STORMWATER MANAGEMENT (SWM) AND BEST MANAGEMENT PRACTICES (AMPS) FOR THE
'PROPOSTD DEVELOPMENT PROGRAM HAVE NEGN TROVIDED N THE EKISTING WILLOW OAKS

ANALYSIS OF THE SWhP PLAY 1S PRESENTED ON SHEETS A THROUGH 14,
PARKING WAL BF PROVIDED ON TII¥ SUJECT PROFIRTY TN ACCORDANCE WITI THE APPLICADLE

AND THE MINIMUM DIMENSIONS T TUE PEKIPHERAL LOT LIVES ARE NOT DIMINISHED.
‘GIVEN THLNT TIGE PROPOSED NUMBER OF PARKING SPACES GN THE SUNECT FROPERTY EXCEEDS

'BULDINGS. AS MAY B APPROVED WTH FUTURE ICA APFLICATIONS. AS LONG AS IT CAN OF
'DEMONSTRATED THAT ADEQUATE PARKING IS FROVIDED.

‘OF THREK (3) LOADING SPACES FOR TIEE PROPOSED RUTLDING SURIECT DF THRSE.

TT 1S T0 RE UNDFRSTOOD TUAT THE PROFOSED PARKING GARAGE AND BULLDING SITE
REPRESENTED f TG GRATHLS MAY B USED, A5 TR SURFACE ARKING LOTS To stV

22 TUEPLOL ARIAS REPRASENTED I TG TAGULATION AKE GHOSS LOGK AMEAS 4 DEFRNED 14

e PROVISION SEY FORTM I SKCR. 5000 04 T JORING ORUINANCE

THE TOTAL GROSS FLOOR AREA AND MAXWUM WULLDING HELGHTS PESENIED 14 THE

‘GROSS FLOOR AREAS AND MAXIMUM BUILDING HEIGHTS WILL 5% CALCULATFD N ACCORDARCE
‘WITHI THE APPLICABLS PROVISIONS IN THE ZONING DRDINANCE.

TROVIED ON SITF. N ACCORDANCE. WITH THIF, PROVISIONS SET FORTH IN SECF. 2:514 OF Tk
Z0NTNG ORDINANCE.

26, TOTHE HEST OF QUR KNOWLEDGE, EXCEPT AS QUALIFIED ANOVE OR ADDRESSER ELSEWHENS 1N
THE SUNNUSSION MATERIALS, TS PROPOSED DEVELOPMENT OF THE SUBJECT PROPURTY
‘CONFORMS T0 ALL, (URRENT APPLICADLE LAND DEVELOPMENT ORDINANCES, REGULATIONS
AND ADOPTED STANDARDS.

TABULATION

LAND AKEA OF,
LAND AREA OF SPECIAL EXCEITION...

# Dewberry’

Dewberry Consultants LLC

Inova Comprehensive
SPECIAL EXCEPTION
PROVIDENCE DISTRICT
FAIRFAX COUNTY, VIRGINIA|
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CURRENTLY APPROVED USE, LUBLIC
(PER PCA §7-0.038-5) B

CURRENTLY AREA 487,80425F
(PER PCA 87-P.038-5)

CURRENTLY APPROVED FLOOR AREA RATIO (FAR)rvemcmcmsirsmscs 069
(PER PCA §7-0038-5)
EFFECTIVE FLOOR AREA RATIO (FAR) FOR NET LAND AREA OF SE v 12

MAXIMUM HEIGHT OF BUILDING
(CURRENTLY AFPROVED WITH PCA 87-P-03%)

BUILDINGH, LJ.... e BOFT

REQURED’ 7

DBUILDINGH. 1 S @ 2.6 SPACES / 1000SF GFA =671

MAXIMUM PROPOSED WITHSE, ]

o 50 100"

PARKING GARAGE.
FLEVELS
OPENSPACE REQURED . 073 AC
(15% OF NET LAND A
141 AC

(29% OF NET LAND AREA OF SE)

‘THE PROPOSED USES ON THE BALANCE OF THE SITF. THAT IS SURIECT T0 PCA
‘CONSTRUCTION QN THE ADIACENT INOVA FAIRFAX HOSPITAL CAMPIIS SITE.

. ANTISCAPING WILL R PROVIDED IN ACCORDANCE WITII THAT REPRISTNTED ON TIE GRAPIIC:

N ACCORIANCE WITH THE ABPIICARLE PROVISIONS OF ARTICLE 13 OF THE ZONING QRDIVANCE:
TN ACOORDANCT. WITH CTAVTER 122, TREE CONSERVATION ORDINANCE: AND IN ACCORDANCE

“TIE ZONING ORDINANCE WILL BE FROVIDED WITH THE SURMISSION UF THE SITE PLAN(S) FOK THE
‘SUBIECT DEVEL OPMENT TROGRAM.

“THELANDSCAPING R:PRESENTEI UN THE GRAFIIIC 1S I LOSTRATIVE ONLY AND REFRESENTS THE

CURRENT ADFQUATE SIGHT DISTANCE STANDARDS. ANY NEDED ADIUSTMENT WLL BE
ADDRESSED ATTIME 1 SITE PLAN PREPARATION.

THERE ARE NO TRANSITIONAL SCREENIN

THE SUJECT PROPERTY.
PRELIMINARY CALCULATIONS SUGAEST THAT 1T MAY NOT KE POSSIBLE TO SATISFY THE

ING LOT LANDSCAING AND TREE CANOPY REQUIREMENTS WILL BE MET
"WASED ONTHL: CUMUL ATIVE AREA OF THE PROTERTY TIAT 18 SUBJECT TO PCA-#0-P-03#-5,

ONTAGE OF ROUTE 50 1S HEREGY REQUESTFD

PURSUANT 0 THE PREVIOUS APPROVAL OF
THE FAIRFAX COUNTY COUNTRYWADE, TR,
“THE SOUTH SIDE OF ARLINGTON BOGLEVARD, ROUTE 0. SUCT A TRAIL WOULD TRAVERSE. THE
'NORTUFRN EDGE OF TH SURJECT PROPERTY. TF IS THE ONLY TRATL RECOMMENDED WITIIN TUIE
RECOMMENDATION RY PROVIDING THE CONCRETE SIDEWALK THAT IS APPROVED FOR SUCH
LOEATION A3 O ON BOTH T GOP ASSOCIATED WITHICA82.7.055 AND DN Tk STT: AN

N ACCORDANCY, WITH PRIOR AVBROVALS, THE FLOOR ARFA RATIO TOR TIT T0TAL 1ILLOW

‘OF T ZONING ORDINANCE.

* EFFFCTIVE FAR PROVIDED FOR INFORMATION PURYOSES ONLY. FLOOK ARGARATIO, AS ITIS DEFINGD|

AND MEASURED IN FAIKEAX COUNTY, I5 DRTFRMINGD OVER T, ENTIRI, GROSS LAND AREA OF FCA 7.

P3103, AS IT MAY BE AMENDEO, AND LEMAINS SUIECT Y0 ALLOCATION PROVISIONS ESTABLISHED.
BY THE AVPROVED IROFFERS.

2 {F 1S NOTED THAT THE PROPOSEDMRDICAT, CARE FACIATY USEOF THE SIECTPROPERTY IS OUT-
PATIENT ONY ANDTHAT THERE ARENO BEDS FOR OVERNIGHTSTAYS ACUORDINGLY, THENINMUM

NOT AVPLICATLE  ACCORDINLQY THE OFFICE PARKING REQUIRFAENT IS
iy

JMC
JMC|
.10. JNC !
No.| DATE | BY | Description
REVISIONS

DRAWN BY e
APPROVED BY

[ oneckenay oM
paTE MARCH 28, 2013
e

Overall Plan,
Notes, and Tabulation
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4

SHEET NO, 408 14

M-10830



# Dewberry’

NOTE: The typical site furniture presented on
this sheet are shown to illustrate the general
theme and character of the proposed
development. They are subject to minor
modification with final engineering and
architectural design.

Dewberry Consultants LLC
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EXISTING EXISTING 6' CONCRETE TRUCK ACCESS

CROSSWALK' SIDEWALK

PROPOSED 6

. L 3 | 9.12.33 [yMC
e e e "CONCRETE SITEWALK' 2 | 7.28.33 [JMC
1 | 6.10.13 {yMC
.n/w\ ”_.“s m_oﬂwﬂ BY | Description
o oravney o
u Jrrss—
,, W o [~ creckepey L]
B S & DATE MARCH 28, 2013
RW TIE
X
WQ g : Pedestrian Circutation Plan/
= Site Furniture Details
g4 H1J
Q& 3 by
2 3 7 STORIES T
<% . 90' HEIGHT
ENLARGEMENT OF WILLIAMS DRIVE/ARLINGTON BOULEVARD Scale: 1" = 25' m
PEDESTRIAN CROSSING
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ENTRY WAY STREET VIEW .

# Dewberry’

Dewberry Consultants LLG

COURTYARD BIRDS EYE VIEW

ROUTE 50 STREETVIEW

SOUTH WEST STREET VIEW

NOTE:
. THE ILL THIS SHEET ARE
PRELIMINARY. THEY ARE INCLUDED TO ILLUSTRATE THE GENERAL
AND THEME OF THE
WHICH WILL WITH FINAL

ENGINEERING AND ARCHITECTURAL DESIGN.

WILMOT SANZ 3§ ;

ARCHITECTUR
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SITE TO OUTFALL 1
4.70 ACRES

TSNAG A3
LOZNNOD 19y

VT ONY 0

55

avoH HO

APPROXIMATE LIMITS

THERE ARE 2 OUTFALLS WHERE RUNOFF LEAVES THE PROPOSED SITE. THESE ARE IDENTIFIED AS
OUTFALL 1 AND OUTFALL 2 AS SHOWN ON THIS MAP. FOR THE PURPOSE OF THIS APPLICATION,
THE DOWNSTREAM EXTENT OF REVIEW FOR EACH OUTFALL IS DEFINED AS 100 TIMES THE
CONTRIBUTING SITE AREA AS REQUIRED PER THE ZONING ORDINANCE.

QOWNSTREAM EXTENTS OF REVIEW

THE DOWNSTREAM EXTENT OF REVIEW FOR OUTFALL 1 OCCURS WHERE THE DRAINAGE AREA IS 100
TIMES 4.70 ACRES OR 470 ACRES, WHICH OCCURS AT THE CONFLUENCE WITH ACCOTINK CREEK
(SEE SHEET 9). THE DOWNSTREAM EXTENT OF REVIEW FOR OUTFALL 2 DCCURS WHERE THE
DRAINAGE AREA IS 100 TIMES 0.17 ACRES OR 17 ACRES, WHICH OCCURS AT EXISTING MANHOLE
STRUCTURE EX/33 (SEE THIS SHEET).

DESCRIPTION OF OUTFALL 1

APPROXIMATELY 4.70 ACRES OF DRAINAGE FROM THE PROPOSED 4.87 ACRE SITE WILL DRAIN TO
OUTFALL 1. RUNOFF FROM THE SITE WILL BE CONVEYED TO EXISTING CLOSED STORM SEWER
SYSTEMS EX/D1 TO EX/S5 AND EX/58 TO EX/55 (SEE THIS SHEET). THESE STORM SEWERS WERE
PERMITTED AND CONSTRUCTED UNDER PLAN NUMBERS 5544—SP-011 AND 5544—SP-012. RUNOFF
FROM THESE TWO SYSTEMS ARE COMBINED AT STRUCTURE EX/S5 AND CARRIED IN AN EXISTING
STORM SEWER SYSTEM THAT ODISCHARGES INTO THE EXISTING WILLOW OAKS SWM/BMP POND. THE
STORM SEWER BELOW EX/55 AND POND WERE PERMITTED AND CONSTRUCTED UNDER PLAN
NUMBER 5544~SP-010. DOWNSTREAM OF THE POND THE CHANNEL IS OPEN AND FLOWS TO
ACCOTINK CREEK AT THE DOWNSTREAM EXTENT OF REVIEW. A DESCRIPTION OF THE OUTFALL
DOWNSTREAM OF THE POND TO ACCOTINK CREEK IS PROVIDED ON SHEET 8, WHICH WAS APART
OF THE QUTFALL EVALUATION FOR PCA B7-P—038-04 THAT WAS APPROVED JULY 13, 2009 AND
PCA B7-P-038-05 THAT WAS APPROVED JULY 27, .

QESCRIPTION OF QUTFALL 2.

APPROXIMATELY 0.17 ACRES OF DRAINAGE FROM THE PROPOSED 4.87 ACRE SITE WiLL DRAIN TO

OUTFALL 2. RUNOFF WILL LEAVE THE SITE AS SHEET FLOW AND WILL BE COLLECTED AT EXISTING

STRUCTURE EX/X. FROM HERE RUNOFF WILL BE CONVEYED THROUGH AN EXISTING 15 INCH STORM
SEWER TO EXISTING STRUCTURE EX/39 AT THE DOWNSTREAM EXTEND OF REVIEW,

HOW Wi, REQUIREMENTS FOR OUTFALLS 1 AND 2 BE SATISFIED.

OUTFALL 1 REQUIREMENTS ARE SATISFIED BEGAUSE EXISTING RECEIVING STORM SEWERS THAT
WERE PERMITTED AND CONSTRUCTED UNDER PLAN NUMBERS 5544-SP—011 AND 5544-SP-012
WERE DESIGNED ASSUMING COMMERCIAL BUILD-OUT OF THE PROPOSED SITE. MOREOVER, OUTFALL
1 REQUIREMENTS DOWNSTREAM OF THE EXISTING WILLOW OAKS SWM/BMP POND WAS APPROVED
JULY 13, 2009 UNDER PCA 87-P—-038—04 AND JULY 27, 2011 UNDER PCA B7-P-038-05 (SEE
SHEETS 7 THRU 13).

OUTFALL 2 REQUIREMENTS WILL BE SATISFIED 8Y DEMONSTRATING THAT THE EXISTING RECEIVING
STORM SEWER WITHIN THE EXTENT OF REVIEW HAS ADEQUATE CAPACITY TO ACCOMMODATE
RUNOFF FROM THE SITE THAT DRAINS TO IT. IF THERE'S INADEQUATE CAPACITY THEN THE
RECEIVING STORM SEWER WILL BE MADE TO COMPLY WITH THE REQUIREMENT OF 10-YEAR
CAPACITY IN ACCORDANCE WITH THE PFM.

CANCER & RESEARCH INSTITUTE SWM/BMP NARRATIVE

SWM AND BMP IS PROVIDED FOR THE PROPOSED 4.70 ACRE SITE IN THE EXISTING WILLOW OAKS
SWM/BMP POND THAT WAS PERWITTED AND CONSTRUCTED UNDER PLAN NUMBER 5544-SP-010.
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INOVA WILLOW DAKS

STORMWATER MANAGEMENT:NARRATIVE

The INOVA fto i localodin the Accatink Creck watershed.
ey dsting dry p ‘A snd Pong B,
“This plan propases the development of the Willow Ouks. required for the proposed improvements in.

INOVA WILLOW GAKS
STORMWATER OUTFALL NARRATIVE

Deseription of Existing Outfal

the form of quality and quusiity contrl. Runoff from the:

Pond.

‘The Willow Osks development has ano ouifal} The outfall channc) begias at the propased Willaw Osks

A

‘observations, )i i channel, li

WILLOW GAKS OUTFALL ANALYS)S FOR PROPOSED SWM/EBMP POND

(UILLOW QAxS)

MINIMUM STORMWATER INFORMATION FOR REZONING, SPECIAL EXCEPTION,
SPECIAL PERMIT AND DEVELOPMENT PLAN APPLICATIONS
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PROF.INOVA FAIRFAX HOSPITAL, DEVELOPMENT
WHERE BMP S PROVIDED, FO .
ki N EXISTING CONDITIONS TO EXISTING REGIONAL POND '8’

. : 5 ;
S - SCALE: 1" = 400
KEY PLAN
SCALE
DEVELOPED CONDITIONS TO PROPOSED WILLOW OAKS SWM/BMP POND AND OUTFALL TO ACCOTINK CREEK AS SHOWN
SCALE: 1" = 400" -
HYDROLOGIC DATA
2-¥m 10-¥EAR 100-YEAR
HEC~1 BASN NODE D ACRES _ RON _Te (min) LOCATION *¢ __ PRE-DEV POST-DEV _ PRE-DEV_POST-DEV __PRE-DEV_POST-DEV LD Use " ACRES NP x ACRES
B -A 4 8 10 - % o s o0 COMMEROIAL 8 59840

8 ©50 w 10 o2 ws w o s OPEN SPACE 5 244

1 (FORESTED) w8 25 o3 W S8 4w 165 TORNHOMES n 24109

1 (DEVELOPED) 1301 89 10 FLOW-4 257 208 624 64 1255 MAJOR ROADS 100 1017.0 1| 6.10.13 [umMc|

2 ar o AOW-5 % 2 628 558 1230 96453 (WP = 74 %| No.| DATE | BY | Description

3 s m 10 Lo

. * LOCATIONS SHOWN ON UAP THIS SHEET. ALSO REFER TO EXISTNG AND ULTMATE
4 102 7 10 iR Rk L R g R [e™="005 + 0009 (W) = 005 + 0008 (74) = 072 ORAWN BY JMC
5 373 7 15 . . APPROVED BY
— 6-A 170 Ed 10 — creckeoay  _ OM

6-8 136 7 15 OATE MARCH 28, 2013

7 07 B 0
TTLE

Drainage Divides
and Hydrologic Data
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" Gross Section 2:

100Y%
Cross Section 3 MAX O 22569
Cross Section I 2R 182.00
Cross Section 3 100 1078.00
Cross Section 4 MAX @ 307.44

2R 187.00
Gross Section 4 10R 498,00
Gross Section 4 10DYR  1078.00
Cross Section 5: MAX @ 246.33
Cross Section 5 2R 216.00
Cross Section §: 100YR 1145.00
Gross Section 6 MAX O 26873
Cross Section 6 2R 216.00
Cross Section 6: 100YR 1145.00

HY-8 Culvert Analysis Report for Highland Lane

Site Data - 3-6X6 BOX AT HIGHLAND LANE
Sie Data Oplion:  Culvert Invert Data
Inlet Station; 0.00#
Inlat Elevation: 274,71 1
Outlet Station: 42.00 %
Outtet Elevation: 274,50 ft
Number of Barrels; 3

Cutvert Data Summary - 3:6X6 BOX AT HIGHLAND LANE

Barrel Shape: Concrete Box
Banel Span: 6.00R
Borre! Rise: 6,007

Barrel Malerial: Concrete
Barrel Manning's : 00130
Inlet Type: Conventional

Infet Edge Condition: 1:1 Bevel {45° fare) Wingwall

Inlet Depression: None

Roadway Data for Crossing: EX HIGHLAND LANE

pe:. Ireguiar y
reguarRosy Gross Sectan:

CoordNo,  Station ()  Elevation (ft)

1 0.00 29561

2 7.00 294.56

3 4500 20031

4 84.00 286.22

5 124.00 28264

8 164.00 28251

7 20300  2m78

s 2000 28385

s 27700 28508

10 287.00 285.52

" 32100 26763

12 357.00 290.90

13 394.00 20312

14 a000 20075

Roadway Surfacer Paved
Roadway Top Widlh: 15.00 1t

Culvert Summary Table: 3-6X6 BOX AT HIGHLAND LANE
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L QUTFALL ANALYSIS
: (15 SQUARE MILES)

DOWNSTREAM LIMIT OF

295-

;X iogm IN THE cm<m_.9umc
00~ YEAR mrooc__ur>_z
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SCALE: 1% = 100° ()
=10 (V)
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ud = aidox @3TS X 0)-875 = 22750 ctiac
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Ano o2 13010 « L ) Storage Volume Required = 795,578 _cf FACTI 8190519
50% (Prnca Witlam County) rage
AfY UNCONTOLLED FAFIAX POSFITAL DGVELOPYENT (SEA) o8s 277 580 a0t e Sowberycom
‘Chesepeake Bey Presenation i
Area (Redeveiopment) =
= Storage Vatume Frowded = 483,952 of 181863 of  =_302080 cf
Phasphorus Removal Calculations (Part 2- 4) HOS(TparTpostiion= % 22T act WILMOT SANZ ab»
) Requirement () _40.00_% At Stage Elmalon = 1) ARCHITECTURE
Part 2 Compute the Weightod Averags "C" Factor fo the Site: pRepITECTURS
] tofied !
(4) Avea of the site: @ i a IfLine 3a]_40.23 _>=Line 4(a} __40.00 _thom Phosphorus removal maulrement ls = LLOW OAKS SWMIEMP POND STAGE STORAGE
‘Subarea Designation and Description ' eﬂ: vaa“.s Volume (ac-)
@ @ @ @ P Storage Calculations (Part 751 B () Acres Treremenal Commulai
A o2 x 100 = o . 0 018 0000 00000
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T = 11676 260 035 03150 05600 -
© h " ‘Subares Designation and Desergiion c Acras Product 2030 053 08B0 14300
) =] @ “@ 2995 067 08000 23300 @
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MashWSE) 3010 175 01950 41780 161883 of o =
Avo o2 x  wte = ey 020 18 1810 5.9%0 Q=
3040 215 40300 10.0200 = 0
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@ w0 ® o w0 2m dem s 5 8 b2
3080 249 48200 19.3350 I~ =
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Weigthed awarage "C" factor @@Rte) = o MO 26 5090 244250 = 53
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140 295 5700 355150 %
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a Eg
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® orage m___ast 2o
the faciity. - m
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(Qp=51(0.5¢3600148)]
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Line (¢ )____2.4257 1 {0.64(64.Axtine 9@) 3504 @_03803 st /5 0.
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20 {Line 9(d) ___ 0.3803 /3.1416927)" * = ©__08% 1 o &,
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WILLOW OAKS SWM/BMP POND SPILLWAY RATING CURVE (UNCLOGGED CONDITION) EXISTING POND "A’ SPILLWAY RATING CURVE KEY PLAN
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z E 3 08[a5X T ORICE WV-30¢50 X 300 045 o4sw0  050se
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A GLOSSARY OF TERMS FREQUENTLY
USED IN STAFF REPORTS WILL BE
FOUND AT THE BACK OF THIS REPORT

DESCRIPTION OF THE APPLICATION

The applicant, Inova Health Care Services, seeks approval of a Category 3
Special Exception application to permit a medical care facility on a 4.87 acre
portion of the 16 acre Inova Willow Oaks site. Five development options were
approved on the Inova Willow Oaks site, which generally included 487,804 square
feet of gross floor area (GFA) that could be divided into three to five buildings and
two above-and below-grade parking garages. The applicant proposes to establish
the Inova Cancer Center and Research Institute (ICCRI) in Development Option 1
within Buildings H, I and J. These buildings are approved for 258,000 gross square
feet and the applicant seeks to consolidate medical care services for cancer
patients within these buildings. No additional FAR is proposed. The hours of
operation are proposed to be 12 hours a day: 7:00 AM to 7:00 PM up to six days a
week.

The proposed development conditions, applicant’s affidavit and statement of
justification are included in Appendix 1, 2 and 3, respectively.

LOCATION AND CHARACTER
Site Description:

The 4.87 acre subject property is located in the southeast quadrant of the
intersection of Route 50 (Arlington Blvd.) and Williams Drive on Tax Map Parcel
49-3 ((39)) 3. ltis currently vacant, undeveloped land, and is a portion of a
larger 16 acre site previously approved for office uses. Over-story vegetation
consisting primarily of southern Red Oalk, tulip tree, Black Locust, White Pine,
hickory, and Red Maple covers the site and is in fair condition. An improved
regional pond is located to the south, which contains additional vegetation
consisting primarily of Red Oak, White Oak, tulip tree, Sycamore, and Black
Locust in good condition. Access to the site is from Williams Drive and Willow
Oaks Corporate Drive.

Table 2: Surrounding Area Description

Surrounding Area Description

Direction Use Zoning Plan

North Office (Across Rt. 50) C-3 Office

South Inova Willow Oaks c-3 Office
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Surrounding Area Description
Direction Use Zoning Plan
East Willow Oaks Corporate Center C-3 Office
West Office (Dewberry and Davis Building) C-3 Office
BACKGROUND

On May 1, 1989, the Board of Supervisors approved rezoning application

RZ 87-P-038 consisting of approximately 38.21 acres of land which was
rezoned from the C-3, R-5, and R-1 Districts to the C-3 District, subject to
proffered conditions. The application property for RZ 87-P-038 constitutes the
area now known as the Willow Oaks Corporate Center. This action expanded
the Willow Oaks Office Park westward to Williams Drive by expanding the
area previously rezoned to office use pursuant to the approval of

RZ 74-7-047, to include part of the area previously identified as the Seth
Williams subdivision. The maximum gross floor area permitted for the Willow
Oaks Corporate Center is 1,169,176 square feet and an FAR of 0.70. (Of the
nine buildings shown on the proffered plan, Buildings B, C, D and the first
phase of Building E, have been constructed and comprise 269,014 square
feet).

On August 5,1996, the Board of Supervisors approved PCA 87-P-038 and
SE 96-P-004 which permitted an amendment to the proffered zoning to
replace an office building approved on Tax Map Parcel 49-3 ((1)) 141D
(Building D) with an extended stay hotel. The hotel has been constructed and
is included in the gross floor area noted above.

On August 2, 1999, the Board of Supervisors approved PCA 87-P-038-2,
which permitted an amendment to the proffered zoning to reflect a redesign
of proposed Building A located on Tax Map Parcel 49-3 ((1)) 140 at the
northeast corner of the Corporate Center adjacent to Route 50 (Arlington
Blvd.) and Gallows Road. There was no change in the approved gross floor
area of this building, just a relocation of Building A to the western side of
Parcel 140, with the parking garage located adjacent to Gallows Road.

On October 25, 1999, the Board of Supervisors approved PCA 87-P-038-3 and
SE 99-P-023, which permitted an amendment to the proffered GDP to replace
an office building approved on Tax Map Parcel 49-3 ((1)) 141 (Building 1)
previously approved for 216,750 gross square feet with a 121,000 square foot
assisted living facility (medical care facility) to accommodate 186 residents on
the property. The remaining 95,750 square feet would be allocated to the
approved office Buildings F through H. There was no change in the original
approved gross floor area of 1,169,176 square feet (FAR of 0.70).
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On July 13, 2009, the Board of Supervisors approved PCA 87-P-038-4, which
removed the assisted living facility use in Building | and reallocated the
approved 487,804 square feet of GFA among four buildings (Building F, G, H
and 1) with no increase in the overall approved FAR. The approved FAR
remained 0.69 (487,804 gross square feet) on the 16.14 acre subject
property. The site was approved for construction of four office buildings that
may be used for office, medical office, and educational facilities, and to
conceptually design a fifth building (Building G) for potential use by a new
Mid-County Center building (which would include the Woodburn Center for
Community Mental Health). Option 1 of the companion RZ 2008-PR-009 and
SEA 80-P-078-15 applications anticipated that the Applicant would acquire
additional land from Fairfax County through a Public-Private Education
Facilities and Infrastructure Act (PPEA) proposal on the Inova Hospital
Campus site and facilitate the relocation of the Woodburn Center for
Community Mental Health facility to the Inova Willow Oaks Site.

On July 26, 2011, the Board of Supervisors approved PCA 87-P-038-5 to add
a fifth building layout option for Building G (Fairfax County Mid-County
building), Building F (INOVA Medical Office) and the associated above and
below grade parking garage based on final engineering. No changes to the
previously approved 0.69 FAR were approved. The proffers and GDP
associated with this case currently govern the site. Copies of the approved
proffers and CDP/FDP for this PCA application are available on file with the
Zoning Evaluation Division of the Department of Planning and Zoning.

On September 17, 2013, proffer interpretation Pl 1303 03 025 for

PCA 87-P-038-05 determined that site modifications shown on the current SE
Plat were in conformance with the approved GDP. In addition, the proposed
use of the cellar space to include cancer treatment and imaging equipment
and the proposed use of LEED Healthcare instead of LEED Core and Shell
were determined to be in conformance with the approved proffers. A copy of
the determination is provided in Appendix 4.

COMPREHENSIVE PLAN PROVISIONS (See Appendix 5)

Plan Area: Area |
Planning Sector: Merrifield Suburban Center, Land Unit L, Sub Unit L-5
Plan Map: Office

Plan Text:



SE 2013-PR-004 Page 4

Fairfax County Comprehensive Plan, Area |, 2011 edition, The Merrifield
Suburban Center, as amended through February 12, 2013, Sub-Unit L5, Land
Use Recommendations, page 104:

“Sub-Unit L5 is located at the southwest quadrant of Route 50 and Gallows Road
and is planned for office use up to .7 FAR. Any modification, expansion, and/or
reuse of the existing buildings should be consistent with guidelines for Existing
Uses and Buildings under the Area-Wide Land Use section. New office
development should provide a 100-foot minimum buffer area adjacent to the
Pine Ridge community.

Option: As an option, a portion of this Sub-Unit may be appropriate for
development as an assisted living and medical care facility. Any development
proposal under this option must address all applicable Area-Wide
recommendations.

Height Limit: The maximum building height for the eastern portion (i.e., Parcels
138, 139 and 140) in this sub-unit is 105 feet or 8 stories. Heights should vary
between 50 and 90 feet (4 to 7 stories) for the remainder of this sub-unit. The
area immediately adjacent to single family detached residential use should
provide a buffer area of 100 feet as noted above, and the building immediately
adjacent to this buffer area and Parcel 49-3((10))6 should be no more than 4
stories in height in order to ensure that the tallest buildings are away from the
adjacent residential areas. See the Building Heights Map, Figure 16, and the
Building Height Guidelines under the Area-Wide Urban Design section.”

ANALYSIS

Special Exception Plat (SE Plat) (Copy at front of staff report)

Title of SE Plat: Inova Comprehensive Cancer and Research
Institute
Prepared By: Dewberry and Davis LLC and Wilmont Sanz

Original and Revision Dates: March 28, 2013, as revised through
September 12, 2013

Description of the plan: The SE Plat consists of 16 sheets, with a Sheet
Index on Sheet 1.

Previously Approved General Development Plan (GDP)

The previously approved GDP for Inova Willow Oaks permitted office and public
uses with a maximum of 487,804 gross square feet at a 0.70 FAR on a 16 acre
property. Five development options were approved, which could generally be
divided into three to five office buildings and two above-and below-grade parking
garages. The applicant seeks to add a special exception use for a medical care
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facility in Building H, I and J. In Development Options 1 and 5, Buildings H, | and
J were permitted to be combined into one L-shaped building with a total of
258,000 gross square feet. Development Options 2 and 4, permitted three
separate buildings with 86,000 square feet per building In Development Option
3, Buildings H and | were permitted to be combined to form one rectangular
building with a total of 129,000 gross square feet and a separate rectangular
building (Building J) containing 129,000 square feet. Parking Garage A was also
permitted to be six stories above grade with 1,280 parking spaces in
Development Options 1 and 5 and nine stories above grade with 1,500 parking
spaces in Development Options 2 through 4. Graphic 1 shows the approved
layout associated with Development Option 1.

Graphic 1: Development Optlon 1

Proposed Changes:

The applicant proposes to implement Development Option 1 with the following
modifications, (which are carried forward from the September 17, 2013
determination referenced in the background):

e reductions in the Building H, | and J and Parking Garage A setbacks from
Willow Oaks Corporate Drive from 54 feet to 40 feet, and 50 feet to 40
feet, respectively, to provide additional land on the north side of the
structures for fire access and to ensure that these structures are aligned
along Willow Oaks Corporate Drive;

¢ new fire access along the north side of the building, which results in the
relocation of landscaping previously approved along Route 50 (Arlington
Blvd.) elsewhere on the site with no decrease in the approved tree
canopy;
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G

a 29 percent increase in the Building H, | and J footprint and a 33 percent
decrease in the Parking Garage A footprint to allow a shift in the vehicular
access point from Willow Oaks Corporate Drive, which would better align
with the approved access for buildings F and G to the south, as previously
requested by VDOT during the review of Building G site plans
(#5544-SP-013);

revised vehicular drop-off area located in the center of the site to
accommodate a roundabout with additional pedestrian amenities, a
possible water feature, sidewalks, seating areas and landscaping instead
of a linear design with minimal landscaping and pedestrian features;

relocation of loading access with an enclosed/ screened service area to
the rear of Parking Garage A;

provision of an outdoor seating area on the northwest corner of the
building; and

other minor modifications in landscaping, tree placement and sidewalk
configurations shown on the Graphic 2 below.

raphic 2: Prpposed Layout Changes in Black-Line

ARLINGTON BLVD. ROUTE 50 %
RIGHT OF WAY VARIES 2

" WilLow oaks GORFORATE
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As shown, the total amount of overall GFA would not change from the previously
approved GFA of 258,000 square feet and the layout would generally be the
same as Development Option 1; however, the access would be re-oriented and
fire access would be provided to the north side of the structures. Buildings H, |
and J would continue to be combined into one seven-story (90 foot tall) L-shaped
building. The footprint for Parking Garage A would be reduced by 33 percent
and is proposed to be eight stories tall with 1,160 parking spaces. Architectural
elevations are included on Sheet 6 of the SE Plat, which show the seven-story
tall, L-shaped building generally the same height as the eight story tall parking
garage due to topography.

Intensity:

The Comprehensive Plan provides an option for the development of the subject
property up to 0.70 FAR with an option for medical care facilities. The applicant
implemented the Plan in the previously approved PCA application. This
application merely seeks to add a medical care facility use in Buildings H, | and J
based on final engineering designs. No change to the overall FAR is proposed.

Vehicular Access:

Access to the site is provided from Willow Oaks Corporate Drive and
Professional Circle Access, through two private driveways. A circular drop-off
area is proposed to the south and east of the building that would lead to the front
door of the building and into the parking garage. Previous commitments for
ingress and egress easements for public access and for public emergency and
maintenance vehicles over the internal roadways would continue to be provided.

In addition, all previously approved road improvements (which included the
construction of a private Connector Travelway and bicycle/ pedestrian trail from
Willow Oaks Corporate Drive along the eastern property line to Tax Map Parcels
49-3 ((1)) 136C and 136C1 until it reaches the existing roadway network of the
Inova Hospital Campus) would also be provided.

Parking:

The Zoning Ordinance requires 671 parking spaces for the proposed Inova
Cancer Center and Research Institute building. The applicant proposes to
provide 1,160 parking spaces within Parking Garage A and to continue to
implement the previously approved proffers related to parking, which include
commitments to provide parking in accordance with the parking requirements of
Article 11 of the Fairfax County Zoning Ordinance, as determined by the
Department of Public Works and Environmental Services (DPWES).
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Pedestrian Access:

Pedestrian access to the proposed development would continue to be provided
through a comprehensive pedestrian circulation system reviewed during the
previously approved rezoning and now shown on Sheet 5. This pedestrian
circulation system includes the following features:

Six foot wide paved trails/ sidewalks along the property’s entire
frontage on Route 50, Williams Drive, and Professional Circle Access,
and on both sides of Willow Oaks Corporate Drive:

An eight to ten foot wide bicycle and pedestrian trail along the west
side of the proposed Connector Travelway;

Several six foot wide sidewalks along the internal roadway driveways
leading to the proposed buildings;

A new crosswalk crossing Williams Drive at the south side of the
Route 50 (Arlington Blvd.) intersection, which includes a new
pedestrian countdown signal subject to VDOT approval,

Designs for a new crosswalk and pedestrian countdown signal
crossing Route 50 (Arlington Blvd.) on the east side of the Williams
Drive intersection per a determination by FCDOT and VDOT as to
whether the pedestrian crossing of Route 50 should most appropriately
occur on the east or west side of Williams Drive, or on both sides, in
light of signal timing considerations;

A standard concrete bus pad at any bus stop(s) located along Willow
Oaks Corporate Drive shown on the approved GDP. Development
Option 5 shows a potential bus stop with a pedestrian waiting area on
the north side of Building G; and

Indoor and/or outdoor bicycle racks in locations convenient to the main
building entrances to each of Buildings F, G, H, | and J and within
Parking Garages A and B to serve employees of Buildings F, G, H, |
and J. The approved proffers will remain in effect and ensure that a
sufficient number of spaces is provided to meet the applicable LEED
credit (which is 5% or more of all building users as specified in Credit
4.2 of LEED NC under the Alternative Transportation section) for
bicycle parking at the time of site plan submission and would provide
lockers or cages for at least six bicycles among Parking Garages A
and B. A sign plan is also proffered to be provided for designating
locations for “share the road” signs in areas on the subject property
where bicycles would share the road with other vehicles. This sign
plan would also designate locations for signs on the subject property
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directing bicyclists to the bicycle parking. Showers and changing
rooms would be provided in Building G and at least one of Buildings F,
H, l and J.

The applicant proposes to continue to provide this pedestrian system and to
enhance the pedestrian accessibility to the front door of Building H,  and J. A
new circular drop-off area is proposed to the south and east of the building,
which would include six foot wide sidewalks on both sides of the driveway. An
additional pedestrian connection to the building is proposed from the sidewalks
along the east side of Williams Drive. No other significant changes to the
pedestrian access are proposed.

Landscaping and Open Space:

A minimum of 15% open space is required for the site in all development
options; 29% open space is provided on the subject property. In the original
rezoning, Development Options 1 and 5, Options 2 and 3, and Option 4 included
a total of 43%, 46% and 50% respectively on 16 acres, all of which included the
subject property. The difference in open space among the development options
resulted from the design of Buildings H through J and Parking Garage B.
Regardless of the option implemented, the applicant proffered to provide
landscaping as generally shown on the GDP and proffered to a streetscape with
street furnishings and lighting in conformance with the Merrifield Streetscape
Design Manual. The Applicant also proffered to submit a detailed landscape and
tree cover plan to Urban Forest Management Division (UFMD) for review and
approval, which would include: 1) design details for tree wells and other similar
planting areas above structures and along streets; 2) composition of the planting
materials and/or structural soils used where plantings are to be located within or
on top of structures and other methods to be used to ensure the viability of the
proposed plantings; and 3) other information that may be requested by the
UFMD. No changes are proposed to these commitments.

However, in order to accommodate fire access on the north side of the Building
H, I and J, the applicant proposes a potential fire access point from the slip ramp
off Route 50 (Arlington Blvd.) serving the adjacent property to the east, which
would require relocation of previously approved trees elsewhere on the site.
Additional trees are also proposed around the new circular drop off area to the
south and east of the building, which would increase the 10 year canopy from
approximately 68,000 square feet to 93,000 square feet. An outdoor seating area
for a café is also proposed on the northwest corner of the site.

Stormwater Management:

No changes are proposed to the previously approved stormwater management
system. The stormwater narrative on Sheet 7 of the SE Plat indicates that the
site is currently undeveloped, but contains two existing quasi-regional stormwater
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ponds. Stormwater runoff from the proposal is now conveyed to an enhanced
extended dry pond located south of the Building G. Two existing ponds were
combined into one enhanced extended detention pond that are privately owned
and maintained. This new facility is designed to provide peak flow reduction for
the 2 year and 10 year storms from developed conditions to good forested
conditions for the entire 131 acre watershed it serves. The facility is also
designed to exceed the minimum phosphorous removal requirement (40%) by
providing 50% removal. The facility also provides enough BMP to cover the
entire 130 acre watershed, including the Inova Hospital site.

All previously approved proffers regarding maintenance will continue to govern
the property. The applicant will continue to maintain the Willow Oaks SWM/BMP
pond as well as the portion of an on-site storm sewer running generally eastward
from the south end of Williams Drive to the western side of the Willow Oaks
SWM/BMP pond.

Land Use/Environmental Analysis
No issues were identified.
Urban Forest Management Analysis (Appendix 6)

The Urban Forest Management Division (UFMD) of the Department of Public
Works and Environmental Services (DPWES) reviewed the application and
indicated that the tree preservation target minimum would not be met, the
proposed tree canopy was not consistent with the previously approved general
development plan and various trees along the western portion of the site may be
shown to be planted inside VEPCO easements. The applicant has revised the
plans to request a deviation from the tree preservation target requirements
(which is further described in the waiver and modification section of the staff
report); a revised tree canopy, which exceeds the previously approved tree
canopy by approximately 30,000 square feet (from 65,000 to 93,000 square
feet); and removed plantings from existing VEPCO easements. All issues have
been resolved.

Transportation Analysis (Appendix 7)

Fairfax County Department of Transportation (FCDOT) and the Virginia
Department of Transportation (VDOT) reviewed the application and had concerns
with the following: 1) the proposed northeast entrance to the parking garage and
to the loading area may create vehicular conflicts if not separated in some
manner; 2) no fire entrances may be provided from Route 50 (Arlington Blvd) and
no trees may be located in the VDOT Route 50 right-of-way clear zone without a
separate site plan approval. The applicant revised the application to include a
median separation between the loading and garage entrances and to shift the fire
access to the east off the existing slip ramp serving the adjacent office building.
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In addition, the applicant indicated that four existing trees located along the
Route 50 sidewalk were planted in association with an approved site plan
(#5544-SP-012). No changes are proposed to those trees. In addition, a
comment about closing the existing slip ramp from Route 50 serving the adjacent
office building was dismissed to allow fire access to be provided from the ramp.
No other issues were identified. As part of the previous rezoning application, the
applicant will continue to provide all previously approved proffers for road
improvements and the transportation demand management (TDM) program.

Office of Community Revitalization (Appendix 8)

The Office of Community Revitalization (OCR) reviewed the application and
indicated that most of their concerns have been addressed. However, staff is
still concerned about the proposed streetscape along Route 50 (Arlington Blvd)
and Williams Drive. In the previously approved GDP, the streetscape closely
matched the Merrifield Suburban Center guidelines for sidewalks, landscaping,
street trees, furnishings, lighting and bus shelters. While staff recognizes that
fire access is needed on the north side of the building, staff feels that additional
landscaping and street furnishings could be provided. The applicant has revised
the SE Plat to show additional shrubs and ground cover between the proposed
street trees along these streets.

In addition, staff feels that additional pedestrian connections from the proposed
sidewalk to the building should be provided. Staff continues to negotiate with the
applicant to provide a sidewalk connection to the proposed outdoor seating area
but recognizes that there are patient registration concerns from the applicant. All
patients need to register at the front door. No other issues were raised.

Public Facility Analyses
No issues were raised in regards to parks, water and sanitary sewer. As
previously mentioned, a new fire access point is proposed on the north side of
the building and the application property will continue to be serviced by the
Fairfax County Fire and Rescue Department Station 430.
Stormwater Analysis (Appendix 9)
No changes are proposed to the previously approved stormwater management
facility. All stormwater calculations will remain unchanged. No issues were
identified.

ZONING ORDINANCE PROVISIONS (Appendix 10)

The following chart depicts how the subject property meets the C-3 District zoning
requirements:
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Standard Required (C-3) Provided
Lot Size 20,000 sq ft 4.87 acres
Lot Width 100 ft Williams Drive = greater than 100 ft

Route 50 = greater than 100 ft

Willow Oaks Corporate Drive = greater
than 100 ft

Building Height

90 ft maximum (which may
be increased by the BOS
subject to approval of an SE
application)

Buildings H, I and J = 90 ft

Front Yard Controlled by 25 degree Building
angle (but not less than Williams Drive = 45 ft.
40 feet) Route 50 =40 ft
Willow Oaks Corporate Drive = 40 ft
Outdoor Seating Area*
Williams Drive = 35 ft.
Route 50 = 34 ft
Rear Yard Controlled by 20 degree Greater than 25 ft
angle (but not less than
25 feet)
FAR 1.0 1.22*
Open Space 15% 29%
Parking Spaces 2.6 per 1000 = 671*** 1,160

Loading Spaces

In no instance shall more
than five (5) off-street
loading spaces be required
for a given use or building
except as may be
determined by the Director.

Note 17 on Sheet 3 of the GDP
indicates that the number of loading
spaces would be 3 spaces per
building.****

*Section 2-412(4)(A) of the Zoning Ordinance permits any open or roofed deck, not more
than 10 feet in width and with no part of its floor higher than three feet above finished
ground level to extend up to six feet into any yard requirement. The SE plat shows an
outdoor seating area located on the northwest corner of the building which is ten feet in

width that could potentially extend five feet into the Williams Drive front yard and six feet

into the Route 50 front yard. A development condition is written to ensure that the

outdoor seating area meets these requirements.

**This application seeks permission of a medical care use in Buildings H, | and J, which is
a 4.87 acre portion of the 16 acre Inova Willow Oaks approved in PCA 87-P-038-5 with
an overall FAR of 0.70.

***The proposed Medical Care Facility is outpatient care only and no overnight beds will be
provided and the hospital rate is not applicable. Parking will be provided based on the
medical office use rate and determined at site plan review.

****The applicant has requested a modification of the loading space requirement in favor of
the requested number of loading spaces per building.
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As shown in the chart above, the proposal continues to conform to all of the
minimum bulk regulations for the C-3 District.

Special Exception Requirements

General Special Exception Standards (Sect. 9-006)

General Standard 1 states that the proposed use at the specified location shall
be in harmony with the adopted Comprehensive Plan. The Comprehensive
Plan recommends office use with an option for a medical care facility. Staff feels
that the proposed change in use from office to medical care facility is in harmony
with the Plan and complements the medical office and institutional uses that are
being established in the area. This standard has been satisfied.

General Standard 2 states that the proposed use shall be in harmony with the
general purpose and intent of the applicable zoning district regulations. The
Zoning Ordinance permits medical care facilities in the C-3 District with Special
Exception approval. As conditioned, the proposal would be in harmony with the
general purpose and intent of the C-3 District. Therefore, this standard is
satisfied.

General Standards 3 and 4 require that the proposed use will be harmonious
with and will not adversely affect the use or development of neighboring
properties in accordance with the applicable zoning district regulations and the
adopted Comprehensive Plan and that pedestrian and vehicular traffic
associated with such use will not create hazards or conflict with the existing and
anticipated traffic in the neighborhood. The applicant proposes to add a medical
care facility use in Buildings H, | and J, which were recently approved in
association with a larger rezoning application with extensive transportation and
pedestrian circulation improvement proffers. These improvements included
several lane expansions on Route 50 and Williams Drive, an extension of Willow
Oaks Corporate Drive to Williams Drive, the construction of a private connector
travelway and bicycle/ pedestrian trail from Willow Oaks Corporate Drive along
the eastern property line to Tax Map Parcels 49-3 ((1)) 136C and 136C1 (until it
reaches the existing roadway network of the Inova Fairfax Hospital Campus). In
addition, an extensive pedestrian circulation plan was provided throughout the
property which connected proposed sidewalks to existing sidewalks on adjacent
properties. Additional proffer commitments to TDM and bicycle accommodations
were provided. The applicant will continue to provide those commitments in this
application. As such, staff feels that these criteria are satisfied.

General Standard 5 requires that landscaping and screening be provided in
accordance with the provisions of Article 13. No transitional screening or barriers
are required with this application. However, as previously mentioned, staff is
concerned about the streetscape along Route 50 (Arlington Blvd) and Williams
Drive. In the previously approved GDP, the streetscape closely matched the
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Merrifield Suburban Center guidelines for sidewalks, landscaping, street trees,
furnishings, lighting and bus shelters. While staff recognizes that fire access is
needed on the north side of the building, staff feels that additional landscaping
and street furnishings could be provided. Staff has prepared a development
condition which would ensure that landscaping will be provided to the maximum
extent possible along these streets. With this development condition, staff feels
that this standard has been addressed.

General Standard 6, 7 and 8 require that open space, adequate utilities,
drainage, signage, parking, loading and other necessary facilities be regulated in
accordance with the Zoning Ordinance; however, the Board of Supervisors may
impose more strict requirements for a given use than those set forth in this
Ordinance. The proposal will not impact these requirements.

Category 3 Standards (Sect. 9-304)

The Category 3 Standards require that the proposed development meet lot size
and bulk requirements for the Zoning District, comply with performance
standards, and be subject to Site Plan Review. The proposed use meets these
standards.

Additional Standards for Medical Care Facilities (Section 9-308)

Par. 1 provides the Health Care Advisory Board (HCAB) with the ability to hold a
hearing or hearings to review the proposal and to accumulate information upon
which to base a recommendation to the Board of Supervisors. Par. 2 tasks
HCAB with reviewing and determining the demonstrated need for the proposed
facility, the Institutional need, the financial accessibility, and the development
costs and project financing. The Health Care Advisory Board (HCAB) held their
public meeting on June 10, 2013 and deferred their recommendations to
September 9, 2013 to obtain additional details about the proposed oncology
program and accessibility. See the Appendix 11 for their complete analysis. An
excerpt of their analysis includes the following:

Proposed Oncology Program

HCAB requested data that would support the applicant’s position indicating
that demand for oncology services is increasing. In addition, HCAB
expressed concerns about whether the proposal would negatively impact
existing cancer services given the potential for duplication throughout the
system. Using the National Cancer Institute’s (NCI) statistics to extrapolate
cancer incidence rates for Northern Virginia, the applicant indicated that the
growth in new cancer cases would increase by 32%, or 3,000 cases, by 2018.
This increase results in the need for more cancer care, which would be their
fastest growing service line. The applicant also assured HCAB that it plans to
grow its oncology service line at all hospitals system-wide. Inova Fairfax
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Hospital’s radiation oncology and infusion departments are slated for
expansion and will be relocated to the proposed ICCRI building. The Inova
Fair Oaks Cancer Center will be completed in Spring 2014, and Stereotactic
Radiosurgery (SRS) will be added to Inova’s Loudoun and Fairfax Hospitals.

Accessibility

According to the applicant, the current system of cancer care is difficult for
patients to navigate. Many patients must travel to multiple locations across
the region to receive treatment. With the proposed ICCRI building, a
comprehensive care team will coordinate treatment, support services (e.g.,
diagnostic imaging, wellness screenings, etc.) and care referrals. Patients will
be able to meet with each one of their care team providers, which will include
physicians, nurses, mental health, nutritionists, and social workers. This
proposal represents a unique approach to oncology care by providing
integrated, patient-centered, multidisciplinary care in one facility.

Summary

The HCAB agrees with the applicant’s justification for expanding its suite of
oncology services in one centralized location, and is pleased by their
commitment to enhance its existing cancer services among its other
hospitals. Therefore, the HCAB recommends that the Board of Supervisors
support the proposal to build the ICCRI.

Par. 3 requires that all such uses shall be designed to accommodate service
vehicles with access to the building at a side or rear entrance. Staff feels that
the proposal includes an improved internal roadway system that would improve
access to the existing and proposed buildings.

Par. 4, 5, and 6 preclude: 1) nursing facilities from being located in front of
collector or arterial streets; 2) medical facilities being located in an R-E through
R-4 zoned lot that is less than 5 acres; and 3) buildings being closer than 45 feet
to any street line or 100 feet from any lot line which abuts an R-A through R-4
District. No nursing facilities or medical facilities on an R-E through R-4 zoned
lot are proposed with this application. In regards to the third restriction, the
applicant seeks a modification of the requirement to locate the proposed medical
care facility building 40 feet from the street lines consistent with the C-3 District
regulations. See the waiver and medication section below for further analysis.

Par. 7 indicates that the Board of Supervisors may approve additional on-site
signs when it is determined, based on the size and nature of the hospital, that
additional signs are necessary in order to provide needed information to the
public. In the previous rezoning application, the applicant proffered to provide
signage in accordance with the requirements of Article 12 of the Zoning
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Ordinance or pursuant to approval by the Board of Supervisors in accordance
with the provision set forth in Par. 7 of Sect. 9-308 of the Zoning Ordinance. The
applicant will continue to meet these commitments. Staff feels that this standard
is satisfied.

Waivers and Modifications:

Reaffirmation of the waiver of the service drive requirement along Rt. 50
(Arlington Boulevard)

The applicant is requesting a reaffirmation of a waiver of the service drive
requirement along Route 50 (Arlington Blvd.) This waiver request was previously
approved with the original rezoning application and staff continues to support the
waiver request.

Modification of the loading space requirement for office uses to permit a
maximum of three loading spaces per building shown on the SE Plat

The Zoning Ordinance requires no more than five off-street loading spaces for a
given use or building. The applicant proposes to provide a maximum of three
loading spaces for each building in each development option. Staff feels that
this proposed number of loading spaces is sufficient for the proposed square
footage on the subject property and does not object to the requested
modification.

Deviation from the tree preservation target percentage in favor of the
proposed landscaping shown on the GDP

The applicant has requested a modification of the tree preservation target
area and has submitted justification to DPWES indicating that conformance
would preclude development of the use and intensity permitted by the Zoning
Ordinance and because construction activities could reasonably be expected
to impact existing trees. While the property contains some mature trees,
those mature trees are in poor condition and are not worthy of preservation.
The applicant proposes to remove the existing trees and to exceed the tree
canopy requirements for the site. With this proposal, staff feels that both of the
prerequisites for the deviation have been met, and as such, staff supports the
requested waiver.

Modification of the Minor Paved Trail reqguirement along the southside of
Route 50 (Arlington Boulevard)

The Fairfax Countywide Trails Plan recommends a minor paved trail on the
south side of Route 50 (Arlington Blvd.) Considering 1) that this trail would be
offsite and traverse the northern edge of the subject property, and 2) an existing
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six foot wide sidewalk was already constructed in association with a recently
approved site plan (#5544-SP-012), staff does not object to this request in favor
of the pedestrian and bicycle circulation network shown on the SE Plat and the
previously approved GDP.

Waiver of the Use Limitations on Corner Lots in Section 2-505 of the Zoning
Ordinance to permit landscaping and sign walls within the sight triangles formed
by the streets along the corner lot

For every corner lot, the Zoning Ordinance prohibits structures, plantings and
other objects from being located within a 30 foot site triangle formed by the
streets along the corner lot. Adequate sight distance must also be maintained
between two horizontal planes starting at 3.5 feet and ending at 10 feet above
the established grade. No buildings are proposed to be located within the sight
triangle. However, the applicant seeks a waiver of this requirement to allow
landscaping and three potential sign walls to be located at the northwest,
southwest and southeast corners of the site. Staff does not object to the waiver
request provided that the landscaping and sign walls continue to meet the sight
distance requirements in the Public Facility Manual during site plan review and
do not restrict functional sight distance for drivers entering or exiting travel
intersections, aisles or driveways. A development condition has been included
to ensure that this requirement is met. In addition, the previously approved
proffers indicate that all signage will meet Article 12 of the Zoning Ordinance.
These proffers will continue to govern the subject property.

Modification of Section 9-308.5 of the Zoning Ordinance to allow the medical
care facility to be located 40 feet from the street lines consistent with the C-3
District and as shown on the SE Plat

Section 9-308.5 of the Zoning Ordinance precludes a medical care facility
building from being located closer than 45 feet to any street line. The applicant
seeks permission to modify this requirement to allow the proposed building to be
located 40 feet from the street line, which would be consistent with the C-3
District. Considering that Building H, | and J was previously approved as an
office building located approximately 40 feet from the Williams Drive and the
Merrifield Streetscape Standards recommend that buildings be located as close
to the street as possible, staff has no objection to granting this modification.

Modification of Section 10-104.3 of the Zoning Ordinance to allow an eight foot
tall retaining wall on a portion of the Route 50 (Arlington Boulevard) front yard to
enclose the loading service area as shown on the SE Plat

Section 10-104.3 of the Zoning Ordinance requires fences/walls in front yards to
be no greater than four feet in height. Section 10-104.3(H) of the Zoning
Ordinance permits fences/walls greater than four feet in height provided that
elevations of the fence/wall are included on the SE Plat and that there is no



SE 2013-PR-004 Page 18

negative visual impact to the surrounding property. The applicant seeks a
modification to allow an eight foot tall retaining wall on the eastern portion of the
Route 50 (Arlington Boulevard) front yard to enclose the loading service area as
shown on the SE Plat. Sheet 14 of the SE Plat shows a cross-section of the
retaining wall which would be 6 feet tall facing Route 50 (Arlington Boulevard)
and 8 feet tall facing the loading area. Sheet 2 of the SE Plat shows large
deciduous and low level shrubs planted in front of the wall facing Route 50
(Arlington Boulevard). A development condition has been added to ensure that
the retaining wall facade facing Route 50 (Arlington Boulevard) is finished with
the of stone and/or brick materials. With this development condition, staff has no
objection to this modification request.

Modification of the Merrifield Streetscape Guidelines to allow the streetscape
and landscaping as shown on the SE Plat

The Comprehensive Plan for the Merrifield Suburban Center includes
streetscape guidelines for sidewalks, landscaping, street trees, furnishings,
lighting and bus shelters. The subject property has frontage along two roadways
and each has unique standards according to the guidelines. Route 50 (Arlington
Boulevard is identified as a boulevard and Williams Drive as a cross street. As
previously stated, the applicant needed to balance fire access on the north side
of the proposed Building H, | and J, while addressing the Plan guidelines. The
landscape plan shows an increase in the 10 year canopy from approximately
68,000 square feet in the previous approval to 93,000 square feet. Street trees
are included in this canopy and shown to be located on both sides of the six foot
wide sidewalks along Williams Drive and Route 50 (Arlington Boulevard).
Additional shrubs and low level ground cover between these street trees is
provided. In addition an outdoor seating area for a café is also proposed on the
northwest corner of the site. With these commitments, staff has no objection to
this modification request.

CONCLUSIONS AND RECOMMENDATIONS
Staff Conclusions

Staff recommends approval of SE 2013-PR-004 subject to the development
conditions consistent with those contained in Appendix 1.

Staff recommends reaffirmation of the waiver of the service drive requirement
along Route 50 (Arlington Boulevard).

Staff recommends reaffirmation of the modification of the loading space
requirements for office uses to permit a maximum of three loading spaces per
building shown on the SE Plat.
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Staff recommends that the Board of Supervisors direct the Director of DPWES to
permit a deviation from the tree preservation target percentage in favor of the
proposed landscaping shown on the SE Plat and as conditioned.

Staff recommends approval of a modification of the trail requirement along Route
50 (Arlington Boulevard) in favor of the existing sidewalk.

Staff recommends approval of a waiver of the Use Limitations on Corner Lots in
Section 2-505 of the Zoning Ordinance to permit landscaping and sign walls
within the sight triangles formed by the streets along the corner lot as shown on
the SE Plat.

Staff recommends approval of a modification of Section 9-308.5 of the Zoning
Ordinance to allow the medical care facility to be located 40 feet from the street
lines consistent with the C-3 District, as shown on the SE Plat.

Staff recommends approval of a modification of Section 10-104.3 of the Zoning
Ordinance to allow an eight foot tall retaining wall in a portion of the Route 50
(Arlington Boulevard) front yard, to enclose the loading service area as shown on
the SE Plat.

Staff recommends approval of a modification of the Merrifield Streetscape
Guidelines in the Comprehensive Plan to allow the streetscape and landscaping
as shown on the SE Plat and as conditioned.

It should be noted that it is not the intent of staff to recommend that the Board, in

adopting any conditions proffered by the owner, relieve the applicant/owner from
compliance with the provisions of any applicable ordinances, regulations, or adopted
standards.

The approval of this rezoning does not interfere with, abrogate or annul any

easement, covenants, or other agreements between parties, as they may apply to the
property subject to this application.

It should be further noted that the content of this report reflects the analysis and

recommendations of staff; it does not reflect the position of the Board of Supervisors.
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APPENDIX 1

PROPOSED DEVELOPMENT CONDITIONS
SE 2013-PR-004
September 18, 2013

If it is the intent of the Board of Supervisors to approve SE 2013-PR-004 on Tax
Map 49-3 ((39)) 3 for a Medical Care Facility on the subject property pursuant to Sect.
4-304 of the Fairfax County Zoning Ordinance, the staff recommends that the Board
condition the approval by requiring conformance with the following development
conditions:

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

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

3. This Special Exception is subject to the provisions of Article 17, Site Plans. Any
plan submitted pursuant to the special exception shall be in substantial
conformance with the approved Special Exception (SE) Plat entitled “Inova
Comprehensive Cancer and Research Institute Special Exception Plat SE
2013-PR-004, prepared by Dewberry and Davis LLC and Wilmont Sanz dated
March 28, 2013, as revised through September 12, 2013. Minor modifications
to the approved special exception may be permitted pursuant to Par. 4 of Sect.
9-004 of the Zoning Ordinance.

4. A copy of this Special Exception Amendment and the Non Residential Use
Permit SHALL BE POSTED in a conspicuous place on the property of the use
and made available to all departments of the County of Fairfax during the
hours of operation of the permitted use.

5. The outdoor seating area located on the northwest corner of the building shall
comply with the Permitted Extensions into Minimum Required Yards in
Section 2-412 of the Zoning Ordinance.

6. Alllandscaping, freestanding signs and outdoor seating areas shall be located
SO as not to restrict sight distance for drivers entering or exiting travel
intersections, aisles or driveways.

7. The retaining wall located along the northeast portion of the subject property
shall not exceed 8 feet in height and shall be finished with the appearance of
stone and/or brick materials facing Route 50 (Arlington Boulevard).
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The above proposed conditions are staff recommendations and do not reflect
the position of the Board of Supervisors unless and until adopted by that Board. This
approval, contingent on the above noted conditions, shall not relieve the applicant from
compliance with the provisions of any applicable ordinances, regulations, or adopted
standards. The applicant shall be himself responsible for obtaining the required Non-
Residential Use Permit through established procedures, and this Special Exception
shall not be valid until this has been accomplished.

Pursuant to Section 9-015 of the Zoning Ordinance, this special exception shall
automatically expire, without notice, thirty-six (36) months after the date of approval
unless, at a minimum, the use has been established or construction has commenced
and been diligently prosecuted for one of the buildings in the proposed development
options. The Board of Supervisors may grant additional time to establish the use or to
commence construction if a written request for additional time is filed with the Zoning
Administrator prior to the date of expiration of the special exception. The request must
specify the amount of additional time requested, the basis for the amount of time
requested and an explanation of why additional time is required.

N:\ZED\Special Exceptions\inova Oncology Consolidation SE 2013-PR-004\Repor t\SE 2013-PR-004 |nova Oncology Staff Report
Conditions.doc



DATE:

TO:

FROM:

SUBJECT:

REF.:

APPENDIX 2

County of Fairfax, Virginia

August 17,2013

William O’Donnell, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

Bette R. Crane, Paralegaw

Office of the County Attor#ey
Affidavit

SE 2013-PR-004

Applicant: Inova Health Care Services
PC Hearing Date: 10/3/13

BOS Hearing Date: Not yet scheduled

N

120514

MEMORANDUM

Office of the County Attorney

Suite 549, 12000 Government Center Parkway
Fairfax, Virginia 22035-0064

Phone: (703) 324-2421; Fax: (703) 324-2665
www.fairfaxcounty.gov

Attached is an affidavit which has been approved by the Office of the County Attorney for the
referenced case. Please include this affidavit dated 8/14/13, which bears my initials and is
numbered 120514, when you prepare the staff report.

Thank you for your cooperation.

Attachment

cc: (w/attach) Amy Moxley, Planning Technician I (Sent via e-mail)

Zoning Evaluation Division
Department of Planning and Zoning

\\s17PROLAWPGCO1\Documents\12051 A\BRC\Affidavits\534884.doc



SPECIAL EXCEPTION AFFIDAVIT

DATE: August 14,2013
(enter date affidavit is notarized)

[, Jonathan D. Puvak, attorney/agent , do hereby state that I am an
(enter name of applicant or authorized agent)
(check one) [ ]  applicant l
] applicant’s authorized agent listed in Par. 1(a) below 105 l \'{

in Application No.(s): SE 2013-PR-004
(enter County-assigned application number(s), e.g. SE 88-V-001)

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

1(a). The following constitutes a listing of the names and addresses of all APPLICANTS, TITLE
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the
application,* and, if any of the foregoing is a TRUSTEE,** each BENEFICIARY of such trust,
and all ATTORNEYS and REAL ESTATE BROKERS, and all AGENTS who have acted on
behalf of any of the foregoing with respect to the application:

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

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships
last name) listed in BOLD above)
Inova Health Care Services 8110 Gatehouse Road, Suite 200 Applicant/Title Owner of
East Tower Tax Map 49-3 ((39)) 3
Agents: Falls Church, Virginia 22042

J. Knox Singleton
Richard C. Magenheimer
Jennifer W, Siciliano
Joan M. Dannemann
Mark P. Ehret

John F. Gaul

Susan T. Carroll

Roberta L. Via

Leeanne M. Sciolto

(check if applicable) [v] There are more relationships to be listed and Par. 1(a) is continued
on a “Special Exception Attachment to Par. 1(a)” form.

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

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

‘%RM SEA-1 Updated (7/1/06)




Special Exception Attachment to Par. 1(a)

DATE: August 14,2013

(enter date affidavit is notarized)

for Application No. (s): SE 2013-PR-004

Page 1 or 2

\ 2054

(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) of the parcel (s) for each owner(s) in the Relationship

column.)

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

Dewberry Consultants LLC

Agents:

Janice M. Cena
Cody A. Pennetti
Scott C, Clarke
Daniela G. Medek
Timothy C. Culleiton

Wilmot Sanz, Inc.

Agents:

Rick T. Sasaki
Joseph J. Giunta
Rolando J. Sanz

M.J. Wells & Associates, Inc.
Agents:

Robin L. Antonucci

Martin J. Wells

Christopher R. Kabatt

Michael R, Pinkoske

Kevin R, Fellin

Sittler Development Associates, LLC

Agent:
J. David Sittler

(check if applicable) 1

\}\EORM SEA-1 Updated (7/1/06)

ADDRESS

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

8401 Arlington Boulevard
Fairfax, VA 22031

18310 Montgomery Village Avenue
Suite 700
Gaithersburg, MD 20879

1420 Spring Hill Road, Suite 600
McLean, Virginia 22102

1856 Old Reston Avenue
Reston, VA 20190

RELATIONSHIP(S)
(enter applicable relationships
listed in BOLD above)

Engineers/Planners/Agent

Architects/Agent

Transportation Consultant/Agent

Consultant/Agent for Applicant

There are more relationships to be listed and Par. 1(a) is continued further
on a “Special Exception Attachment to Par. 1(a)” form.
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pecial Exception Attachment to Par. 1(a)

DATE: August 14,2013 ")»O 5“(

(enter date affidavit is notarized)

for Application No. (s): SE 2013-PR-004
(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) of the parcel (s) for each owner(s) in the Relationship

column.)

NAME

(enter first name, middle initial, and

last name)

Walsh, Colucci, Lubeley, Emrich &

Walsh, P.C.

Agents:
Martin D, Walsh
Lynne J. Strobel
Timothy S. Sampson
M. Catharine Puskar
Sara V. Mariska
G. Evan Pritchard
Jonathan D. Puvak
Elizabeth D. Baker
Inda E. Stagg
Elizabeth A. Nicholson
f/k/a Elizabeth A. McKeeby

(check if applicable)

\h’\ORM SEA-1 Updated (7/1/06)

[]

ADDRESS RELATIONSHIP(S)

(enter number, street, city, state, and zip code) (enter applicable relationships
listed in BOLD above)

2200 Clarendon Boulevard Attorneys/Planners/Agent

13th Floor

Arlington, Virginia 22201

There are more relationships to be listed and Par. 1(a) is continued further
on a “Special Exception Attachment to Par. 1(a)”” form.
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SPECIAL EXCEPTION AFFIDAVIT

DATE: August 14, 2013
(enter date affidavit is notarized) \ )-O 5 \4

for Application No. (s): SE 2013-PR-004
(enter County-assigned application number(s))

1(b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this
affidavit who own 10% or more of any class of stock issued by said corporation, and where such
corporation has 10 or less shareholders, a listing of all of the shareholders:

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

CORPORATION INFORMATION

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

COde) Inova Health Care Services
8110 Gatehouse Road, Suite 200, East Tower
Falls Church, Virginia 22042

DESCRIPTION OF CORPORATION: (check one statement)

[ ] There are 10 or less shareholders, and all of the shareholders are listed below.

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

[1 There are more than 10 shareholders, but no shareholder owns 10% or more of any class

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

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

Inova Health Care Services, formerly Inova  Inova Health System Foundation appoints
Health System Hospitals, formerly Inova the Board of Trustees of Inova Health Care
Hospitals, formerly Fairfax Hospital Services

System, Inc., formerly Fairfax Hospital

Systems, Inc., formerly Fairfax Hospital

Association, is a non-stock, non-profit

corporation, the sole member of which is

Inova Health System Foundation. . L. . . . .
(check if applicable)  [/] There is more corporation information and Par. 1(b) is continued on a “Special

Exception Affidavit Attachment 1(b)” form.

##* A1l listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER,
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE™ of the land.
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members
being deemed the equivalent of shareholders; managing members shall also be listed, Use footnote numbers to designate
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on
the attachment page.

FORM SEA-1 Updated (7/1/06)
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Special Exception Attachment to Par. 1(b)

DATE: August 14,2013 \\2@5(\’

(enter date affidavit is notarized)
for Application No. (s): SE 2013-PR-004

(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, 13th Floor
Arlington, Virginia 22201

DESCRIPTION OF CORPORATION: (check one statement)
[ 1 Thereare 10 or less shareholders, and all of the shareholders are listed below.
[#]  There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ 1] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
David J. Bomgardner, E. Andrew Burcher, Michael D. Lubeley, J. Randall Minchew,

Thomas J. Colucci, Michael J. Coughlin, M. Catharine Puskar, John E. Rinaldi,
Peter M. Dolan, Jr., Jay du Von, Kathleen H. Smith, Lynne J. Strobel,
William A. Fogarty, John H. Foote, Garth M. Wainman, Nan E, Walsh,
H. Mark Goetzman, Bryan H. Guidash, Martin D. Walsh

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

8110 Gatehouse Road

Falls Church, VA 22042

DESCRIPTION OF CORPORATION: (check one statement)

[ 1] There are 10 or less shareholders, and all of the shareholders are listed below.

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

[ 1 There are more than 10 shareholders, but no shareholder owns 10% or more of any class

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Inova Health System Foundation, formerty ~ formerly The Fairfax Hospital Association

Inova Health Systems Foundation, which Foundation, is a non-stock, non-profit

was formerly Inova Health Systems, Inc., corporation.

which was formerly Fairfax Hospital

Association Foundation, which was

(check if applicable) ] There is more corporation information and Par. 1(b) is continued further on a
“Special Exception Attachment to Par. 1(b)” form.

FORM SEA-1 Updated (7/1/06)
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Special Exception Attachment to Par. 1(b)

DATE: August 14,2013 \w S!kf

(enter date affidavit is notarized)
for Application No. (s): SE 2013-PR-004

(enter County-assigned application number (s))

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

Dewberry Consultants LL.C
8401 Arlington Boulevard
Fairfax, Virginia 22031

DESCRIPTION OF CORPORATION: (check one statement)
[#] Thereare 10 or less shareholders, and all of the shareholders are listed below.
[ 1 There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
The Dewberry Companies LC, Member

James L. Beight, Member

Dennis M. Couture, Member

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

8401 Arlington Boulevard

Fairfax, Virginia 22031

DESCRIPTION OF CORPORATION: (check one statement)

[ 1 Thereare 10 or less shareholders, and all of the shareholders are listed below.

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

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

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

Members: Michael S. Dewberry Credit Shelter Trust

Barry K. Dewberry u/a/d 11/23/05 (f/b/o Michael S. Dewberry

Karen S. Grand Pre 11, Katie Anne Dewberry and two minor

Thomas L. Dewberry children of Michael S. Dewberry)

(check if applicable) ] There is more corporation information and Par. 1(b) is continued further on a

“Special Exception Attachment to Par. 1(b)” form.

FORM SEA-1 Updated (7/1/06)
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Special Exception Attachment to Par. 1(b)

. August 14,2013
DATE: g \70 S(\{

(enter date affidavit is notarized)
for Application No. (s): SE 2013-PR-004

(enter County-assigned application number (s))

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

18310 Montgomery Village Avenue, Suite 700

Gaithersburg, MD 20879

DESCRIPTION OF CORPORATION: (check one statement)
[#] There are 10 or less shareholders, and all of the shareholders are listed below.
[ 1 There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ 1 There are more than 10 shareholders, but no shareholder owns 10% or more of any class of
stock issued by said corporation, and no shareholders are Jisted below.

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

Craig M. Moskowitz

Dwight L. Fincher

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
M.J. Wells & Associates, Inc.

1420 Spring Hill Road, Suite 600

McLean, Virginia 22102

DESCRIPTION OF CORPORATION: (check one statement)

[ 1 There are 10 or less shareholders, and all of the shareholders are listed below.

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
M.J. Wells & Associates, Inc. Employee

Stock Ownership Trust. All employees are

eligible plan participants; however, no one

employee owns 10% or more of any class of

stock.

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

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



Page 4 or 4
Special Exception Attachment to Par. 1(b)

DATE: August 14,2013
hosiy

(enter date affidavit is notarized)
for Application No. (s): SE 2013-PR-004
(enter County-assigned application number (s))

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

1856 Old Reston Avenue

Reston, VA 20190

DESCRIPTION OF CORPORATION: (check one statement)
[#] There are 10 or less shareholders, and all of the shareholders are listed below.
[ T There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of
stock issued by said corporation, and no shareholders are listed below.

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

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

DESCRIPTION OF CORPORATION: (check one statement)

[ ] There are 10 or less shareholders, and all of the shareholders are listed below.

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

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

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

(check if applicable) [1 There is more corporation information and Par. 1(b) is continued further on a
“Special Exception Attachment to Par. 1(b)” form.

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



Page Three
SPECIAL EXCEPTION AFFIDAVIT

DATE: August 14,2013
(enter date affidavit is notarized) \ NS S (\-}

for Application No. (s): SE 2013-PR-004
(enter County-assigned application number(s))

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

PARTNERSHIP INFORMATION

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

None

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

NAMES AND TITLE OF THE PARTNERS (enter first name, middle initial, last name, and title, e.g.
General Partoer, Limited Partner, or General and Limited Partner)

(check if applicable) [ ] There is more partnership information and Par. 1(c) is continued on a “Special
Exception Affidavit Attachment to Par. 1(c)” form.

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

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



Page Four
SPECIAL EXCEPTION AFFIDAVIT

DATE: August 14,2013
(enter date affidavit is notarized) \3—0 S\ \(—

for Application No. (s): SE 2013-PR-004
(enter County-assigned application number(s))

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

[ ] Inaddition to the names listed in Paragraphs 1(a), 1(b), and 1(c) above, the following is a listing
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner,
and beneficiary of a trust) 10% or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCHASER, or LESSEE* of the land:

[v] Other than the names listed in Paragraphs 1(a), 1(b), and 1(c) above, no individual owns in the
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land.

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

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

None

(check if applicable) [ | There are more interests to be listed and Par. 2 is continued on a
“Special Exception Attachment to Par. 27 form.

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



Application No.(s): SE 2013-PR-004
(county-assigned application number(s), to be entered by County Staff)

Page Five
SPECIAL EXCEPTION AFFIDAVIT

DATE: August 14, 2013 \ lOSN;

(enter date affidavit is notarized)

3. That within the twelve-month period prior to the public hearing of this application, no member of the
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate
household, either directly or by way of partnership in which any of them is a partner, employee, agent,
or attorney, or through a partner of any of them, or through a corporation in which any of them is an
officer, director, employee, agent, or attorney or holds 10% or more of the outstanding bonds or shares
of stock of a particular class, has, or has had any business or financial relationship, other than any
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank,
including any gift or donation having a value of more than $100, singularly or in the aggregate, with
any of those listed in Par. 1 above.

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter “NONE” on line below.)
Supervisors Michael R. Frey and Gerald W. Hyland are both trustees on the Inova Health Care Services Board.

Supervisor Penelope A. Gross is a trustee on the Inova Health System Foundation’s Board.

NOTE: Business or financial relationships of the type described in this paragraph that arise after
the filing of this application and before each public hearing must be disclosed prior to the

public hearings, See Par. 4 below.)
o= )

There are more disclosures to be listed and Par, 3 is continued on a
“Special Exception Attachment to Par. 3” form.

(check if applicable)

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

[v] Applicant’s Authorized Agent

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

Subscribed and sworn to before me this 14 day of August 20 13 in the State/Comm.

of Virginia , County/City of Arlington i
' 2

No Public

My commission expires: 11/30/2015

ARORM SEA-1 Updated (7/1/06)

CWBERLY K FOLLN
Registration # 283945
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Special Exception Attachment to Par. 3

DATE: August 14,2013 \ )*OS(\F

(enter date affidavit is notarized)
for Application No. (s): SE 2013-PR-004
(enter County-assigned application number (s))

Stephen M. Cumbie, Past Chairman and Trustee on the Inova Health System Foundation Board and Director on the Inova Holdings, Inc.
Board, donated in excess of $100 to Supervisor Michael R. Frey.

Gerald W. Hyland, a member of the Fairfax County Board of Supervisors and a Trustee on the Inova Health Care Services Board,
donated in excess of $100 to Chairman Sharon Bulova through Hyland for Supervisor.

Todd A. Stottlemyer, a Trustee on the Inova Health System Foundation Board, donated in excess of $100 to Supervisor Patrick Herrity,

Supervisors Penelope A. Gross, John W. Foust and Catherine M. Hudgins and their spouses, attended the Inova Health System
Foundation's 2012 Annual Gala with complimentary tickets having a face value in excess of $100 each.

Supervisor Penelope A. Gross, a trustee on the Inova Health System Foundation's Board, made a contribution of $100 to Chairman
Sharon Bulova, and the Chairman attended an event hosted by Supervisor Gross with a complimentary ticket having a value of $35.

Supervisor Patrick Herrity has donated in excess of $100 to Supervisor Michael R. Frey, a trustee on the Inova Health Care Services
Board.

(check if applicable) [1] There are more disclosures to the listed for Par. 3, and Par. 3 is
continued further on a “Special Exception Attachment to Par. 3”
form.

\}\FORM SEA-1 Updated (7/1/06)



APPENDIX 3

f:;?%‘f
Timothy S. Sa‘mpson WALSH COLUCCH RECE'VED
703-618-4135 LUBELEY EMRICH Department of Planning & Zoning
tsampson@arl.thelandlawyers.com & WALSH PC
FEB 0 8 20
February 7, 2013 3
Zoning Evaluation Division

Barbara C. Berlin, Director

Zoning Evaluation Division

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

Re: Special Exception Application for Lot 3, Willow Oaks, Tax Map 49-3 ((39)) 3 (the
"Application Property")
Applicant: Inova Health Care Services

Dear Ms. Berlin:

Please accept this letter as a statement of justification in support of a special exception application
for the above-referenced Application Property. The Applicant is the title owner of the Application Property.

The Application Property is zoned to the C-3 District and is subject to PCA 87-P-038-05 approved on
July 26, 2011 subject to proffers dated June 20, 2011 (the "Zoning Approval"). The Application Property is
approved for the development of up to three, ninety (90) foot tall buildings containing a total of 258,000
square feet of gross floor area ("GFA"), exclusive of cellar space.

The proffered generalized development plan ("GDP") depicts three (3) options for the layout of the
buildings on the Application Property (identified as buildings H, | and J), together with two (2) options for .
the associated parking structure to serve those buildings. As shown on the GDP, the parking structure
options range from six (6) to eleven (11) levels and would provide a total of 1,280 to 1,500 parking spaces.
The GDP depicts a southern entrance to the Application Property from Willow Oaks Corporate Drive and a
secondary, eastern entrance to the parking structure from Professional Circle Access Drive. The Zoning
Approval allows for a variety of uses including medical office and medical care facilities, subject to special
exception approval as may be required.

This application requests Special Exception approval for a medical care facility use of the
Application Property. Specifically, the Applicant proposes to establish the inova Cancer Center and
Research Institute ("ICCRI") on the Application Property as described in detail below. As shown on the
Special Exception Plat (the "SE Plat") submitted herewith, the building is proposed to contain a maximum of
258,000 square feet GFA in keeping with the Zoning Approval. In addition, the building would include a
cellar consisting of approximately 55,000 square feet, for a total of 313,000 square feet of occupiable space
in the building. For information purposes, | have enclosed among the application materials current

PHONE 703 528 4700 : FAX 703 5253197 ¢ WWW.THELANDLAWYERS.COM
COURTHOUSE PLAZA : 2200 CLARENDON BLVD., THIRTEENTH FLOOR @ ARLINGTON, VA 22201-3359

LOUDOUN OFFICE 703 737 3633 : PRINCE WILLIAM OFFICE 703 680 4664




conceptual floor plans of the ICCRI which more fully describe the facility. The ICCRI would include seven
stories within the approved building height of ninety (90) feet.!

Parking for the ICCRI will be provided in a seven (7) level structure containing a maximum of 1,160
parking spaces, representing a reduction of between 120 and 340 parking spaces compared to the
approved GDP. A more detailed discussion of parking demand and supply is provided below. Access points
to the building and parking structure are from the same general locations as those shown on the approved
GDP; however, the southern entrance from Willow Oaks Corporate Drive has shifted eastward from that
shown on the GDP so that the entrance will align with the entrance to the land bay to the south on which
the Mid-County Community Services Building is being constructed by Fairfax County.

In broad terms, the ICCRI use will provide for the diagnosis and treatment of cancer patients as well
as for clinical cancer research and trials. The ICCRI will serve patients on an outpatient-only basis; there will
be no overnight stays. The facility will provide work space for attending physicians, ancillary administrative
and support space, meeting rooms and limited retail, café and pharmacy uses. In total, the Applicant is able
to specify that the medical care facility components of the ICCRI will comprise at least 263,000 square feet
of the building. The balance of the program {50,000 square feet) is not determined at this time. Given that,
and in order to continue to provide a conservatively high estimate of traffic impact, the Applicant's traffic
analysis has assumed that these 50,000 square feet of the building will be used for medical offices.

The ICCRI will deliver comprehensive health care services in a manner that substantially benefits
cancer patients, and the "comprehensive" nature of such practice will have related benefits to the way the
facility functions in a land use context. Under the current service delivery model, as is typical in most areas
of the country, a cancer patient may become aware of his/her condition during a visit to a physician's
office. The patient is then referred for further diagnostic imaging, typically at a different location and likely
on a different day. The follow up diagnostic evaluation is typically undertaken at yet another appointment,
in likely yet another location on yet another day. Once a diagnosis is confirmed, there typically may follow
a series of additional, independent appointments with the requisite cancer specialists to determine the
appropriate course of treatment. Treatment then commences at often yet another location. In certain
cases, clinic trials may be an opportunity, but those, and the research associated with them, would likely
require additional layers of coordination.

In contrast, the ICCRI will allow for the delivery of the full compliment of cancer diagnosis and
treatment services in a single facility and under a delivery model that will allow for muitiple steps along the
path to be consolidated in a series of on-site appointments. For example, a patient could be initiaily
suspected of cancer during a preliminary appointment, proceed thereafter and within the facility to obtain
the requisite diagnostic imaging, continue immediately with diagnostic evaluation and schedule necessary
specialist evaluation to set a treatment course all within a single day or two at the facility. The benefit of
this model from a patient care perspective is manifest, as it increases the coordination among the requisite
medical disciplines and reduces the time between diagnosis and the start of treatment which both
improves the likelihood of a successful result and eases the burden on the patient having to live in
uncertainty as the pieces are put together.

! | note that the GDP references a six-story building within the 90-foot maximum height limit; the inclusion of a
seventh story in the ICCRI results from an adjustment in the average floor-to-floor heights and does not affect the
overall height or mass of the building as approved.



From a land use perspective, this comprehensive delivery model results in a building that functions
substantially differently than a typical outpatient medical office building. In short, the ICCRI will generate
substantially fewer vehicle trips to and from the building than would a medical office building. In a typical
medical office building occupied by a collection of often independent medical practices, there is a high
turnover of patients through the building on a daily basis. By contrast, patients to the ICCRI will stay on site
for longer periods of time. The specific duration of a patient's visit to the ICCRI will vary depending on the
particular clinical function that patient requires, but the range of durations is expected to be from 45
minutes to as many as eight (8) hours. Blended across all of the clinical functions of the ICCRI, the average
duration of patient visits is expected to be 1.55 hours. As a result, the trip generation expected for the
ICCRI is substantially less than that of the approved medical office building.

The relative rate of patient turnover also affects the parking demand for the ICCRI, resulting in a
requirement for fewer parking spaces than a medical office building would require. Although, in theory,
the next patient to any building is simply replacing the patient who came before (and thus the two should
be able to use the same parking space), the higher rate of turnover in a medical office building generates
greater overlap between patients and less practical ability to "share" the same parking space. The negative
impacts of this condition are manifest at any "under parked" medical office building. In contrast, given the
lower rate of patient turnover at the ICCRI, fewer parking spaces are required than the 5 spaces per 1,000
square feet that is considered to be the "market requirement" for medical offices in the region.

As for any use it is of course critical for the Applicant to provide sufficient but not too much parking
for the ICCRI. In this regard the Applicant proposes a seven (7) level parking structure with a maximum of
1,160 parking spaces. As noted above, this is between 120 and 340 spaces fewer than the approved
parking structure. The parking demand for the ICCRI is determined as follows:

Patient/Visitor 546 concurrent spaces’ (includes 15% vacancy/efficiency factor)
Employee/Physician 418 spaces

Less 20% TDM Mode Split - 84 (employee/physician)

Unprogrammed "MOB" 250 (50,000 sf of space at 5 spaces per 1,000 square feet)

Total Demand 1,130

The proposed 1,160 space parking supply, though 30 spaces greater than anticipated demand, results from
the completion of the seventh level of the parking garage. A six-level parking structure would provide only
approximately 1,050 spaces, some 80 spaces short of the projected demand. In summary, on a blended
basis, the 263,000 square feet of medical care uses in the building would be parked at a ratio of
approximately 3.3 spaces per 1,000 square feet, and the 50,000 square feet of assumed medical office uses
in the building would be parked at a ratio of 5 spaces per 1,000 square feet. It bears emphasizing that
relatively low parking demand for the medical care uses in the building distinguish it substantially from a
medical office building.

The approved proffers require the Applicant to make a substantial investment in road and
stormwater infrastructure to support the development of the Application Property and other property both
within and beyond the land that is subject to the Zoning Approval. In this regard, the Applicant has
completed construction of the Willow Oaks SWM/BMP Pond as described in Proffer 22. This pond provides

2 By "concurrent spaces" the Applicant means the most spaces required at any one time.



both stormwater management and best management practices for its entire contributing watershed, an
area of some 130 acres which well exceeds the extent of the Application Property and the land that is
subject to the Zoning Approval. This pond was proffered and constructed to a level that well exceeds the
stormwater and best management practices requirements of the Application Property in order to address
downstream flooding conditions and a lack of existing stormwater treatment measures relating to existing
off-site conditions. Suffice it to say, the Applicant believes it has already well exceeded any requirement for
stormwater detention and treatment for the Application Property.

Likewise, the substantial road improvements set forth in Proffer 7 of the Zoning Approval are
substantially complete at this time. At the time of the Zoning Approval, the Applicant was not in a position
to specify a particular use of the Application Property. For that reason, the traffic analysis that was
conducted pursuant to the Zoning Approval (and the earlier PCA 87-P-038-04, approved concurrently with
the Fairfax Hospital rezoning, RZ 2008-PR-009, on July 13, 2009) assumed that the use of the Application
Property would be for medical office purposes. This had the effect of assuming the Application Property
would be developed with the highest vehicle trip generating use of the approved list of permitted uses.
Accordingly, the proffered road improvements were built to accommodate a greater trip generation than
will result from the ICCRI. Furthermore in this regard, | note that the traffic analysis conducted in
association with the Zoning Approval assumed that the Mid-County Community Services Center would
likewise be occupied as a medical office building, whereas in actuality the County's proposed use will
generate far fewer vehicle trips. In summary then, the road infrastructure built pursuant to the Zoning
Approval is more than sufficient to accommodate the ICCRI.

Further, | have reviewed the approved proffers and am not aware of any conflict presented by the
ICCRI as it is proposed in this application. For the sake of clarity, however, | ask that two proffer related
issues be addressed with this special exception.

First, the layout of the ICCRI varies in minor respects to that shown on the GDP (Proffer 1). For your
reference, | have enclosed among the application materials an "overlay" graphic showing the outline of the
proposed building and parking structure in red superimposed on the building and parking footprints as
shown on the approved GDP. 1 believe that the proposed layout as shown on the SE Plat is in substantial
conformance with that shown on the approved GDP and request that the minor modifications reflected on
the SE Plat be approved as part of this Application, such that the SE Plat will, in effect, supersede the GDP
for purposes of the development of the Application Property pursuant to the special exception.

Second, as noted, the ICCRI will include a cellar containing approximately 55,000 square feet of
space. The cellar will house certain treatment and imaging components of the ICCR! that are physically
required to be located on this level of the building. These requirements relate to both (1) structural load
bearing, for extremely heavy equipment, and (2) radiation physics (i.e. so that the ground below the unit
can absorb radiation from the treatment facilities). Proffer 5 of the Zoning Approval addresses uses in the
cellar as follows:

"...cellar floor area within Buildings F, G, H, | and J shall not be occupied by uses that generate
independent peak hour single occupancy vehicle trips to the Application Property. For purposes of
this Proffer 5, the relevant peak hour(s) shall be 7:30 - 8:30 AM and 5:00 — 6:00 PM ..."

I believe that the proposed use of the cellar level of the ICCRI would be in conformance with this proffer in
that there are no proposed uses of the cellar that would generate independent vehicle trips to the site



(whether peak hour or even all day). There is simply no use in the cellar level that is independent of the use
of the building as a comprehensive cancer center. All patients (i.e. the users/customers) of the facility will
enter the main/first level, check in there, and proceed to their respective appointments within the building.
The fact that some patients will go upstairs and some will go downstairs is a distinction without a difference
for purposes of Proffer 5. Further, there is no distinct use of the cellar that would bring someone to the
building apart from that person's more general purpose to go to the building for cancer treatment services.
The physical requirement to locate certain treatment and imaging equipment in the cellar does not amount
to a distinct use of the building — it just dictates where in the building some users have to go. By way of
contrast, it could be suggested that the ancillary café/pharmacy/retail uses could, in theory, attract a
distinct user to the building, but none of those uses are located in the cellar. The point is there is no
distinct space in the cellar that could be considered independent of the building's use as a comprehensive
cancer center. Moreover, the trip generation analysis prepared by Wells + Associates (included among the
submission materials) demonstrates that the proposed ICCRI at 313,000 square feet (i.e. including the cellar
space) will generate substantially fewer vehicle trips than would the approved medical office building at
just 258,000 square feet (i.e. not including any cellar space). As part of the Special Exception review, |
request confirmation of this analysis and the conclusion that the proposed use of the ICCRI cellar would be
in substantial conformance with Proffer 5.

Finally, | note that Proffer 23, Low Impact Development, requires that a demonstration "LID" facility
be located in at least one of the locations shown on the GDP. This requirement will be met by the owner of
Lot 1, Willow Oaks pursuant to the allocation of proffer obligations set forth in that certain Declaration of
Easements, Covenants, Restrictions and Agreements governing the land that is subject to the Zoning
Approval and recorded in deed book 22201 at page 250 among the Fairfax County Land Records.

The Application Property is located within Sub-Unit L5 of the Merrifield Suburban Center, within
Area | of the Fairfax County Comprehensive Plan. The Comprehensive Plan recommends office
development up to 0.70 FAR with an option for medical care facility use. In fact, the Application Property
was formerly approved for a special exception medical care facility pursuant to SE 99-P-023 which has since
expired. In this regard, | note the discussion in the staff report from that application in which planning staff
concluded: "Although the site is in a larger area planned for office use, it is this division's view that the
proposed medical care facility use does not conflict with the intent of the Plan. Medical office and hospital
uses which are well established in the area complement this use. Office use is also already well established
in this land unit. its viability would in no way be impaired by the proposed facility." | suggest that the same
analysis would apply today to the ICCRI.

The following criteria are set forth pursuant to Paragraph 7 of Section 9-011 of the Zoning
Ordinance.

A. Type of Operation: Medical care facility. Comprehensive Cancer Center.

B. Hours of Operation: Generally 12 hours per day; 7:00 a.m. to 7:00 p.m. up to 6 days per week.
Limited after hours and weekend use for meetings, research, administration, etc.

C/D. Estimated number of new patients, visitors and employees: Approximately 2,112
patients/visitors per day. Approximately 418 employees/physicians per day.



E. Estimate of Traffic Impact: A copy of a letter from Wells & Associates to Angela Rodeheaver
addressing the fact that this application does not require a Chapter 527 traffic study is included among the
submission materials.

F. Vicinity or general area to be served: Fairfax County and surrounding area.

G. Description of building facade and architecture of new buildings: Included in SE Plat and
addressed in proffers.

H. List of hazardous materials: See Note 15 on the SE Plat.

I. Statement of conformance with regulations: See Notes on the SE Plat. The Applicant also
requests a waiver of additional standard 5 set forth in Section 9-308 of the Zoning Ordinance to allow the
ICCRI to be located a minimum of 40 feet from any street line in keeping with the C-3 zoning of the
Application Property. Nothing relating to the circumstances of this property or this use would necessitate a
greater setback. Finally, in reference to additional submission requirement 3 set forth in Section 9-303 of
the Zoning Ordinance, it is noted that, at this time all State Certificates of Public Need expected for the
ICCRI are approved and in operation at the Inova Fairfax Hospital campus and would be transferred to the
ICCRI upon its completion.

As always, thank you for your attention to this matter. If you have any questions or require
additional information please do not hesitate to contact me

Very truly yours,

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

{A0547675.DOC / 1 Statement of Justification 2-7-13 000333 000054}



APPENDIX 4
County of Fairfax, Virginia

To protect and enrich the quality of life for the people, neighborhoods and diverse communities of Fairfax County

September 17, 2013

Timothy Sampson

Walsh Colucci Lubeley Emrich and Walsh PC
Courthouse Plaza

2200 Clarendon Blvd 13" Floor

Arlington, VA 22201

Re: Interpretation for Rezoning PCA 87-P-038-05, Inova Health Care Services, Tax Map 49-3
((39)) 3: Site Modifications, Cellar Space and Green Building

Dear Mr. Sampson:

This is in response to your letters dated March 28, 2013 and June 10, 2013, requesting
interpretations of proffer conditions and the Generalized Development Plan (GDP) accepted and
approved by the Board of Supervisors in conjunction with the above-referenced application. As 1
understand it, you have three questions regarding the approved layout and the proffers related to
cellar space and green buildings. This determination is based on your letters and exhibits entitled: 1)
“Inova Willow Oaks Partial Generalized Development Plan Amendment ~ Optional Layouts and
Special Exception Graphic,” dated September 12, 2013, and prepared by Dewberry & Davis LLC
and VIKA; 2) “Inova Comprehensive Cancer and Research Institute Fit Out — Cellar Floor,” dated
August 5, 2013, and prepared by Wilmot Sanz; and 3) “Inova Comprehensive Cancer and Research
Institute - VDOT Chapter 870 Determination of Compliance,” dated February 4, 2013 and prepared
by Wells and Associates. Copies of your letters with relevant exhibits are enclosed.

On July 26, 2011, the Board of Supervisors approved PCA 87-P-038-05 subject to proffers dated
June 20, 2011. The approved GDP included five office development options on the subject property,
which permitted 487,804 square feet of gross floor area (GFA) at a 0.70 floor area ratio (FAR) that
could generally be divided into three to five office buildings and two above-and below-grade parking
structures. In addition, a Special Exception application (SE 2013-PR-004) for the property is
currently under review and requests approval of a medical care facility use in Buildings H, [ and J.
The proposed medical care facility use seeks to establish the Inova Cancer Center and Research
Institute (ICCRI) on the property, which would consolidate patient services within one complex.

Phone 703 324-1290

Excellence * Innovation * Stewardship FAX 703 324-3924  parantwsnyor
Integrity * Teamwork* Public Service www.fairfaxcounty.gov/dpz/ :LZA: : m 2

Department of Planning and Zoning
12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5509 ;




According to your letter, the applicant is seeking minor modifications to the approved GDP and
proffers.

1) Layout: Sheets 2, 3 and 4 of the approved GDP show the approved layout options for
Buildings H, I and J and the associated Parking Garage A. In Option 1, Buildings H, I and J
were permitted to be combined into one L-shaped building with a total of 258,000 gross
square feet. However, this building was permitted to be divided into three separate buildings
with 86,000 square feet per building in Option 2 and 4. In Option 3, Buildings H and I were
permitted to be combined to form one rectangular building with a total of 129,000 gross
square feet and a separate rectangular building (Building J) containing 129,000 square feet.
Parking Garage A was also permitted to be six stories above grade with 1,280 parking spaces
in Option 1 and nine stories above grade with 1,500 parking spaces in Options 2 through 4.
You are now seeking permission to modify the approved layout in Option 1 as shown in
Exhibit 1 to include:

¢ reductions in the Building H, I and J and Parking Garage A setbacks from Willow
Oaks Corporate Drive from 54 feet to 40 feet, and 50 feet to 40 feet; respectively,
to provide additional land on the north side of the structures for fire access and to
ensure that these structures are aligned along Willow Oaks Corporate Drive;

e new fire access along the north side of the building, which results in the relocation
of previously approved landscaping along Route 50 elsewhere on the site with no
decrease in the approved tree canopy;

e a29 percent increase in the Building H, I and J footprint and a 33 percent
decrease in the Parking Garage A footprint to allow a shift in the vehicular access
point from Willow Oaks Corporate Drive, which would better align with the
approved access for Buildings F and G to the south, as previously requested by
VDOT during the review of the Building G site plan (#5544-SP-013);

o revised vehicular drop-off area located in the center of the site to accommodate a
roundabout with additional pedestrian amenities, a possible water feature,
sidewalks, seating areas and landscaping instead of a linear design with minimal
landscaping and pedestrian features;

¢ relocation of loading access with an enclosed/screened service area to the rear of
Parking Garage A,

e provision of an outdoor seating area on the northwest corner of the building; and

o other minor modifications in landscaping, tree placement and sidewalk
configurations shown on Exhibit 1.

You have also filed a Special Exception application seeking permission for a medical care
facility use in Buildings H, I and J. It is my determination that the proposed modifications
would be in substantial conformance with the approved GDP, provided that the Special



2)

3)

Exception application (SE 2013-PR-004) is approved by the Board of Supervisors and the
development conditions associated with that request are implemented.

Cellar Space: Proffer 5 indicates that cellar floor area within Buildings F, G, H, I and J shall
not be occupied by uses that generate independent peak hour single occupancy vehicle trips
with the relevant peak hours being defined as 7:30 — 8:30 AM and 5:00 — 6:00 PM. You seek
to add cancer treatment and imaging equipment (associated with the proposed medical care
facility use in SE 2013-PR-014) in the cellar due to physical requirements. As indicated in
your letter, these requirements relate to the structural load bearing for extremely heavy
equipment and radiation physics to allow the ground to absorb any radiation from the
treatment facilities. Your letter also indicates that the physical requirement to locate certain
treatment and imaging equipment in the cellar would not amount to a distinct use of the
building and would just dictate where in the building patients would go. Furthermore, the
conceptual floor plans in Exhibit 2 show the proposed interior layout of the medical care
facility building, which demonstrate how patients would enter the building at the main level,
check in, and proceed to the respective appointments. In addition, the vehicle trip generation
analysis in Exhibit 3 shows that the proposed consolidated medical care facility use in SE
2013-PR-004 would generate substantially fewer vehicle trips than would the approved
medical office building use. Therefore, it is my determination that the proposed use of the
cellar space for the operation of cancer treatment and imaging equipment would be in
substantial conformance with the proffers, provided that the proposed medical care facility in
SE 2013-PR-004 is approved by the Board of Supervisors and the development conditions
associated with that request are implemented.

Green Building: Proffer 21G indicates that each building would be designed to include
Leadership in Energy and Environmental Design Core and Shell (LEED-CS) elements with a
goal to attain, at a minimum, LEED certification. However, you propose to design Buildings
H, I and J according to Leadership in Energy and Environmental Design Healthcare (LEED-
HC) elements instead of LEED-CS. Since LEED-HC is for Hospitals with 24 hour
operations and medical care facilities with intensive energy using equipment such as
Diagnostic Radiology, it is my determination that LEED-HC would be equivalent provided
that: 1) the proposed medical care facility in SE 2013-PR-004 is approved by the Board of
Supervisors; and 2) the applicant provides documentation from the USGBC demonstrating
that the project is anticipated to attain LEED Silver certification based on the preliminary
design phase review process of LEED-HC (which would replace the precertification process
under the LEED-CS program). If the preliminary design phase review of the building does
not demonstrate that the project is anticipated to attain LEED Silver certification, then the
alternative outlined in Proffer 21G (iv) shall be pursued and a green building escrow is
posted to DPWES prior to building plan review. In this alternative, the LEED-CS
precertification process shall be replaced with a LEED-HC design phase review process.



These determinations have been made in my capacity as the duly authorized agent of the Zoning
Administrator and only addresses those questions described and discussed in this letter. If you
have any questions regarding this interpretation, please feel free to contact William O’Donnell at
(703) 324-1290.

Sincerely,

Barbara C. Berlin, AICP, Director
Zoning Evaluation Division, DPZ

N:\ZED\Interpretations\INOVA Willow Oaks\INOVA Willow Oaks PCA 87-P-038-05 Layout, Cellar Space and LEED.doc
Attachments: A/S

cc: Linda Smyth, Supervisor, Providence District
Ken Lawrence, Planning Commissioner, Providence District
Diane Johnson-Quinn, Deputy Zoning Administrator, Permit Review Branch, ZAD, DPZ
Ken Williams, Plan Control, Land Development Services, DPWES
Angela Rodeheaver, Section Chief for Site Analysis, DOT
Kevin Guinaw, Chief, Applications Acceptance and Special Projects Branch
File: PCA 87-P-038-5, PI 1303 03 025, Imaging, Reading



Timothy S. Sampson WALSH COLUCCI
(703) 618-4135 LUBELEY EMRICH
tsampson@arl.thelandlawyers.com & WALSH PC

March 28, 2013

By Hand Delivery

Barbara C. Berlin, Director
Zoning Evaluation Division

Fairfax County Department of Planning & Zoning Deﬂm”?l;CBVEE
12055 Government Center Parkway, 8" Floor a P/éﬂning&@m "
Fairfax, Virginia 22035 MAR 29 20,3 Y]

Re: Request for Determination — Willow Oaks Corporate Center Zbﬂ/ﬂgfyajgaﬁaﬂg
Inova Health Care Services ("Inova") Ms’ﬁiﬂ
PCA 87-P-038-05 (the "PCA")

Dear Ms. Berlin:

Please accept this letter as a request for a written determination related to the above-
referenced PCA as it pertains to Tax Map 49-3 ((39)) 3 (the "Property"). Inova is the owner of
the Property. The PCA was approved by the Board of Supervisors on July 26, 2011 subject to
proffers dated June 20, 2011.

As you are aware, | have submitted a special exception application for the Property
which requests approval of a Medical Care Facility use, specifically to allow Inova to develop the
Inova Comprehensive Cancer & Research Institute (the "ICCRI"). In the statement of
justification submitted in support of that request | had asked for confirmation through the
special exception review process with respect to two, proffer-related matters. Upon review of
that request, DPZ staff directed me to separate those proffer-related matters from the special
exception application and address them in this request for determination.

The purpose of this request for determination is to address the layout of the ICCRI and
the proposed use of the cellar within the ICCRI as follows:

1. Layout.

The layout of the ICCRI as proposed by the special exception varies in minor respects to
that shown on the approved generalized development plan (the "GDP"). | have enclosed
herewith as Attachment 1 an "overlay" graphic showing the outline of the proposed ICCRI
building and parking structure in red superimposed on the building and parking footprints as

PHONE 703 528 4700 FAX 703 525 3197 WWW.THELANDLAWYERS.COM
COURTHOUSE PLAZA 2200 CLARENDON BLVD., THIRTEENTH FLOOR ARLINGTON, VA 22201-3359 1

LOUDOUN OFFICE 703 737 3633 ' PRINCE WILLIAM OFFICE 703 680 4664




shown on the approved GDP. | believe that the proposed layout as shown on the enclosed
overlay graphic (which is that shown on the proposed special exception plat) is in substantial
conformance with that shown on the approved GDP. | request your written determination that
the minor modifications reflected on the overlay graphic are in substantial conformance with
the PCA.

2. Use of Cellar.

The ICCRI building is proposed to contain a maximum of 258,000 square feet gross floor
area ("GFA") in keeping with the PCA. In addition, the building would include a cellar consisting
of approximately 55,000 square feet, for a total of 313,000 square feet of occupiable space in
the building.

| have enclosed herewith as Attachment 2 current conceptual floor plans of the ICCRI
which more fully describe the facility. As shown on these floor plans, the cellar level of the
ICCRI houses certain treatment and imaging components of the ICCRI that are physically
required to be located on this level of the building. These requirements relate to both (1)
structural load bearing, for extremely heavy equipment, and (2) radiation physics (i.e. so that
the ground below the unit can absorb radiation from the treatment facilities).

Proffer 5 associated with the PCA addresses uses in the cellar as follows:

"...cellar floor area within Buildings F, G, H, | and J shall not be occupied by uses that
generate independent peak hour single occupancy vehicle trips to the Application Property. For
purposes of this Proffer 5, the relevant peak hour(s) shall be 7:30 — 8:30 AM and 5:00 — 6:00 PM

| believe that the proposed use of the cellar level of the ICCRI would be in substantial
conformance with this proffer in that there are no proposed uses of the cellar that would
generate independent vehicle trips to the site (whether peak hour or even on an all day basis).
There is simply no use in the cellar level that is independent of the use of the building as a
comprehensive cancer center. All patients (i.e. the users/customers) of the facility will enter
the main/first level, check in there, and proceed to their respective appointments within the
building. The fact that some patients will go upstairs and some will go downstairs is a
distinction without a difference for purposes of Proffer 5. Further, there is no distinct use of
the cellar that would bring someone to the building apart from that person's more general
purpose to go to the building for cancer treatment services. The physical requirement to locate
certain treatment and imaging equipment in the cellar does not amount to a distinct use of the
building — it just dictates where in the building some users have to go. By way of contrast, it
could be argued that the ancillary café/pharmacy/retail uses could, in theory, attract a distinct
user to the building, but none of those uses are located in the cellar. The point is there is no
distinct space in the cellar that could be considered independent of the building's use as a
comprehensive cancer center.



Moreover, vehicle trip generation analysis prepared by Wells + Associates (included
among the special exception submission materials) demonstrates that the proposed ICCRI at
313,000 square feet (i.e. including the cellar space) will generate substantially fewer vehicle
trips than would an approved medical office building use at just 258,000 square feet (i.e. not
including any cellar space). As such, the intent of Proffer 5 -- to limit peak hour trips to the
Property —is furthered by the proposed use.

Accordingly, | request your written determination that the proposal to utilize the cellar
level of the ICCRI as described herein is in substantial conformance with the PCA.

I have enclosed a check in the amount of $520 made payable to the County of Fairfax for
the requisite filing fee for this request. Thank you, as always, for your attention to this matter.
Please let me know if you have any questions or require additional information.

Very truly yours,

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

Timomn SQM&P@OX? /

Enclosures

cc: Supervisor Linda Smyth
William O'Donnell
Roberta Via (by email)
David Sittler (by email)

{A0554121.DOCX / 1 Interpretation Letter - Layout and Cellar 3-28-13 000333 000054}



Timothy S. Sampson WALSH COLUCCI Depa"menRECEl VED

(703) 618-4135 LUBELEY EMRICH tOfP/anning&zomno
tsampson@arl.thelandlawyers.com & WALSH PC JUN 1 0 ¢
2013
June 10, 2013 zo””lf’EVRluaﬁo,, i
’ 0n
By Hand Delivery

Barbara C. Berlin, Director

Zoning Evaluation Division

Fairfax County Department of Planning & Zoning
12055 Government Center Parkway, 8" Floor
Fairfax, Virginia 22035

Re: Additional Information for Pending Request for Determination — Inova Willow Oaks
Inova Health Care Services ("Inova")
PCA 87-P-038-05 (the "PCA")

Dear Ms. Berlin:

The letter supplements the request for determination | submitted on March 28, 2013
concerning the above-referenced PCA. Specifically, the purpose of this letter is to advise you that the
Applicant is proceeding to implement Proffer 21.G. by utilizing the LEED for Health Care ("LEED-HC")
criteria for the Inova Cancer Center. Although Proffer 21.G. makes direct reference to LEED Core and
Shell ("LEED-CD"), the proffer allows flexibility for the applicant to proceed under such "other LEED
rating system determined to be applicable to the building by the U.S. Green Building Council (USGBC),
that the Applicant anticipates attaining."

Given the flexibility provided by the proffer, it does not appear that the Applicant's utilization of
LEED-HC instead of LEED-CS would require a proffer interpretation. However, given the pending
interpretation request (and the pending Special Exception application), | wanted to be clear about the
Applicant's direction, and for the sake of clarity | ask that the pending interpretation request address
this matter as well.

Thank you, and please let me know if you have any questions or require additional information.
Very truly yours,

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

Timothy S. Sampson

cc (by email only): William O'Donnell
Roberta Via
Rick Sasaki
David Sittler

PHONE 703 528 4700 © FAX 703 5253197 # WWW.THELANDLAWYERS.COM
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SPECIAL EXCEPTION GRAPHIC *

4 The foolprint used for this graphic is Fom the PCA B7-P-0885
Plat, approved by the Board of Supervisors on July 27, 2011.
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APPROXIMATE LIMITS OF CLEARING
AND GRADING

* POSSIBLE L1.D. LOCATION
PROPOSED 6" FENCE

PROPOSED RIPARIAN
REVEGETATION AREA|

NOTES:
1. INADDITION TO THE INFORMATION PROVIDED IN NOTE 1 ON SHEET 3, IT I8 HEREBY
NOTED THAT, TO RZ87- \S JULY 13, 2000 THE

PURPOSE OF THIS FIFTH PCA IS TO PROVIDE FOR AN ADDITIONAL "OPTIONAL
YOUT AND 48,

LAY 5
NOTWITHSTANDING PAR. 6 OF NOTE 2 ON SHEET 3, THERE ARE NOW THREE (3)
OPTIONAL ANDEAY.

FURTHER, NOTWITHSTANDING THAT THE GDPA CALLS OUT ‘CONCRETE PAVERS®
FOR THE POND NANTENANCE ACCESS AREAS ON SHEETS 8 AND 10-14, THE GDPAIS
HEREBY AMENDED TO ALLOW GRASS CRETE TO BE PROVIDED IN SUCH AREAS

PPURSUANT TO PCA-4 ARE PROPOSED.
AT TIME OF FINAL SITE PLAN ADJUSTMENTS TO THE PLANTINGS AS SHOWN SHALL BE
MADE TO ENSURE THE MINIMUM WIDTH OF ANY PLANTING AREA IS & AND TREES ARE
NOTPL THAN 4 TO ANY UNLESS AN
ACCEPTABLE ALTERNATE PLANTING PRACTICE IN CONFORMANCE WITH THE PFM IS
'USED. MINIMUM PLANTING AREAS SHALL BE PROVIDED IN ACCORDANCE WITH PFM
SECTIONS 12-05104E(5) AND 12-0801.18 FOR ALL PLANTINGS ASSOCIATED WITH
OPTIONAL LAYOUT 5, UNLESS AN ACCEPTABLE ALTERNATE PLANTING PRACTICE IN
'CONFORMANCE WITH THE PFM IS USED.
3 | &J ARE ALSO
THE SAME FOR THE BASE BUILDING OPTION AS SHOWN ON SHEET 2 AS THE LAYOUT
FORH, |, J18 THE SAME.

Parking Lot Landscaping Tabulation -
South of Willow Oaks Corporate Dr

PARKING LOTABEA. ... 70,260 8F=
PARKING LOT LANDSCAPING REQUIRED (5% ....... 3813 8F.
PARKING LOT LANDECAFING PROPOSED (5.2%) .....4,200 8
(34 PROPOSED TREES @ AVG. 175 SFEA)
TREE COUNTED TOWARD PARGNG LOT
LANDSCAPING REQUREVENT

D7 Area Counted Towards intericr Pariing Lot
* Interior parking lot

@ Dewberry’

INOVA
WILLOW OAKS
PARTIAL GENERALIZED
DEVELOPMENT PLAN AMENDMENT
PPROVIDENCE DISTRCT
FAIRFAX COUNTY, VIRGINA

SPECIAL EXCEPTION GRAPHIC
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EXHIBIT 3

RECEIVED
Department of Planning & Zoning

FEB 0 8 2013

M WELLS + ASSOCIATES Zoning Evaluation Diyigi,

February 4, 2013

Ms. Angela Rodeheaver

Fairfax County Department of Transportation
4050 Legato Road, 4* Floor

Fairfax, Virginia 22030

Re: PCA 87-P-038-06; Willow Oaks — Inova Cancer Center and Research Institute (ICCRI)
VDOT Chapter 870 (formally 527) Regulations — Determination of Compliance

Dear Ms. Rodeheaver:

Inova Health Care Services ("Inova") will be filing a special exception application ("SE") shortly to
provide for the development of a new medical care facility on Lot 3 at the Willow Oaks Corporate
Center Campus. The property is identified as 2012 Tax Map: 49-3 ((39)) 3. This facility is proposed to
be a comprehensive cancer center, integrating diagnostic testing and analysis, patient treatment/support
services and clinical research.

As you may recall, the Board of Supervisors approved a proffered condition amendment for the Willow
Oaks site in July 2009 (PCA 87-P-038-04) to provide for the development of the western +/- 16 acres of
the corporate center with a mix of medical, office and public uses. The traffic analysis performed in
association with that effort was substantial and culminated in a VDOT accepted Traffic Impact Statement
dated December 23, 2008 (the "December 2008 TIS"). That effort resulted in the approval of certain
proffered conditions providing for substantial road network improvements and a travel demand
management program.

In the interest of presenting a conservative traffic analysis and because the specific uses of the proposed
buildings at Willow Oaks were not known at the time, the December 2008 TIS assumed that a
substantial majority of the proposed gross floor area ("GFA") associated with the project would be
occupied by medical office uses, the highest trip generating uses permitted by the approved zoning.
Also, as you may recall, Willow Oaks Proffer # 5 prohibits uses that generate independent peak hour
single occupancy vehicle trips from being located in the cellar of the buildings. Accordingly, the
December 2008 TIS did not include potential cellar space in the trip generation assessment.

The Board of Supervisors most recently approved an amendment to the proffers and development plan
for Willow Oaks in July 201 | (PCA 87-P-038-05) to address relatively minor modifications to the Mid-
County Community Services Building to be constructed by Fairfax County on Lot |. This amendment
proposed no changes to the approved use, development capacity or proffered transportation
improvements, and accordingly it was determined that further traffic impact analyses would not be
required.

As with the County's proffered condition amendment in July 201 I, Inova's currently proposed

SE for the ICCRI does not propose a change in allowable land use. In this regard, it is noted that
Willow Oaks Proffer # 4.C., addressing allowable uses, specifically allows for both medical office, the
highest trip generating use assumed in the approved TIS, and medical care facilities, a lesser trip

{A0547139.DOC / 1 870 Letter - TSS Edits 2-1-13 000333 000054}1420 Spring Hill Road, Suite 600 e McLean, Virginia
22102 ¢ 703 / 917-6620 e Fax: 703 / 917-0739




generating use such as is currently being proposed. Likewise, Inova's proposed SE for the ICCRI would
not change the total allowable development capacity associated with the project, nor would it propose
modifications to the approved road network or transportation related proffers. It is noted that all of
the proffered road improvements have been constructed well in advance of occupancy of any of the
approved buildings. Thus, the proposed SE will substitute one approved land use (medical care facilities)
for another (medical office) and will assume, for the sake of trip generation analysis purposes, that the
entirety of the building (GFA + cellar) will generate peak hour vehicle trips. In conjunction with the
filing of the SE, Wells + Associates has completed a trip generation assessment based on the
aforementioned parameters and in compliance with the Chapter 870 Acts of Assembly.

Chapter 870 of the 2011 Acts of Assembly (December 31, 2011) allows developers to account for
entitled (but not constructed) development for purposes of determining site vehicle trip impacts. Based
on the updated Guidelines, a development proposal is considered to substantially impact the
transportation network if it generates more than 5,000 daily vehicle trips. However, the amended
guidelines further state no submission will be required even if the development proposal meets the trip
threshold if the application generates less daily traffic, and there is no increase in the existing hourly
traffic, when compared to the trip generation of land uses allowed by right under the current zoning of
the property. For purposes of determining compliance with these amended regulations (and the need
for a compliant study), the following trip generation criteria should be applied to development
applications within a jurisdiction, such as Fairfax County, in which VDOT has maintenance responsibility
for the secondary highway system:

e Shall be based upon the rates or equations published in the Institute of Transportation Engineers
Trip Generation (see the Reference Documents chapter, page 73).

¢ Shall not be reduced through internal capture rates, pass by rates, or any other reduction
methods.

e  For redevelopment sites only (defined in the Definitions chapter, page 7), when the existing use is
to be developed as a different or denser use, trips currently generated by the existing
development that will be removed may be deducted from the total trips that will be generated
by the proposed land use (24VAC30-155-40 A).

The conclusions of this assessment are that the ICCRI, as proposed in the SE, would result in a lower
maximum daily trip generation (an approximate 40% reduction) and a decrease in maximum trip
generation for both the AM Peak Hour of the adjacent street and the PM Peak Hour of the adjacent
Street, when compared to the trip generation of those land uses allowed by right under the approved
zoning as presented in Table | and attached herein. Accordingly, it is our opinion that further traffic
impact analyses are not required pursuant to 24 VAC 30-155-40.

I note that, the number of trips associated with the approved and proposed land uses were estimated
for compliance purposes only based on ITE's, 9t edition, Trip Generation,, as is called for by the
Guidelines. However, based on building population estimates provided by Inova we are aware that the
actual use of the building may generate more vehicle trips that the ITE rates would assume.
Nonetheless, all the data shows that, in any event, the trip generation of the proposed ICCRI would be
substantially less than that of the approved medical office uses.




In summary then, a Chapter 870 traffic impact analysis is not required for the proposed SE because (1)
there is no change in the allowable land use (both the approved medical office use and the proposed
medical care facility use are allowed by the approved proffers), and (2) there is a net reduction in AM
peak hour, PM peak hour and average daily trips as reflected by comparable ITE rates/equations and as
proposed under the SE when compared with the approved zoning. Accordingly we respectfully request
your determination that a Chapter 870 traffic impact analysis will not be required in conjunction with
the SE application.

If you have any questions or comments, feel free to contact Robin Antonucci at 703-365-9262 or at
rlantonucci@mijwells.com; or myself at 703-917-6620 or at mrpinkoske@mijwells.com.

Sincerely,

Michael R. Pinkoske
Senior Associate

Attachments: a/s

cc: Roberta Via, Inova Health Care System
Tim Sampson, WCLE&W

David Sittler, Sittler Development Associates LLC

Robin Antonucci, Wells + Associates, Inc.



Table |
Willow Oaks — Inova Cancer Center & Research Institute (ICCRI)

Lot 3 - Trip Generation Comparison !

Land Use AM Peak Hour Pe; r Average

Land Use Code Size Units In Out Total In Out Total Daily Traffic
Development Program Permitted by Zoning

Medical Office Building (Building H, I, J) 720 258,000 SF. 487 130 617 192 492 684 9,322
Proposed Cancer Center (including cellar)

Medical Office Building 720 50,000 SF. 95 25 120 44 12 156 1,807
Medical Care Facility 610 263,000 SF 158 92 250 93 152 245 3,477
Total Proposed 313,000 SF. 253 17 370 137 264 401 5.284

Notes: I. Trip generation obtained from ITE's Trip Generation, 9th Edition. AM & PM peak hour of the adjacent street.

4 2/4/2013, 1:222 PM
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FAIRFAX COUNTY COMPREHENSIVE PLAN, 2013 Edition Areal
The Merrifield Suburban Center, Amended through 2-12-2013
Land Unit Recommendations Page 104

Under all the above options, all applicable area-wide recommendations should apply as well as
guidelines for development at the base Plan which include a minimum 75-foot buffer with a
barrier wall or fence, access limitations, and structures having a residential appearance.

Height Limit: The maximum building height in this sub-unit is 35 feet. See the Building Heights
Map, Figure 16, and the Building Height Guidelines under the Area-Wide Urban Design section.

Sub-Unit L5:

Sub-Unit L5 is located at the southwest quadrant of Arlington Boulevard and Gallows Road and
is planned for office use up to .7 FAR. Any modification, expansion, and/or reuse of the existing
buildings should be consistent with guidelines for Existing Uses and Buildings under the Area-
Wide Land Use section. New office development should provide a 100-foot minimum buffer
area adjacent to the Pine Ridge community.

Option: As an option, a portion of this Sub-Unit may be appropriate for development as an
assisted living and medical care facility. Any development proposal under this option must
address all applicable Area-Wide recommendations.

Height Limit: The maximum building height for the eastern portion (i.e., Parcels 138, 139 and
140) in this sub-unit is 105 feet or 8 stories. Heights should vary between 50 and 90 feet (4 to 7.
stories) for the remainder of this sub-unit. The area immediately adjacent to single-family
detached residential use should provide a buffer area of 100 feet as noted above, and the building
immediately adjacent to this buffer area and Parcel 49-3((10))6 should be no more than 4 stories
in height in order to ensure that the tallest buildings are away from the adjacent residential areas.
See the Building Heights Map, Figure 16, and the Building Height Guidelines under the Area-
Wide Urban Design section.

LAND UNITM

This Land Unit is approximately 109 acres and is located south of Land Unit L, west of Gallows
Road, and north of Woodburn Road (see Figure 35). The northern portion of the land unit
consists of Bedford Village, which is multifamily residential development. The southern portion
consists of the Inova Fairfax Hospital, Northern Virginia Health Institute, Woodburn Mental
Health Center, and the Fairfax House.

Inova Fairfax Hospital and related uses are envisioned to remain in this area and expand. The
future hospital expansion should be coordinated with the expansion of County human service
facilities as described below; some of which are currently provided at the Woodburn Mental
Health Center. Bedford Village is envisioned to remain as currently developed, as multifamily
residential use.

Transportation improvements within this land unit will primarily be circulation and access
improvements associated with hospital expansion.

Guidance for evaluating development proposals is provided in the Area-Wide Recommendations
- under Land Use, Urban Design, Transportation, and Public Facilities/Infrastructure sections, as
well as in the following specific sub-unit recommendations.
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County of Fairfax, Virginia

MEMORANDUM

June 26, 2013

TO: William J. O'Donnell Jr., Planner I11
Zoning Evaluation Division, DPZ

FROM: Todd Nelson, Urban Forester 11 @
Forest Conservation Branch, DPWE
SUBJECT: INOVA Comprehensive Cancer and Research Institute; SE 2013-PR-004

RE: Request for assistance dated June 13, 2013

This review is based upon the Special Exception plat SE 2013-PR-004 stamped “Received,
Department of Planning and Zoning; June 11, 2013.”

General Comment: Urban Forest Management Division (UFMD) comments and
recommendations on the previously submitted SE were provided to DPZ in the memo dated
May 10, 2013. Several comments and recommendations contained in the memo were not
adequately addressed and are similar to several of the following. Additional comments and
recommendations are provided to address landscaping and the 10-year Tree Canopy
Calculations.

~ 1. Comment: The Tree Preservation Target Calculations shown on sheet 14 indicate the tree
preservation target minimum will not be met for this site.

Recommendation: A deviation from the tree preservation target should be provided on the
SE that states one or more of the justifications listed in PFM 12-0508.3 along with a
narrative that provides a site-specific explanation of why the Tree Preservation Target
cannot be met. A sheet number should be provided identifying the location of the deviation
request.

In addition, proffer language containing a directive from the Board of Supervisors to the
Urban Forest Management Division, DPWES, or Director of DPWES to permit a deviation
from the tree preservation target percentage should be provided.

2. Comment: It appears the 65,550 sq. ft. of total tree canopy to be provided for the entire
PCA 87-P-38-05 property area, as indicated in the Tree Canopy Tabulation table, may be in
jeopardy due to the design and landscaping modifications proposed with this SE, and it is
unclear how the tree canopy requirement for the entire PCA property area will be met.

Department of Public Works and Environmental Services
Urban Forest Management Division

12055 Government Center Parkway, Suite 518

Fairfax, Virginia 22035-5503

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




INOVA Comprehensive Cancer and Research Institute
SE 2013-PR-004

June 27, 2013

Page 2 of 2

Recommendation: A landscape plan should be provided as part of this SE that clearly
demonstrates compliance with the 65,550 sq. ft. of total tree canopy to be provided for the
entire PCA 87-P-38-05 property area. The landscape plan should clearly show, label, and
identify the locations of all the trees used toward meeting the tree canopy requirement. In
addition, tables should be provided indicating how much of the tree canopy requirement
will be met on the portion of the property associated with this SE and how much tree
canopy will be met on the other portions of the property associated with the PCA 87-P-38-
05 property area.

3. Comment: Various trees at the western portion of the site adjacent to Williams Drive
appear to be planted inside the existing VEPCO easement and the FCWA easement.

Recommendation: All landscaping for the entire site proposed to be planted inside

proposed or existing utility easements should be relocated outside of all easements and at
least 5’ away from storm drainage easements containing pipes.

Please contact me at 703-324-1770 should you have any questions.

TLN/
UFMDID #: 180720

cc: DPZ File
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County of Fairfax, Virginia

TO:

FROM:

FILE:

SUBJECT:

REFERENCE:

MEMORANDUM

DATE: June 26, 2013

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

Angela Kadar Rodeheaver, Chief, /}V
Site Analysis Section '
Department of Transportation

3-5 (SE 2013-PR-004)

Transportation Impact

SE 2013-PR-004; INOV A Health Care Services (Willow Oaks)

Traffic Zone: 1522
Land Identification Map: 49-3 ((39)) 3

The applicant requests a special exception for a medical care facility, more specifically to
establish the INOVA Cancer Care Center and Research Institute (ICCRI).

Transmitted herewith are comments from the Department of Transportation with respect to the
referenced application. These comments are based on the revised plat dated March 28, 2013.

o The parking garage access on Professional Circle Access Drive is conjoined with the
loading/ service access. This situation provides conflicting lane turning movements
especially for the existing vehicles that may cross paths. The parking garage access
should be relocated to align with the driveway across Professional Circle Access Drive.
If this option is not possible, the service loading area should be improved with
additional signage and striping and sufficient sight distance to provide a clearer
indication of vehicle rights-of-way.

o The applicant should carry forward the previously approved transportation proffers.

AKR/AK /w:SE2013PRO4INOV AHealthCare (WilliowOaks)

Fairfax County Department of Transportation
4050 Legato Road, Suite 400 Fairfax, Virginia,
22033-2895

phone: (703) 877-5600 TTY: (703) 877-5602
Fax: (703) 877 5723

www fairfaxcounty.gov/fcdot
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COMMONWEALTH of VIRGINIA

DEPARTMENT OF TRANSPORTATION

GREGORY A. WHIRLEY 4975 Alliance Drive
COMMISSIONER Fairfax, VA 22030

June 21, 2013

To: Ms. Barbara Berlin
Director, Zoning Evaluation Division

From:  Kevin Nelson
Virginia Department of Transportation — Land Development Section

Subject: SE 2013-PR-004 Inova Health Care Services
Tax Map # 49-3((39))0003

All submittals subsequent to the first submittal shall provide a response letter to the previous VDOT comments.
Submittals without comment response letters are considered incomplete and will be returned without review.

| have reviewed the above plan submitted on June 13, 2013, and received on June 18,
2013. The following comments are offered:

1. The service drive access from Rt. 50 to the site and adjacent property
should be closed since there is now adequate access via Williams Drive to
Rt. 50. This will eliminate a conflict point on Rt. 50.

2. No Fire access entrances should be proposed on Rt. 50. All emergency
access for the north and west sides should be from Williams Drive.

3. No trees will be permitted within the clear zone of Rt. 50. Any plantings
within the public right of way will require separate site plan approvals.

4. The entrance on Professional Circle is not acceptable due to the conflicts of
the entering and exiting traffic. As proposed there is a lane in, a lane out,
then a lane in, then another lane out. You can not place opposing traffic in
this position.

If you have any questions, please call me.

cc:  Ms. Angela Rodeheaver

fairfaxspex2013-PR-004se2InovaHealthCareSer6-21-13BB

We Keep Virginia Moving
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County of Fairfax, Virginia

MEMORANDUM

DATE: August 14, 2013

- TO: Barbara C. Berlin, Director, Zoning Evaluation Division
Department of Planning & Zoning

FROM: Barbara A. Byron,’)D?‘ie/c\W

Office of Community Revitalization

SUBJECT: SE 2013-PR-004 Inova Comprehensive Cancer & Research Institute

The Office of Community Revitalization (OCR) has reviewed the above referenced rezoning
application marked “Received” by the Department of Planning and Zoning on July 29, 2013.
The following comments and analysis are offered for consideration.

Description:

The applicant is requesting a special exception to permit a medical care facility use (Buildings
H, 1, and J) on 4.87 acres in the Inova Willow Oaks site. The property is located at the
southeast intersection of Williams Drive and Arlington Boulevard in the Merrifield Suburban
Center and within the Merrifield Commercial Revitalization Area (CRA). The applicant
proposes to establish the Inova Comprehensive Cancer & Research Institute on the site with
258,000 square feet of GFA and a seven level structured parking garage.

OCR Comments:

The application addresses some of the concerns raised by OCR, principally improving the
streetscape along Arlington Boulevard. Other concerns regarding the retaining wall adjacent to
the loading area were addressed by providing more detailed drawings and clarifications to the
plans.

OCR has remaining concerns pertaining to streetscape and pedestrian connections shown on
sheets 3 and 3a.

OCR)

Office of Community Revitalization

12055 Government Center Parkway, Suite 1048
Fairfax, VA 22035

703-324-9300, TTY 711

www.fcrevit.org



The Comprehensive Plan for the Merrifield Suburban Center includes streetscape guidelines
for sidewalks, landscaping, street trees, furnishings, lighting, and bus shelters. The site has
frontage along two roadways and each has unique standards according to the guidelines.
Arlington Boulevard is identified in the Comprehensive Plan as a Boulevard and Williams

Drive is labeled a Cross Street. The applicant should proffer to meet the Merrifield Streetscape
- Design Standards found in the Comprehensive Plan and the Merrifield Streetscape Design
Manual. :

As shown on earlier approved lans (PCA 87-P-38-05), frontage along Arlington Boulevard
closely matched streetscape standards. While we recognize that needs change and that the
streetscape was compromised due to fire truck access requirements and utilities there are
additional elements of the streetscape standards that are not being considered as part of this
application.  These features include streetscape furnishings, unique pavement materials,
pedestrian scale lighting, among other elements that should be considered. Additionally,
creating better pedestrian access from the sidewalk to the building’s uses would encourage
walking between nearby buildings (i.e. medical offices across Arlington) which is a key goal of
Fairfax’s Activity Centers. PCA 87-P-38-05 was more successful in achieving this goal. We
encourage the applicant to reconsider pedestrian connections that were removed in this
application.

Cc.  William O’Donnell, Senior Land Use Coordinator, DPZ
OCR Files

OCR)

Office of Community Revitalization

12055 Government Center Parkway, Suite 1048
Fairfax, VA 22035

703-324-9300, TTY 711

www.fcrevit.org
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County of Fairfax, Virginia

MEMORANDUM

DATE: May 6, 2013

TO: Billy O’Donnell, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Beth Forbes, Engineer IV, for the |
Site Development and Inspections|Division

i

Department of Public Works and Environmental Services

SUBJECT: Special Exception Application #SE 2013-PR-004, Inova Health Care Services,
Special Exception Plat dated February 7, 2013, LDS Project #5544-ZONA-
002-1, Tax Map #49-3-39-0003, Providence District

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

Chesapeake Bay Preservation Ordinance (CBPO)

There is no Resource Protection Area (RPA) on this site. Water quality controls are required for
this development (PFM 6-0401.2A). The applicant intends to use an off-site regional, pond now
under construction, to meet the water quality requirements (see Site Plan #5544-SP-010-2).

Floodplain
There are no regulated floodplains on the property.

Downstream Drainage Complaints
There are no downstream drainage complaints on file between the property and the off-site
regional pond.

Stormwater Detention

Stormwater detention is required (PFM 6-0301.3). The applicant intends to use an off-site
regional pond to meet the detention requirements. A waiver of on-site detention will be required
at the site plan stage.

Site Outfall

An outfall narrative between the site and the off-site regional pond has not been provided (ZO 9-
011.J(2)(c)). The site plan for the regional pond (#5544-SP-010-2) states that the pond’s outfall
is inadequate; the pond provides a proportional improvement to avoid the reconstruction of the
outfall is not necessary.

Department of Public Works and Environmental Services

Land Development Services, Site Development and Inspections Division
12055 Government Center Parkway, Suite 535

Fairfax, Virginia 22035-5503

Phone 703-324-1720 « TTY 711 « FAX 703-324-8359




Billy O’Donnell, Staff Coordinator

Special Exception Application #SE 2013-PR-004, Inova Health Care Services
May 6, 2013

Page 2 of 2

Storm Drainage System

The preliminary layout of the storm drainage system on the property has not been provided (ZO
9-011.2.J(1)(c)). Trees may not be planted in a storm drainage easement or within 5 feet of an
easement containing a pipe (PFM 12-0515.6B).

Stormwater Planning Comments

This development is located in the Accotink Creek Watershed. The Accotink Creek Watershed
Plan shows a project located near the subject site. Project #AC9223 is the restoration of the
stream downstream of the regional pond proposed to provide water quality and quantity controls
for this development. An order-of-magnitude cost estimate for this project is $1,000,000.

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

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

BF/

cc: Fred Rose, Chief, Watershed Planning & Assessment Branch, Stormwater Planning
Division, DPWES
Judy Cronauer, Chief, Central Branch, SDID, DPWES
Zoning Application File



ACCOTINK CREEK Watershed
Accotink - Mainstem 2 Watershed Management Area

AC9223 - Stream Restoration

Address: Behind the 3100/3200 blocks
of Highland Lane

Location: Pine Ridge

Land Owner: Private-Residential

PIN: 0493 08 0039, 0493 08 0040,

0493 08 0041, 0493 08 0042,
0493 08 0043, 0493 08
0044,0493 08 0039A, 0591 27
F

Control Type Water Quality

Drainage Area N/A

Receiving Waters Unknown Tributary of Accotink
Creek

Vicinity Map
Description: This project is located between Monarch and Highland Lanes, extending from the outlet of
Detention Pond DP0384 to the rear of 3225 Highland Lane. The channel is predominately straight, incised,
over-widened, and is lacking a riparian buffer in several areas along the right bank. The dry detention facility
has a large, low-flow orifice that may be contributing to the eroded conditions in the receiving channel.
Restoring this channel will include regrading and stabilizing eroded stream banks with armor-in-place
techniques on outer meander bends and bioengineering techniques on straight portions.

Grade controls will be used to dissipate energy and installing stone toe protection will ensure future bank
stability. One storm drain outfall and two ditches that flow to this channel should also be stabilized. Buffer
restoration in various locations along the right bank will be necessary to further improve restored areas.
Since this restoration is entirely contained within private residential property, raising the bed elevation to
reconnect to the floodplain or regrading the floodplain to create a new bench is not desirable.

wF  Stream Restoration

Project Area Map: Conceptual p/an showing potential project location

Accotink Creek
Watershed Management Plan 5-331



Project Benefits: Implementing this project will help to protect adjacent private properties and structures.
Stabilizing the channel will reduce downstream sediment loads by preventing bank scour and channel
incision. By reducing sediment transport within the channel and providing stable habitat along restored
banks, overall instream water quality and habitat may be improved. Restoring the riparian buffer will also
provide future channel stability and ecological benefits. It is estimated that a total of 122,808 lbs of
sediment, 98 Ibs of total nitrogen and 38 Ibs of total phosphorus would be reduced by the restoration.

Project Design Considerations: This project is entirely contained within private residential properties
along Highland Lane and will require significant coordination with property owners for access and
construction. Access to the project will need to occur from the access road that extends off of Willow Oaks
Corporate Drive. This access road appears to be used to access existing ponds DP0374 and DP0384. The
access road leads to the upstream end of this project. Moderate tree loss is expected with this restoration,
however, in similar projects, experience has shown that restoration benefits and proposed buffer
enhancements may outweigh overall construction impacts. This project will require environmental
permitting as construction and modifications within a perennial stream channel are needed. Overhead
power lines and a sanitary sewer line were noted near the DP0384 facility embankment but existing utilities
are not anticipated to impact the design or construction of this restoration.

Costs:
ITEM QUANTITY UNITS UNIT COST TOTAL
Construct New Channel 1204 -LF $200 $240,800
Clear and Grub 2.76 AC $10,000 $27,640
Plantings 2,76 AC $25,000 $69,100
Additional Cost, First 500 LF 500 LF $200 $100,000
Initial Project Cost $437,540
Ancillary items 1 LS 5% of project $21,877
Erosion and Sediment Control 1 LS 10% of project $43,754
Base Construction Cost $503,171
Mobilization (5%) $25,159
Subtotal 1 $528,330
Contingency (25%) $132,083
Subtotal 2 $660,413
Engineering Design, Surveys, Land Acquisition, Utility Relocations, and Permits (45%) $297,186
Estimated Project Cost $958,000

Accotink Creek
Watershed Management Plan . 5-332
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Site Photo: Over-widened channel with moderate to severe erosion

Site Photo: Erosion with no riparian buffer

Accotink Creek
Watershed Management Plan 5-333
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9-006 General Standards

In addition to the specific standards set forth hereinafter with regard to particular special
exception uses, al such uses shall satisfy the following general standards:

1) The proposed use at the specified location shal be in harmony with the adopted
comprehensive plan.

2) The proposed use shall be in harmony with the general purpose and intent of the
applicable zoning district regulations.

3) The proposed use shall be such that it will be harmonious with and will not adversely
affect the use or development of neighboring properties in accordance with the applicable
zoning district regulations and the adopted comprehensive plan. The location, size and
height of buildings, structures, walls and fences, and the nature and extent of screening,
buffering and landscaping shall be such that the use will not hinder or discourage the
appropriate development and use of adjacent or nearby land and/or buildings or impair
the value thereof.

4) The proposed use shall be such that pedestrian and vehicular traffic associated with such
use will not be hazardous or conflict with the existing and anticipated traffic in the
neighborhood.

5) In addition to the standards which may be set forth in this Article for a particular category
or use, the Board shall require landscaping and screening in accordance with the
provisions of Article 13.

6) Open space shall be provided in an amount equivalent to that specified for the zoning
district in which the proposed use is | ocated.

7) Adequate utility, drainage, parking, loading and other necessary facilities to serve the
proposed use shall be provided. Parking and loading requirements shall be in accordance
with the provisions of Article 11.

8) Signs shall be regulated by the provisions of Article 12; however, the Board may impose
more strict requirements for a given use than those set forth in this Ordinance.



9-308 Additional Standardsfor Medical Care Facilities

1. Inits development of arecommendation and report as required by Par. 3 of Sect. 303

above, the Health Care Advisory Board shall, in addition to information from the

applicant, solicit information and comment from such providers and consumers of health

services, or organizations representing such providers or consumers and health planning
organizations, as may seem appropriate, provided that neither said Board nor the Board of Supervisors
shall be bound by any such information or comment. The Health Care Advisory Board may hold such
hearing or hearings as may seem appropriate, and may request of the Board of Supervisors such
deferrals of Board action as may be reasonably necessary to accumul ate information upon which to
base a recommendation.

2. The Advisory Board, in making its recommendations, and the Board of Supervisors, in
deciding on the issuance of such an exception, shall specifically consider whether or not:
A. Thereis ademonstrated need for the proposed facility, in the location, at the time,
and in the configuration proposed. Such consideration shall take into account
alternative facilities and/or servicesin existence or approved for construction, and
the present and projected utilization of specialized treatment equipment available to
persons proposed to be served by the applicant.

B. Any proposed specialized treatment or care facility has or can provide for a
working relationship with agenerd hospital sufficiently close to ensure availability
of afull range of diagnostic and treatment services.

C. The proposed facility will contribute to, and not divert or subvert, implementation
of aplan for comprehensive health care for the area proposed to be served; such
consideration shall take into account the experience of the applicant, the financial
resources available and projected for project support and operation, and the nature
and qualifications of the proposed staffing of the facility.

3. All such uses shall be designed to accommaodate service vehicles with accessto the
building at a side or rear entrance.

4. No freestanding nursing facility shall be established except on aparcd of land fronting
on, and with direct access to, an existing or planned collector or arteria street as defined
in the adopted comprehensive plan.

5. No building shall be located closer than 45 feet to any street line or closer than 100 feet to
any lot linewhich abuts an R-A through R-4 District.

6. In the R-E through R-5 Districts, no such use shall belocated on alot containing less than
five (5) acres.

7. For hospitds, the Board of Supervisors may approve additional on-site signswhenitis
determined, based on the size and nature of the hospital, that additional signs are
necessary in order to provide needed information to the public and that such signswill not
have an adverse impact on adjacent properties. All proposed signs shall be subject to the
maximum area and height limitations for hospital signs set forth in Article 12. All
requests shall show the location, size, height and number of all signs, aswell asthe
information to be displayed on the signs.
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County of Fairfax, Virginia

Health Care Advisory Board MEMORANDUM

DATE: September 16, 2013

TO: Board of Supervisors

FROM: Marlene W. Blum, Chairman
Health Care Advisory Board

SUBJECT: Health Care Advisory Board Review of Special Exception (SE) application
number SE 2013-PR-004 to Build the Inova Comprehensive Cancer and
Research Institute (ICCRI) on the Inova Fairfax Medical Campus

On September 9, 2013, the Health Care Advisory Board reviewed Inova Health System’s
Special Exception (SE) application (SE 2013-PR-004) to build the Inova Comprehensive
Cancer and Research Institute (ICCRI) on the Inova Fairfax Medical Campus. The HCAB
originally reviewed the application during a public meeting held on June 10, 2013, but
because of insufficient information used to support Inova’s proposal, deferred its decision until
September 9.

As the Board of Supervisors is aware, the Zoning Ordinance specifies that the Health Care
Advisory Board (HCAB) review Special Exception applications for medical care facilities. The
HCAB reviews these applications from the perspective of financial accessibility to clients,
community and medical need, institutional need, cost, proposed staffing levels and
qualifications, and financial feasibility.

Leeanne Sciolto, Director, ICCRI; John Deeken, MD, Associate Director of Clinical Research
and Medical Oncology, ICCRI; Tim Sampson, Of Counsel, Walsh, Colucci, Lubeley, Emrich
and Wallsh, P.C.; and Michael Forehand, Director, Advocacy and Community Outreach, Inova
Health System, returned to the HCAB to answer follow up questions, submitted to the
applicant in writing, and to provide additional detail on Inova’s proposal to expand its oncology
program.

Facility/Program

The ICCRI will be a state-of-the-art comprehensive cancer center. In partnership with a
nationally recognized team of clinician scientists and researchers, ICCRI will provide cancer
prevention, risk management, diagnosis, and multi-specialty care to patients. The proposed
facility is expected to serve patients across Inova Health System’s service area (Alexandria
City, Arlington County, Falls Church City, Fairfax County, Loudoun County, Manassas City,
Manassas Park City, and Prince William County).

Fairfax County Health Department
10777 Main Street, Suite 203

Fairfax, VA 22030

Phone: 703-246-2411 TTY: 711

FAX: 703-273-0825
http://www.fairfaxcounty.gov/hd/hcab/




Memorandum to the Board of Supervisors
September 16, 2013
Page 2 of 3

Inova representatives stated that ICCRI will provide care to the growing number of Northern
Virginia residents living with cancer. The HCAB specifically requested data that would support
Inova’s position that demand for oncology services is increasing. Inova used the National
Cancer Institute’s (NCI) statistics to extrapolate cancer incidence rates for Northern Virginia.
According to Inova, their data analysis revealed that the growth in new cancer cases would
increase by 32%, or 3,000 cases, by 2018. Cancer care is projected to become Inova’s
fastest growing service line.

According to Inova, the ICCRI will not only centralize, but also enhance its existing,
community-based hospital services. The HCAB had expressed concern about whether the
ICCRI would negatively impact Inova’s existing cancer services given the potential for
duplication throughout the system. However, Inova assured the HCAB that it is growing its
oncology service line at all hospitals system-wide. Inova Fairfax Hospital’s radiation oncology
and infusion departments are slated for expansion and will be relocated to the new ICCRI
building. The Inova Fair Oaks Cancer Center will be completed in Spring 2014, and
Stereotactic Radiosurgery (SRS) will be added to Inova’s Loudoun and Fairfax Hospitals.

ICCRI, in coordination with Inova’s existing and future cancer centers, will deliver the full
scope of traditional oncology services, providing care for those with common cancers, as well
as those with rare, complex, and late stage cancers. Inova’s Life with Cancer will also be co-
located with ICCRI, providing patients access to counselors and survivorship services. All
ICCRI services will be offered on an outpatient basis.

Accessibility

The current system of cancer care, according to the applicant, is difficult for patients to
navigate. Many must travel to multiple locations across the region to receive treatment. At
ICCRI, a comprehensive care team will coordinate treatment, support services (e.g.,
diagnostic imaging, wellness screenings, etc.) and care referrals. Patients will be able to meet
with each one of their care team providers, which will include physicians, nurses, mental
health, nutritionists, and social workers.

Given Inova’s argument that there are capacity issues in meeting the projected demand of
oncology services, the HCAB asked Inova for further documentation. According to Inova, the
ICCRI represents a unique approach, providing integrated, patient-centered, multidisciplinary
oncology care. While this delivery model is not new, it would be a first for Northern Virginia.
Inova’s representatives underscored the benefits to a coordinated care approach, which has
been shown to improve patient outcomes including survivorship.

Moreover, the research component of ICCRI seeks to provide patients access to cutting edge
clinical trials and new procedures. Inova’s proximity to Georgetown University’s Lombardi
Cancer Center and the National Institutes of Health (NIH)/NCI will not limit its ability to procure
research and/or grant-based funding.

ICCRI will be governed by Inova’s charity care policy. When asked about facility fees, Inova
responded that as a matter of policy, the Inova System does not charge a facility fee among
its physician practices, but per the Centers for Medicare and Medicaid Services (CMS)
guidelines, Inova will continue to charge a technical fee, set by the government and not
negotiated by Inova, for all hospital inpatient and outpatient services.
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Recommendation

The HCAB agrees with Inova’s justification for expanding its suite of oncology services in one
centralized location, and is pleased by Inova’s commitment to enhance its existing cancer
services among its other hospitals. Therefore, the HCAB recommends that the Board of
Supervisors support Inova’s proposal to build the ICCRI.

Should the Board have further questions, please contact the HCAB. Thank you.

cc: Ed Long, County Executive
Patricia Harrison, Deputy County Executive
Gloria Addo-Ayensu, MD, MPH, Director of Health Services
Rosalyn Foroobar, Deputy Director for Health Services
Planning Commission
Barbara Lippa, Executive Director, Planning Commission
Kris Abrahamson, Office of Comprehensive Planning, Zoning Evaluation Branch
William O’Donnell, Office of Comprehensive Planning, Zoning Evaluation Branch
Mike Wing, Office of Supervisor Smyth
Michael Forehand, Inova Health System
Health Care Advisory Board



APPENDIX 12

GLOSSARY
This Glossary is provided to assist the public in understanding
the staff evaluation and analysis of development proposals.
It should not be construed as representing legal definitions.
Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan
or Public Facilities Manual for additional information.

ABANDONMENT: Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing
process, to abolish the public's right-of-passage over a road or road right-of way. Upon abandonment, the right-of-way automatically
reverts to the underlying fee owners. |If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the
adjacent property owners if there is no evidence to the contrary.

ACCESSORY DWELLING UNIT (OR APARTMENT): A secondary dwelling unit established in conjunction with and clearly subordinate to
a single family detached dwelling unit. An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning
Appeals (BZA). Refer to Sect. 8-918 of the Zoning Ordinance.

AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT: Residential development to assist in the provision of affordable housing for
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance
regulations. Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the
construction of additional housing units. See Part 8 of Article 2 of the Zoning Ordinance.

AGRICULTURAL AND FORESTAL DISTRICTS: A land use classification created under Chapter 114 or 115 of the Fairfax County Code
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to
Chapter 58 of the Fairfax County Code.

BARRIER: A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses. Refer
to Article 13 of the Zoning Ordinance for specific barrier requirements.

BEST MANAGEMENT PRACTICES (BMPs): Stormwater management techniques or land use practices that are determined to be the
most effective, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve
water quality.

BUFFER: Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or
intensities of land uses; may also provide for a transition between uses. A landscaped buffer may be an area of open, undeveloped land
and may include a combination of fences, walls, berms, open space and/or landscape plantings. A buffer is not necessarily coincident
with transitional screening.

CHESAPEAKE BAY PRESERVATION ORDINANCE: Regulations which the State has mandated must be adopted to protect the
Chesapeake Bay and its tributaries. These regulations must be incorporated into the comprehensive plans, zoning ordinances and
subdivision ordinances of the affected localities. Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations.

CLUSTER DEVELOPMENT: Residential development in which the lots are clustered on a portion of a site so that significant
environmental/historical/cultural resources may be preserved or recreational amenities provided. While smaller lot sizes are permitted in a
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district. See

Sect. 2-421 and Sect. 9-615 of the Zoning Ordinance.

COUNTY 2232 REVIEW PROCESS: A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the
plan. Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in
substantial accord with the Plan.

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

DENSITY: Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of
dwelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre.

DENSITY BONUS: An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc.

DEVELOPMENT CONDITIONS: Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in
a "P" district. Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with
the Zoning Ordinance and/or conformance with the Comprehensive Plan. For example, development conditions may regulate hours of
operation, number of employees, height of buildings, and intensity of development.



DEVELOPMENT PLAN: A graphic representation which depicts the nature and character of the development proposed for a specific land
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are
generally included on a development plan. A development plan is s submission requirement for rezoning to the PRC District. A
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts
other than a P District. A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally
referred to as an SE or SP plat. A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site. A
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning
application for a P District other than the PRC District; an FDP further details the planned development of the site. See Article 16 of the
Zoning Ordinance.

EASEMENT: A right to or interest in property owned by another for a specific and limited purpose. Examples: access easement, utility
easement, construction easement, etc. Easements may be for public or private purposes.

ENVIRONMENTAL QUALITY CORRIDORS (EQCs): An open space system designed to link and preserve natural resource areas,
provide passive recreation and protect wildlife habitat. The system includes stream valleys, steep slopes and wetlands. For a complete
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan.

ERODIBLE SOILS: Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled. Silt and
sediment are washed into nearby streams, thereby degrading water quality.

FLOODPLAIN: Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with
environmental quality corridors. The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood
occurrence in any given year.

FLOOR AREA RATIO (FAR): An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel
of land. FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the
site itself.

FUNCTIONAL CLASSIFICATION: A system for classifying roads in terms of the character of service that individual facilities are providing
or are intended to provide, ranging from travel mobility to land access. Roadway system functional classification elements include
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and
Local Streets. Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged. Minor arterials are
designed to serve both through traffic and local trips. Collector roads and streets link local streets and properties with the arterial network.
Local streets provide access to adjacent properties.

GEOTECHNICAL REVIEW: An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils.

HYDROCARBON RUNOFF: Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point
source pollution. An oil-grit separator is a common hydrocarbon runoff reduction method.

IMPERVIOUS SURFACE: Any land area covered by buildings or paved with a hard surface such that water cannot seep through the
surface into the ground.

INFILL: Development on vacant or underutilized sites within an area which is already mostly developed in an established development
pattern or neighborhood.

INTENSITY: The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of
impervious surface, traffic generation, etc. Intensity is also based on a comparison of the development proposal against environmental
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without
adverse impacts.

Ldn: Day night average sound level. It is the twenty-four hour average sound level expressed in A-weighted decibels; the measurement
assigns a "penalty" to night time noise to account for night time sensitivity. Ldn represents the total noise environment which varies over
time and correlates with the effects of noise on the public health, safety and welfare.

LEVEL OF SERVICE (LOS): An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic
conditions. Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic
conditions and LOS-F describing jammed or grid-lock conditions.

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



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

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

P DISTRICT: A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned
Development Commercial (PDC) District or a Planned Residential Community (PRC) District. The PDH, PDC and PRC Zoning Districts
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to
promote a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum flexibility in order to
achieve excellence in physical, social and economic planning and development of a site. Refer to Articles 6 and 16 of the Zoning
Ordinance.

PROFFER: A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property.
Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the
land. Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning
action of the Board and the hearing process required for a rezoning application applies. See Sect. 15.2-2303 (formerly 15.1-491) of the
Code of Virginia.

PUBLIC FACILITIES MANUAL (PFM): A technical text approved by the Board of Supervisors containing guidelines and standards which
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services.

RESOURCE MANAGEMENT AREA (RMA): That component of the Chesapeake Bay Preservation Area comprised of lands that, if
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of
the Resource Protection Area. See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance.

RESOURCE PROTECTION AREA (RPA): That component of the Chesapeake Bay Preservation Area comprised of lands at or near the
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are
sensitive to impacts which may result in significant degradation of the quality of state waters. In their natural condition, these lands
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse
effects of human activities on state waters and aquatic resources. New development is generally discouraged in an RPA. See Fairfax
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance.

SITE PLAN: A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all information required
by Article 17 of the Zoning Ordinance. Generally, submission of a site plan to DPWES for review and approval is required for all
residential, commercial and industrial development except for development of single family detached dwellings. The site plan is required
to assure that development complies with the Zoning Ordinance.

SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP): Uses, which by their nature, can have an undue impact upon or can be
incompatible with other land uses and therefore need a site specific review. After review, such uses may be allowed to locate within given
designated zoning districts if appropriate and only under special controls, limitations, and regulations. A special exception is subject to
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit
requires a public hearing and approval by the Board of Zoning Appeals. Unlike proffers which are voluntary, the Board of Supervisors or
BZA may impose reasonable conditions to assure, for example, compatibility and safety. See Article 8, Special Permits and Article 9,
Special Exceptions, of the Zoning Ordinance.

STORMWATER MANAGEMENT: Engineering practices that are incorporated into the design of a development in order to mitigate or
abate adverse water quantity and water quality impacts resulting from development. Stormwater management systems are designed to
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions.

SUBDIVISION PLAT: The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter
101 of the County Code.

TRANSPORTATION DEMAND MANAGEMENT (TDM): Actions taken to reduce single occupant vehicle automobile trips or actions taken
to manage or reduce overall transportation demand in a particular area.

TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS: This term is used to describe a full spectrum of actions that may be
applied to improve the overall efficiency of the transportation network. TSM programs usually consist of low-cost alternatives to major
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit
promotion or operational improvements to the existing roadway system. TSM includes Transportation Demand Management (TDM)
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems.



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

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

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

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

TIDAL WETLANDS: Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:

includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers. Development
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board.

Abbreviations Commonly Used in Staff Reports

A&F Agricultural & Forestal District PDH Planned Development Housing

ADU Affordable Dwelling Unit PFM Public Facilities Manual

ARB Architectural Review Board PRC Planned Residential Community

BMP Best Management Practices RC Residential-Conservation

BOS Board of Supervisors RE Residential Estate

BZA Board of Zoning Appeals RMA Resource Management Area

COG Council of Governments RPA Resource Protection Area

CBC Community Business Center RUP Residential Use Permit

CDP Conceptual Development Plan Rz Rezoning

CRD Commercial Revitalization District SE Special Exception

DOT Department of Transportation SEA Special Exception Amendment

DP Development Plan SP Special Permit

DPWES Department of Public Works and Environmental Services TDM Transportation Demand Management
DPz Department of Planning and Zoning TMA Transportation Management Association
DU/AC Dwelling Units Per Acre TSA Transit Station Area

EQC Environmental Quality Corridor TSM Transportation System Management
FAR Floor Area Ratio UP & DD Utilities Planning and Design Division, DPWES
FDP Final Development Plan VC Variance

GDP Generalized Development Plan VDOT Virginia Dept. of Transportation

GFA Gross Floor Area VPD Vehicles Per Day

HC Highway Corridor Overlay District VPH Vehicles per Hour

HCD Housing and Community Development WMATA Washington Metropolitan Area Transit Authority
LOS Level of Service WS Water Supply Protection Overlay District
Non-RUP  Non-Residential Use Permit ZAD Zoning Administration Division, DPZ
OSDS Office of Site Development Services, DPWES ZED Zoning Evaluation Division, DPZ

PCA Proffered Condition Amendment ZPRB Zoning Permit Review Branch

PD Planning Division

PDC Planned Development Commercial
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