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C o u n t y  o f  F a i r f a x ,  V i r g i n i a   
 

 
 

October 10, 2013 
 

 
STAFF REPORT 

 
APPLICATION RZ/FDP 2013-MV-001 

 
MOUNT VERNON DISTRICT 

 
 

APPLICANT: A&R Huntington Metro LLC 
 
EXISTING ZONING: C-5 (Neighborhood Retail Commercial District) 
  
PROPOSED ZONING: PRM (Planned Residential Mixed Use)  
 
PARCELS: 83-1 ((8)) 92A, 92B, 93A, 93B, 94A 
  
SITE AREA: 1.04 acres 
 
FLOOR AREA RATIO (FAR): 2.99 
 
PLAN MAP: Residential, 16 – 20 du/ac 
 
PROPOSAL: The applicant proposes to rezone the property 

from the C-5 District to the PRM District to 
permit the development of one multi-family 
building with up to 141 dwelling units and up 
to 3,534 square feet of ground floor retail at a 
2.99 FAR.  

 
STAFF RECOMMENDATIONS:  

 
 Staff recommends denial of RZ 2013-MV-001. However, if it is the intent of the Board 
of Supervisors to approve RZ 2013-MV-001 and the associated Conceptual Development 
Plan, staff recommends that the approval be subject to execution of proffers consistent with 
those contained in Appendix 1. 
 
 
 

                                                                                                                                      Megan Duca 

 
 

Department of Planning and Zoning  
Zoning Evaluation Division 

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

Excellence * Innovation * Stewardship         Phone 703-324-1290  FAX 703-324-3924 
Integrity * Teamwork * Public Service   www.fairfaxcounty.gov/dpz/ 
 



 Staff recommends denial of FDP 2013-MV-001. However, if it is the intent of the 
Planning Commission to approve FDP 2013-MV-001, staff recommends that the approval be 
subject to the proposed Final Development Plan conditions contained in Appendix 2 and the 
Board of Supervisors approval of RZ 2013-MV-001 and associated Conceptual 
Development Plan. 
 

If it is the intent of the Board of Supervisors to approve RZ 2013-MV-001, such 
approval should include the following waivers and modifications:     
 

 Waiver #25678-WPFM-001-1 to locate underground facilities in a residential area 
(PFM Section 6-0303.8), subject to conditions dated July 10, 2013 contained in 
Appendix 10 as Attachment A; 
 

 Waiver of Par. 1 of Section 6-407 of the Zoning Ordinance for the minimum district 
size for the PRM District; 
 

 Waiver of Section 13-303 of the Zoning Ordinance for transitional screening and 
Section 13-304 for the barrier requirements between the uses within the proposed 
development and modification of the transitional screening and waiver of the barrier 
requirements for the surrounding properties; 

 
 Deviation from the Tree Preservation Target pursuant to Section 12-0508 of the 

Public Facilities Manual (PFM); 
 

 Modification of Section 12-0510.4E(5) of the PFM to permit a reduction of the 
minimum four foot planting distance from a restrictive barrier; 

 
 Waiver of Par. 3 of Section 8-0201 of the PFM and Par. 2 of Section 17-201 of the 

Zoning Ordinance for the requirement to construct an on-road bike lane in favor of a 
contribution for future funding; 

 
 Waiver of Par. 3 of Section 17-201 of the Zoning Ordinance for the requirement to 

provide inter-parcel connections to adjoining parcels; 
 

 Waiver of Par. 4 and 10 of Section 17-201 of the Zoning Ordinance for further 
construction and/or widening of existing roads surrounding the application property 
and of the requirement for under-grounding existing utilities; and, 

 
 Modification of Section 11-203 of the Zoning Ordinance for required loading spaces 

to permit the loading space depicted on the CDP/FDP. 
 
It should be noted that it is not the intent of the staff to recommend that the Board, in 

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

 



The approval of this application does not interfere with, abrogate or annul any 
easements, covenants, or other agreements between parties, as they may apply to the 
property subject to this application. 
 
 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. 
 
O:\mbrad9\RZ\RZ 2013-MV-001 A&R Huntington Metro LLC\Staff Report\Staff Report Assembly\00_RZFDP 2013-MV-001_Staff Report 
cover.doc 
 

 

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

The applicant, A&R Huntington Metro LLC, requests approval of a rezoning of 
approximately 1.04 acres from the Neighborhood Retail Commercial (C-5) District to the 
Planned Residential Mixed-Use (PRM) District to permit a mixed-use development within 
one-quarter of a mile of the Huntington Metrorail Station. The proposed development 
includes 132,266 square feet of multi-family residential use (up to 141 units) and up to 
3,534 square feet of ground floor retail within one building. The proposed building’s 
maximum height transitions from approximately 80 feet along Huntington Avenue to 
approximately 36 feet along Glendale Terrace to the south. In total, the development 
contains 135,800 square feet of gross floor area at a Floor Area Ratio (FAR) of 2.99. Two 
levels of structured parking located on the first two levels of the building would serve the 
residential use. Below is a rendering of the proposed development along Huntington 
Avenue. 
 

 

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

 Waiver #25678-WPFM-001-1 to locate underground facilities in a residential 
area (PFM Section 6-0303.8), subject to conditions dated July 10, 2013 
contained in Appendix 10 as Attachment A; 

 

 Waiver of Par. 1 of Section 6-407 of the Zoning Ordinance for the minimum 
district size for the PRM District; 

 

 Waiver of Section 13-303 of the Zoning Ordinance for transitional screening 
and Section 13-304 for the barrier requirements between the uses within the 
proposed development and modification of the transitional screening and 
waiver of the barrier requirements for the surrounding properties; 

 

 Deviation from the Tree Preservation Target pursuant to Section 12-0508 of 
the Public Facilities Manual (PFM); 

 

 Modification of Section 12-0510.4E(5) of the PFM to permit a reduction of 
the minimum four foot planting distance from a restrictive barrier; 

 

 Waiver of Section 6-1307.2E of the PFM for the minimum setbacks of bioretention 
filters/basins from building foundations and property lines; 

 

 Waiver of Par. 3 of Section 8-0201 of the PFM and Par. 2 of Section 17-201 
of the Zoning Ordinance for the requirement to construct an on-road bike 
lane in favor of a contribution for future funding; 

 

 Waiver of Par. 3 of Section 17-201 of the Zoning Ordinance for the 
requirement to provide inter-parcel connections to adjoining parcels; 

 

 Waiver of Par. 4 and 10 of Section 17-201 of the Zoning Ordinance for 
further construction and/or widening of existing roads surrounding the 
application property and of the requirement for under-grounding existing 
utilities;  

 

 Waiver of Section 7-0802.2 of the PFM for parking geometric standards to allow 
projections of structural columns within parking structures into the required parking 
stall area; and, 

 

 Modification of Section 11-203 of the Zoning Ordinance for required loading 
spaces to permit the loading space depicted on the CDP/FDP. 

 

 The Department of Public Works and Environmental Services (DPWES) is 
processing a request for the modification of the parking requirements separately 
for the Board of Supervisors’ review.  
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LOCATION AND CHARACTER 
 

The subject property is located in the Mount Vernon District along Huntington Avenue 
within one-quarter mile from the Huntington Metrorail Station. The application area 
includes five parcels totaling 1.04 acres and currently contains four single family attached 
dwellings (two duplexes), a 12-unit apartment building and an associated surface parking 
lot. The property is a corner lot bounded by Huntington Avenue to the north, Glendale 
Terrace to the south, and Biscayne Drive to the west. The property to the east along 
Huntington Avenue contains a commercial use, while the parcel to the southeast of the 
subject property is currently vacant. Vehicular access to the site is currently provided by 
driveways along Glendale Terrace that serve the duplex units and an entrance from 
Huntington Avenue to serve the 12-unit apartment building. The property slopes upward 
to the south and gains 
approximately 20 feet in 
elevation from Huntington 
Avenue to Glendale 
Terrace along Biscayne 
Drive. A vacant parcel that 
is not part of the 
application area is located 
near the southeast corner 
of the property. There are 
no Resource Protection 
Areas (RPAs), floodplains, 
or Environmental Quality 
Corridors (EQCs) on the 
property.  
 
The image above summarizes the zoning district and use for the surrounding parcels. 
The surrounding parcels to the south and west are planned for residential use at a 
density of 8 – 12 du/ac, while the adjacent parcels to the southeast and north are 
planned for residential use at a density of 16 – 20 du/ac. The parcels to the northeast 
are planned for Retail and Other.  

 

 

BACKGROUND 
 
On July 17, 1946, the subject property was rezoned to the General Business District 
pursuant to Rezoning Application #152A. The application property is not subject to any 
proffered conditions. 
 
On April 22, 1946, the Board of Zoning Appeals (BZA) granted an exception for the 
construction of the Huntington Subdivision as a duplex development. The approved 
exception plat designated the application area as a commercial area.  
 
According to assessment information from the Department of Tax Administration, the 
existing duplex residences on the property were constructed in 1949 and the apartment 
building on parcel 94A was built in 1950.  

Source: Fairfax County Pictometry 
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On August 14, 1978, the property was converted to the C-5 District in conjunction with 
the effective date of the current Zoning Ordinance. 
 
On January 26, 2009, the Board of Supervisors approved a Comprehensive Plan 
amendment that included the subject property (BRAC# 08-IV-9MV) to add the option for 
redevelopment of Land Unit T as transit oriented mixed-use up to a 3.0 FAR. 
 
On September 11, 2012, the Board of Supervisors approved an amendment to the 
Huntington Conservation Plan to allow for the redevelopment of Land Unit T as 
recommended by the Comprehensive Plan. The Huntington Conservation Area is 
comprised of Land Units A, B, and T, as described in the Comprehensive Plan 
provisions section below. The Huntington Conservation Plan was originally adopted for 
the community in 1976 with the basic goal of providing for the protection of a viable and 
sound residential community. The Conservation Plan also notes the importance of 
improving and maintaining housing and neighborhood quality. 

 

 

COMPREHENSIVE PLAN PROVISIONS  
 
The subject property is located within the 
Mount Vernon Planning District and 
MV1-Huntington Community Planning 
Sector within Land Unit T. Land Unit T is 
located within the Huntington Transit 
Station Area. Fairfax County 
Comprehensive Plan, 2013 Edition, Area 
IV Plan, Mount Vernon Planning District, 
Amended through April 9, 2013, MV1- 
Huntington Community Planning Sector, 
Land Unit Recommendations, on Pages 
115 - 117 states: 
 
 Land Units A, B and T  
 (Huntington Conservation Area) 
 

The land use recommendations for 
the Huntington community seek to 
preserve the stability of this 
residential area, upgrade local 
community shopping facilities, 
improve parklands and provide better 
pedestrian linkage to the Metro 
station. The Huntington Conservation Area is comprised of Land Units A, B and T 
as shown in Figure 28.  
 
A neighborhood improvement program and the Huntington Conservation Plan were 
adopted for the community by the Board of Supervisors in March, 1976. The basic 
goal of that document is the conservation and development of a viable and sound 

Figure 28 from Comprehensive Plan 
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residential community in the Huntington neighborhood. First, the neighborhood 
improvement program lists a series of public improvement projects that will be 
necessary to improve the livability of Huntington. Second, the Conservation Plan 
provides the legal mechanisms for carrying out the activities of the neighborhood 
improvement program; it firmly establishes land use densities for the Conservation 
Area; and it sets standards for future development and rehabilitation in the 
community. 
 
…In the center of the Huntington Conservation Area on either side of Huntington 
Avenue is Land Unit T, an area developed with duplexes, garden apartments and 
local retail uses. This 10-acre area is planned for residential use at 16-20 dwelling 
units per acre with a retail component of up to 20,000 gross square feet to provide 
local services to the neighborhood (see Figure 28). Substantial consolidation of 
parcels is required in order to attain this level of development. To maintain the scale 
and character of the adjacent residential neighborhood, redevelopment of Land Unit 
T should: 
 
 Respect a building height limit of three stories on the north side of Huntington 

Avenue; on the south side of Huntington Avenue, buildings should be within a 
three-story height as established along Glendale Terrace due to the sloping 
topography; 

 Provide landscaping between the existing residential uses and areas 
redeveloped with nonresidential uses or parking facilities to buffer the residential 
areas from adverse impacts; 

 Encourage the retention and rehabilitation of existing garden apartments on the 
site; and  

 Coordinate building design, massing and open spaces on both sides of 
Huntington Avenue. 

 
As an option, provided this option is in conformance with the Huntington 
Conservation Plan, the area bounded by Huntington Avenue, Biscayne Drive, 
Glendale Terrace and Blaine Drive is planned for transit oriented mixed use with an 
FAR up to a maximum of 3.0, incorporating approximately 75% residential, 20% 
office, and 5% retail uses with a significant portion of workforce housing. Building 
heights adjacent to Huntington Avenue closest to the Metro station should not 
exceed 120 feet, transitioning to lower building heights toward Glendale Terrace. 
High rise residential and office buildings along Huntington Avenue should 
incorporate street level community retail uses and a pedestrian friendly streetscape 
with convenient sidewalk access to the Metro station. Buildings along Glendale 
Terrace limited in height to 40 feet or less should be used as a transition to the 
adjacent neighborhood. Development along Glendale Terrace should be compatible 
in scale and architectural treatments to the surrounding residential neighborhood, 
incorporating sidewalk connections to the Metro and a pedestrian friendly 
streetscape. To encourage consolidation, portions may seek rezoning without the 
need for the entire block to be included at one time, provided that the applicant can 
demonstrate that any unconsolidated parcels would be able to develop in 
conformance with the Plan. Development within this area should also include the 
following: 
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 Creative stormwater management techniques; 
 Green building design to meet the criteria for certification as LEED Silver; 
 Integration of urban park features within the site; and 
 Consistency with the Policy Plan, Parks and Recreation, Objective 6 Policies. 

 
The full Comprehensive Plan text is available at the following link: 
http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area4/mtvernon2.pdf 
Additional relevant Comprehensive Plan guidance on land use compatibility and Transit 
Oriented Development (TOD) is presented in the Analysis section of this report and 
contained in Appendices 5 and 6. 
 
 

DESCRIPTION OF THE CONCEPTUAL/FINAL DEVELOPMENT PLAN (CDP/FDP) 

 
The CDP/FDP titled "Huntington Avenue Properties," submitted by Bowman Consulting 
Group and consisting of 28 sheets dated November 16, 2012, as revised through 
October 2, 2013, is reviewed below. 
  

Site Layout 
 

The CDP/FDP depicts the development of a single multi-family building containing up to 
141 dwelling units and up to 3,534 square feet of retail use at a 2.99 FAR. The 
building’s entrance, lobby, and residential amenity area is located at street level along 
Huntington Avenue. Retail uses would be located along Huntington Avenue at the 
eastern end of the ground floor.  
 
 

 
 
 
 
 
 
 

Huntington Avenue Elevation with Retail 

http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area4/mtvernon2.pdf
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An option for residential 
use without retail, shown 
in the image to the right, 
is also depicted on the 
CPD/FDP. The portion 
of the building along 
Glendale Terrace 
features first-floor units 
with direct access to the 
street, as shown in the image 
below. The elevations provided on 
the CDP/FDP display a mixture of 
building materials, including 
masonry, composite metal/fiber 
cement panels, and metal coping. 
The masonry is primarily shown at 
the first five levels of the building, 
while the top levels contain 
composite metal / fiber cement 
panel and metal coping.  
 
The building’s maximum height 
transitions from approximately 80 
feet (seven stories above grade) along Huntington Avenue to approximately 36 feet 
(three stories above grade) along Glendale Terrace. Two levels of structured parking 
would be located at the base of the building, which transitions from being above grade 
on the northern end of the building to below grade along Glendale Terrace due to the 
site’s topography, which slopes upward from Huntington Avenue to Glendale Terrace. 
The cross-section below illustrates the transition in building height from Huntington 
Avenue to Glendale Terrace. The right side of the image displays the seven above-
grade levels along Huntington Avenue, while the left side of the image illustrates the 
three above-grade stories along Glendale Terrace. The height of the building transitions 
to five stories within approximately 32 feet of the property line along the Glendale 
Terrace frontage. 
 
 

 
 

 

Building Cross-Section Facing West 

Alternative Huntington Avenue Elevation without Retail 

Glendale Terrace Elevation 
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As shown in the image to the right, the 
building’s setback along Biscayne Drive 
varies. Approximately 130 feet of the façade 
along Biscayne Drive is stepped back at the 
first level of residential units by 
approximately 10 feet to provide a patio 
area for the residents. Other portions of the 
building along Biscayne Drive step back at 
the top two levels of residential units.   

 

 

Vehicular Access and Parking 
 
Two proposed entrances along Biscayne Drive provide vehicular access to the building’s 
parking structure. These access points feature recessed roll-up doors. The two levels of 
parking are not internally connected; therefore, each entrance provides access to one 
parking level. An additional entrance from Biscayne Drive provides access to the loading 
space. The applicant is providing 161 parking spaces for the residential use and no 
parking spaces for the retail use. The Zoning Ordinance requires 242 total parking 
spaces for the residential and retail uses. The applicant has submitted a request to the 
Department of Public Works and Environmental Services (DPWES) to permit the 
reduction in the required number of parking spaces. This request is being processed 
separately for the Board of Supervisors’ review. However, DPWES is not supportive of 
the request. 
 

 
 

 

 

Open Space 
 
Sheet 21 of the CDP/FDP provides a site open space allocation map and states that a 
total of 15,019 square feet open space is provided throughout several private and 
public areas on the site. Approximately 3,549 square feet of this calculated open space 
is the streetscape along Huntington Avenue. The applicant is proposing one private 
4,820 square foot courtyard on the third floor of the building, 730 square feet of private 
unit patios along Biscayne Drive, 1,072 square feet of private residential frontage along 

Perspective at the Corner of Biscayne Drive and Glendale Terrace 

Biscayne Drive Elevation: The circles indicate the locations of the entrances to the garage and loading 
space 
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Glendale Terrace, and four pockets of publicly 
accessible open space. The publicly accessible open 
space includes a 1,037 square foot “Public Plaza” along 
Biscayne Drive (also referred to as “Terraced Plaza”), 
an 868 square foot “Civic Plaza” near the corner of 
Biscayne Drive and Huntington Avenue, an 873 square 
foot “Neighborhood Plaza” near the corner of Biscayne 
Drive and Glendale Terrace, and a 2,070 square foot 
“Transitional Plaza” and dog park within an easement 
along the eastern side of the building. The image below 
illustrates the proposed “Public Plaza” and 
“Neighborhood Plaza.” 
 
 

 
 
 
 

Streetscape and Landscaping 
 
The proposed streetscape and landscaping for the site are shown on the CDP/FDP 
excerpts below. Along Glendale Terrace, the streetscape consists of an 8-foot wide 
landscaped area adjacent to the building, a 5.5-foot wide landscape buffer adjacent to 
the road, and a 5-foot wide sidewalk in between these two landscaped areas. The 
section along Biscayne Drive depicts an 18-foot wide landscaped area adjacent to the 

Proposed “Public Plaza” (shown at the top and left above) and “Neighborhood Plaza” (shown at the bottom right) 

CDP/FDP excerpt with open space areas labeled  
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building, a 5-foot wide sidewalk, 
and a 5.5-foot wide landscaped 
area adjacent to the road. Breaks 
in the streetscape occur along 
Biscayne Drive for the two garage 
entrances, the loading area, and a 
transformer box (shown as 
“TRANS” on CDP/FDP). Two 
sections are provided for the 
Huntington Avenue streetscape. 
The section to the right depicts the 
streetscape without the 
construction of an on-road bike 
lane on Huntington Avenue, which 
includes a 6-foot wide browsing 
area, 8-foot wide sidewalk, 8-foot 
wide landscaped area, and an 
additional 5-foot wide sidewalk on 
the northern side of the 
landscaped area. The applicant is 
requesting a waiver of construction 
for the on-road bike lane and is 
proffering an escrow for the future 
construction of this bike lane by 
others. Subsequent to a shift in the curb location to accommodate a future on-road bike 
lane, the Huntington Avenue streetscape would feature an 8-foot wide landscaped 
area, 8-foot wide sidewalk, and a varied building zone width (minimum of 3-feet wide), 
as shown in the image below. There are no current plans for the installation of the bike 
lane along Huntington Avenue. 
 

 
  

 

Stormwater Management 
 
The applicant proposes to meet stormwater management (SWM) detention 
requirements through the use of an underground detention vault located along the 
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Huntington Avenue frontage. Stormwater runoff from within the building footprint will be 
collected via roof drains and courtyard area drains and will be routed to the detention 
vault.  
 
The Public Facilities Manual (PFM) requires that the development achieve a 
phosphorus removal efficiency of 40%. The applicant will meet the majority of this 
requirement with a mechanical filter located along Huntington Avenue. This storm filter 
will be privately owned and maintained. Additional phosphorus removal will be achieved 
with bioretention tree filters located along Huntington Avenue and Biscayne Drive. The 
CDP/FDP depicts an overall phosphorus removal efficiency of 44.3%. 
 
The applicant is also proposing several additional stormwater management and BMP 
techniques that do not currently qualify for credit according to the PFM, such as a living 
lawn on the third level courtyard that does not qualify as a vegetative roof and water 
storage cisterns beneath a wooden deck within the courtyard.  

 

 

RESIDENTIAL DEVELOPMENT CRITERIA AND TRANSIT-ORIENTED 

DEVELOPMENT (TOD) GUIDELINES 
 
Fairfax County expects new residential development to enhance the community by 
fitting into the fabric of the neighborhood, respecting the environment, addressing 
transportation impacts, addressing impacts on public facilities, being responsive to the 
County’s historic heritage, contributing to the provision of affordable housing, and being 
responsive to the unique site specific considerations of the property. To that end, the 
Comprehensive Plan requires that the Residential Development Criteria be used to 
evaluate zoning requests for new residential development. Fairfax County also seeks to 
accommodate future residential and employment growth and expand choices for 
residents and employees by encouraging transit-oriented development (TOD) as a 
means to achieve compact, pedestrian-oriented, mixed-use communities focused 
around existing and planned rail transit stations. The Policy Plan contains Guidelines for 
Transit-Oriented Development that the application must also meet. These guidelines 
are intended to provide guidance for TOD in addition to the specific guidance found in 
Area Plans for each station area. For the complete Residential Development Criteria 
text and the Guidelines for Transit-Oriented Development, please see 
Appendix 5 and 6, respectively. The Land Use Analysis is provided in Appendix 7. 
 
To avoid repetition and enhance readability, staff has combined the review of the 
Residential Development Criteria in the Policy Plan with the review of the TOD 
Guidelines. The following review uses the site specific Comprehensive Plan 
recommendations and the Residential Development Criteria as the format for the 
discussion. 
 

Conformance with the Site Specific Comprehensive Plan Recommendations 
(See Also TOD Guidelines 1, 2, 4, 6, and 16)  
 
The applicant is proposing to rezone the site to allow for redevelopment under the Plan 
option previously described in the Comprehensive Plan Provisions section of this report. 
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The 1.04 acre application property represents a portion of the 4.35 acre Land Unit T 
that is included in this Plan option.  
 

Mix of Uses 
 
The Plan recommends a mix of 75% residential, 20% office, and 5% retail uses 
over the entire 4.35-acre redevelopment area. The applicant’s proposal consists 
of approximately 97.4% residential use and 2.6% retail use. TOD Guideline 4 
promotes a mix of land uses to ensure the efficient use of transit, promote 
increased ridership during peak and off-peak travel periods in all directions, and 
encourage different types of activity throughout the day. In addition, TOD 
Guideline 6 calls for excellence in urban design, including streetscape and 
building design, which creates a pedestrian-focused sense of place. Staff 
believes a more balanced mix of uses would help advance some of the 
fundamental goals of TOD. Instead, the applicant’s proposed intensity with the 
lack of consolidation leaves additional uses to be accommodated by future 
development within Land Unit T. 
 
The applicant’s proposal includes an option for the retail component on 
Huntington Avenue to be substituted with residential units or residential 
amenities if the applicant is unable to secure retailers within 12 months of the 
submission of the building permit for the building. Staff questions the likelihood of 
retail actually being provided within the development given this short recruiting 
timeframe, the absence of any parking spaces to serve the retail, and the sub-
standard size of the retail spaces. Staff is also unclear on how this option will 
work from a building plan and construction standpoint if the applicant intends to 
build the maximum number of residential units. Staff does not support the 
proposed alternative of residential units from both an urban design and land use 
perspective. In terms of design, the residence entrances are located on 
Huntington Avenue without providing a zone of separation or privacy between 
the public and private realm. Inclusion of a front porch, steps, or a setback of the 
doorways from the sidewalk could help achieve a better sense of safety and 
privacy. This is particularly vital since Huntington Avenue functions as a primary 
pedestrian connection to the Huntington Metrorail station. The transition plaza 
and dog park may also need to be removed or redesigned, as they pose a 
similar concern if windows or additional entrances to the residential units are 
located along this side of the building.  
 
The Comprehensive Plan calls for ground level retail to provide neighborhood 
services and opportunities for residents to socialize. Outdoor seating in front of a 
coffee shop or café would greatly enhance the character of the area and help 
achieve the goal of encouraging pedestrian activity throughout the day and 
achieving an appropriate sense of place and a pleasant pedestrian environment. 
Staff believes that this could not be achieved if there are residential units along 
the Huntington frontage instead of retail and has concerns about the functionality 
of the proposed Huntington Avenue streetscape in the absence of the retail 
uses. To achieve the same underlying goals if retail is not feasible, staff suggests 
the applicant consider programming the space for a community center rather 
than residential use.  
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In summary, staff does not believe the applicant is sufficiently meeting TOD 
Guidelines 4 (Mix of Land Uses) and 6 (Urban Design) given the option to 
substitute the retail for residential units or residential amenities.  
 
Recommended Conditions 
 
Development within the area that this Plan option applies to should also meet the 
following recommended conditions of the Comprehensive Plan. 
 
“Creative stormwater management techniques” 
 
The applicant is proposing a small area of rooftop cisterns which will capture a 
portion of typical rainfall events for reuse in some of the surrounding 
landscaping, as well as some additional areas for infiltration beyond the typical 
requirements for stormwater management. However, staff believes that the 
limited size of the site, combined with the overall intensity of the proposal, limits 
the potential for any broader application of innovative stormwater management 
measures. While staff recognizes that this Comprehensive Plan language 
applies to a larger land area than the subject property, the consolidation of 
additional land area could provide for additional creative stormwater 
management options to be considered for the proposed development. Staff does 
not believe that this site specific recommendation has been sufficiently 
addressed with the current proposal.  
 
“Green building design to meet the criteria for certification as LEED Silver” 
 
The development is expected to achieve LEED certification or an equivalent third 
party green building residential program. In addition, this site specific text 
references LEED Silver. The Comprehensive Plan does not specify whether the 
LEED Silver recommendation is applicable to all development in this Land Unit 
or just non-residential development; however, there are not expectations 
elsewhere in the County for residential structures to achieve this level of 
commitment. The applicant has committed to certification of the EarthCraft 
House Program or National Green Building Standard using the Energy Star 
Qualified Homes path for energy performance. This commitment conforms to the 
Policy Plan’s green building policy and, in staff’s opinion, meets the intent of this 
Comprehensive Plan condition. 
 
“Integration of urban park features within the site” and “Consistency with the 
Policy Plan, Parks and Recreation, Objective 6 Policies” 
 
Additional conditions for redevelopment include the integration of urban park 
features and consistency with the Policy Plan, Parks and Recreation, Objective 6 
Policies. The Policy Plan describes the need to mitigate adverse impacts to park 
and recreational facilities caused by growth and development and offers a variety 
of ways to offset those impacts, including contributions, land dedication, 
development of facilities, and others. The Policy Plan also describes that 
developers should be encouraged to cooperatively develop and maintain publicly 
accessible urban parks, connective trails, park amenities, and active recreation 
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facilities in mixed-use centers in accordance with the Urban Parks Framework. 
The Urban Parks Framework, which was adopted by the Board of Supervisors 
on May 14, 2013, provides an urban parkland standard and more detailed 
guidance regarding parks and resources.  
 
Using the adopted urban park level standard, the proposed development 
generates a need for 0.32 acres (13,939 square feet) of urban parkland on-site. 
The CDP/FDP depicts four pockets of publicly accessible open space at a total 
of 4,848 square feet. The applicant is also proposing one private 4,820 square 
foot courtyard on the third floor of the building and 730 square feet of private unit 
patios along Biscayne Drive, as detailed in the Description of the CDP/FDP 
section of this report. Although staff acknowledges that meeting the full 
requirement would require approximately 31% of the site, staff believes that the 
proposed public open spaces could be improved to better reflect the Urban 
Parks Framework. Specifically, staff commented that the applicant enhance the 
“Civic Plaza” park space on the corner of Huntington Avenue and Biscayne 
Drive; expand the size of the “Neighborhood Corner” park space on the corner of 
Biscayne Drive and Glendale Terrace and add a focal feature to activate the 
space; clarify the intended use and function of the “Transitional Plaza” park 
space and provide additional seating options; and, consider an alternative use 
for the space designated for an off-leash grass community dog park. The area of 
the dog park is smaller than the Park Authority’s minimum recommended size for 
an off-leash dog park (0.25 acres with a preference of at least 0.5 acres) and is 
adjacent to the proposed development and existing buildings. 
 
Staff appreciates that the applicant’s most recent submission more clearly 
delineates the public spaces and includes details regarding the proposed public 
art, variations in paving materials, seating areas, and improved streetscape and 
landscaping. However, while the rooftop courtyard provides an appealing private 
recreational space for residents, the proposal lacks usable, well-integrated, 
publicly accessible urban park space. In staff’s opinion, additional public open 
space areas might be feasible if the applicant designed the building at a greater 
height along Huntington Avenue, as this could result in a less land-intensive 
design. Further, staff believes that a larger consolidation would have provided an 
opportunity to create a more functional publicly accessible open space to serve 
the nearby community and better meet the intent of this Plan recommendation.  
 
The Comprehensive Plan’s site specific recommendations also include guidance 
for building heights and the provision of workforce housing. Staff’s analysis of 
this is included within the discussion of Residential Development Criteria 2 and 
7, respectively. 

 

Residential Development Criteria 1: Site Design  
(See also TOD Guidelines 3 and 14) 
 
All rezoning applications for residential development are expected to be characterized 
by high quality site design. Developments are expected to address the consolidation 
goals in the Comprehensive Plan and integrate the proposed development with 
adjacent planned and existing development. This criterion further recommends that the 
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proposed site layout provide for a logical design with appropriate relationships within 
the development. Further, it states that open space should be usable, accessible and 
integrated with the proposed development and that appropriate landscaping and 
recreational amenities be provided. TOD Guideline 14 also speaks to the provision of 
publicly-accessible, high-quality, usable open space.  
 

Consolidation 
 
The Policy Plan states that developments should provide parcel consolidation in 
conformance with any site specific text and applicable policy recommendations 
of the Comprehensive Plan. The Comprehensive Plan’s site specific guidance 
recommends “substantial consolidation of parcels.” However, this language 
refers to the entirety of Land Unit T to allow for 16 – 20 dwelling units per acre 
and up to 20,000 gross square feet of retail use rather than redevelopment under 
the Plan option. Although the site specific text for the Plan option that the 
applicant is pursuing does not require full consolidation of the 4.35 acre area, 
staff feels that substantial consolidation is relevant to this application because it 
would better enable achievement of the goals of redevelopment stated within the 
Plan option. In staff’s opinion, the applicant has not provided for substantial 
consolidation. 
 
Landscaping and Amenities 
 
The applicant’s proposal includes 
landscaping along the Huntington Avenue, 
Glendale Terrace, and Biscayne Drive 
frontages of the site, as described in the 
Description of the CDP/FDP section of this 
report and as shown in the CDP/FDP 
excerpt to the right. Staff appreciates the 
details that the applicant has provided 
regarding the proposed public art, variations 
in paving materials, and seating areas and 
is generally supportive of the proposed 
landscaping and streetscape. Staff has 
suggested that the applicant consider 
additional amenities in the proposed park 
areas, such as additional seating in the 
“Neighborhood Plaza,” the use of grass 
rather than the concrete seating area in 
the “Public Plaza,” and an alternative 
use for the park space designated for an 
off-leash grass community dog park.  
 
Open Space 
 
The CDP/FDP depicts four pockets of publicly accessible open space at a total 
of 4,848 square feet. The applicant is also proposing one private 4,820 square 
foot courtyard on the third floor of the building, 730 square feet of private unit 

CDP/FDP excerpt with open space areas labeled  
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patios along Biscayne Drive, and 1,072 square feet of private residential frontage 
along Glendale Terrace. In addition, the applicant is proposing 3,549 square feet 
of streetscape along Huntington Avenue. Staff acknowledges that the applicant’s 
most recent submission demonstrates a marked improvement from previous 
submissions in terms of the provision of usable open space. However, as 
previously discussed, staff finds that the proposed intensity in the absence of 
substantial consolidation presents obstacles to providing high-quality, well-
integrated, and usable public open space. 
 

Overall, staff is generally supportive of many of the site design elements proposed with 
this application, including the proposed streetscape and landscaping as well as most of 
the site amenities shown on the CDP/FDP. However, staff finds that the application 
does not fully satisfy Residential Development Criterion 1 and TOD Guideline 14 due to 
the lack of well-integrated and usable public open space on the site. 

 

Residential Development Criteria 2: Neighborhood Context  
(See also TOD Guideline 10) 
 
All applications for residential development, regardless of the proposed density, are 
expected to be designed to fit into the community within which the development is to be 
located as evidenced by an evaluation of: transitions to abutting and adjacent uses; lot 
sizes, particularly along the periphery; bulk and mass of the proposed dwelling units; 
setbacks; orientation of the proposed dwelling with regard to the adjacent streets and 
homes; architectural elevations; connections to non-motorized transportation facilities; 
and, the preservation of existing topography and vegetative cover. It is noted in this 
criterion that it is not expected that developments will be identical to their neighbors and 
that the individual circumstances of the property will be considered.  
 
The area surrounding Land Unit T remains in the Huntington Conservation Area. The 
scale and character of the stable residential area surrounding the subject site is 
planned to remain, as the Huntington Conservation Area designation is not anticipated 
to be modified. Ensuring compatibility between higher intensity development and the 
surrounding low density residential area is particularly critical within the context of 
conservation areas. The basic goal of the Huntington Conservation Plan is to provide 
for the protection of a viable and sound residential community. Staff is concerned that 
the proposed intensity of approximately 2.99 FAR on the 1.04 acre subject property 
precludes the ability for the applicant to demonstrate compatibility with the surrounding 
stable residential area that is part of a neighborhood Conservation Area. 
 
The Comprehensive Plan’s site specific recommendations limit building heights to 120 
feet adjacent to Huntington Avenue closest to the metro station and 40 feet along 
Glendale Terrace. As demonstrated in the elevation below, the building is seven stories 
(80 feet) in height along Huntington Avenue and the majority of the building’s façade 
along Biscayne Drive is six to seven stories in height.  
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The building then transitions to three stories in height along Glendale Terrace. While 
the proposed building conforms to the maximum heights specified in the 
Comprehensive Plan, the Plan does not provide guidance on tapering of building height 
along Biscayne Drive. Glendale Terrace and Biscayne Drive are similarly situated 
adjacent to duplexes along residential streets; therefore, staff believes that the impacts 
of redevelopment should be given similar consideration. Staff appreciates the revisions 
that the applicant has made to attempt to address staff’s concern regarding 
compatibility along Biscayne Drive with the adjacent residential neighborhood, including 
a greater setback at level three of the building with private patios, a terraced plaza at 
ground level, and some slight terracing of the upper levels from the primary building 
façade. However, staff feels that the townhouse-style design and scale demonstrated 
along Glendale Terrace provides the transition needed to protect the character of the 
surrounding neighborhood.  
 
Given the overall intensity and the treatment along Biscayne Drive, staff remains 
concerned about the compatibility of the proposed development with the surrounding 
stable residential area and, therefore, does not believe that the application fully satisfies 
Criterion 2.  

 

Residential Development Criteria 3: Environment (Appendix 8) 
(See also TOD Guideline 12) 
 
Developments are expected to conserve natural environmental features to the extent 
possible and account for soil and topographic conditions. Developments are expected to 
protect current and future residents from noise and lighting impacts. Developments are 
also expected to minimize off-site impacts from stormwater runoff and adverse water 
quality impacts. Finally, sites are expected to be designed to encourage walking and biking.  

 
Green Building and Stormwater Management (Appendices 8 – 10) 
 
As previously discussed, the applicant’s green building proffer conforms to the 
Policy Plan’s green building policy. In addition, the applicant will meet stormwater 
management detention requirements through the use of an underground 
detention vault. The CDP/FDP illustrates that the application will also meet the 

Biscayne Drive Elevation  



 
RZ/FDP 2013-MV-001 Page 18 
 

PFM’s minimum 40% Best Management Practices (BMP) requirement. However, 
as previously discussed, staff does not believe that the applicant’s proposal 
sufficiently addresses the Comprehensive Plan’s site specific recommendation to 
provide “creative stormwater management techniques.”  
 
Soils 
 
Marumsco soils are clearly noted on the subject property on the County’s Soil 
Map. These soils may be prone to slippage, with the potential to result in 
damage to the subject property as well as adjoining properties. The applicant’s 
proffers state the intent to submit a geotechnical study at the time of site plan. 
Staff has informed the applicant that should they choose to complete the 
geotechnical study as part of the site plan process and it ultimately results in 
design changes, they could be required to submit a proffered condition 
amendment (PCA) and a final development plan amendment (FDPA) application 
for the proposed development. Any final determination regarding matters related 
to the final geotechnical study will be determined by staff within DPWES at the 
time of site plan.  
 
Noise 
 
The subject property is likely to be affected by transportation generated noise 
from Huntington Avenue as well as the nearby commuter rail station. Staff 
requested that the applicant commit to providing a noise study to determine the 
extent of these impacts and any proposed mitigation measures needed to result 
in an interior noise level of no greater than DNL 45 dBA. The applicant has not 
provided staff with the requested noise study. However, a noise study provided 
for a nearby development expects to see noise levels in excess of 70 dBA along 
Huntington Avenue. The applicant has proffered to provide a noise study to the 
Department of Planning and Zoning (DPZ) and DPWES prior to site plan 
approval to demonstrate that with adopted noise mitigation measures all affected 
interior areas of the residential units constructed on the property will have noise 
levels reduced to a maximum of approximately 45 dBA Ldn. However, to be in 
accordance with the Policy Plan on noise mitigation for outdoor activity areas, 
the applicant should also commit to noise attenuation, if needed, to achieve DNL 
65 dBA or less in the outdoor activity areas. The applicant has only proffered to 
this level for the residential courtyard.  

 
In summary, staff believes that the applicant’s proposal conforms to the Policy Plan’s 
green building policy. However, staff believes that the application does not sufficiently 
address the Plan’s site specific recommendation of providing creative stormwater 
management techniques and is not in accordance with the Policy Plan on noise 
mitigation for outdoor activity areas. Therefore, the application does not fully meet 
Criterion 3 in staff’s opinion. 
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Residential Development Criteria 4: Tree Preservation and Tree Cover 

Requirements (Appendix 11) 
(See also TOD Guideline 12)  
 
Regardless of the proposed density all residential developments are expected to be 
designed to take advantage of existing quality tree cover. Tree cover in excess of the 
ordinance requirement is highly desirable.  
 
The existing vegetation map depicts 0.33 acres of early succession forest in fair 
condition, 0.49 acres of maintained grasslands, and 0.22 acres of development land on 
the 1.04 acre subject property. Staff did not identify any specific trees as candidates for 
preservation. The applicant is proposing to remove all 30 existing trees on the property. 
Four off-site trees are shown as to be preserved. This will require a deviation from the 
tree preservation target, as the applicant is not providing any tree preservation and the 
tree preservation target for this site is 1,445 square feet. Staff does not object to this 
deviation given the lack of desirable existing vegetation on the property, as further 
discussed in the Waivers and Modifications section of this report. 
 
Sheet L-100 contains the conceptual landscape plan for the proposed development and 
depicts the streetscape along the site’s three frontages. In total, the development 
includes 4,571 square feet of proposed plantings. The 10-year tree canopy requirement 
for the site is 4,513 square feet. Urban Forestry staff noted that the low crowns of 
Category II ornamental trees shown between the building and the street on the north 
and west sides of the proposed building will ultimately impede pedestrian and vehicular 
traffic and recommended that the CDP/FDP be revised to show Category III trees along 
these frontages where trees are located adjacent to the sidewalk or the street. Staff has 
proposed a development condition that would require that the applicant plant 
Category III trees rather than Category II trees in these areas. 
  
Overall, staff finds that with the adoption of the above described proposed development 
condition the application satisfies Criterion 4.  
 
Residential Development Criteria 5: Transportation (Appendix 12) 
(See also TOD Guidelines 3, 7, 8, 9 and 11) 
 
Regardless of the proposed density, all residential developments are expected to 
implement measures to address planned transportation improvements and offset their 
impacts to the transportation network. The criterion contains principles that will be used 
in the evaluation of rezoning applications for residential development, while noting that 
not all principles will be applicable in all instances. The principals include transportation 
improvements, transportation management, interconnection of the street network, and 
the provision of public streets and non-motorized facilities. 
 
Access to the building will be provided via two proposed garage entrances off of 
Biscayne Drive. The applicant has indicated that the Virginia Department of 
Transportation (VDOT) approved an access management exception for the entrance 
closest to the corner of Huntington Avenue and Biscayne Drive. The applicant has 
proffered to reconstruct the median along the Huntington Avenue frontage in order to 



 
RZ/FDP 2013-MV-001 Page 20 
 

provide for an extended westbound left turn lane on Huntington, subject to VDOT 
approval.  
 
Staff believes that the applicant proffers to a strong Transportation Management (TDM) 
program, which includes a 45% reduction in vehicle trip generation. The applicant is 
also proposing bicycle and pedestrian improvements in addition to the sidewalks being 
provided on-site. Specifically, the applicant will provide bicycle parking as well as a 
proffered escrow of $32,270 for the cost of striping, curbing, pavement and storm drain 
relocation along the property’s frontage on Huntington Avenue to accommodate an on-
street bicycle lane within the existing right-of-way. In addition, the applicant proffers to 
contributing $30,000 for pedestrian improvements on the north and west legs of the 
intersection of Biscayne Drive and Huntington Avenue. The applicant’s proffers also 
provide for a marked pedestrian crosswalk, pedestrian ramps, and a countdown 
pedestrian signal (if necessary) on the south leg of the intersection, subject to VDOT 
approval. The applicant is proffering to escrow funds in the event that VDOT does not 
approve the median or pedestrian improvements at the Biscayne Drive intersection. 
However, staff does not believe that the proffered amounts are sufficient. 
 
In summary, staff finds that the application meets Criterion 5 given the strong TDM 
program and the proffered transportation contributions and improvements. However, 
staff believes that the applicant should increase the proposed contributions in the event 
that the proposed median and Biscayne Drive pedestrian improvements are not 
approved by VDOT. This remains an outstanding issue. 
 

Residential Development Criteria 6: Public Facilities 
(See also TOD Guidelines 13 and 15) 
 
Residential developments are expected to offset their public facility impact, including 
schools, parks, sanitary sewer, fire and rescue, and water facilities.   
 

Fairfax County Public Schools (Appendix 13) 
 
The proposed development would be served by Cameron Elementary, Twain 
Middle, and Edison High schools. A total of 11 new students are anticipated 
based on the County-wide student yield ratios (five elementary, three Middle, 
and three High School). The Fairfax County Public Schools (FCPS) determined 
that $115,368 (11 x $10,488) is appropriate to offset the potential impact of 
additional students on the area. The applicant proffers to providing $10,488 per 
expected new student generated by the proposed development to be utilized for 
capital construction and capacity enhancements to schools to which the students 
generated by the proposed development are scheduled to attend. The proffers 
allow for the final amount to change if the number of units is reduced from 141 
and fewer students are generated by the site. The proffers commit to notifying 
FCPS of the intended construction and anticipated completion date prior to 
beginning construction of the proposed development. 
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Fairfax County Park Authority (Appendix 14) 
 
The applicant proffers to the Fairfax County Park Authority’s requested 
contribution of $191,102 for recreational facility development at one or more park 
sites located within the service area of the subject property in order to offset the 
additional impact caused by the proposed development. In addition, the 
proposed private courtyard, indoor fitness center, and unspecified amenity room 
will apply to the Zoning Ordinance requirement to provide on-site recreation 
facilities at $1,700 per non-affordable dwelling unit to serve the on-site residents. 
However, as previously discussed, the applicant is not providing for the 
requested 0.32 acres of urban parkland on site.  
 
Fairfax County Water Authority, Fire and Rescue, and Sanitary Sewer 
(Appendices 15 – 17) 
 
There is adequate sanitary sewer capacity to serve the proposed development 
(Appendix 15). The development would be serviced by the Fairfax County Fire 
and Rescue Department Station #411, Penn Daw (Appendix 16). The property is 
currently served by Fairfax Water. Adequate domestic water service is available 
at the site from existing 12-inch and 6-inch water mains located along Huntington 
Avenue and Biscayne Drive (Appendix 17).  

 
The applicant is providing for the requested school contribution and has adequate 
water, fire, and sanitary sewer services available. The applicant is providing for the 
FCPA’s requested contribution of $191,102 as well as on-site recreational facilities to 
meet the Zoning Ordinance requirement of $1,700 per non-affordable dwelling unit to 
serve the on-site residents. However, as discussed earlier in this report, the proposal 
lacks usable, publicly accessible urban park space. Therefore, staff believes that the 
application does not fully meet Criterion 6.  
 

Residential Development Criteria 7: Affordable Housing 
(See also TOD Guideline 5) 
 
Ensuring an adequate supply of housing for low and moderate income families, those 
with special accessibility requirements, and those with other special needs is a goal of 
the County. The applicant can elect to fulfill this criterion by providing affordable units 
that are not otherwise required by the Accessory Dwelling Unit (ADU) Ordinance. As an 
alternative, land that is adequate and ready to be developed for an equal number of units 
may be provided to the Fairfax County Redevelopment and Housing Authority or to such 
other entity as may be approved by the Board. Satisfaction of this criterion may also be 
achieved by a contribution to the Housing Trust Fund or, as may be approved by the 
Board, a monetary and/or in-kind contribution to another entity whose mission is to 
provide affordable housing in Fairfax County, equal to 0.5% of the value of all of the units 
approved on the property except those that result in the provision of ADUs.  
 
Affordable dwelling units will likely not be required for this application based on the type 
of construction. A minimum of 12% Workforce Dwelling Units (WDUs) is recommended 
under the Housing element of the Policy Plan. Further, the site specific Plan option 
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states that a significant portion of workforce housing is recommended to be 
incorporated with redevelopment. The applicant has proffered to provide 15% of the 
units as workforce dwelling units (WDUs) in accordance with the Policy Guidelines 
adopted by the Board of Supervisors. In the event that the construction type changes, 
the applicant may be required to provide ADUs and WDUs in accordance with the 
Board Policy. Staff finds that the application meets Criteria 5 and believes that the 
applicant’s proffer to provide no less than 15% of the total residential units as WDUs 
represents a significant portion of workforce housing in line with the Plan’s site specific 
recommendations. 
 

Residential Development Criteria 8: Heritage Resources 
 
Heritage resources are those sites or structures, including their landscape settings, 
which exemplify the cultural, architectural, economic, social, political, or historic heritage 
of the County or its communities. Such sites or structures have been listed on, or 
determined eligible for listing on, the National Register of Historic Places or the Virginia 
Landmarks Register; determined to be a contributing structure within a district so listed 
or eligible for listing; located within and considered as a contributing structure within a 
Fairfax County Historic Overlay District; or listed on, or having a reasonable potential as 
determined by the County, for meeting the criteria for listing on, the Fairfax County 
Inventories of Historic or Archaeological Sites. These features are expected to be 
preserved through research, protection, preservation, or recordation.  
 
The subject parcels were subjected to archival cultural resources review, which 
indicated that the property contains structures that are more than 50 years old. 
Therefore, the Fairfax County Park Authority (FCPA) recommends that the applicant 
have the structures assessed and documented by a qualified historic architect for 
architectural significance. The applicant’s draft proffers commit to this request. As such, 
staff finds that the application adequately addresses Criterion 8. 

 

 

ZONING ORDINANCE PROVISIONS (Appendix 18) 

 

Planned Residential Mixed Use (PRM) 
 
The PRM District is established to provide for high density, multiple family residential 
development, generally with a minimum density of 40 dwelling units per acre, and for 
mixed use development consisting primarily of multiple family residential development, 
generally with a density of at least 20 dwelling units per acre, with secondary office and/or 
other commercial uses. PRM Districts should be located in those limited areas where 
such high density residential or residential mixed use development is in accordance with 
the adopted Comprehensive Plan such as within areas delineated as Transit Station 
Areas and Urban and Suburban Centers. The PRM District regulations are intended to 
promote high standards in design and layout, to encourage compatibility among uses 
within the development and integration with adjacent developments, and to otherwise 
implement the stated purpose and intent of the Zoning Ordinance. 
 
The subject property is located in the Huntington Transit Station Area. The 
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Comprehensive Plan allows for the option of a mix of residential, office, and retail uses up 
to a 3.0 FAR. The applicant is proposing a mix of residential and retail, with the 
residential component comprising a large majority of the development. Staff believes that 
residential and retail uses themselves at this location are compatible and would not 
adversely impact the adjacent developments. However, as previously discussed, staff 
has concerns about the proposed development’s compatibility with the surrounding 
residential development along Biscayne Drive and the lack of adequate public open 
space due to the proposed intensity in the absence of substantial consolidation.  

 

Standards for all Planned Developments (Sect. 16-100) 
 
Section 16-101 contains six general standards that a planned development must meet. In 
addition, Sect. 16-102 contains three design standards that all Conceptual and Final 
Development Plans must satisfy. These standards are summarized below and contained 
in Appendix 18.  

 
General Standards (Sect. 16-101) 
 
General Standard 1 requires that the planned development substantially conform 
to the adopted Comprehensive Plan with respect to type, character and intensity.  
 
Development at a maximum intensity of 3.0 FAR is recommended for the 4.35 
acre Land Unit T. The Comprehensive Plan guidance does not require full 
consolidation, but it does not specify how development might occur for a portion 
of the 4.35 acres. With an overall intensity of 2.99 FAR, the proposed intensity is 
not inconsistent with the Comprehensive Plan. However, staff believes that the 
lack of consolidation, along with the proposed intensity, precludes the application 
from satisfying all of the Plan option’s site specific criteria and the Policy Plan’s 
Residential Development Criteria and TOD Guidelines, as previously discussed.  

 
General Standard 2 requires that the planned development achieve the stated 
purpose and intent of the planned development district more than under a 
conventional district.  

 
The PRM District regulations are designed to promote high standards in design 
and layout and to encourage compatibility among uses within the development 
and integration with adjacent developments. Staff believes that the proposed 
intensity on the site constrains the ability to provide for high-quality design and 
layout, particularly in terms of usable public open space. However, the 
Comprehensive Plan option that includes the subject property could not be 
achieved with a conventional district due to the limits on intensity.  

 
General Standard 3 requires the planned development to efficiently utilize the land 
and preserve scenic and natural features to the extent possible. 

 
Staff did not identify any scenic assets or natural features for preservation during 
the review of the application.  
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General Standard 4 requires that the planned development be designed to prevent 
substantial injury to surrounding development and not deter or impede 
development.  
 
While the proposed intensity is not inconsistent with the Comprehensive Plan, 
staff is concerned that the amount of development proposed in the absence of 
substantial consolidation precludes the ability for the applicant to demonstrate 
compatibility with the adjacent low-density residential area, as previously 
discussed. In addition, staff is concerned that the proposed development’s 
significant reduction in the number of parking spaces from that of the Zoning 
Ordinance’s minimum requirement and the provision of no retail parking spaces 
could negatively affect the surrounding residential neighborhood. The Zoning 
Ordinance requires 1.6 parking spaces per residential unit and the applicant is 
providing 1.14 parking spaces per residential unit. The surrounding 
neighborhood and the Biscayne Drive and Glendale Terrace frontages of the site 
are currently located within the Huntington 1A Residential Permit Parking District. 
This district restricts parking between 6:00 a.m. and 8:00 p.m. on weekdays to 
residents who reside within the district and have a valid 1A permit. Residents of 
the proposed building as well as visitors and retail customers and employees 
could park in these areas only outside of the restricted times. Therefore, if 
adequate parking is not provided for the proposed use and residents, visitors, 
and retail customers park along the street outside of the restricted times, the 
proposed development could negatively impact the surrounding development by 
possibly creating parking shortages during these unrestricted times. DPWES is 
performing a review of the applicant’s requested parking reduction. Appendix 19 
of this report contains their comments on the proposed parking reduction 
request. 
 
Given the potential for the proposed development to negative impact the 
surrounding development, staff does not believe that the application fully meets this 
standard. 
 
General Standard 5 requires the planned development to be located in an area 
with adequate public facilities.  
 
Adequate public facilities are available. Therefore, staff finds that this standard is 
satisfied. 
 
General Standard 6 requires that the planned development provide coordinated 
linkages.  
 
The proposed development includes an on-site pedestrian network that would 
provide coordinated linkages to adjacent properties and the nearby Huntington 
Metrorail Station. Staff believes that the application satisfies this standard. 

 
Design Standards (Sect. 16-102) 
 
The Design Standards specify that bulk regulations and landscaping and 
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screening provisions shall generally conform to the provisions of the most similar 
conventional zoning district and stipulate that adequate parking and street systems 
shall be provided. The R-30 District (Residential 30 dwelling units per acre) is the 
closest conventional residential district. The table below summarizes the R-30 
district’s minimum yard requirements and the building setbacks provided by the 
proposed development.  

 

 R-30 Requirement Proposed Building 

Front Yard 20 feet or 25° ABP 17 feet (Huntington Avenue) 
18 feet (Biscayne Drive) 
8 feet (Glendale Terrace) 

Side Yard 10 feet or 25° ABP 2 feet 

Rear Yard 25 feet or 25° ABP N/A 

 
Although the proposed building is closer to the peripheral lots lines than what the 
R-30 district would allow, this can help to create a more urban setting and dynamic 
streetscape in accordance with the Comprehensive Plan’s Guidelines for Transit 
Oriented Development. However, staff is concerned about the proposed height of 
the building along Biscayne Drive within this reduced setback. Although the 
setback along Biscayne Drive is approximately twice the distance of the setback 
along Glendale Terrace, the reduced height of the building along Glendale Terrace 
creates an appropriate scale that is compatible with the adjacent residential 
development that staff believes the Biscayne Drive frontage does not achieve.  
 
The applicant is asking for a waiver of one of the two required loading spaces and 
interparcel access as well as a modification of the transitional screening and 
barrier requirements. Staff does not object to these waivers and modification, as 
discussed further below. The development does not include any proposed streets. 
Staff believes that the proposed sidewalks on the property will effectively provide 
convenient access to surrounding properties and the Huntington Metrorail station. 
The applicant is proposing a parking reduction that DPWES staff does not support. 
 
Overall, in staff’s opinion the application fails to meet the P-District design 
standards. The applicant should consider further increasing the setback of the 
upper levels of the building along Biscayne Drive.  

 

 

REQUESTED WAIVERS AND MODIFICATIONS 
 

Waiver #25678-WPFM-001-1 to locate underground facilities in a residential area 

(PFM Section 6-0303.8), subject to conditions dated July 10, 2013 (Appendix 10) 
 
Section 6-0303.8 of the Public Facilities Manual (PFM) restricts use of underground 
stormwater management facilities in a residential development. The Board of Supervisors 
may grant a waiver of this restriction, which the applicant is seeking with this application. 
The Department of Public Works and Environmental Services (DPWES) reviewed this 
waiver request (#25678-WPFM-001-1) and recommends that the Board approve the 
waiver to locate the underground facility, subject to the conditions contained in 
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Attachment A of Appendix 10 of this report. 

 

Waiver of Par. 1 of Section 6-407 of the Zoning Ordinance for the minimum 

district size for the PRM District  
 
Pursuant to Par. 1 of Sec. 6-407, the minimum district size for a PRM district is 2.0 
acres. The subject property is 1.04 acres; therefore, the applicant requests a waiver of 
this requirement to allow for a rezoning to PRM. Par. 8 of Sec. 16-401 of the Zoning 
Ordinance authorizes the Board to approve a variance in the strict application of 
specific zoning district regulations for a conceptual/final development plan whenever: 
A) Such strict application would inhibit or frustrate the purpose and intent for 
establishing such a zoning district; and B) Such variance would promote and comply 
with the planned development standards in Part 1 of Article 16 of the Zoning Ordinance.  
 
The Standards for All Planned Developments section of this report provides staff’s 
analysis of the application in terms of compliance with the planned development 
standards in Part 1 of Article 16 of the Zoning Ordinance. Staff does not believe that all 
of these standards have been met and, therefore, does not support this requested 
waiver. If the applicant were to address the concerns discussed in the Standards for All 
Planned Developments section of this report, staff could support the requested waiver. 
 

Waiver of Section 13-303 of the Zoning Ordinance for transitional screening and 

Section 13-304 for the barrier requirements between the uses within the proposed 

development and modification of the transitional screening and waiver of the 

barrier requirements for the surrounding properties 
 
The applicant requests a waiver of the transitional screening and barrier requirements 
between the uses on-site and along all property boundaries in favor of that shown on the 
CDP/FDP. In accordance with Section 13-304 of the Zoning Ordinance, a transitional 
screening Type 1 (25 foot wide landscaped area) and a Barrier D (42”-48” chain link 
fence), E (6’ brick wall), or F (6’ wood fence) barrier is required between the adjacent 
multi-family residential buildings across Huntington Avenue and between the on-site 
multi-family and retail uses. A transitional screening Type 2 and Barrier D, E, or F is also 
required between the multi-family building and the adjacent single family attached 
residences to the south and west. Section 13-305 (1) of the Zoning Ordinance specifically 
permits a waiver of the transitional screening and barrier requirements when the uses are 
shown in the PRM District with a common development plan and when compatibility 
issues have been addressed. Section 13-305 (3) permits a waiver when the site has 
been specifically designed to minimize adverse off-site impacts through architectural and 
landscape technique. Transitional screening between the multi-family and retail uses on-
site would not be appropriate given the building design. Staff believes that the proposed 
transitional screening on the site’s periphery could be improved to provide for a greater 
buffer between the adjacent residential neighborhood to the west. However, staff finds 
that the applicant’s proposed streetscape provides for landscaping that meets the intent 
of this requirement. Therefore, staff does not object to the requested waivers. 
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Deviation from the Tree Preservation Target pursuant to Section 12-0508 of the 

Public Facilities Manual (PFM) to provide no tree preservation 
 
The applicant is not providing any tree preservation and the tree preservation target for 
this site is 1,445 square feet. Therefore, the applicant is requesting a deviation of the tree 
preservation target. Staff did not identify any specific trees as candidates for preservation 
and does not object to this deviation given the lack of desirable existing vegetation on the 
property.  
 

Modification of Section 12-0510.4E(5) of the PFM to permit a reduction of the 

minimum four foot planting distance from a restrictive barrier 
 
The applicant requests a modification of PFM standard 12-0510.4E(5). This standard 
requires a planting area to be eight feet in width at a minimum and also stipulates that 
trees shall be located no closer than four feet from any restrictive barrier. Alternative 
planting methods to satisfy the 8-foot minimum planting bed width must provide for the 
8-foot width extending beneath paved surfaces and incorporate the specified volume of 
uncompacted soil. The applicant’s draft proffers commit to a number of specifications for 
all planting sites where minimum planting widths cannot be provided, including a 
minimum rooting area of eight feet wide with no barrier to root growth within four feet of 
the base of the tree as well as a minimum depth of planting spaces of 3 to 4 feet. Given 
these proposed measures, staff does not object to this modification. 
 

Waiver of Par. 3 of Section 8-0201 of the PFM and Par. 2 of Section 17-201 of the 

Zoning Ordinance for the requirement to construct an on-road bike lane in favor of 

a contribution for future funding 
 
The applicant requests a waiver of the construction of the bicycle lane along Huntington 
Avenue. The applicant has proffered to escrow $32,270 for its future construction within 
the existing right-of-way and has provided for adequate space within the streetscape to 
allow the curb to be moved in the future without disturbing the vegetation within the 
streetscape. In staff’s opinion, it is appropriate for the bike lane to be constructed in its 
entirety along Huntington Avenue rather than piecemeal; therefore, staff does not object 
to the waiver.  
 

Waiver of Par. 3 of Section 17-201 of the Zoning Ordinance for the requirement to 

provide inter-parcel connections to adjoining parcels 

 
The subject property is bounded by roadways on three sides of the property. Staff does 
not foresee a need for interparcel access with the proposed development and, therefore, 
does not object to this waiver.  
 

Waiver of Par. 4 and 10 of Section 17-201of the Zoning Ordinance for further 

construction and/or widening of existing roads surrounding the application 

property and of the requirement to under-ground existing utilities 

 
The applicant requests a waiver of further construction and/or widening of existing roads 
surrounding the property and the requirement to under-ground existing utilities. While this 
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waiver request is more appropriate at site plan in staff’s opinion, staff believes that the 
applicant’s proposed transportation improvements and contributions are sufficient and, 
therefore, does not object to this requested waiver. 
 

Modification of Section 11-203 of the Zoning Ordinance for required loading spaces 

to permit the loading space depicted on the CDP/FDP 
 
The applicant requests a modification of the required two loading spaces in favor of 
providing one loading space to serve the site. The applicant stated that tenants will be 
required to “reserve” loading docks and corresponding “move-in” elevators so that the 
scheduling and use of the loading dock and freight elevator can be controlled. While staff 
would prefer an additional loading space to serve the residential building, staff does not 
object to the proposed modification given the applicant’s justification. 

 

Modification of the parking requirements (Appendix 19) 
 
The Department of Public Works and Environmental Services (DPWES) is processing 
this request separately for the Board of Supervisors’ review. Staff from DPWES does not 
support the requested reduction and recommends that additional parking be provided. 
Staff noted a concern about parking spilling over into the adjacent residential area if 
insufficient on-site parking is provided.   
 

Waiver of Section 6-1307.2E of the PFM for the minimum setbacks of bioretention 

filters/basins from building foundations and property lines 
 
The applicant requests a waiver of the minimum setbacks for bioretention filters/basins 
from building foundations and property lines. Section 6-1307.2E of the PFM requires that 
bioretention filters be located a minimum of 10 feet horizontally from building foundations 
and that bioretention basins be located a minimum of 20 feet horizontally from building 
foundations. The PFM also requires bioretention facilities to be set back a minimum of 
two feet from property lines. Staff believes that this is a modification that should be 
addressed at site plan when more detailed stormwater information is available for review. 
Therefore, staff is unable to make a recommendation on this modification.    

 

Waiver of Section 7-0802.2 of the PFM for parking geometric standards to allow 

projections of structural columns within parking structures into the required 

parking stall area 
 
The applicant requests a waiver of the parking geometric standards contained in the PFM 
to allow projections of structural columns within parking structures into the required 
parking stall area. This would allow the parking spaces affected by the structural columns 
to be counted toward the parking requirement. In staff’s opinion, this is a modification that 
should be addressed at site plan when more information is available for review, such as 
exactly how many spaces and which spaces will be affected by the modification. 
Therefore, staff is unable to make a recommendation on this waiver since the applicant 
has no provided a standard for approval.    
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CONCLUSIONS AND RECOMMENDATIONS  

 

Staff Conclusions 
 
Staff believes that the applicant’s current proposal demonstrates many improvements 
over the applicant’s previous submissions. In addition, staff acknowledges that the 
proposed development includes many positive elements, including a significant portion 
of workforce housing (15%), a strong TDM program at a 45% reduction in vehicle trips, 
numerous streetscape and open space elements, and several noteworthy 
transportation and pedestrian improvements, among other things. However, staff is 
unable to support the applicant’s request based on the following outstanding issues: 
 

 Given the overall intensity and the treatment along Biscayne Drive, staff remains 
concerned about the compatibility of the proposed development with the 
surrounding stable residential area and, therefore, does not believe that the 
application fully satisfies Residential Development Criteria 2 or 
General Standard 4 for all Planned Developments; 
 

 Staff believes the proposal lacks publicly accessible open space to meet the 
intent of the Plan’s site specific recommendations as well as Residential 
Development Criteria 1 and 6 and TOD Guideline 14; 

 

 Given the applicant’s option to substitute the retail for residential units or 
residential amenities, staff concludes that the applicant is not meeting TOD 
Guidelines 4 (Mix of Land Uses) and 6 (Urban Design); 

 

 Staff is concerned that the proposed development’s significant reduction in the 
number of parking spaces from that of the Zoning Ordinance’s minimum 
requirement and the provision of no retail parking spaces could negatively impact 
the surrounding residential neighborhood; 

 

 In staff’s opinion, the applicant is not providing for adequate “creative stormwater 
management techniques” to fully meet the intent of the Comprehensive Plan’s 
site specific language; and, 

 

 The application is not in accordance with the Policy Plan on noise mitigation for 
outdoor activity areas (Residential Development Criteria 3). 

 

Recommendation 
 
Staff recommends denial of RZ 2013-MV-001. However, if it is the intent of the Board 
of Supervisors to approve RZ 2013-MV-001 and the associated Conceptual 
Development Plan, staff recommends that the approval be subject to the execution of 
proffers consistent with those contained in Appendix 1. 
 
Staff recommends denial of FDP 2013-MV-001. However, if it is the intent of the 
Planning Commission to approve FDP 2013-MV-001, staff recommends that the 
approval be subject to the proposed Final Development Plan conditions contained in 
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Appendix 2 and the Board of Supervisors’ approval of RZ 2013-MV-001 and 
associated Conceptual Development Plan. 
 
If it is the intent of the Board of Supervisors to approve RZ 2013-MV-001, such 
approval should include the following waivers and modifications:   
   

 Waiver #25678-WPFM-001-1 to locate underground facilities in a residential 
area (PFM Section 6-0303.8), subject to conditions dated July 10, 2013 
contained in Appendix 10 as Attachment A; 

 

 Waiver of Par. 1 of Section 6-407 of the Zoning Ordinance for the minimum 
district size for the PRM District; 

 

 Waiver of Section 13-303 of the Zoning Ordinance for transitional screening 
and Section 13-304 for the barrier requirements between the uses within the 
proposed development and modification of the transitional screening and 
waiver of the barrier requirements for the surrounding properties; 

 

 Deviation from the Tree Preservation Target pursuant to Section 12-0508 of 
the Public Facilities Manual (PFM); 

 

 Modification of Section 12-0510.4E(5) of the PFM to permit a reduction of 
the minimum four foot planting distance from a restrictive barrier; 

 

 Waiver of Par. 3 of Section 8-0201 of the PFM and Par. 2 of Section 17-201 
of the Zoning Ordinance for the requirement to construct an on-road bike 
lane in favor of a contribution for future funding; 

 

 Waiver of Par. 3 of Section 17-201 of the Zoning Ordinance for the 
requirement to provide inter-parcel connections to adjoining parcels; 

 

 Waiver of Par. 4 and 10 of Section 17-201 of the Zoning Ordinance for 
further construction and/or widening of existing roads surrounding the 
application property and of the requirement for under-grounding existing 
utilities; and, 

 

 Modification of Section 11-203 of the Zoning Ordinance for required loading 
spaces to permit the loading space depicted on the CDP/FDP. 
 
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 application does not interfere with, abrogate or annul any 
easements, covenants, or other agreements between parties, as they may apply to the 
property subject to this application. 

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

recommendations of staff; it does not reflect the position of the Board of Supervisors. 
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PROFFER STATEMENT 

A&R HUNTINGTON METRO 

 

RZ/FDP 2013-MV-001 

 

April 4, 2013 

Revised June 27, 2013 

Revised August 12, 2013 

Revised September 4, 2013 

Revised October 2, 2013 

 

A&R Huntington Metro LLC and 2317 Huntington LLC (collectively, the “Applicant”), as 

owners of the property identified on the Fairfax County Tax Map as Tax Map 83-1 ((8)) Parcels 

0092A, 0092B, 0093A, 0093B, and 0094A (the “Property”), seek to rezone the Property from the 

C-5 (Neighborhood Retail Commercial) District to the Planned Residential Mixed Use (“PRM”) 

District (the “Rezoning”). 

 

Pursuant to Section 15.2-2303(A) of the Code of Virginia, as amended, and subject to approval 

by the Fairfax County Board of Supervisors of the Rezoning, the Applicant hereby proffers that 

development of the Property shall be in accordance with the following conditions (the 

“Proffers”), which, if the Rezoning is approved by the Board of Supervisors, shall replace and 

supersede any and all existing proffered conditions applicable to the Property.  In the event the 

Rezoning is denied, these Proffers shall immediately be null and void. 

 

GENERAL 

 

1. Conceptual/Final Development Plan 

A. Development of the Application Property shall be in substantial conformance with 

the Conceptual Development Plan/Final Development Plan (CDP/FDP) prepared 

by Bowman Consulting Group, consisting of twenty-eight (28) sheets, dated 

November 16, 2012, as revised through October 2, 2013.   

B. Notwithstanding that the CDP/FDP is presented on twenty-eight (28) sheets, it 

shall be understood that the proffered portion of the CDP shall be the entire plan 

relative to the points of access, the maximum number and type of dwelling units, 

the square footage of non-residential uses, building heights, the amount and 

location of open space, the location of the limits of clearing and grading, uses, 

setbacks from peripheral lot lines and the general location and arrangement of the 

buildings and parking.  The Applicant has the option to request an FDPA for 

elements other than the CDP elements from the Planning Commission for all or a 

portion of the FDP in accordance with the provisions set forth in Section 16-402 

of the Fairfax County Zoning Ordinance (the “Zoning Ordinance”). 

C. Pursuant to Paragraph 4 of Section 16-403 of the Zoning Ordinance, minor 

modifications from the Final Development Plan (FDP) may be permitted as 

determined by the Zoning Administrator.  The Applicant shall have the flexibility 
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to modify the layout shown on the FDP without requiring approval of an amended 

FDP provided such changes are in substantial conformance with the FDP as 

determined by the Zoning Administrator. 

2. Proposed Development.  The Applicant shall be permitted to develop the Property with up to 

a maximum of 135,800 gross square feet, inclusive of up to a maximum 141 multifamily 

dwelling units and up to a maximum 3,534 gross square feet of secondary uses such as retail 

sales establishments, eating establishments, and personal service establishments, all as more 

particularly shown on the CDP/FDP and described in these Proffers (the "Proposed 

Development").  

A. Ground-Floor Uses on Huntington Avenue.  The Applicant shall use its “best 

efforts” to establish community-serving secondary/retail uses on the ground floor 

of the Proposed Development along the Property’s frontage on Huntington 

Avenue in the location shown on the CDP/FDP (the “Retail Space”).  The 

Applicant’s “best efforts” shall include retaining a qualified retail broker or 

internal leasing agent and marketing the Retail Space for such uses for at least 

twelve (12) months following submission of a building permit application for the 

Proposed Development.  In the event the Applicant is unable to lease the Retail 

Space despite the Applicant’s marketing efforts, as evidenced by documentation 

provided to the Zoning Evaluation Division of the Department of Planning and 

Zoning (“ZED”), the Applicant may substitute residential units or residential 

amenities for the Retail Space, provided the exterior design of such alternate uses 

helps create a sense of place on the street comparable to that shown on Sheets 10 

and 16 of the CDP/FDP, and that the maximum number of dwelling units does not 

exceed 141.  

BUILDING DESIGN 

 

3. Architecture.  The Applicant shall design the Proposed Development with high-quality 

architecture and building materials that are typically used on the exterior of residential 

buildings of a similar quality.  The architectural design of the building shall be consistent 

with the conceptual elevations as shown on the CDP/FDP, and shall be generally consistent 

in style on all sides of the building. Exterior building materials for the residential building 

shall be selected by the Applicant from among the following:  brick, masonry/stone, 

aluminum, steel, glass, cementitious paneling and siding, and architectural pre-cast concrete 

headers, sills, and trim details, provided that final architectural details and accents may 

include other materials.  While design details are provided with the CDP/FDP and these 

Proffers, the Applicant may adjust or modify the architectural plans, elevations, illustrations, 

materials, and building heights subsequent to CDP/FDP approval as part of its final design 

without requiring CDPA, FDPA, PCA or other zoning approval, provided the general quality 

and characteristics of design remain in substantial conformance with those shown on the 

CDP/FDP and set forth in these Proffers. 

4. Parking and Loading Entry Screening.  In order to improve the visual aesthetics of the 

loading area and parking garage entrances along Biscayne Drive, the Applicant shall install 
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automated roll-up screen doors (the “Garage Doors”) at each entrance to screen such 

entrances when not in use.  The Garage Doors shall be aesthetically treated with color, 

glazing and/or metal grillworks to complement the building, diminish their scale, and 

improve their aesthetics at the street level.  Notwithstanding the above, the Applicant 

reserves the right to designate periods of weekday peak demand for the garage entrances 

during which the Garage Doors may remain open in order to facilitate the efficient movement 

of vehicles to and from the parking garage.  The Applicant shall establish policies that direct 

the Garage Doors to be closed outside of the peak demand periods designated by the 

Applicant.   

5. Transformer(s) Screening.  In order to improve the visual aesthetics of the transformer(s) 

located along Biscayne Drive, the Applicant shall screen the transformer(s) with landscaping 

or treat aesthetically with color, glazing and/or metal grillworks to complement the Proposed 

Development, diminish the scale, and improve the aesthetics at the street level.   

6. Building Height.  The building height of the Proposed Development shall not exceed the 

maximum height identified on the CDP/FDP, exclusive of accessory structures and uses 

outlined in Section 2-506 of the Zoning Ordinance that may be constructed above the roof 

level of the Proposed Development.   Final building height shall be determined at the time of 

site plan approval, and may be less than the maximum height shown on the CDP/FDP, 

provided that the Proposed Development retains a compatible urban form to that shown on 

the CDP/FDP.  

7. Rooftop Telecommunications Equipment and Mechanical Units.  Telecommunications 

equipment, mechanical units and all appurtenant facilities may be placed on the rooftop of 

the Proposed Development but shall comply with the applicable requirements of the Zoning 

Ordinance and be screened and/or set back sufficiently from the perimeter of the roof such 

that they are generally not visible from the surrounding streets at street level when viewed at 

a reasonable distance from the property line of the Property.   

8. Geotechnical Study.  Prior to site plan approval for the Proposed Development and in 

accordance with the provisions of the Public Facilities Manual, the Applicant shall submit a 

geotechnical study of the Property to the Geotechnical Review Board (the “GRB”) through 

the Department of Public Works and Environmental Services (“DPWES”) for the review and 

approval of the GRB.  If needed to alleviate potential structural, grading and construction 

problems to the Property and the adjacent properties, the Applicant shall incorporate into its 

site plan and/or building design appropriate engineering practices as recommended by the 

GRB and to the satisfaction of DPWES.  In addition, the Applicant shall complete a pre-

construction survey of the abutting properties and submit the results to the GRB concurrent 

with submission of the geotechnical study. During construction activities, the Applicant shall 

protect the off-site utilities located to the northeast of the Property, as determined by 

DPWES, from construction-related impacts except as may be permitted by the applicable 

utility providers following consultation and review.  In the event that the geotechnical 

recommendations of the GRB and DPWES result in design changes that alter the Proposed 

Development, the Applicant may be required to submit a Proffered Condition Amendment 

and/or Final Development Plan Amendment. 
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9. Noise Study and Mitigation.  Prior to site plan approval for the Proposed Development, the 

Applicant shall submit to the Department of Planning and Zoning (the “DPZ”) and DPWES 

for review and comment a noise study demonstrating that, based on noise mitigation 

measures the Applicant proposes to include in its building design (if any), all affected interior 

areas of the residential units constructed on the Property will have noise levels reduced to 

approximately 45 dBA Ldn or less based on future traffic conditions and final site conditions, 

as more particularly set forth below. 

A. Noise Levels within Residential Units.   

 

i. 70 dBA Ldn to 75 dBA Ldn.  Except as set forth in paragraph (B) below, 

in order to reduce interior noise to a level of no more than 45 dBA Ldn for 

residential units that are projected to be impacted by noise greater than 70 

dBA Ldn (but not more than 75 dBA Ldn), the Applicant shall construct 

such units using the following acoustical measures: 

  

a. Exterior walls shall have a laboratory STC rating of at least 45; 

 

b. Doors and glazing shall have a laboratory STC rating of at least 37 

unless glazing constitutes more than twenty percent (20%) of any 

façade exposed to noise levels of Ldn 70 dBA or above; 

 

c. If glazing constitutes more than twenty percent (20%) of an 

exposed façade, then the glazing shall have a laboratory STC 

rating of at least 45; and 

 

d. All surfaces shall be sealed and caulked in accordance with 

methods approved by the American Society for Testing and 

Materials (“ASTM”) to minimize sound transmission. 

 

ii. 65 dBA Ldn to 70 dBA Ldn.  Except as set forth in paragraph (B) below, 

in order to reduce interior noise to a level of no more than 45 dBA Ldn for 

residential units that are projected to be impacted by noise projected 

greater than 65 dBA Ldn (but not more than 70 dBA Ldn), the Applicant 

shall construct such units using the following acoustical measures: 

a. Exterior walls shall have a laboratory sound transmission class 

(“STC”) rating of at least 39; 

b. Doors and glazing shall have a laboratory STC rating of at least 28 

unless glazing constitutes more than twenty percent (20%) of any 

façade exposed to noise levels of Ldn 70 dBA or above; 

c. If glazing constitutes more than twenty percent (20%) of an 

exposed façade, then the glazing shall have a laboratory STC 

rating of at least 39; and 
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d. All surfaces shall be sealed and caulked in accordance with 

methods approved by the ASTM to minimize sound transmission. 

B.  As an alternative to the mitigation strategies set forth in subparagraphs A(i) and 

A(ii) above, the Applicant may submit a certification by an acoustical engineer 

that the construction practices and/or materials proposed for the Proposed 

Development structure will provide sufficient noise mitigation to 

achieve the required interior noise levels.   As part of such certification, the 

acoustical professional shall submit relevant information to permit the Director 

to verify that the proposed measures will achieve the interior noise level standard. 

C.  All building permit applications and building plans submitted to the County shall 

indicate whether such portion of the Proposed Development is required to include 

noise attenuation measures and, if so, the type of attenuation measure to be 

implemented.  Building plans for the Proposed Development also shall depict the 

final noise contours as determined by the noise study. 

D.  The Applicant shall also submit a certification by an acoustical engineer that the 

construction practices and/or materials proposed for the Proposed 

Development will provide sufficient noise mitigation to achieve DNL 

65 dBA or less in the interior residential courtyard shown on Sheets 5 and 21 of 

the CDP/FDP.   As part of such certification, the acoustical professional 

shall submit relevant information to permit staff within the Environment and 

Development Review Branch of DPZ to verify that the proposed measures will 

achieve the noise level standard. 

10. Sustainable Design.  Beginning with the initial site plan submission, the Applicant shall 

pursue a sustainable design program selected by the Applicant at its sole discretion, such as 

one of the following programs or a comparable program approved by DPZ, to be 

implemented in the construction of the Proposed Development.  

A. EarthCraft House Program.  Certification in accordance with the EarthCraft 

House Program as demonstrated through documentation provided to DPWES and 

DPZ prior to the issuance of the first RUP for the Proposed Development; or 

 

B. National Green Building Standard (“NGBS”).   Certification in accordance with 

the 2012 National Green Building Standard (NGBS) using the ENERGY STAR® 

Qualified Homes path for energy performance, as demonstrated through 

documentation submitted to DPWES and the Environment and Development 

Review Branch of DPZ from a home energy rater certified through Home 

Innovation Research Labs that demonstrates that the dwelling unit has attained the 

certification prior to the issuance of the first RUP for the Proposed Development. 

 

AFFORDABLE HOUSING 
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11. Affordable Dwelling Units.   If required by the provisions of Part 8 of Article 2 of the Zoning 

Ordinance, Affordable Dwelling Units (“ADUs”) shall be provided pursuant to said 

regulations unless modified by the ADU Advisory Board.    

12. Workforce Dwelling Units.  In addition to any ADUs that may be required pursuant to these 

Proffers, the Applicant shall also provide for-sale and/or rental housing units on the Subject 

Property in accordance with the Board of Supervisors’ Workforce Dwelling Unit 

Administrative Policy Guidelines dated October 15, 2007.  Workforce Dwelling Units 

(“WDUs”) shall be provided such that the total number of ADUs, if any, plus the total 

number of WDUs results in not less than 15 percent (15%) of the total residential units 

constructed as part of the Proposed Development. If ADUs are provided in the development, 

both the ADUs and the ADU bonus units shall be deducted from the total number of dwelling 

units on which the WDU calculation is based.   

The Applicant reserves the right to enter into a separate binding written agreement with the 

appropriate Fairfax County agency as to the terms and conditions of the administration of the 

WDUs following approval of this Application without the need for a proffered condition 

amendment.  Such an agreement shall be on terms mutually acceptable to both the Applicant 

and Fairfax County and may occur after the approval of this Application.  Neither the Board 

of Supervisors nor Fairfax County shall be obligated to execute such an agreement.  If such 

an agreement is executed by all applicable parties, then the WDUs shall be administered 

solely in accordance with such an agreement and the provisions of this proffer as it applies to 

WDUs shall become null and void.  Such an agreement and any modifications thereto shall 

be recorded in the land records of Fairfax County. 

13. Parking for Affordable Dwelling Units and Workforce Dwelling Units.  If undesignated/ 

unreserved parking is provided on-site for the market rate units in the Proposed 

Development, then parking for ADUs and WDUs may also be undesignated/unreserved.  If 

parking is reserved/designated for market rate units that elect to purchase/lease a parking 

space(s) in accordance with Proffer 23 below, then no less than one (1)  parking space per 

dwelling unit shall be reserved/designated free of charge for each ADUs and/or WDUs that 

elects to purchase/lease such a parking space(s).  In no event, however, shall the minimum 

number of parking spaces required for the ADUs and/or WDUs be reserved for use, sold or 

leased in association with any market rate units in the Proposed Development or any other 

use for which the parking is associated. 

 

LANDSCAPING, OPEN SPACE, AND RECREATION 

 

14. Landscaping.   Sheet 19 of the CDP/FDP includes a conceptual landscape plan for the 

Proposed Development (the “Conceptual Landscape Plan”), which the Applicant shall update 

and separately submit to the Urban Forest Management Division (“UFMD”) of DPWES for 

review and approval with its first site plan submission for the Proposed Development.  The 

Applicant may modify the landscaping during site plan review to allow for final engineering 

and design considerations, provided that such modifications are in substantial conformance 

with the quality and quantity of plantings and materials shown on the Conceptual Landscape 
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Plan.   The Applicant shall install the final landscaping as shown on the approved site plan 

prior to issuance of the first RUP or non-RUP for the Proposed Development.  All street trees 

shall be located subject to VDOT approval so as not to interfere with required sight distance. 

The Applicant shall provide maintenance and replacement of landscaping as necessary. 

A. The residential courtyard shown on Sheet 21 shall be landscaped with natural turf 

in lieu of synthetic. 

15. Planting Width Details.  Street tree species and planting sites are depicted on the Conceptual 

Landscape Plan but may be revised during site plan review subject to the approval of UFMD.  

Where minimum planting widths of eight (8) feet cannot be provided, alternative measures as 

approved by the UFMD shall be used to satisfy the following specifications for all planting 

sites: 

A. A minimum of 5.5 feet open surface width and 50 square feet open surface area 

for Category II and III trees (as defined in Table 12.17 of the PFM), with the tree 

located in the center of such open area.  The depth of planting spaces shall be 3 to 

4 feet. 

B. A minimum rooting area of eight (8) feet wide (may be achieved with techniques 

to provide uncompacted soil below hardscape areas), with no barrier to root 

growth within four feet of the base of the tree. Structural soil shall not be used to 

satisfy requirements for soil volume. 

C. Soil volume for Category III trees (as defined in Table 12.17 of the PFM) shall be 

700 cubic feet per tree for single trees.  For two (2) trees planted in a contiguous 

planting area, a total soil volume of at least 600 cubic feet per tree shall be 

provided.  For three or more trees planted in a contiguous area, the soil volume 

shall equal at least 500 cubic feet per tree.  A contiguous area shall be any area 

that provides root access and soil conditions favorable for root growth throughout 

the entire area.  Minimum soil volumes of 700 cubic feet will be achieved in areas 

of lower pedestrian volume and may be reduced to a minimum of 400 cubic feet 

where utility locations preclude greater soil volume.  

D. Soil specifications in planting sites shall be provided in the planting notes to be 

included in all site plans filed subsequent to the approval of this Rezoning. 

E. The Applicant shall contact UFM at least three (3) business days prior to 

installation of street trees pursuant to this proffer, and provide an opportunity for 

UFM staff to verify conformance with above requirements. 

 

16. Cisterns.  The Applicant shall install cisterns in the general locations shown on Sheet 21 of 

the CDP/FDP to capture storm runoff from the building to be used for irrigation purposes.  

Upon approval of DPWES, the cistern(s) shall be installed prior to the issuance of the first 

Residential Use Permit (“RUP”) for the residential building.  

17. Limits of Disturbance. The Applicant shall adhere to the Limits of Disturbance (“LOD”) as 
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noted on the CDP/FDP.  Minor adjustment of the LOD at time of final design and 

engineering and the location of proposed utilities may be permitted pursuant to Section 16-

403 and Section 18-204 of the Zoning Ordinance. 

18. Streetscape.  Prior to the issuance of the first RUP for the Proposed Development, the 

Applicant shall install streetscape improvements on the Property as conceptually illustrated 

on Sheets 19 through 21 of the CDP/FDP and further defined below.  The Applicant shall be 

permitted to modify the streetscape elements during site plan review to allow for final 

engineering and design considerations provided such modifications are in substantial 

conformance with the CDP/FDP. 

A. Biscayne Drive plaza. The Applicant shall construct an ADA compliant multi-

tiered plaza made up of hardscape and natural lawn area along Biscayne Drive as 

more particularly shown on Sheet 20 of the CDP/FDP. 

B. Huntington Avenue.  The Applicant shall construct an ADA compliant corner 

terrace of approximately 500 square feet, programmed as public space with 

seating and interpretive plaque as more particularly shown on Sheet 20 of the 

CDP/FDP. 

C. Huntington Avenue Building Zone. The building zone along Huntington Avenue 

is the area between the building and the back of the sidewalk.   The building zone 

will vary in width provided the minimum zone is at least three (3) feet wide. 

19. Signage.  Signage for the Property shall be provided in accordance with the requirements of 

Article 12 of the Zoning Ordinance.  The Applicant reserves the right to pursue approval of a 

comprehensive sign plan in accordance with the requirements set forth in the Zoning 

Ordinance.   

20. Private Amenities and Recreation Facilities for Residents.  Pursuant to Paragraph 2 of 

Section 6-409 of the Zoning Ordinance, the Applicant shall provide on-site recreational 

facilities for the future residents of the Property as shown on the CDP/FDP, and shall expend 

a minimum of $1,700.00 per residential unit in doing so.  In the event the total cost of 

recreational improvements constructed on the Application Property is demonstrated to be less 

than one thousand seven hundred dollars ($1,700.00) per unit, the Applicant shall provide the 

remainder in a cash contribution to the Fairfax County Park Authority (“FCPA”) for the 

development of active recreational facilities in the vicinity of the Application Property prior 

to the issuance of the final RUP for the Proposed Development.  

21. Off-site Recreational Facilities.  Prior to the issuance of the first RUP for the Proposed 

Development, the Applicant shall contribute $893.00 per resident generated by the Proposed 

Development, up to a maximum total $191,102.00, to the Board of Supervisors for park, trail 

and athletic field improvements in the Mount Vernon District intended to serve the future 

residents, as determined by FCPA in consultation with the Supervisor for the Mount Vernon 

District.   In the event that fewer than 141 units are constructed, the total contribution may be 

adjusted/lowered by $1,355 per unit not constructed.    
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22. Photographic Documentation of the Existing Property. Prior to any land disturbing activity 

on the Property, outside of any geotechnical study, the Applicant shall photographically 

document the interior and exterior of the existing structures.  In addition, the Applicant shall 

prepare a hand sketch plan of the Property showing existing features and structures, general 

landscape features, interior floor plans, and a plan showing the number and angle of 

photographic views. Prior to initiation of such documentation, the Applicant or its consultant 

shall meet with the DPZ historic preservation planner to determine the appropriate 

methodology for documentation, which the Applicant shall use to satisfy this proffer.  At a 

minimum, such methodology shall include views of each façade, perspective views, exterior 

detail views (such as the main entrance, stairs, porches, and other character defining 

features), interior detail views (such as moldings, newel posts, stairways and other character 

defining features) and general streetscape views. All photographs or other documentation 

shall be contributed to DPZ and directly to the Virginia Room of the Fairfax County Public 

Library for curation, with the intent that such photographs will be available for exhibit in the 

Huntington area or the Virginia Room of the Fairfax County Public Library. The Applicant 

shall provide written documentation to DPZ that the required documentation has been 

submitted to the Virginia Room. 

 

PARKING AND LOADING 

 

23. Parking.  Parking for the Proposed Development shall be provided in accordance with the 

provisions of Article 11 of the Zoning Ordinance.  Notwithstanding anything in this Proffer 

23 to the contrary, the Applicant reserves the right to seek a parking reduction for the 

Proposed Development given its proximity to the Huntington Metrorail Station, as the same 

may be approved by the Board of Supervisors.  

A. Unbundled Parking for Residential Uses.  All for-sale residential units shall be 

offered exclusive of parking (i.e. at a separate cost).  All leases for residential 

units shall be offered exclusive of parking (i.e. at a separate cost). 

24. Loading Spaces.  The Applicant shall provide one (1) loading space for the Proposed 

Development in the general location shown on Sheet 11 of the CDP/FDP. 

 

25. Electric Vehicle Charging Facilities.  As part of the site plan approval for the Proposed 

Development, the Applicant shall designate on the site plan and install at least one (1) 

electric vehicle charging station within the parking garage for the residential building to 

serve two (2) parking spaces, along with ancillary wiring and infrastructure necessary to 

increase, if demand dictates, the number of electric vehicle charging stations in the future. 

TRANSPORTATION 

26. Bicycle Parking.  Bicycle racks, bike lockers, and/or bike storage areas (collectively “Bicycle 

Parking”) shall be provided as generally shown the CDP/FDP, with the specific locations 

determined as part of site plan approval for the Proposed Development and in consultation 

with the Fairfax County Department of Transportation (“FCDOT”) Bicycle Coordinator or 
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his/her designee.  The total number and design of Bicycle Parking spaces provided shall be 

determined at the time of site plan approval but shall generally be consistent with the Fairfax 

County Policy and Guidelines for Bicycle Parking.  The Bicycle Parking shall be installed 

prior to the issuance of the first RUP for the Property. 

27. Bicycle Lane Along Huntington Avenue.  Prior to issuance of the first RUP for the Proposed 

Development, the Applicant shall contribute $39,270 to the Board of Supervisors for the cost 

of providing striping curbing, pavement and storm drain relocation along the Property’s 

frontage on Huntington Avenue necessary to accommodate an on-street bicycle lane within 

the existing right-of-way, as more particularly shown on Sheet 23 of the CDP/FDP.  The 

amount of the contribution shall be adjusted in accordance with Proffer 35 below.  Actual 

installation of the future bicycle lane and related facilities shall be completed by others.   

 

28. Huntington Avenue Median.  Subject to VDOT and FCDOT approval, prior to the issuance 

of the first RUP for the Proposed Development, the Applicant shall reconstruct the median 

along the Property’s Huntington Avenue frontage in the location and configuration shown on 

Sheet 23 of the CDP/FDP.  To the extent necessary, the Applicant shall apply for a design 

waiver from VDOT to allow for this improvement, as shown.  In the event that the design 

waiver and/or median configuration is not approved by VDOT, the Applicant shall contribute 

$10,000.00 to the Board of Supervisors to be used for regional road improvements in the 

vicinity of the Property.   

 

29. Pedestrian Circulation.  Prior to issuance of the first RUP for the Proposed Development, the 

Applicant shall install concrete sidewalks on the Property in the locations shown as proposed 

on Sheets 5 and 22 of the CDP/FDP (the “Pedestrian Circulation Plan”) in order to enhance 

pedestrian connectivity to and through the Property.    The Applicant shall be responsible for 

maintenance of all of the Pedestrian Circulation Plan proposed sidewalks installed out of the 

right of way.  For the purpose of this Proffer, maintenance means, landscaping, snow 

removal and the provision of the general upkeep and cleanliness of the pedestrian path. 

 

30. Pedestrian Enhancements.   

 

A. Biscayne Drive Pedestrian Improvements.  Subject to VDOT approval, the 

Applicant shall install a marked pedestrian crosswalk, pedestrian ramps and a 

countdown pedestrian signal (if necessary) on the Biscayne Drive approach of the 

intersection with Huntington Avenue and abutting the Property, as shown on 

Sheet 5 of the CDP/FDP, prior to the issuance of the first RUP for the Proposed 

Development.   The Applicant shall not be required to replace existing signal 

poles, signal heads or controllers.  In the event that VDOT does not approve the 

above proposed crosswalk improvements, the Applicant shall contribute 

$5,000.00 to the Board of Supervisors to be used for regional road improvements 

in the vicinity of the Property 

 

B. Additional Pedestrian Improvements.  The Applicant shall contribute $30,000 to 

the Board of Supervisors for additional pedestrian improvements on the north and 

west legs of the intersection of Biscayne Drive with Huntington Avenue not 
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addressed in the immediately preceding Proffer 30A.  The Applicant shall 

contribute such funds prior to the issuance of the first RUP for the Proposed 

Development.    

 

C. Biscayne Drive/Site entrances.  Prior to site plan approval for the Proposed 

Development, the Applicant shall propose measures or treatments designed to 

reduce conflicts between pedestrians and vehicles at the Proposed Development’s 

vehicular entrances from Biscayne Drive.  Such measures may include, but need 

not be limited to, special pavement markings or treatments, mirrors, audible 

signals or other systems of the Applicant’s choosing.  All elements of the program 

that are intended to be located in the public right-of-way shall be reviewed and 

approved by VDOT.  The Applicant shall install such measures prior to the 

issuance of the first RUP for the Proposed Development and shall be responsible 

for the maintenance of such measures and treatments. 
 

31. Transportation Demand Management Plan. 
 

A. Trip Reduction Objective.  The objective of this TDM Program shall be to reduce 

the vehicle trips generated by residents of the Proposed Development (i.e., not 

including trips associated with the retail uses) during weekday peak hours by 

45%.  To determine the maximum total peak hour trips, the Applicant shall 

multiply the total number of residential vehicle trips that would be expected to be 

generated by the dwelling units developed on the Property as determined by the 

application of the Institute of Traffic Engineers, 9th Edition, Trip Generation rates 

and/or equations (the “ITE Trip Generation”) by 55%, the product of which shall 

be referred to herein as the “Maximum Trips After Reduction.”  For purposes of 

this calculation, the maximum number of dwelling units proposed to be 

constructed on the Property is 141, and this number of units shall be applied to the 

calculation described in the preceding sentence.   

B. TDM Program Components.  The TDM Program may include, but not necessarily 

be limited to, the following components: 

(i) Property-wide TDM Program Management. 

(ii) Dissemination of County/Regional Program Information. 

(iii) Live-Work-Play Marketing. 

(iv) Bicycle Parking, as set forth in Proffer 26. 

(v) Regular monitoring/reporting. 

(vi) Parking Management. 

(vii) Participation in a larger Transportation Management Association should 

one be established for the area that includes the Property. 
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(viii) Upon initial leases for the Proposed Development, make available 

SmartTrip cards loaded with a minimum of $25 to all residential tenants. 

 

C. Process of Implementation.  The TDM Program shall be implemented as follows, 

provided that modifications, revisions, and supplements to the implementation 

process as set forth herein as coordinated with FCDOT can be made without 

requiring a Proffered Condition Amendment (“PCA”). 

(i) TDM Program Manager.  The Applicant shall appoint and continuously 

employ, or cause to be employed, a TDM Program Manager (TPM) for the 

Property.  The TPM shall be appointed no later than sixty (60) days after 

the issuance of the building permit for the Property.  The TPM duties may 

be part of other duties associated with the appointee.  The Applicant shall 

notify FCDOT and the District Supervisor in writing within 10 days of the 

appointment of the TPM.  Thereafter the Applicant shall do the same 

within ten (10) days of any change in such appointment. 

(ii) TDM Work Plan (the “Annual Report”) and Annual Budget.  If not already 

effectuated for the then-current calendar year, the TPM shall prepare and 

submit to FCDOT an initial TDM Work Plan (the “TDMWP”) (and 

thereafter an Annual Report and Annual Budget as described below) no 

later than 180 days after issuance of the first building permit associated 

with the Property.  The Annual Report shall include, at a minimum: 

a. Details as to the start-up/on-going components of the TDM 

Program; 

b. The budget needed to implement the TDM program (the “TDM 

Budget”) for the coming calendar year; 

c. A determination of the applicable Maximum Trips After Reduction 

for the Property in accordance with Paragraph B above; and 

d. Provision of the specific details associated with the monitoring and 

reporting requirements of the TDM program in accordance with 

the TDM plan. 

The initial Annual Report and subsequent Annual Report shall be 

reviewed by FCDOT.  If FCDOT has not responded with any comments 

within sixty (60) days after submission, then the TDM Program shall be 

deemed approved, and the TDM Program shall be implemented.  If 

FCDOT responds with comments on the Program and/or budget, then the 

TPM will meet with FCDOT staff within fifteen (15) days of receipt of the 

County's comments.  Thereafter but in any event, no later than thirty (30) 

days after the meeting, the TPM shall submit such revisions to the TDM 
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Program as discussed and agreed to with FCDOT and begin 

implementation of the approved program and fund the approved TDM 

Budget.  

 

Thereafter, the TPM shall by no later than February 1
st
 of each calendar 

year submit an Annual Report summarizing the results of the TDM 

Program and updating the TDM Program and TDM Budget for the coming 

calendar year.  The Annual Reports shall be subject to the same review 

and approval process as described in this Proffer 31.C(ii) for the initial 

submission.  

 

(iii) TDM Account.  If not previously established, the TPM shall establish a 

separate interest bearing account with a bank or other financial institution 

qualified to do business in Virginia (the “TDM Account”) within 30 days 

after approval of the initial TDMWP and subsequent Annual Report and 

TDM Budget.  All interest earned on the principal shall remain in the TDM 

Account and shall be used by the TPM for TDM purposes.  The TDM 

Account shall be funded by the Applicant through the TPM.  Funds in the 

TDM Account shall not be utilized for purposes other than to fund TDM 

strategies/programs and/or specific infrastructure needs as may be 

approved in consultation with FCDOT. 

Funding of the TDM Account shall be in accordance with the budget for 

the TDM Program elements to be implemented in each calendar year.  The 

TPM shall provide written documentation to FCDOT demonstrating the 

establishment of the TDM Account within ten (10) days of its 

establishment.  The TDM Account shall be replenished annually thereafter 

following the establishment of each year’s TDM Budget.  The TDM 

Account shall be managed by the TPM. 

 

(iv) TDM Remedy Fund.  At the same time the TPM creates and funds the 

TDM Account, the TPM shall establish a separate interest bearing account 

(referred to as the “TDM Remedy Fund”) with a bank or other financial 

institution qualified to do business in Virginia.  Funding of the TDM 

Remedy Fund shall be at the rate of $0.10 per gross square foot of new 

residential uses on the Property. Funding shall be provided by the 

Applicant prior to the issuance of the first initial RUP associated with the 

Property.  This amount shall be adjusted annually as set forth in Proffer 35 

below.  Funds from the TDM Remedy Fund shall be drawn upon only for 

purposes of immediate need for TDM funding and may be drawn on prior 

to any TDM Budget adjustments as may be required.  

(v) TDM Incentive Fund.  The “TDM Incentive Fund” is an account into 

which the Applicant through the TPM, shall deposit contributions to fund a 

transit incentive program for initial purchasers/lessees within the Subject 

development.  Such contributions shall be made one time at the rate of 
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$0.02 per gross square foot of new residential uses constructed on the 

Property and provided prior to the issuance of the first RUP. This amount 

shall be adjusted annually as set forth in Proffer 35 below.  If funds remain 

after incentives are provided to initial purchasers/lessees, the Applicant 

shall continue to provide incentives until the fund is depleted. 

(vi) Monitoring.  The TPM shall verify that the proffered trip reduction goals 

are being met through the provision of person surveys, trip counts of 

residential uses and/or other such methods as may be reviewed and 

approved by FCDOT.  Surveys shall be conducted and traffic counts 

collected for the Property beginning with the first September after 

issuances of the first initial RUP.  Surveys shall be conducted every three 

(3) years and Vehicular Traffic Counts shall be collected annually until the 

results of three consecutive annual traffic counts conducted upon Build Out 

show that the applicable trip reduction goals for the Property have been 

met.  Any time during which Person Survey response rates do not reach 

20%, FCDOT may request additional surveys be conducted the following 

year.  At such time and notwithstanding Paragraph H below, Person 

Surveys and Vehicular Traffic Counts shall thereafter be provided every 

five (5) years.  Notwithstanding the aforementioned, at any time prior to or 

after Build Out, FCDOT may suspend such Vehicle Traffic Counts if 

conditions warrant such without the need for a PCA. 

D. Remedies.  If the TDM Program monitoring reveals that the Maximum Trips 

After Reduction for the Property is exceeded, then the TPM shall meet and 

coordinate with FCDOT to address, develop and implement such remedial 

measures as may be identified in the TDM Plan and Annual Report.  

(i) If the TDM Program monitoring reveals that the Maximum Trips After 

Reduction for the Property is exceeded, then the TPM shall meet and 

coordinate with FCDOT to address, develop and implement such remedial 

measures as may be, but not limited to those, identified in the TDM Plan 

and Annual Report.  Such remedial measures shall be funded by the 

Remedy Fund; the amount of additional monies to be expended annually 

on remedial measures shall be based on the following scale: 

Trip Goals Exceeded  Remedy Expenditure 

Up to 1%   No Remedy needed 

1.1% to 3%   3% of Remedy fund 

3.1% to 6%   6% of Remedy Fund 

6.1% to 10%   10% of Remedy Fund 

Over 10%   15% of Remedy Fund 

 

(ii) There is no requirement to replenish the TDM Remedy Fund at any time.  

Any cash left in the Remedy Fund shall be released to the Applicant once 

three consecutive counts conducted upon build out (defined as 85% of the 
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units are occupied) show that the Maximum Trips After Reduction have 

not been exceeded. 

 

E. Additional Trip Counts.  If an Annual Report indicates that a change has occurred 

that is significant enough to reasonably call into question whether the applicable 

vehicle trip reduction goals continue to be met, then FCDOT may require the 

TPM to conduct additional Trip Counts within 90 days to determine whether in 

fact such objectives are being met.  If any such Trip Counts demonstrate that the 

applicable vehicle trip reduction goals are not being met, then the TPM shall meet 

with FCDOT to review the TDM strategies in place and to develop modifications 

to the TDM Plan to address the surplus of trips. 

 

F. Review of Trip Reduction Goals.  At any time and concurrent with remedial 

actions as outlined in Paragraph D, the Applicant may request that FCDOT 

review the vehicle trip reduction goals established for the Property and set a 

revised lower goal for the Property consistent with the results of such surveys and 

traffic counts provided for by this Proffer.  In the event a revised lower goal is 

established for the Property, the Maximum Trips After Reduction shall be revised 

accordingly for the subsequent review period without the need for a PCA. 

G. Continuing Implementation.  The Applicant through the TPM shall bear sole 

responsibility for the implementation of the TDM Program and compliance with 

this Proffer.  The Applicant through the TPM shall continue to administer the 

TDM Program in the ordinary course in accordance with this Proffer including 

submission of Annual Reports. 

H. Notice to Owners.  The current owner shall advise all successor owners and/or 

developers of their funding obligations pursuant to the requirements of this 

Proffer prior to purchase and the requirements of the TDM Program, including the 

annual contribution to the TDM Program (as provided herein), shall be included 

in all initial and subsequent purchase documents. 

I. Enforcement.  If the TPM fails to timely submit a report to FCDOT as required by 

this Proffer, Fairfax County will thereafter issue the TPM a written notice stating 

the TPM has violated the terms of this Proffer and providing the TPM with sixty 

(60) days within which to cure such violation.  If after such sixty (60) day period 

the TPM has not submitted the delinquent report, then the Applicant shall be 

subject to a penalty of $75 per day until such time as the report is submitted to 

FCDOT.  Such penalties shall be payable to Fairfax County and shall be used for 

transit, transportation, or congestion management improvements within the 

vicinity of the Property. 

STORMWATER MANAGEMENT 

 

33. Stormwater Management. In order to protect receiving waters downstream of the Property, 

the Applicant shall provide stormwater management (“SWM”) measures designed in 
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accordance with the Public Facilities Manual (“PFM”) in order to control the quantity and 

quality of stormwater runoff from the Property.  As part of site plan approval for the 

Proposed Development, the Applicant shall demonstrate that the Proposed Development will 

meet applicable Fairfax County Public Facilities Manual (“PFM”) requirements for 

stormwater quantity and stormwater quality. Stormwater detention and Best Management 

Practices (“BMPs”) facilities shall be provided in an appropriate system per the PFM and 

may include, but are not limited to, an underground detention vault, LID facilities, and 

infiltration trenches, all as generally set forth on the CDP/FDP (collectively, the “SWM 

Facilities”). Underground stormwater detention shall be provided in conformance with the 

conditions of DPWES Waiver #25678-WPFM-001-1.  The Applicant may also include Low 

Impact Development (“LID”) techniques such as tree box filters, bio-retention areas, 

pervious hardscapes/streetscapes, and stormwater reuse for landscape irrigation and air 

conditioning unit makeup water.  The specific SWM Facilities shall be identified at the time 

of site plan approval and approved by DPWES. 

 

Prior to site plan approval for the Proposed Development, the Applicant shall execute an 

agreement with the County in a form satisfactory to the County Attorney (the “SWM 

Agreement”) providing for the perpetual maintenance of the SWM Facilities. The SWM 

Agreement shall require the Applicant (or its successors) to perform regular routine 

maintenance of the SWM Facilities and to provide a maintenance report annually to the 

Fairfax County Maintenance and Stormwater Management Division of DPWES, provided 

DPWES requests such a maintenance report. The SWM Agreement also shall address 

easements for County inspection and emergency maintenance of the SWM Facilities to 

ensure that the facilities are maintained by the Applicant in good working order. 

 

Should the U.S. Environmental Protection Agency, the Commonwealth of Virginia, Fairfax 

County, or their designee, issue new or additional stormwater management requirements or 

regulations affecting the Property, the Applicant shall have the right to accommodate 

necessary changes to its stormwater management designs without the requirement to amend 

the CDP/FDP or these Proffers or gain approval of an administrative modifications to the 

CDP/FDP or Proffers.  Such changes to the stormwater management design shall not 

materially impact the limits of clearing and grading, building locations, or road layouts 

 

MISCELLANEOUS 

 

34. Fairfax County Public Schools Contribution. Prior to issuance of the first building permit for 

the Proposed Development, the Applicant shall contribute $10,488 per expected new student 

generated by the Proposed Development (based on a ratio of 0.059 elementary school 

students, 0.019 middle school students, and 0.032 high school  students per dwelling unit), up 

to a maximum $115,368.00 if 141 dwelling units are constructed, to the Fairfax County 

Board of Supervisors to be utilized for capital construction and capacity enhancements to 

schools to which the students generated by the Proposed Development are scheduled to 

attend.  The final school contribution shall be determined based upon the total number of 

units constructed within the Proposed Development. If prior to site plan approval for the 

Proposed Development, the County should increase the accepted ratio of students per subject 
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multifamily unit or the amount of the contribution per student, the amount of the contribution 

shall be increased to reflect the then-current ratio and/or contribution. If the County should 

decrease the ratio or contribution amount, the amount of the contribution shall be decreased 

to reflect the then-current ratio and/or contribution. Prior to beginning construction of the 

Proposed Development, the Applicant shall notify the Fairfax County Public Schools of the 

intended construction and anticipated completion date. 

35. Escalation in Contribution Amounts.  All monetary contributions specified in these Proffers 

shall be adjusted on a yearly basis from the base month of January 2014 and change effective 

each January 1 thereafter, based on changes in the Consumer Price Index for all urban 

consumers (not seasonally adjusted) (“CPI-U”), as permitted by Section 15.2-2303.3 of the 

Code of Virginia, as amended. 

36. Density Credit.  All intensity/density attributable to land areas dedicated and/or conveyed at 

no cost to the Board or any other public entity pursuant to these Proffers shall be subject to 

the provisions of Paragraph 4 of Section 2-308 of the Zoning Ordinance and is hereby 

reserved to the residue of the parcel of land from which it came. 

37. Binding Effect.  These Proffers will bind and inure to the benefit of the Applicant and its 

successors and assigns. If any portion of the Property is sold or otherwise transferred, the 

associated Proffers become the obligation of the purchaser or other transferee and shall no 

longer be binding on the seller or other transferor. 

38. Counterparts.  These Proffers may be executed in one or more counterparts, each of which 

when so executed and delivered shall be deemed an original, and all of which taken together 

shall constitute but one and the same instrument. 

 

[SIGNATURES ON FOLLOWING PAGES] 
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APPLICANT/TITLE OWNER: 

 

A&R Huntington Metro LLC  

By:        
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APPENDIX 2 

FINAL DEVELOPMENT PLAN CONDITIONS 
 

FDP 2013-MV-001 
 

October 10, 2013 

 

  If it is the intent of the Planning Commission to approve FDP 2013-MV-001 for a 

mixed use development at Tax Map 83-1 ((8)) 92A, 92B, 93A, 93B, and 94A, by 

requiring conformance with the following development conditions. 

 

1. Development of the property shall be in substantial conformance with the FDP 

entitled “Huntington Avenue Properties” submitted by Bowman Consulting 

consisting of 28 sheets dated November 16, 2013 as revised through 

October 2, 2013. 

 

2. Irrespective of what is shown on the CDP/FDP, the applicant shall provide 

Category III trees rather than Category II trees along the north and west 

frontages of the site, as determined by UFMD. 
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RESIDENTIAL DEVELOPMENT CRITERIA 
 
Fairfax County expects new residential development to enhance the community 

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

 
Where the Plan recommends a possible increase in density above the existing 

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

 
 the size of the project 
 site specific issues that affect the applicant’s ability to address in a meaningful 

way relevant development issues 
 whether the proposal is advancing the guidance found in the area plans or 

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

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

 
 

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

 
a) Consolidation:  Developments should provide parcel consolidation in 

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

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

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

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

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

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

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

 
c) Open Space:  Developments should provide usable, accessible, and well-

integrated open space.  This principle is applicable to all projects where open 
space is required by the Zoning Ordinance and should be considered, where 
appropriate, in other circumstances.  

 
d) Landscaping:  Developments should provide appropriate landscaping: for 

example, in parking lots, in open space areas, along streets, in and around 
stormwater management facilities, and on individual lots.   

 
e) Amenities:  Developments should provide amenities such as benches, 

gazebos, recreational amenities, play areas for children, walls and fences, 
special paving treatments, street furniture, and lighting. 

 
 
2. Neighborhood Context:  

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

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

transit facilities and land uses;  
 existing topography and vegetative cover and proposed changes to them 

as a result of clearing and grading.   
 



It is not expected that developments will be identical to their neighbors, but that 
the development fit into the fabric of the community.  In evaluating this criterion, 
the individual circumstances of the property will be considered: such as, the 
nature of existing and planned development surrounding and/or adjacent to the 
property; whether the property provides a transition between different uses or 
densities; whether access to an infill development is through an existing 
neighborhood; or, whether the property is within an area that is planned for 
redevelopment.   

 
 

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

 
a) Preservation:  Developments should conserve natural environmental 

resources by protecting, enhancing, and/or restoring the habitat value and 
pollution reduction potential of floodplains, stream valleys, EQCs, RPAs, 
woodlands, wetlands and other environmentally sensitive areas. 

 
b) Slopes and Soils:  The design of developments should take existing 

topographic conditions and soil characteristics into consideration. 
 
c) Water Quality:   Developments should minimize off-site impacts on water 

quality by commitments to state of the art best management practices for 
stormwater management and better site design and low impact 
development (LID) techniques. 
 

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

 
e) Noise:  Developments should protect future and current residents and 

others from the adverse impacts of transportation generated noise.   
 
f) Lighting:  Developments should commit to exterior lighting fixtures that 

minimize neighborhood glare and impacts to the night sky. 
 
g) Energy:  Developments should use site design techniques such as solar 

orientation and landscaping to achieve energy savings, and should be 
designed to encourage and facilitate walking and bicycling.  Energy 
efficiency measures should be incorporated into building design and 
construction. 

 
 
 
 



 
 
 

4. Tree Preservation and Tree Cover Requirements: 
 

All rezoning applications for residential development, regardless of the proposed 
density, should be designed to take advantage of the existing quality tree cover.  
If quality tree cover exists on site as determined by the County, it is highly 
desirable that developments meet most or all of their tree cover requirement by 
preserving and, where feasible and appropriate, transplanting existing trees.  
Tree cover in excess of ordinance requirements is highly desirable.  Proposed 
utilities, including stormwater management and outfall facilities and sanitary 
sewer lines, should be located to avoid conflicts with tree preservation and 
planting areas.  Air quality-sensitive tree preservation and planting efforts (see 
Objective 1, Policy c in the Environment section of this document) are also 
encouraged.   
 

 
5. Transportation: 

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

and adequate access to the road network, maintain the ability of local streets 
to safely accommodate traffic, and offset the impact of additional traffic 
through commitments to the following:   

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

forms of transportation; 
 Signals and other traffic control measures; 
 Development phasing to coincide with identified transportation 

improvements; 
 Right-of-way dedication; 
 Construction of other improvements beyond ordinance requirements; 
 Monetary contributions for improvements in the vicinity of the 

development. 
 
b) Transit/Transportation Management:  Mass transit usage and other 

transportation measures to reduce vehicular trips should be encouraged by: 
 
 Provision of bus shelters; 
 Implementation and/or participation in a shuttle bus service; 
 Participation in programs designed to reduce vehicular trips; 
 Incorporation of transit facilities within the development and integration of 

transit with adjacent areas; 



 Provision of trails and facilities that increase safety and mobility for non-
motorized travel. 

 
c) Interconnection of the Street Network:  Vehicular connections between 

neighborhoods should be provided, as follows: 
 
 Local streets within the development should be connected with adjacent 

local streets to improve neighborhood circulation; 
 When appropriate, existing stub streets should be connected to adjoining 

parcels.  If street connections are dedicated but not constructed with 
development, they should be identified with signage that indicates the 
street is to be extended; 

 Streets should be designed and constructed to accommodate safe and 
convenient usage by buses and non-motorized forms of transportation; 

 Traffic calming measures should be implemented where needed to 
discourage cut-through traffic, increase safety and reduce vehicular 
speed; 

 The number and length of long, single-ended roadways should be 
minimized; 

 Sufficient access for public safety vehicles should be ensured. 
 

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

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

should be provided: 
 

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

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

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

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

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

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

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

 
 
 
 



6. Public Facilities:  
 
Residential development impacts public facility systems (i.e., schools, parks, 
libraries, police, fire and rescue, stormwater management and other publicly 
owned community facilities).  These impacts will be identified and evaluated 
during the development review process.  For schools, a methodology approved 
by the Board of Supervisors, after input and recommendation by the School 
Board, will be used as a guideline for determining the impact of additional 
students generated by the new development. 
 
Given the variety of public facility needs throughout the County, on a case-by-
case basis, public facility needs will be evaluated so that local concerns may be 
addressed.   
 
All rezoning applications for residential development are expected to offset their 
public facility impact and to first address public facility needs in the vicinity of the 
proposed development.  Impact offset may be accomplished through the 
dedication of land suitable for the construction of an identified public facility need, 
the construction of public facilities, the contribution of specified in-kind goods, 
services or cash earmarked for those uses, and/or monetary contributions to be 
used toward funding capital improvement projects.  Selection of the appropriate 
offset mechanism should maximize the public benefit of the contribution. 
 
Furthermore, phasing of development may be required to ensure mitigation of 
impacts. 
 
 

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

 
a) Dedication of Units or Land:  If the applicant elects to fulfill this criterion by 

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

 
b) Housing Trust Fund Contributions:  Satisfaction of this criterion may also be 

achieved by a contribution to the Housing Trust Fund or, as may be approved 
by the Board, a monetary and/or in-kind contribution to another entity whose 
mission is to provide affordable housing in Fairfax County, equal to 0.5% of 



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

 
 
8. Heritage Resources: 

 
   Heritage resources are those sites or structures, including their landscape 

settings, that exemplify the cultural, architectural, economic, social, political, or 
historic heritage of the County or its communities.  Such sites or structures have 
been 1) listed on, or determined eligible for listing on, the National Register of 
Historic Places or the Virginia Landmarks Register; 2) determined to be a 
contributing structure within a district so listed or eligible for listing; 3) located 
within and considered as a contributing structure within a Fairfax County Historic 
Overlay District; or 4) listed on, or having a reasonable potential as determined 
by the County, for meeting the criteria for listing on, the Fairfax County 
Inventories of Historic or Archaeological Sites. 

 
   In reviewing rezoning applications for properties on which known or potential 

heritage resources are located, some or all of the following shall apply:   
 

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

 
b) Conduct archaeological, architectural, and/or historical research to determine 

the presence, extent, and significance of heritage resources; 
 

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

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

where feasible; 
 

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

 
f) Document heritage resources to be demolished or relocated;   

 
g) Design new structures and site improvements, including clearing and grading, 



to enhance rather than harm heritage resources; 
 

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

 
i) Provide a Fairfax County Historical Marker or Virginia Historical Highway 

Marker on or near the site of a heritage resource, if recommended and 
approved by the Fairfax County History Commission. 

 
 
 
 
 
 
 
 

ROLE OF DENSITY RANGES IN AREA PLANS 
 

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

 
 the “base level” of the range is defined as the lowest density recommended in 

the Plan range, i.e., 5 dwelling units per acre in the 5-8 dwelling unit per acre 
range;  
 

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

 
 the upper limit is defined as the maximum density called for in any Plan 

range, which, in the 5-8 dwelling unit per acre range would be 8 dwelling units 
per acre.   

 
 In instances where a range is not specified in the Plan, for example where the 

Plan calls for residential density up to 30 dwelling units per acre, the density 
cited in the Plan shall be construed to equate to the upper limit of the Plan 
range, and the base level shall be the upper limit of the next lower Plan 
range, in this instance, 20 dwelling units per acre. 

 
 



GUIDELINES FOR TRANSIT-ORIENTED DEVELOPMENT 

Fairfax County seeks to accommodate future residential and employment growth 

and expand choices for residents and employees by encouraging transit-oriented 

development (TOD) as a means to achieve compact, pedestrian-oriented, mixed-use 

communities focused around existing and planned rail transit stations.  

The following guidelines and design principles are intended to effect well-planned 

transit oriented development and should be considered in planning efforts as new 

station areas are identified and when an existing station area is subject to a major 

replanning effort. When applicable, these principles should be used in the review of 

major rezoning cases for development around planned and existing rail transit stations. 

These guidelines are intended to provide guidance for TOD in addition to the specific 

guidance found in Area Plans for each station area. 

1. Transit Proximity and Station Area Boundaries: 

Focus and concentrate the highest density or land use intensity close to the rail 

transit station, and where feasible, above the rail transit station.  

This TOD area may be generally defined as a ¼ mile radius from the station 

platform with density and intensity tapering to within a ½ mile radius from the 

station platform, or a 5-10 minute walk, subject to site-specific considerations. 

Station-specific delineations should allow for the consideration of conditions such 

as roads, topography, or existing development that would affect the frequency of 

pedestrian usage of transit and therefore affect the expected walking distance to 

a station within which higher intensity development may be appropriate. Higher 

intensities within the delineated area may be appropriate if barriers are overcome 

and demonstrable opportunities exist to provide pedestrians a safe, comfortable 

and interesting walk to transit. To protect existing stable neighborhoods in the 

vicinity of transit but not planned for transit-oriented development or 

redevelopment, and to focus density toward the station, Area Plans should 

include clearly delineated boundaries for transit oriented development based 

upon these criteria and a recognition of the respective differences in service 

levels and capacity of heavy rail, commuter rail and light rail transit which 

influence the overall density and intensity appropriate for a particular station 

area.  

2. Station-specific Flexibility: 

Examine the unique characteristics and needs of a particular station area when 

evaluating TOD principles to ensure the appropriate development intensity and 
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mix of land uses relative to the existing and planned uses for the surrounding 

areas.  

Each of Fairfax County’s planned and existing rail transit stations has a unique 

character in terms of surrounding land uses, transportation infrastructure and 

roadways, environmental and topographical characteristics, and location within 

the rail system. Although each individual station should balance node and place 

functions to some extent, the value of the system as a whole can be enhanced if 

there is some degree of specialization, which can enhance the goals of TOD. 

Implementation of TOD within Transit Station Area (TSA) boundaries established 

in Area Plans, should consider the characteristics of the larger area surrounding 

the TSA (e.g., stable residential neighborhood, revitalization area, urban center). 

Transit station areas within a larger mixed-use center should be integrated into 

the overall planning fabric of the mixed-use center. 

3. Pedestrian and Bicycle Access: 

 Provide safe pedestrian and bicycle travel to and from and within the station 

area. 

Non-motorized access and circulation are critical elements of successful TODs 

and should be encouraged. Techniques to promote maximum pedestrian and 

bicycle access must include an integrated pedestrian and bicycle system plan 

with features such as on-road bicycle lanes, walkways, trails and sidewalks, 

amenities such as street trees, benches, bus shelters, adequate lighting, covered 

walkways, pedestrian aids such as moving sidewalks and escalators, covered 

and secure bicycle storage facilities close to the station, shower and changing 

facilities, a pedestrian-friendly street network, and appropriate sidewalk width. 

Conflict between vehicles and pedestrians/bicyclists should be minimized. This 

may be achieved through the appropriate location of parking facilities including 

kiss-and-ride facilities, and the appropriate location and design of access roads 

to the rail transit station. Planning for accessible trail systems should consider 

distances traveled by both pedestrians and cyclists and should provide usable 

trails and other systems beyond the Transit Station Area.  

4. Mix of Land Uses:  

Promote a mix of uses to ensure the efficient use of transit, to promote increased 

ridership during peak and off-peak travel periods in all directions, and to 

encourage different types of activity throughout the day.  

A balanced mix of residential, office, retail, governmental, institutional, 

entertainment and recreational uses should be provided to encourage a critical 



mass of pedestrian activity as people live, work and play in these areas. The 

appropriate mix of uses should be determined in the Area Plans by examining 

the unique characteristics and needs of each station area. Specific development 

plans that conflict with the achievement of the mix of uses planned for that station 

area are discouraged.  

5. Housing Affordability: 

Provide for a range of housing opportunities by incorporating a mix of housing 

types and sizes and including housing for a range of different income levels. 

Housing within TODs should be accessible to those most dependent on public 

transportation, including older adults, persons with disabilities and other special 

needs, and persons with limited income. Housing should be provided within the 

residential component of a TOD for low and moderate income residents. 

Affordable and workforce housing should be provided on-site or, if an alternative 

location can provide a substantially greater number of units, in adjacent areas 

within the TOD. Housing for seniors is encouraged to the extent feasible.  

6. Urban Design: 

Encourage excellence in urban design, including site planning, streetscape and 

building design, which creates a pedestrian-focused sense of place. 

A pleasant pedestrian environment can contribute to the quality of a transit 

experience, which is also a pedestrian activity. Urban design elements to achieve 

an appropriate sense of place and a pleasant pedestrian environment may 

include any or all of the following: well-landscaped public spaces such as 

squares and plazas; urban parks; courtyards; an integrated pedestrian system; 

street-oriented building forms with a pedestrian focus; compact development; 

appropriate street width and block size; measures to mitigate the visual impact 

and presence of structured parking; and, high quality architecture. 

7. Street Design: 

Provide a grid of safe, attractive streets for all users which provide connectivity 

throughout the site and to and from adjacent areas.  

The street grids around transit station areas should be designed at a scale that 

facilitates safe pedestrian and cyclist movement and provides for vehicular 

circulation and capacity. Street design should incorporate elements such as 

lighting, appropriate street width, sidewalk width and intersection dimensions to 

allow for pedestrian, bicycle and vehicular use, and should be designed to 

provide universal access to people with a range of abilities and disabilities. The 



design of streets should encourage lower traffic speeds and superior pedestrian 

circulation through provision of on-street parking, street trees, and other features 

and amenities.  

8. Parking: 

Encourage the use of transit while maximizing the use of available parking 

throughout the day and evening and minimizing the visual impact of parking 

structures and surface parking lots.  

Proper size and location of parking facilities contribute to creation of a 

pedestrian- and transit-supportive environment. The use of maximum parking 

requirements, shared use parking facilities, incentive programs to reduce 

automobile usage, carpooling, metered parking, car-sharing programs, 

neighborhood parking programs, and other techniques can encourage the use of 

transit while also maximizing the use of parking spaces at different times of day. 

Efforts to provide urban design elements such as on-street parking, placement of 

parking structures underground and minimizing surface parking lots are 

encouraged. Wherever possible, ground floor uses and activities should be 

incorporated into structured parking, particularly where parking structures are 

located along streets where pedestrian activity is encouraged. Location of 

commuter garages should be sensitive to pedestrian and bicycle activity within 

and adjacent to the Transit Station Area and adjacent neighborhoods.  

9. Transportation and Traffic:  

Promote a balance between the intensity of TOD and the capacity of the 

multimodal transportation infrastructure provided and affected by TOD, and 

provide for and accommodate high quality transit, pedestrian, and bicycle 

infrastructure and services and other measures to limit single occupant vehicle 

trips.  

A TOD should contain the following characteristics relating to transportation and 

traffic: 

• A multimodal transportation infrastructure, with an emphasis on pedestrian and 

biking facilities, that offer a choice in transportation modes providing convenient 

and reliable alternatives to driving to a station area, particularly those station 

areas without parking.  

• A design that accommodates, but minimizes single occupant vehicle trips. 

Additional measures to minimize single occupant vehicle trips, including 



Transportation Demand Management measures, should be identified and 

applied.  

• Traffic-calming measures, design techniques and road alignment that balance 

pedestrian and bicycle accessibility and vehicular access.  

The cumulative impacts of TOD on transportation infrastructure should be 

evaluated in the TOD area, and improvements provided where needed. The 

impacts on roads: Where applicable, a higher level of delay is acceptable for 

vehicular traffic within TOD areas. A non-degradation policy should be applied to 

areas immediately adjacent to a TOD area and to arterials serving the TOD area. 

This policy requires that traffic flow in these adjacent areas and on arterials 

serving the TOD area perform no worse after development of a TOD takes place. 

Where it is not possible or appropriate to maintain a non-degradation policy, in 

lieu of additional road capacity, there can be improvements, measures and/or 

monetary contributions to a fund to enable the application of techniques to 

reduce vehicle trips by an appropriate amount in and around the TOD area. The 

impacts on transit, pedestrian, and bicycle facilities: A high level of service should 

be maintained for transit users that minimizes delay, the need for transfers, and 

transfer delay. Where it is not possible to maintain a high level of transit service 

because of extraordinarily high costs, monetary contributions to a fund for the 

eventual improvement of transit service can be provided in lieu of the 

maintenance of a high quality transit service. An acceptable level of transit 

service nevertheless should be maintained during TOD development. A high 

level of service should be maintained for pedestrians and cyclists, including 

safety and security, direct pathways, reasonable grades, and minimized delays at 

intersections.  

10. Vision for the Community:  

Strive to achieve a broadly inclusive, collaborative, community participation 

process when evaluating TOD plans that propose substantial changes in use, 

intensity or density for existing or new transit station areas planning efforts.  

Broad-based support and collaboration can be achieved through planning 

processes that encourage involvement and participation. These processes 

should utilize a range of tools and techniques for engaging the community and 

other interested stakeholders. While the particulars of the process should relate 

to each station, planning processes should include the use of citizen task forces, 

the Area Plans Review process and other means to result in the following: (1) a 

collaborative and interactive formulation of a cohesive vision for the transit station 

area before specific development proposals are formally considered; (2) a TOD 



vision that is integrated with and complements surrounding neighborhoods; (3) 

incorporation of a broad range of aspirations and needs of those communities; 

(4) active participation by county planning officials, supervisors, community 

groups and developers to identify, and encourage broad-based involvement and 

participation by, a wide range of stakeholders, including all interested citizens’ 

associations; and (5) continuing stakeholder involvement on a collaborative basis 

in framing development proposals ultimately considered for specific parcels. 

11. Regional Framework: 

Provide a more efficient land use pattern by concentrating growth around existing 

and planned transit station areas.  

Maximizing development around transit can provide a regional benefit by 

accommodating some of the region’s projected employment and residential 

growth, as well as making jobs accessible by transit. In instances where 

substantial changes in use, density or intensity are being considered as part of 

station area planning, the implications and impacts on the transit system should 

be considered. Cumulative impacts on transit service and capacity as well as on 

traffic capacity should be evaluated in a transit-oriented development, and 

improvements evaluated where needed. These planning efforts should include 

coordination and cooperation with adjacent jurisdictions, regional organizations, 

and transit providers, such as WMATA and VRE. The use of Transfer of 

Development Rights (TDR’s) should be examined as a technique to relocate 

zoned density to TOD areas if it results in future development that agrees with 

Comprehensive Plan recommendations.  

12. Environmental Considerations:  

Seek opportunities for mitigating environmental impacts of development.  

The environmental benefits of compact, mixed use development focused around 

transit stations can include improved air quality and water quality through the 

reduction of land consumption for development in other areas. The utilization of 

land near transit and the existing infrastructure allows the County to 

accommodate increasing growth pressures in a smaller area served by 

infrastructure. Improvements in air quality due to reduced vehicle miles traveled 

and reduced automobile emissions can also be viewed as a benefit of TOD. 

Environmental impacts (such as impacts on mature trees and stormwater runoff) 

of proposed development should be examined and mitigated to minimize 

potential negative impacts. Low Impact Development Techniques, such as rain 

gardens and green roofs, should be incorporated into proposed developments to 

reduce potential impacts of stormwater runoff from these areas. Development in 



TODs should be designed in a manner that conserves natural resources; the 

application of energy and water conservation measures should be encouraged. 

Sites undergoing redevelopment should optimize stormwater management and 

water quality controls and practices for redevelopment consistent with 

revitalization goals.  

13. Economic Benefits: 

Create an employment base and encourage commercial revitalization adjacent to 

transit facilities. 

Development around transit stations can help to address housing and 

transportation costs in the County by providing opportunities to balance these 

costs in TODs. Employment uses near transit can provide opportunities for 

lowered transportation costs for employees. Additionally, housing near transit 

offers similar transportation savings and opportunities for housing near 

employment. Opportunities to create new small business opportunities as well as 

assist in the retention of existing small businesses should be evaluated as part of 

TOD planning. 

14. Open Space: 

Provide publicly-accessible, high-quality, usable open space.  

Urban parks and open space contribute to a development’s sense of place and 

are integral amenities offered to residents, workers and shoppers. Transit-

oriented development plans should provide amenities such as public gathering 

spaces, civic focal points, plazas and open green space and offer a variety of 

activities such as dining, casual games and recreation, performances, visual arts 

and special events. These spaces should be accessible to the larger community 

as well as the immediate transit-oriented development area. Development plans 

should also incorporate open space preservation, such as stream valleys, where 

appropriate, and provide access to the County’s network of parks and trails.  

15. Public Facilities and Infrastructure: 

Evaluate opportunities to include public facility improvements and services within 

the TOD area.  

TOD may provide opportunities to improve public facilities. Locating public 

facilities in station areas provides important public services in areas accessible to 

public transportation and can increase activity within the TOD. Cumulative 

impacts of development in a TOD on public facilities and transit access facilities 

should be identified and offset. Such impacts include those on schools, parks, 



libraries, police, fire and rescue, water and sewer, stormwater management and 

other publicly owned community facilities. Current data on station access 

facilities and demand should be used as available, to assess needs for 

replacement or enhancement of facilities such as bus bays, taxi access, 

substations and parking.  

16. Phasing of Development:  

Ensure that projects are phased in such a way as to include an appropriate mix 

of uses in each phase of the development.  

A balanced mix of residential and nonresidential uses should be provided to 

encourage a critical mass of pedestrian activity. However, concurrent 

development of all uses may not be feasible due to market conditions. In 

instances where a certain mix of uses is critical to the success of the TOD, the 

development should include a commitment to phase the project in such a way as 

to include an appropriate mix of uses in each phase to help ensure the long-term 

success of the mixed-use development. It may also be appropriate, when a 

project's overall success depends on certain specific elements, to make later 

phases contingent on completion of those elements. Phasing the development 

can minimize the potential impacts on the surrounding community and increase 

amenities for residents, employees, and visitors within the transit-oriented 

development area. Phasing plans should include pedestrian and bicycle access 

plans to allow proper non-motorized access throughout the development phases. 

Provision of open space and recreational amenities should be phased as well so 

that provision or these facilities is not postponed until final phasing of a 

development. 
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DATE:   July 10, 2013 

 

TO: Megan Brady; Staff Coordinator 

Zoning Evaluation Division 

Department of Planning and Zoning 

 

FROM: Thakur Dhakal, Senior Engineer III 

Site Development and Inspections Division  

Department of Public Works and Environmental Services 

 

SUBJECT: Rezoning Plat #RZ/FDP 2013-MV-001, Huntington Avenue Properties, 

CDP/FDP Plat dated June 26  2013, LDS Project #25678-ZONA-001-1, Tax 

Map #083-1-08-0092A, 0092B, 0093A, 0093B, 0094A; Cameron Run 

Watershed; Mount Vernon District 

 

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

 

Chesapeake Bay Preservation Ordinance (CBPO) 

There are no Resource Protection Areas on the site. 

 

Floodplain 

There are no regulated floodplains on the site. 

 

Downstream Drainage Complaints 

There are several downstream flooding complaints on file. More information on these 

complaints is available from the Maintenance & Stormwater Management Division (703 877 

2800). Detention is mandatory when there are downstream drainage complaints. 

 

Stormwater Detention  

Detention requirements must be met if not waived (PFM 6-0301.3). Applicant indicates that 

detention requirement will be met by providing an underground detention chamber and deck 

cisterns. PFM § 6-0303.8 states that underground detention facilities may not be used in 

residential developments unless specifically waived by the Board of Supervisors in conjunction 

with the approval of a rezoning. A separate waiver for this purpose has been submitted and the 

application is being processed.  

 

All Stormwater detention facilities shall be designed in accordance with PFM and detailed 

evaluation and analysis shall be provided on site plan. The underground detention vault shall 

be designed offline.  

 

  

 

C o u n t y  o f  F a i r f a x ,  V i r g i n i a  
 

M E M O R A N D U M 
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Megan Brady; Staff Coordinator  

Final Development Plan #RZ/FDP 2013-MV-001; Huntington Avenue Properties 

LDS Project # 25678-ZONA-001-1 

Page 2 of 3 

 

 
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 703-324-1877 • FAX 703-324-8359  

www.fairfaxcounty.gov/dpwes 

 
 

Water Quality Control 

Applicant stated on sheet 7 that 43.9% phosphorus removal will be met for this development 

using Stormfilter and bio-retention. The locations of these facilities have been identified in the 

plan. If infiltration facilities were to be proposed, a preliminary geotechnical investigation to 

validate the feasibility of such facilities shall also be performed prior to development plan 

approval. Bio-retention facilities shall meet the minimum setback requirements from the 

building foundation or specially designed facilities shall be used. Furthermore, every effort 

shall be made to provide BMP more than that of minimum necessary.  

 

Onsite Major Storm Drainage System and Overland Relief 

Applicant needs show that no buildings will be flooded with a 100-year design flow, even if the 

minor system should fail due to blocking. Applicant needs to provide an overland relief narrative 

and arrows showing runoff flow path of the 100-year storm event.  Cross-sections at key 

locations including the building entrances must be shown on the site plan submission.  

 

Downstream Drainage System 

The outfall narrative has been provided but the adequacy of the system is not the part of the 

statement.   

 

Drainage Diversion 

During the development, the natural drainage divide shall be honored. If natural drainage 

divides cannot be honored, a drainage diversion justification narrative must be provided. The 

increase and decrease in discharge rates, volumes, and durations of concentrated and non-

concentrated Stormwater runoff leaving a development site due to the diverted flow shall not 

have an adverse impact (e.g., soil erosion; sedimentation; yard, dwelling, building, or private 

structure flooding; duration of ponding water; inadequate overland relief) on adjacent or 

downstream properties. (PFM 6-0202.2A) 

 

Stormwater Planning Comments 

This case is located in the Cameron Run Watershed.  There is a watershed management plans 

near the subject site (CA9162). Please visit 

http://www.fairfaxcounty.gov/dpwes/watersheds/publications/cr/01_ca_wmp_full_ada.pdf  for 

more details.  

 

Dam Breach 

None of this property is within the dam breach inundation zone.  

 

Stormwater Management Proffers 

 

Comments on the draft proffers will be provided separately once we receive the draft proffers. 

http://www.fairfaxcounty.gov/dpwes/watersheds/publications/cr/01_ca_wmp_full_ada.pdf
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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 703-324-1877 • FAX 703-324-8359  

www.fairfaxcounty.gov/dpwes 

 
 

 

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.   

 

TD/ 

 

cc: Fred Rose, Chief, Watershed Planning & Assessment Branch, Stormwater Planning 

Division, DPWES 

 Don Demetrius, Chief, Watershed Evaluation Branch, SPD, DPWES  

 Bijan Sistani, Chief, South Branch, SDID, DPWES 

 Zoning Application File 



 

  

 

  

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 703-324-1877 • FAX 703-324-8359 

 

 

 

 

 

DATE:   July 10, 2013 

 

TO: Megan Brady; Staff Coordinator 

Zoning Evaluation Division 

Department of Planning and Zoning 

 

FROM: Thakur Dhakal, Senior Engineer III 

Site Development and Inspections Division  

Department of Public Works and Environmental Services 

 

SUBJECT: Rezoning Plat #RZ/FDP 2013-MV-001, Huntington Avenue Properties, 

CDP/FDP Plat dated June 26, 2013, LDS Project #25678-WPFM-001-1, 

Tax Map #083-1-08-0092A, 0092B, 0093A, 0093B, 0094A; Cameron Run 

Watershed; Mount Vernon District 

 

 

REFERENCE: Waiver #25678-WPFM-001-1 for the Location of Underground Facilities in 

a Residential Area 

 

 

We have reviewed the referenced submission for consistency with Section 6-0303.8 of the 

Public Facilities Manual (PFM) which restricts use of underground Stormwater management 

facilities located in a residential development (Attachment B). The Board of Supervisors 

(Board) may grant a waiver after taking into consideration possible impacts on public safety, 

the environment, and the burden placed on prospective property owners for maintenance.  

Underground Stormwater management facilities located in residential developments allowed 

by the Board: 

 

 shall be privately maintained, 

 shall be disclosed as part of the chain of title to all future owners responsible for 

maintenance of the facilities, 

 shall not be located in a County storm drainage easement, and 

 shall have a private maintenance agreement, in a form acceptable to the Director of the 

Department of Public Works and Environmental Services (DPWES), executed before 

the construction plan is approved. 

 

Bowman Consulting Group has submitted an updated development plan for its Planned 

Residential Mixed (PRM) use in the property.  The site currently is currently zoned C-5 and 

 

C o u n t y  o f  F a i r f a x ,  V i r g i n i a  
 

M E M O R A N D U M 
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Megan Brady; Staff Coordinator  

Waiver #25678-WPFM-001-1, Huntington Avenue Properties  

Page 2 of 4 

 

 

located in the Mount Vernon Planning District. The planned development proposes 141 

residential units and 3,977 square feet of retail space.   

 

The site was originally developed before the county’s current detention requirements were 

promulgated; no detention facilities exist on the property. Developer indicates that, because of 

the dense urban nature of the proposed redevelopment, uses of at-grade conventional 

Stormwater Management facilities are not feasible. The developer feels the underground 

storage will be necessary to address detention requirement for the site. Also, should there be 

inadequate outfall downstream of the site; an extended detention may be required. The 

developer would like the ability to use on-site detention to meet the PFM’s detention 

requirements and has proposed an underground facility on the development plan. The 

underground detention facility is proposed to be maintained privately by the Homeowner’s 

Association.  

 

ANALYSIS 

An analysis of the possible impacts on public safety, the environment, and the burden placed 

on the owners for maintenance is as follows. 

 

Impacts on Public Safety –The underground detention vault is proposed to be located under the 

sidewalk area in front of the retail spaces along Huntington Avenue.  The access points to the 

facilities will be highly visible which makes unofficial access noticeable.  

 

If it is the intent of the Board to approve the waiver request, the property owner shall provide 

liability insurance in an amount acceptable to Fairfax County as a waiver condition.  A typical 

liability insurance amount is $1,000,000 against claims associated with underground facilities.  

The private maintenance agreement shall also hold Fairfax County harmless from any liability 

associated with the facilities.  In addition, locking manholes and doors must be provided at 

each access point. 

 

Impacts on the Environment – The site is currently developed.  The proposed underground 

facility would flow into the existing storm sewer system along Huntington Avenue.  Adequate 

outfall at these locations must be demonstrated and water quality requirements must be met 

before a site plan can be approved.  Staff does not believe that there will be any adverse impact 

on the environment from the construction and maintenance of the underground facilities. 

 

Burden Placed on Property Owner for Maintenance and Future Replacement 

Underground detention facilities are normally required to be off-line.  With an off-line design, 

should a facility become clogged, the storm drain system could continue to operate.  When in-

line facilities become clogged, the storm drain system’s operations would cease.  The storm 

drain system would back up and could overflow.  Flooding may be possible depending on the 

intensity and duration of the storm event. 

 

A minimum height of 72 inches for underground Stormwater structures is generally required to 

facilitate maintenance (PFM 6-1306.3H).  Accessibility to the underground facilities is a 

concern. The vault is located under the sidewalk in front of the retail spaces which will not be 

available at the time of maintenance and replacement of the underground facility when it 

becomes necessary. 
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If it is the intent of the Board to approve the waiver request, the property owner must execute a 

maintenance agreement prior to site plan approval.  Staff recommends that a financial plan 

must be established for the operation, inspection, and maintenance of the underground 

facilities. The property owner should be required to establish a fund for the annual 

maintenance.  Staff recommends that the property owner provide an initial deposit in an 

escrow account in an amount equal to the estimated costs for the first 20 years of maintenance 

of the facility.   

 

The engineer has provided estimates of the annual maintenance cost for facility as $5,000; staff 

finds the estimates reasonable. Before site plan approval, $100,000 should be placed into 

escrow to fund 20 years of maintenance.  These monies would not be available to the owner 

until bond release. 

 

The property owner should also be required, as a waiver condition, to address future 

replacement of the underground facilities as part of its private maintenance agreement with the 

County.  In order to maximize the useful life of the underground facility, the property owner 

must be required to construct the underground facilities with reinforced concrete products only.  

A replacement cost fund, based on an estimated 50-year lifespan for concrete products, should 

be established.  The replacement reserve fund must be separate from the annual maintenance 

fund to ensure the monies are available at the time replacement is necessary and have not been 

previously spent on maintenance activities.   

 

The engineer has estimated the construction cost of this facility to be about $200,000; staff 

finds this estimate reasonable.  But, the underground vault proposed under the building 

significantly increases the cost of future replacement of the facility. The owner would be 

expected to contribute about $71/year per each residential unit to a fund the facility’s 

replacement. But the estimate doesn’t reflect how much the non-residential areas are expected 

to contribute.  

 
 

RECOMMENDATION 

DPWES recommends that the Board approve the waiver to locate underground facility at 

Huntington Avenue Properties, a mixed use development.  If it is the intent of the Board to 

approve the waiver, DPWES recommends the approval be subject to Waiver #25678-WPFM-

001-1 Conditions, Huntington Avenue Properties, dated July 10, 2013, as contained in 

Attachment A. 
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If you have any questions, or need further assistance, please contact me at 703-324-1720. 

 

ATTACHED DOCUMENTS 

Attachment A – Waiver #25678-WPFM-001-1 Conditions, Huntington Avenue Properties, 

dated July 10, 2013 

Attachment B – PFM Section 6-0303.8 

 

cc: Robert A. Stalzer, Deputy County Executive 

James Patteson, Director, DPWES 

Michelle Brickner, Director, Land Development Services, DPWES 

Bijan Sistani, Director, Site Development and Inspections Division 

Steve Aitcheson, Director, Maintenance and Stormwater Management Division, DPWES 

Zoning Application File (25678-ZONA-001) 

Waiver File 



Attachment A 

Waiver #25678-WPFM-001-1 Conditions 

 

Huntington Avenue Properties 

Rezoning Application #RZ/FDP-2012-MV-001 

July 10, 2013 

 

 

1. The underground facilities shall be constructed in accordance with the development plan and 

these conditions as determined by the Director of the Department of Public Works and 

Environmental Services (DPWES). 

 

2. To provide greater accessibility for maintenance purposes, the underground facilities shall 

have a minimum height of 72 inches.   

 

3. The underground facilities shall be constructed of reinforced concrete products only and 

incorporate safety features, such as including locking manholes and doors, as determined by 

DPWES at the time of construction plan submission.  

 

4. The underground facilities shall be privately maintained and shall not be located in a County 

storm drain easement.   

 

5. A private maintenance agreement, as reviewed and approved by the Fairfax County 

Attorney’s Office, shall be executed and recorded in the Land Records of the County. The 

private maintenance agreement shall be executed prior to final plan approval. 

 

 The private maintenance agreement shall address: 

 County inspection and all other issues as may be necessary to ensure the facilities are 

maintained by the property owner in good working condition acceptable to the County so 

as to control Stormwater generated from the redevelopment of the site and to minimize 

the possibility of clogging events; 

 A condition that the property owner and its successors or assigns shall not petition the 

County to assume maintenance of or to replace the underground facilities; 

 Establishment of a reserve fund for future replacement of the underground facilities; 

 Establishment of procedures to follow to facilitate inspection by the County, i.e. advance 

notice procedure, whom to contact, who has the access keys, etc.; 

 A condition that the property owner provides and continuously maintains liability 

insurance. The typical liability insurance amount is at least $1,000,000 against claims 

associated with underground facilities; and 

 A statement that Fairfax County shall be held harmless from any liability associated with 

the facilities. 

 

6. Operation, inspection, and maintenance procedures associated with the underground facilities 

shall be incorporated into the site construction plan and private maintenance agreement that 

ensures safe operation, inspection, and maintenance of the facilities. 

 

7. A financial plan for the property owner to finance regular maintenance and full life-cycle 

replacement costs shall be established prior to site plan approval.  A separate line item in the 

annual budget for operation, inspection, and maintenance shall be established.  A reserve 



 
Attachment A 

Waiver #25678-WPFM-001-1 Conditions 

July 10, 2013 

Page 2 

 

 

fund for future replacement of the underground facilities shall also be established to receive 

annual deposits based on the initial construction cost and considering an estimated 50-year 

lifespan for concrete products. 

 

8. Prior to final construction plan approval, the property owner shall escrow sufficient funds 

that will cover a 20-year maintenance cycle of the underground facilities.  These monies shall 

not be made available to owner until after final bond release. 

 



Attachment B 

Fairfax County Government 

Public Facilities Manual  

Chapter 6 – Storm Drainage 
 

 

§ 6-0303.8 (83-04-PFM, 24-88-PFM) Underground detention facilities 

may not be used in residential developments, including rental 

townhouses, condominiums and apartments, unless specifically waived 

by the Board of Supervisors (Board) in conjunction with the approval 

of a rezoning, proffered condition amendment, special exception, or 

special exception amendment. In addition, after receiving input from 

the Director regarding a request by the property owner(s) to use 

underground detention in a residential development, the Board may 

grant a waiver if an application for rezoning, proffered condition 

amendment, special exception, and special exception amendment was 

approved prior to, June 8, 2004, and if an underground detention 

facility was a feature shown on an approved proffered development 

plan or on an approved special exception plat. Any decision by the 

Board to grant a waiver shall take into consideration possible impacts 

on public safety, the environment, and the burden placed on 

prospective owners for maintenance of the facilities. Any property 

owner(s) seeking a waiver shall provide for adequate funding for 

maintenance of the facilities where deemed appropriate by the Board. 

Underground detention facilities approved for use in residential 

developments by the Board shall be privately maintained, shall be 

disclosed as part of the chain of title to all future homeowners (e.g., 

individual members of a homeowners’ or condominium association) 

responsible for maintenance of the facilities, shall not be located in a 

County storm drainage easement, and a private maintenance agreement 

in a form acceptable to the Director must be executed before the 

construction plan is approved. Underground detention facilities may be 

used in commercial and industrial developments where private 

maintenance agreements are executed and the facilities are not located 

in a County storm drainage easement. 
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County of Fairfax, Virginia 


DATE: August 26, 2013 

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

FROM: Angela Kadar Rodeheaver, Chief ~ ~-@.f~ 
Site Analysis Section IV l ?JtJ,,,-­
Department of Transportation flf..J 

FILE: 3-4 (RZ 2013-MV-001) 

SUBJECT: Transportation Impact Addendum # 2 

REFERENCE: RZ / FDP 2013-MV-00l; A & R Huntington Avenue 
Land Identification Map: 83-1 (08)) 92A, 92B, 93A, 93B, 94A 
Traffic Zone: 1468 

Transmitted herewith are comments from the Department of Transportation with respect to the 
referenced application. These comments are based on the revised Conceptual! Final 
Development Plan dated August 9,2013 and revised proffers dated August 12,2013. 

The applicant proposes to rezone the subject property (approximately 1.04 acres) from the C-5 
District to the PRM District to construct 141 residential units along with 3,750 square feet of 
retail. 

The following issues remain outstanding from the previous FCDOT memo dated July 17, 
2013. 

• 	 The Applicant has committed to a 45 percent reduction in vehicular trips which is in 
conformance with the County's TDM program. Additional TDM components related to 
the County's "Full" participation level, which is in line with other development 
commitments in the area, should also be committed to. Such commitments should 
include future participation in a larger Transportation Management Association and 
reduced cost transit passes for all tenants. 

• 	 Additional proffer revisions have been submitted under a separate cover and are 
currently being evaluated. 

AKRIak cc: Michele Brickner, Director, Design Review, DPW & ES 

Fairfax County Department ofTransportation 
4050 Legato Road, Suite 400 
Fairfax, Virginia 22033-2898 

Phnnt:>.' ('70'1) \l'77_"t.;;()() 'l'TV' '771 
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Department of Public Works and Environmental Services 

Wastewater Planning & Monitoring Division  

12000 Government Center Parkway, Suite 358 

Fairfax, VA 22035 

Phone: 703-324-5030, Fax: 703-803-3297 

www.fairfaxcounty.gov/dpwes 

 

 

 

 

 

DATE:            February 12, 2013 

 

TO:  Megan Brady 

Zoning Evaluation Division 

Department of Planning and Zoning 

 

FROM: Gilbert Osei-Kwadwo, P.E. 

  Engineering Analysis and Planning Branch 

 

SUBJECT: Sanitary Sewer Analysis Report 

 

REF:   Application No. RZ/FDP 2013-MV-001 

   Tax Map No. 83-1-08-0092 A&B, 0093 A&B, 0094 A 

 
The following information is submitted in response to your request for a sanitary sewer analysis for above 

referenced application: 

 

1. The application property is located in the Camron Run (J1) watershed. It would be sewered into the 

 Alexandria Sanitation Authority (ASA) Treatment Plant. 

 

2. Based upon current and committed flow, there is excess capacity in the ASA Treatment.  For purposes 

 of this  report, committed flow shall be deemed that for which fees have been paid, building permits 

 have been issued, or priority reservations have been established by the Board of Supervisors.  No 

 commitment can  be made, however, as to the availability of treatment capacity for the development of 

 the subject property.  Availability of treatment capacity will depend upon the current rate of construction 

 and the  timing for development of this site. 

 

3. An existing 8 inch line located in the easement and on the property  is adequate for the proposed use at   

              this time.  

 

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

 application. 

      Existing Use   Existing Use 

    Existing Use  + Application   + Application 

   +Application  +Previous Applications  + Comp Plan 

 
Sewer Network  Adeq. Inadeq  Adeq. Inadeq   Adeq. Inadeq  

 

Collector                              X                                         X                                                      X 

Submain                               X                                         X                                                      X 

Main/Trunk                          X                                         X                                                      X 

 

5. Other pertinent comments: 
 

 

 

M E M O R A N D U M 

C o u n t y  o f  F a i r f a x ,  V i r g i n i a  
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PART 4 6-400   PRM   PLANNED RESIDENTIAL MIXED USE DISTRICT 
 

6-401 Purpose and Intent 
 

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

  To these ends, rezoning to and development under this district will be permitted 
only in accordance with development plans prepared and approved in 
accordance with the provisions of Article 16. 

 
PART 1 16-100   STANDARDS FOR ALL PLANNED DEVELOPMENTS 
 

16-101 General Standards 
 

A rezoning application or development plan amendment application may only be 
approved for a planned development under the provisions of Article 6 if the 
planned development satisfies the following general standards: 

 
1. The planned development shall substantially conform to the adopted 

comprehensive plan with respect to type, character, intensity of use and 
public facilities.  Planned developments shall not exceed the density or 
intensity permitted by the adopted comprehensive plan, except as expressly 
permitted under the applicable density or intensity bonus provisions. 

 
2. The planned development shall be of such design that it will result in a 

development achieving the stated purpose and intent of the planned 
development district more than would development under a conventional 
zoning district. 

 
3. The planned development shall efficiently utilize the available land, and 

shall protect and preserve to the extent possible all scenic assets and 
natural features such as trees, streams and topographic features. 

 
4. The planned development shall be designed to prevent substantial injury to 

the use and value of existing surrounding development, and shall not 
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hinder, deter or impede development of surrounding undeveloped properties 
in accordance with the adopted comprehensive plan. 

 
5. The planned development shall be located in an area in which 

transportation, police and fire protection, other public facilities and public 
utilities, including sewerage, are or will be available and adequate for the 
uses proposed; provided, however, that the applicant may make provision 
for such facilities or utilities which are not presently available. 

 
6. The planned development shall provide coordinated linkages among 

internal facilities and services as well as connections to major external 
facilities and services at a scale appropriate to the development. 

 

16-102 Design Standards 
 

Whereas it is the intent to allow flexibility in the design of all planned 
developments, it is deemed necessary to establish design standards by which to 
review rezoning applications, development plans, conceptual development plans, 
final development plans, PRC plans, site plans and subdivision plats.  Therefore, 
the following design standards shall apply: 

 
1. In order to complement development on adjacent properties, at all 

peripheral boundaries of the PDH, PRM, PDC, PRC Districts the bulk 
regulations and landscaping and screening provisions shall generally 
conform to the provisions of that conventional zoning district which most 
closely characterizes the particular type of development under 
consideration.  In the PTC District, such provisions shall only have general 
applicability and only at the periphery of the Tysons Corner Urban Center, 
as designated in the adopted comprehensive plan.  

 
2. Other than those regulations specifically set forth in Article 6 for a particular 

P district, the open space, off-street parking, loading, sign and all other 
similar regulations set forth in this Ordinance shall have general application 
in all planned developments. 

 
3. Streets and driveways shall be designed to generally conform to the 

provisions set forth in this Ordinance and all other County ordinances and 
regulations controlling same, and where applicable, street systems shall be 
designed to afford convenient access to mass transportation facilities.  In 
addition, a network of trails and sidewalks shall be coordinated to provide 
access to recreational amenities, open space, public facilities, vehicular 
access routes, and mass transportation facilities. 
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 GLOSSARY 
 This Glossary is provided to assist the public in understanding 
 the staff evaluation and analysis of development proposals. 
 It should not be construed as representing legal definitions. 
 Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan 
 or Public Facilities Manual for additional information. 
 
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. 
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DEVELOPMENT PLAN:  A graphic representation which depicts the nature and character of the development proposed for a specific land 
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are 
generally included on a development plan.  A development plan is s submission requirement for rezoning to the PRC District.  A 
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts 
other than a P District.  A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally 
referred to as an SE or SP plat.  A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning 
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site.  A 
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning 
application for a P District other than the PRC District; an FDP further details the planned development of the site.   See Article 16 of the 
Zoning Ordinance. 
 
EASEMENT:  A right to or interest in property owned by another for a specific and limited purpose.  Examples: access easement, utility 
easement, construction easement, etc.  Easements may be for public or private purposes. 
 
ENVIRONMENTAL QUALITY CORRIDORS (EQCs):  An open space system designed to link and preserve natural resource areas, 
provide passive recreation and protect wildlife habitat.  The system includes stream valleys, steep slopes and wetlands.  For a complete 
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan. 
 
ERODIBLE SOILS:  Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled.  Silt and 
sediment are washed into nearby streams, thereby degrading water quality. 
 
FLOODPLAIN:  Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with 
environmental quality corridors.  The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood 
occurrence in any given year. 
 
FLOOR AREA RATIO (FAR):  An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel 
of land.  FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the 
site itself. 
 
FUNCTIONAL CLASSIFICATION:  A system for classifying roads in terms of the character of service that individual facilities are providing 
or are intended to provide, ranging from travel mobility to land access.  Roadway system functional classification elements include 
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and 
Local Streets.  Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged.  Minor arterials are 
designed to serve both through traffic and local trips.  Collector roads and streets link local streets and properties with the arterial network. 
 Local streets provide access to adjacent properties. 
 
GEOTECHNICAL REVIEW:  An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site 
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils. 
 
HYDROCARBON RUNOFF:  Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are 
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point 
source pollution.  An oil-grit separator is a common hydrocarbon runoff reduction method. 
 
IMPERVIOUS SURFACE:  Any land area covered by buildings or paved with a hard surface such that water cannot seep through the 
surface into the ground. 
 
INFILL:  Development on vacant or underutilized sites within an area which is already mostly developed in an established development 
pattern or neighborhood. 
 
INTENSITY:  The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of 
impervious surface, traffic generation, etc.  Intensity is also based on a comparison of the development proposal against environmental 
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without 
adverse impacts. 
 
Ldn:  Day night average sound level.  It is the twenty-four hour average sound level expressed in A-weighted decibels;  the measurement 
assigns a "penalty" to night time noise to account for night time sensitivity.  Ldn represents the total noise environment which varies over 
time and correlates with the effects of noise on the public health, safety and welfare. 
 
LEVEL OF SERVICE (LOS):  An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic 
conditions.  Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic 
conditions and LOS-F describing jammed or grid-lock conditions. 
 
MARINE CLAY SOILS:  Soils that occur in widespread areas of the County generally east of Interstate 95.  Because of the abundance of 
shrink-swell clays in these soils, they tend to be highly unstable.  Many areas of slope failure are evident on natural slopes.  Construction 
on these soils may initiate or accelerate slope movement or slope failure.  The shrink-swell soils can cause movement in structures, even 
in areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc.  Also known as slippage soils. 
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OPEN SPACE:  That portion of a site which generally is not covered by buildings, streets, or parking areas.  Open space is intended to 
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational purposes. 
 
OPEN SPACE EASEMENT:  An easement usually granted to the Board of Supervisors which preserves a tract of land in open space for 
some public benefit in perpetuity or for a specified period of time.  Open space easements may be accepted by the Board of Supervisors, 
upon request of the land owner, after evaluation under criteria established by the Board.  See Open Space Land Act, Code of Virginia, 
Sections 10.1-1700, et seq. 
 
P DISTRICT:  A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned 
Development Commercial (PDC) District or a Planned Residential Community (PRC) District.  The PDH, PDC and PRC Zoning Districts 
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to 
promote a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum flexibility in order to 
achieve excellence in physical, social and economic planning and development of a site.  Refer to Articles 6 and 16 of the Zoning 
Ordinance. 
 
PROFFER:  A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a 
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property. 
 Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the 
land.  Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning 
action of the Board and the hearing process required for a rezoning application applies.  See Sect. 15.2-2303 (formerly 15.1-491) of the 
Code of Virginia. 
 
PUBLIC FACILITIES MANUAL (PFM):  A technical text approved by the Board of Supervisors containing guidelines and standards which 
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of 
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services. 
 
RESOURCE MANAGEMENT AREA (RMA):  That component of the Chesapeake Bay Preservation Area comprised of lands that, if 
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of 
the Resource Protection Area.  See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
RESOURCE PROTECTION AREA (RPA):  That component of the Chesapeake Bay Preservation Area comprised of lands at or near the 
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are 
sensitive to impacts which may result in significant degradation of the quality of state waters.  In their natural condition, these lands 
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse 
effects of human activities on state waters and aquatic resources.  New development is generally discouraged in an RPA.  See Fairfax 
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
SITE PLAN:  A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all information required 
by Article 17 of the Zoning Ordinance.  Generally, submission of a site plan to DPWES for review and approval is required for all 
residential, commercial and industrial development except for development of single family detached dwellings.  The site plan is required 
to assure that development complies with the Zoning Ordinance. 
 
SPECIAL EXCEPTION (SE) / 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. 
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URBAN DESIGN:  An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and 
play.  A well-designed urban or suburban environment demonstrates the four generally accepted principles of design:  clearly identifiable 
function for the area; easily understood order; distinctive identity; and visual appeal. 
 
VACATION:  Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's 
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision.  Upon vacation, title to the road right-of-way transfers 
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated. 
 
VARIANCE:  An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such as lot width, building 
height, or minimum yard requirements, among others.  A variance may only be granted by the Board of Zoning Appeals through the public 
hearing process and upon a finding by the BZA that the variance application meets the required Standards for a Variance set forth in Sect. 
18-404 of the Zoning Ordinance. 
 
WETLANDS:  Land characterized by wetness for a portion of the growing season.  Wetlands are generally delineated on the basis of 
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity for water, and the 
presence or evidence of surface wetness or soil saturation.  Wetland environments provide water quality improvement benefits and are 
ecologically valuable.  Development activity in wetlands is subject to permitting processes administered by the U.S. Army Corps of 
Engineers 
 
TIDAL WETLANDS:  Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:  
includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers.  Development 
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board. 
 
 Abbreviations Commonly Used in Staff Reports 

 
A&F 
ADU 
ARB 
BMP 
BOS 
BZA 
COG 
CBC 
CDP 
CRD 
DOT 
DP 
DPWES 
DPZ 
DU/AC 
EQC 
FAR 
FDP 
GDP 
GFA 
HC 
HCD 
LOS 
Non-RUP 
OSDS 
PCA 
PD 
PDC 

 

Agricultural & Forestal District 
Affordable Dwelling Unit 
Architectural Review Board 
Best Management Practices 
Board of Supervisors 
Board of Zoning Appeals 
Council of Governments 
Community Business Center 
Conceptual Development Plan 
Commercial Revitalization District 
Department of Transportation 
Development Plan 
Department of Public Works and Environmental Services 
Department of Planning and Zoning 
Dwelling Units Per Acre 
Environmental Quality Corridor 
Floor Area Ratio 
Final Development Plan 
Generalized Development Plan 
Gross Floor Area 
Highway Corridor Overlay District 
Housing and Community Development 
Level of Service 
Non-Residential Use Permit 
Office of Site Development Services, DPWES 
Proffered Condition Amendment 
Planning Division 
Planned Development Commercial 
 
 

PDH 
PFM 
PRC 
RC 
RE 
RMA 
RPA 
RUP 
RZ 
SE 
SEA 
SP 
TDM 
TMA 
TSA 
TSM 
UP & DD 
VC 
VDOT 
VPD 
VPH 
WMATA 
WS 
ZAD 
ZED 
ZPRB 
 
 

Planned Development Housing 
Public Facilities Manual 
Planned Residential Community 
Residential-Conservation  
Residential Estate  
Resource Management Area 
Resource Protection Area 
Residential Use Permit 
Rezoning 
Special Exception 
Special Exception Amendment 
Special Permit 
Transportation Demand Management 
Transportation Management Association 
Transit Station Area 
Transportation System Management 
Utilities Planning and Design Division, DPWES 
Variance 
Virginia Dept. of Transportation 
Vehicles Per Day 
Vehicles per Hour 
Washington Metropolitan Area Transit Authority 
Water Supply Protection Overlay District 
Zoning Administration Division, DPZ 
Zoning Evaluation Division, DPZ 
Zoning Permit Review Branch 
 

 

 

N:\ZED\WORDFORMS\FORMS\Miscellaneous\Glossary attached at end of reports.doc 


	00_RZFDP 2013-MV-001_Staff Report cover.pdf
	01_rz_fdp 2013-mv-001 parcel map2.pdf
	02_CDPFDP_RZ-FDP Huntington Ave Property_Oct 2 2013-REV_reduction.pdf
	03_RZ_2013-MV-001_AR_Final_Staff_Report.pdf
	04_ Appendix 1_RE-#571135-v7-Huntington_Proffer_Statement_10022013_blackline.pdf
	05_Appendix 2_RZ 2013-MV-001_FINAL DEVELOPMENT PLAN CONDITIONS.pdf
	06_Appendix 3_A&R revised SOJ_09042013 & Master Plan.pdf
	06_Appendix 3_A&R revised SOJ_09042013 & Master Plan.pdf
	Master Plan 8 9 13_Final.pdf

	07_Appendix 4_Affidavit.pdf
	08_Appendix 5_RESIDENTIAL DEVELOPMENT CRITERIA.pdf
	It is not expected that developments will be identical to their neighbors, but that the development fit into the fabric of the community.  In evaluating this criterion, the individual circumstances of the property will be considered: such as, the nature of existing and planned development surrounding and/or adjacent to the property; whether the property provides a transition between different uses or densities; whether access to an infill development is through an existing neighborhood; or, whether the property is within an area that is planned for redevelopment.   
	Furthermore, phasing of development may be required to ensure mitigation of impacts. 
	ROLE OF DENSITY RANGES IN AREA PLANS 

	09_Appendix 6_GUIDELINES FOR TOD.pdf
	10_Appendix 7_RZ-FDP 2013-MV-001 DPZ - Env and Dev Review_final.pdf
	11_Appendix 8_RZ-FDP 2013-MV-001 DPZ - Env Assessment_updated.PDF
	12_Appendix 9_stormwater analysis.pdf
	13_Appendix 10_stormwater waiver request.pdf
	RZ 2013-MV-001HuntingtonAveProperties.pdf
	25678-WPFM-001-1.underground.pdf
	Attachment A-Waiver Conditions.pdf
	Attachment B-6-0303.8.pdf

	14_Appendix 11_RZ 2013-MV-001 UFM_updated3.pdf
	15_Appendix 12_RZ-FDP 2013-MV-001 AR Huntington_FCDOT_updated2.pdf
	16_Appendix 13_RZ 2013-MV-001 FCPS facilities planning_updated.pdf
	17_Appendix 14_RZ-FDP 2013-MV-001 FCPA signed_final.pdf
	18_Appendix 15_RZ 2013-MV-001 Sanitary Sewer.pdf
	19_Appendix 16_RZ 2013-MV-001 Fire and Rescue.PDF
	20_ Appendix 17_RZ 2013-MV-001 Ffx Water.PDF
	21_Appendix 18_ZO Provisions.pdf
	PRM.pdf
	P-District General and Design Standards.pdf

	22_Appendix 19_RZ-FDP 2013-MV-001 Parking.pdf
	23_Appendix 20_Glossary.pdf



