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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  
 

 
November 6, 2013 

 
STAFF REPORT 

 
PCA C-696-9, and PCA C-698-3 

(Concurrent with DPWES Waiver #6848-WPFM-004-1, RZ/FDP 2012-DR-016)  
 

DRANESVILLE DISTRICT 
 

APPLICANT:  Dulles Rockhill Partners, LP and Nugget Joint Venture, LC 
  
PRESENT ZONING:  PDC 
 
REQUESTED ZONING:  PRM   
 
PARCEL(S):  RZ/FDP 2012-DR-016:  15-2((1)) 13pt. & 15-4 ((5)) 5A   
  PCA C-696-9: 15-4 ((5)) 5A   
  PCA C-698-3: 15-2((1)) 13 
 
ACREAGE:  RZ/FDP 2012-DR-016:  4.78 acres   
  PCA C-696-9: 4.27 acres   
  PCA C-698-3: 11.65 acres 
 
FAR:  RZ/FDP 2012-DR-016:  2.23* 

*Including bonus density associated with Affordable Dwelling 
Units (ADU) and Workforce Housing Units (WHU) 

 
OPEN SPACE:  36%  
 
PLAN MAP:  Residential Development @ 2.4 FAR 
 
PCA PROPOSALS: PCA C-696-9 seeks approval to delete 4.27 acres (Tax Map 

15-4 ((5)) 5A) from the 63 acre Dulles Station development 
(RZ C-696).  PCA C-698-3 seeks approval to delete 22,271 
square feet of land from Tax Map 15-2((1)) 13 (which is 
currently a vacant 11.65 acre property owned by Nugget Joint 
Venture, LC and include it with the concurrent rezoning 
request.    

 
 
 
 



RZ PROPOSAL:  The applicant seeks to rezone 4.78 acres from the PDC 
District to the PRM District to permit multi-family residential 
development near the Innovation Center Metrorail Station in 
the Hunter Mill District. The proposal consists of approximately 
415,000 gross square feet of residential development 
(including bonus density associated with the provision of 
workforce dwelling units (WDU) and up to 10,000 square feet 
of ground floor support retail uses).   

 
 

STAFF RECOMMENDATIONS: 
 
Staff recommends approval of PCA C-696-9.  
 
Staff recommends approval of PCA C-698-3.  
 
Staff recommends approval of RZ 2012-DR-016, and the associated Conceptual 
Development Plan, subject to the execution of proffers consistent with those 
contained in Appendix 1.  
 
Staff recommends approval of FDP 2012-DR-016. 
 
Staff recommends approval of a modification of the loading requirement in favor of 
the loading spaces depicted on the CDP/ FDP. 
 
Staff recommends that the Board of Supervisors direct the Director of DPWES to 
permit a deviation from the tree preservation target percentage in favor of the 
proposed landscaping shown on the CDP/FDP and as proffered. 
 
Staff recommends approval of a modification of the Use Limitations on Corner Lots 
in Section 2-505 of the Zoning Ordinance to permit the proposed building, 
landscaping and sign locations within the Zoning Ordinance sight triangles formed 
by the streets along the corner lot as shown on the CDP/FDP and as proffered. 
 

 Staff recommends approval of a waiver of the Board of Supervisor’s policy to 
permit the location of the underground stormwater management facilities in a 
residential area (PFM Section 6-0303.8), subject to Waiver #6848-WPFM 004-1 
Conditions, dated September 26, 2013.   

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

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

 



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

USED IN STAFF REPORTS WILL BE 

FOUND AT THE BACK OF THIS REPORT 
 
 

DESCRIPTION OF THE APPLICATION 

 

Proposal: 
 
The applicant, Dulles Rockhill Partners, LP and Nugget Joint Venture, LC, filed 
three concurrent rezoning applications (RZ/FDP 2012-DR-016, PCA C-696-9, and 
PCA C-698-3) on Tax Map Parcels 15-2((1)) 13 & 13pt. and 15-4 ((5)) 5A, to 
replace an approved 180,000 square foot office building (Building L) in Dulles 
Station with a 415,000 square foot multifamily residential building.  The site is 
located within one quarter mile of the future Innovation Center Metrorail Station in 
the Dranesville District.  Maps of the specific application boundaries and the 
associated tax map parcels are located at the front of this staff report.  Further 
description of these applications is provided below:     
 

PCA C-696-9 seeks approval to delete Land Bay III, consisting of 4.27 acres (Tax 
Map 15-4 ((5)) 5A), from the previously approved 63 acre Dulles Station 
development (RZ C-696).  Dulles Station was previously approved with six land 
bays, which included 12 buildings with a total of 2,715,000 gross square feet of 
mixed use development at a 0.99 FAR.  Land Bay III is currently vacant, but 
approved for an 180,000 square foot office building (Building L) with an associated 
parking garage. The proposed removal of Land Bay III would decrease the overall 
FAR in the Dulles Station development from 0.99 to 0.96.   

 

PCA C-698-3 seeks approval to delete 22,271 square feet of land from Tax Map 
15-2((1)) 13 (which is currently a vacant 11.65 acre property owned by Nugget 
Joint Venture, LC) and include the land in the concurrent rezoning request.  The 
rezoning request (described further below) reserves an equal portion of land that 
would be returned to Nugget Joint Venture, LC in the future in a separate rezoning 
application.        

 

RZ/FDP 2012-DR-016 seeks approval to rezone 4.78 acres (Tax Map Parcels   
15-2((1)) 13pt. and 15-4 ((5)) 5A) from PDC to PRM to permit the replacement of 
the approved 180,000 square foot office building (Building L) with a six story (75 
foot tall) multifamily residential building consisting of approximately 415,000 gross 
square feet with 411 multifamily units and approximately 10,000 square feet of 
support retail.  The overall proposed FAR is 2.23, which includes bonus density 
associated with the provision of workforce dwelling units (WDU).   
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Graphic 1: Proposed Layout 

 
 
As shown in Graphic 1, the multifamily residential building footprint is proposed to 
be centrally located on the site to the north of Sayward Boulevard and to the west 
of Carta Way.  An associated parking garage is located in the middle of the 
residential building footprint with three sides wrapped with residential use.  Two 
new public streets (Public Roads A and B) are proposed on the north and west 
sides of the building.  Vehicular access would be provided from the north from 
Public Road A.  Pedestrian circulation and access would be provided through new 
sidewalks that would lead to existing Dulles Station sidewalks to the east; existing 
Dulles Corner sidewalks to the west along Sayward Boulevard; and to the future 
Metrorail station to the north.  The new sidewalks to the north of the property 
would be constructed as part of the Innovation Center Metrorail Station project.      
   

Waivers/Modifications Requested: 
 

 Modification of the loading requirement in favor of the loading spaces 
depicted on the CDP/ FDP. 
 

 Deviation from the tree preservation target percentage in favor of the 
proposed landscaping shown on the CDP/FDP and as proffered. 

 

 Modification of the Use Limitations on Corner Lots in Section 2-505 of the 
Zoning Ordinance to permit the proposed building, landscaping and sign 

To Future 

Metrorail Station 

Support 

Retail 
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Public  
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locations within the Zoning Ordinance sight triangles formed by the streets 
along the corner lot as shown on the CDP/FDP and as proffered. 

 

 Modification of transitional screening and a waiver of the barrier 
requirements in favor of that shown on the CDP/FDP 
 

 Waiver of the Board of Supervisor’s policy to permit the location of the 
underground stormwater management facilities in a residential area (PFM 
Section 6-0303.8), subject to Waiver #6848-WPFM 004-1 Conditions, dated 
September 26, 2013. 

 
The applicant’s draft proffers, affidavit and statement of justification are included in 
Appendices 1, 2 and 3, respectively.   
 
 

LOCATION AND CHARACTER 
 

Graphic 2: Existing Development 
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Site Description: 
 
The site is located south of the Dulles Airport Access Road, south and east of 
Sunrise Valley Drive, west of Dulles Station Boulevard/ Carta Way and north of 
Sayward Boulevard.  This site is currently undeveloped with mature tree cover 
consisting of oaks, maples and hickories.  It is currently part of a larger 63.12 acre 
development known as Dulles Station.  An 180,000 square foot office building with 
an associated parking structure is approved on the site, but has not been 
constructed.  Dulles Station was approved for a mixed use development zoned to 
PDC, consisting of 12 buildings with a total of 2,715,000 square feet of mixed use 
development at a 0.99 FAR.  Portions of Dulles Station development are developed 
with two office buildings, four multifamily buildings with ground floor retail and two 
hotels.  A fifth multifamily building is currently being developed on the southeast 
corner.  
 
The chart below provides the land use, zoning and current plan for surrounding 
properties. 
 

Surrounding Area Description: 

  
Direction Use Zoning Plan 

North Nugget Joint Venture – Undeveloped 
Tax Map 15-2((1)) 13; Dulles Airport 
Access Road (DAAR);  
 
Across DAAR is residential (MF & 
SFA) and stream valley open space. 

PDC  
 
 
 
PDH-20 
 

Mixed Use, 
Public Park 

South Dulles Station – Two hotel buildings PDC Mixed Use 

East Dulles Station – Four residential 
buildings 

PDC 
Mixed Use 

West Dulles Corner Office Park C-3 Mixed Use 

 

 

BACKGROUND 

 
The following background relates to the 63 acre Dulles Station development. 

 
Application Date Description 

RZ/FDP C-696 August 25, 1975 
1.
 Rezoned 63.12 acres from RE-1 to PDC 
with maximum 0.33 FAR. 

PCA/FDPA C-696 August 7, 1989 

2.
 Increased FAR to 0.70 for the 
development of office, hotel and retail 
uses. 

PCA C-696-2 
FDPA C-696-2 

October 16, 2000 

3.
 Increased the FAR to 0.99 for the 
development of office, retail and 
multifamily 
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Application Date Description 

PCA C-696-3 August 6, 2001 
4.
 Amended the proffers related to offsite 
transportation improvements 

PCA C-696-4 April 29, 2002 

5.
 Amended the proffers to modify the 
phasing of development; provide a 
minimum amount or a combination of 
uses in specific buildings; and provide a 
hotel/health club option in lieu of office 
buildings.  These proffers currently 
govern the site.  An excerpt of these 
proffers is contained in Appendix 4.  
A complete copy is on file with the 
Zoning Evaluation Division of the 
Department of Planning and Zoning. 

PCA C-696-5 March 27, 2006 

6.
 Amended proffer relating to offsite 
transportation improvements to make a 
monetary contribution to pay for the 
proffered improvement rather than 
acquiring the land and physically 
constructing the improvement 
themselves 

PCA C-696-6 
FDPA C-696-3 
 

July 31, 2006 

7.
 Permitted the construction of two hotels 
on Land Bay IV at an overall FAR of 
0.82.    

 

PCA C-696-7 
SE 2008-HM-018 
 

October 20, 2008 

8.
 The PCA application clarified the 
principal and secondary uses permitted 
on the site and clarified the proffered 
term “restaurant” to include eating 
establishments and fast food restaurants 
per the Zoning Ordinance definitions.  
(The SE application permitted fast food 
restaurants.) 

PCA C-696-8 
 

May 22, 2012 

9.
 Permitted an option to convert 15,000 
square feet of commercial space in 
Building H to residential space.  No 
change to the previously approved floor 
area ratio (FAR) of 0.99 for the original 
rezoning application area or to the 
permitted gross floor area for Building H 
were approved.      

APR S11-III-DS1 July 30, 2013 

10.
 A residential development option for up 
to 2.4 FAR was added to the 
Comprehensive Plan Recommendations 
for Dulles Station Parcel 5A.  The 
applicant is proposing to implement 
this development option. 

 

 

COMPREHENSIVE PLAN PROVISIONS (Appendix 5) 
 

 Plan Area:   III 
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 Planning District/Sector: Dulles Suburban Center; Land Unit A  

Plan Map:   Mixed-Use 
  

Plan Text:  
 

Fairfax County Comprehensive Plan, 2013 Edition, Dulles Suburban Center, as 
amended through July 30, 2013, Dulles Suburban Center Land Unit 
Recommendations, Land Unit A Other Recommendations p. 64-66: 
 
“9.  The approximately 4.26 acre property located northwest of the Sayward Drive 
and Carta Way intersection (Tax Map parcel 15-4((5))5A) is part of the Dulles 
Station development. It is located one quarter mile from the future Innovation 
Center Metrorail Station. The property is planned and zoned for office and support 
retail at an intensity of 1.0 FAR. As an option, this area may be appropriate for 
residential use and support retail at intensity up to 2.4 FAR. Support retail uses 
may be located within the residential building and be complementary to other uses 
with the object of allowing the area’s residents and employees to minimize daily 
reliance on the automobile. The following guidance applies to this option:  
 

 In addition to existing Sayward Boulevard and Carta Way, new roads on the 
north and west side should be designed and provided for the ultimate road 
configuration. 

 

 Site access should be coordinated with the surrounding properties, 
especially the planned Metrorail station parking garage and other 
development to the north that are to be oriented to the Innovation Center 
Station. 

 

 Transportation Demand Management (TDM) measures should be provided 
that will reduce the demand on the transportation system by 35 percent to 
45 percent with the goal to achieve the high end of the range. 

 

 Proposed intensity higher than 1.0 FAR should provide a greater 
contribution that is above and beyond what is required by the existing 
Affordable Dwelling Unit Ordinance (ADU) and Countywide Workforce 
Housing Policy (WDU). Proposals for development in the Transit Station 
Area are planned between a 1.0 and 3.0 FAR and should provide at a 
minimum proportionally 12% to 16% of total units as WDU’s. 

 

 Stormwater quantity and quality control measures should be provided that are 
substantially more extensive than minimum requirements, with the goal of 
reducing the total runoff volume or significantly delaying its entry into the 
stream system. The emphasis should be on low impact development (LID) 
techniques that evapotranspire water, filter water through vegetation and/or 
soil, return water into the ground or reuse it. LID techniques of stormwater 
management should also be incorporated into new and redesigned streets 
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where allowed and practicable. Coordination of stormwater management 
controls among multiple development sites may also be effective in achieving 
stormwater management goals in an efficient manner. Stormwater 
management and water quality controls should be optimized for all future 
development projects consistent with the scale of such projects. At a 
minimum, stormwater management measures should be provided as follows. 

o The total volume of runoff released as well as the peak release rate for 
the 1 and 2 year, 24 hour storm in the post-developed condition should be 
equal to or less than the total runoff volume and peak release rate in the 
existing condition for the same storm. Alternately, a stormwater 
management plan that protects receiving stream channels from excessive 
erosion, including stream channel protection and quantity control 
strategies, may be pursued.  

o Stormwater runoff associated with the development should be controlled 
such that the first one (1) inch of rainfall is reused, infiltrated or treated in 
a manner through which 80% of the average annual post-development 
total suspended solids are removed, or through which at least an 
equivalent level of water quality control is provided. 

o As an alternative if the U.S. Green Building Council has supplanted its 
LEED® 2009 rating system, stormwater management measures may be 
provided that are sufficient to attain the stormwater management-related 
credit(s) of the most current version of LEED-NC or LEED-CS rating 
system (or equivalent of this/these credit(s)). 

If these goals are demonstrated to not be achievable, all available 
measures should be implemented to the extent possible in support of 
these goals. 

As an alternative, stormwater management measures and/or downstream 
improvements may be pursued to optimize site-specific stormwater 
management and stream protection/restoration needs, consistent with the 
adopted watershed management plan(s) that is/are applicable to the site. 
Such efforts should be designed to protect downstream receiving waters 
by reducing stormwater runoff volumes and peak flows from existing and 
proposed impervious surfaces, consistent with watershed plan goals. 

 Residential development should be guided by the Policy Plan objectives on 
Resource Conservation and Green Building practices. 

 Residential development is a noise sensitive use and this property is located 
near Dulles International Airport and the Dulles Toll Road. Comprehensive 
Plan policy recommends against new residential development in areas where 
current and/or projected future highway noise levels exceed DNL 75 dBA (a 
day-night weighted average noise level) or where projected aircraft noise 
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exposures exceed DNL 60 dBA. Broad planning goals for this area may 
suggest that sites near the Dulles Toll Road and Metrorail would be appropriate 
for residential development and/or other noise-sensitive uses, even where 
projected noise impacts may exceed DNL 75 dBA. However, design 
approaches may be available that would shield noise-sensitive areas from 
these impacts; efforts should be taken to design noise-sensitive uses to 
minimize, if not avoid, the exposure of facades of noise-sensitive interior 
spaces to noise levels above DNL 75 dBA.  A noise study should be provided 
that clearly defines the current and projected noise levels that would affect the 
development. If the study indicates that noise levels will be in excess of DNL 65 
dBA on proposed noise sensitive uses, appropriate mitigation measures should 
be provided with the goal of achieving DNL 45 dBA for interior space and DNL 
65 dBA for outdoor recreation areas. Attenuation may include siting and 
orientation of the noise sensitive use, as well as the use of appropriate building 
materials and noise barriers. 

 Impacts on the need for publicly accessible park space and amenities should 
be offset using the Urban Parks Framework, including the urban park service 
level standard, as a guide for the quantity, design and amenities for urban park 
space. The need for active recreation should be offset as guided by adopted 
recreation facility service level standards, through provision and/or 
enhancement of on-site and off-site recreation facilities.  

 Urban design should create a high-quality and walkable urban environment 
both in terms of the pedestrian realm and building and site design. The 
character of the streetscape should be determined by the pedestrian activities 
generated by the adjacent land uses. The streetscape should include: a 
landscape amenity panel abutting the curb which is typically 6 feet and includes 
street trees, a sidewalk that is typically 6 feet with a utility zone underneath, 
and a building zone of 4 to 12 feet. Buildings should be oriented to the street. 
Above-grade parking structures should be “wrapped” with active uses on all 
sides except along a service street. Any exposed parking levels should employ 
architectural treatments to mitigate the negative impact of exposed parking 
levels.” 

 

 

ANALYSIS 
 

Conceptual Development Plan and Final Development Plan (CDP/ FDP)  
(Copy at front of staff report) 

 

Title of CDP/ FDP: PCA/CDP/FDP Dulles Station at Dulles Corner Parcel 
5A  

Prepared By: Urban Ltd 

Original/ Revision Dates: December 13, 2011 as revised through  
 October 7, 2013. 
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The CDP/ FDP consists of 41 sheets; see Sheet 1 for a sheet index.  The following 
features are depicted on the CDP/ FDP: 
 
Site Layout:  The applicant proposes to construct an 85 foot tall (six-story) mid-rise, 
(approximately 415,000 gross square feet), multifamily residential building with 411 
multifamily units and approximately 10,000 square feet of support retail, in the center 
of the site, north of Sayward Boulevard and to the west of Carta Way.  The overall 
FAR is proposed to be 2.23 including bonus density associated with the provision of 
workforce dwelling units (WDU).  Two new public streets (Public Roads A and B) are 
proposed on the north and west sides of the building.  The approximately 10,000 
square feet of support retail would be located in the east side of the building fronting 
Carta Way.  Parking for the multifamily residential building would be located in a 90 
foot tall (8.5-level) parking garage located in the center of the residential building 
footprint, with three sides that would be wrapped with residential use. Graphic 3 
highlights the general layout. 
 

Graphic 3: Proposed Layout 

 
 

Architecture: Sheets 34 through 36 include perspectives of the proposed 
multifamily building, which show similar elements and building materials as the 
existing buildings in Dulles Station.  These elements include brick masonry with 
horizontal accent bands, free standing masonry wall/porch elements for building 
entries in neutral color tones, with horizontal masonry accent banding and a 
change of materials on upper levels for contrast.  The only exposed side of the 
parking garage façade (along Public Road A) would include a masonry portal with 

To Future 

Metrorail Station 

Support 

Retail 

 

Public Road A 
 

Public  

Road B 
 

Sayward Boulevard 
 

Carta  

Way 
 

Parking 

Structure 

Pan Handle 



PCA C-696-9, PCA C-698-3 
RZ/FDP 2012-DR-016 Page 10 
 

a green screen trellis on the first two floors and an additional canvas cladding on 
the floors above to help soften the appearance.  Proffer 23 indicates that the final 
architectural design of the proposed building and parking garage would be 
consistent with the elements shown on the CDP/FDP.   
 

Roads, Right-of-Way, and Vehicular Access: Sheet 33 of the CDP/FDP 
highlights approximately 33,558 square feet of right of way dedication associated 
with the proposal for two new public streets (Public Roads A and B) located on the 
north and west sides of the residential building.  Vehicular access is proposed to 
be provided from the north from Public Road A.  Additional right of way is shown at 
the northeast corner of the site, which would be dedicated to the Board of 
Supervisors for future Carta Way road improvements associated with the future 
Innovation Center Metrorail Station Project and Nugget Joint Venture 
development.  Proffers 8 and 9 commit to the construction of the public streets as 
shown on the CDP/FDP.      
 

Land Swap: As previously mentioned in the description of the applications,  
PCA C-698-3 seeks approval to delete 22,271 square feet of land from Tax Map 
15-2((1)) 13 (a vacant 11.65 acre property owned by Nugget Joint Venture, LC) 
and include it in the concurrent rezoning request.  The concurrent rezoning request 
reserves an equal portion of land that would be returned to Nugget Joint Venture, 
LC in the future for use in a separate rezoning application.  Sheet 33 shows the 
boundaries of this land swap, which are shown in Graphic 4.    

 

Graphic 4: Land Swap Diagram 
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Open Space & Landscaping: A minimum of 20 percent open space is required in 
the PRM District and the applicant is committing to provide a total of 36 percent 
open space at the completion of the project.   Sheet 11 of the CDP/FDP shows the 
open space calculations.  Sheets 38 and 39 of the CDP/FDP also show two 
private outdoor courtyard areas in the western and eastern portions of the 
residential building consisting of a total of approximately 16,000 square feet 
including a swimming pool, bath house, walking paths and an active recreation 
area.  Sheet 29 of the CDP/FDP depicts a third open space area located to the 
southwest of the building within a “pan handle” of the subject property, along the 
north side of Sayward Boulevard. The landscape plan on Sheet 29 of the 
CDP/FDP indicates a total proposed tree canopy of 24,920 square feet with 5,990 
provided through tree preservation along the “pan handle” of the subject property.  

     

Offsite Community Park Improvement: Sheet 40 of the CDP/FDP shows a 
proposed conceptual design of a 2.6 acre community park located offsite on Tax 
Map 15-4((5)) 3B, which is owned by the Board of Supervisors.  The applicant 
proposes a park improvement design that includes play equipment for all ages, a 
trail network, open play areas, a half size basketball court and several seating 
areas.  The applicant has proffered (in Proffer 22) to expend a total of 1.5 million 
dollars in park improvements to create a publically accessible community park.  In 
addition, the applicant has agreed to maintain the park in perpetuity.   

 

Residential and Bicycle Amenities: Sheets 37, 38 and 39 of the CDP/ FDP 
show the proposed amenities for the multifamily residential building, which include 
a pool, pergolas, fire pits, seating areas, water features and a multi-use outdoor 
recreation area of approximately 16,000 square feet in total size.  The applicant 
has also proffered to provide a health center and separate community rooms for 
guests within the building and to meet the minimum expenditure for on-site 
recreational facilities in the Planned District.   
 
In addition to these facilities, the applicant has proffered to install secure bicycle 
storage sufficient to provide one visitor bicycle space for every 50 residential units, 
and one long-term bicycle space for residents for every three residential units.     
 

 Pedestrian Circulation and Streetscape: Sheet 12 of the CDP/FDP shows the 
proposed pedestrian circulation pattern around the site leading to the adjacent 
Dulles Station and Dulles Corner developments and to the future Innovation 
Center Metrorail Station to the north. Graphic 5 highlights the proposed circulation 
pattern.  
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Graphic 5: Pedestrian Circulation 
 

  
 

 As previously discussed, the residential building is proposed to be surrounded by 
two existing public streets (Sayward Boulevard and Carta Way) and two new 
public streets (Public Roads A and B).  Pedestrian circulation and access would be 
provided by new six foot wide sidewalks along all of these streets, which would 
connect to existing sidewalks in Dulles Station to the east, and Dulles Corner to 
the west; and to new sidewalks associated with the future Metrorail station to the 
north.  The sidewalks to the north of the subject property would be constructed as 
part of the Innovation Center Metrorail Station project.  Sheet 3 of the CDP/FDP 
shows cross sections of each these streets, which generally include a landscape 
amenity panel ranging in size from six to 12 feet, a six foot wide sidewalk and a 
building zone ranging in size from 5 to 50 feet. The overall streetscape dimensions 
would range from approximately 16 feet to over 20 feet from building face to face 
of curb.  Proffer 21 indicates that public access easements would be provided over 
all sidewalks in a form acceptable to the County Attorney.    
 

Parking Tabulations:  The Zoning Ordinance requires 658 parking spaces for the 
multifamily residential building with 10,000 square feet of support retail.  The 
applicant proposes to meet this requirement and to provide the parking within a 
parking garage located in the middle of the building footprint.  The proffers indicate 
that parking for all uses within the proposed development will be provided in 
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accordance with the parking requirements of Article 11 of the Fairfax County 
Zoning Ordinance, as determined by DPWES. The maximum number of parking 
spaces for the residential units will be the minimum number of parking spaces 
required under Article 11 of the Zoning Ordinance.  In addition, the applicant has 
reserved the right in the proffers to seek a parking reduction in the future based on 
proximity to the future Innovation Center Metrorail Station.    
 

Stormwater Management (SWM): The 4.78 acre subject property falls within the 
Horsepen Creek watershed.  The stormwater management (SWM) narrative on 
Sheet 13 of the CDP/FDP indicates that the subject property is part of the original 
drainage area for the regional pond constructed with Dulles Station, which is 
located southeast of the subject property on Tax Map 15-4 ((5)) 3 and approved by 
site plan in SP 6848-PI-002.  Stormwater from the subject property drains to the 
southeast to this SWM pond, which was designed to handle a total drainage area 
of 117 acres (which includes the 63 acre Dulles Station development) and to 
provide both quality and quantity controls for the 2 and 10 year, 24 hour storm 
event.  In addition to the minimum requirements for stormwater management 
provided by the existing regional pond, an underground detention vault located 
below the parking garage facilities is proposed to reduce the peak release rate and 
volume for the 1-year and 2-year, 24 hour storm from the post-development 
condition to be equal or less than the existing condition for the same storms.  The 
applicant proposes to control the stormwater runoff such that the first one inch of 
rainfall is reused or treated in a manner through which 80% of the average annual 
post development total suspended solids would be removed.  A separate waiver 
request, 6848-WPFM-004-1, to allow this proposed underground detention vault 
within the residential development in accordance with PFM § 6-0303.8, was 
submitted to the Department of Public Works and Environmental Services 
(DPWES) (see Proffer 30 and the conditions attached to SWM analysis in 
Appendix 14 of this Staff Report).  Sheets 15 through 22 of the CDP/FDP provide 
the SWM computations for the proposed detention and phosphorous removal 
facilities.   

  

Residential Development Criteria/ Transit-Oriented Design Guidelines/ 

Planned Development Standards Analysis 

 
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 
our historic heritage, contributing to the provision of affordable housing, and being 
responsive to the unique site specific considerations of the property.  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.  To that 
end, the Board of Supervisors adopted the Residential Development Criteria and 
the TOD Guidelines contained in the Policy Plan, to be used in evaluating zoning 
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requests for new residential development and summarized below.  Below is a 
summary of these criteria and guidelines, which are detailed further in Appendix 6. 
 
Planned Zoning Districts are also reviewed in accordance with the General and 
Design Standards of Sections 16-101 and 16-102 of the Zoning Ordinance.  Those 
standards are also summarized as part of the review below and provided in its 
entirety in Appendix 7.  The PRM District was established to provide for high 
density, multiple family residential development, generally with a minimum density 
of 40 dwelling units per acre; or for mixed use development consisting primarily of 
multiple family residential development, generally with a density of at least 20 
dwelling units per acre, with secondary office and/or other commercial uses.  PRM 
Districts are intended to be limited to 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 
otherwise implement the stated purpose and intent of this ordinance.   
 
Staff has combined the review of the Residential Development Criteria and TOD 
Guidelines in the Policy Plan with the review of the Planned District General and 
Design Standards, along with the staff analysis reflected in the agency memos 
found in the appendices of this report.  The following review uses the Residential 
Development Criteria as the format for the analysis. 
 

Conformance with the Site Specific Comprehensive Plan Recommendations 
(See also TOD Guidelines 1, 2, 4 and 16 in Appendix 6 and Planned District 
General Standard 1 in Appendix 7) 
 
The 4.78 acre subject property is located in Land Unit A of the Dulles Suburban 
Center.  It is currently vacant and located within one quarter mile of the planned 
Innovation Center Metrorail Station.  A Plan Amendment specific to the subject 
property (S11-III-DS1) was adopted on July 30, 2013, which added an option for 
residential use and support retail up to 2.4 FAR with conditions. This Plan 
Amendment was a subset of a larger ongoing Route 28 South Plan Study (S09-III-
DS1), which is currently reviewing Plan guidance for all of Land Unit A and a 
portion of Land Unit B, of the Dulles Suburban Center, and in particular, the 
development options related to transit.  The Board of Supervisors public hearing 
for the larger study is scheduled for December 3, 2013.  Since the July 30, 2013 
Plan Amendment is in accordance with draft Plan text for the larger Route 28 
South Study, the applicant (Dulles Rockhill Partners, LP) has decided to move 
ahead with a rezoning application before the Route 28 Station South Study is 
adopted and initiate the previously discussed land swap with the property to the 
north.   
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Use and Intensity  

 
The applicant proposes to implement the Plan Option for residential and support 
retail uses up to 2.4 FAR with development conditions.  The development 
conditions are listed in the Comprehensive Plan section of this staff report and 
summarized below.  The proposed development should incorporate: 
 

 New streets on the north and west side of property; 

 Coordinated site access with surrounding properties and the planned 
Metrorail station; 

 Transportation Demand Management (TDM) with a trip reduction goal of 35 
to 45%; 

 Workforce housing equal to 12 to 16% of the total units; 

 Stormwater Management with an emphasis on low impact development; 

 Green building commitments; 

 Noise attenuation;  

 Community parks; and  

 High quality urban design focused on creating a walkable environment. 
     

The applicant is requesting to develop residential use at up to 2.23 FAR, resulting 
in 415,000 square feet of development (411 dwelling units, including Workforce 
Dwelling Units.)  The applicant also reserves the right to develop up to 10,000 
square feet of ground floor retail use. These uses and this intensity are in general 
conformance with site specific Plan guidance, under Land Unit A’s “Other” 
Recommendations, which provides an option for residential and support retail use 
at up to 2.4 FAR. Staff feels that the development would be consistent with the 
Plan use and intensity recommendations.  Other development conditions 
associated with the residential option are discussed in relevant sections below.    
 
In addition to, and in accordance with the TOD Guidelines, which indicate that high 
density development should be focused and concentrated close to the rail transit 
station, (and where feasible, above the rail transit station); the applicant has 
proposed a multifamily residential building layout that would continue the 
implementation of a walkable, transit oriented neighborhood envisioned for Land 
Unit A of the Dulles Suburban Center.  The subject property is located within one 
quarter mile of the transit station area for the Innovation Center Metrorail Station, 
which is an area where the Comprehensive Plan encourages higher intensity and 
mixed-use development. Staff feels the proposal is consistent with that envisioned 
for a higher-intensity, more urban use of the land adjacent to transit. 
 

Residential Development Criteria 1: Site Design (See also TOD Guidelines 3, 
6, and 14 in Appendix 6 and Planned District General and Design Standards 1 and 
2 in Appendix 7) 
 
This criterion requires that the development proposal address consolidation goals 
in the plan, further the integration of adjacent parcels, and not preclude adjacent 
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parcels from developing in accordance with the Plan.  The development should 
provide for a logical design with appropriate relationships within the development. 

 
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.  

 
The Comprehensive Plan recommends a residential use option for Tax Map  
15-4 ((5)) 5A (the subject property) provided that the property is developed with 
new roads along the north and west boundaries to facilitate development 
associated with the future Metrorail Station.  The Plan also recommends that site 
access be coordinated with the surrounding properties.  The applicant proposes a 
development plan that initiates a land swap with the adjacent property to the north. 
This land swap, as described above, squares off the property and facilitates the 
creation of a street grid necessary for the site and the adjacent property to the 
north. Vehicular access is also proposed from the north, where it would align with 
access to future development to the north.  In addition, the applicant has proffered 
to construct the new roads as public streets, which will facilitate circulation with 
surrounding properties.  With these commitments, staff feels that the development 
proposal will not preclude the development of any of the surrounding 
unconsolidated parcels from developing in conformance with the Plan. 
   
Layout: The layout should provide logical, functional and appropriate relationships 
among the various parts (e. g. dwelling units, yards, streets, open space, 
stormwater management facilities, existing vegetation, noise mitigation measures, 
sidewalks and fences); provide dwelling units that are oriented appropriately to 
adjacent streets and homes; provide convenient access to transit facilities; identify 
all existing utilities and make every effort to identify all proposed utilities and 
stormwater management outfall areas; and encourage utility collocation where 
feasible. 
 
In accordance with the Comprehensive Plan, the six-story, 415,000 square foot 
multifamily residential building footprint is proposed to be centrally located on the 
site, to the north of Sayward Boulevard and to the west of Carta Way.  Two new 
public roads (Public Roads A and B) are proposed on the north and west sides of 
the building.  Approximately 10,000 square feet of support retail would be located 
in the east side of the building fronting Carta Way.  The CDP/FDP shows the 
residential building oriented to the street edge, which creates an urban form that 
would complement the existing Dulles Station development to the east and set the 
stage for new development associated with the future Metrorail station to the 
north.  High quality streetscapes are provided which include six foot wide 
pedestrian sidewalks for adequate internal and external circulation to the Metrorail 
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Station to the north and to the adjacent neighborhoods to the south, west and east 
of the subject property.  In addition, the applicant provided details of the 
architectural style of the residential building on the CDP/FDP.  In staff’s opinion, 
the architectural elevations show a high-quality style, with an appropriate level of 
architectural accents, detailing and quality of materials that should help to provide 
an attractive and interesting streetscape as recommended by the Comprehensive 
Plan.  Staff believes that, in general, the proposed layout is logical and functional. 
 
Open Space, and Landscaping and Amenities: Developments should provide 
usable, accessible, and well-integrated open space.  Appropriate landscaping 
should be provided in parking lots, in open space areas, along streets, in and 
around stormwater management facilities, and on individual lots.  Amenities such 
as benches, gazebos, recreational amenities, play areas for children, walls and 
fences, special paving treatments, street furniture, and lighting should be provided.  
 
The PRM District requires a minimum of 20 percent open space.  Sheet 11 of the 
CDP/FDP shows a total of 36 percent open space on the site, which includes two 
private courtyards and an enhanced streetscape.  Pedestrian amenities and 
seating areas are proposed within the courtyards in the center of the multifamily 
building and along the streetscape.  The east courtyard includes water features, a 
pool, ornamental trees, terraces and landscaped pathways.  The west courtyard 
includes additional seating areas and landscaped pathways.  In addition, the 
proposed streetscape includes two distinct areas credited as urban parks; one is 
located along the “pan handle” of the subject property, which is over 30 feet in 
width and includes a tree save area and a six foot wide sidewalk.  The other area 
which ranges from 20 to 30 feet in width is located along the eastside of the 
building, and includes a publically accessible loggia adjacent to the proposed retail 
use.  These features are shown in more detail on Sheets 11, 37 and 38 of the 
CDP/ FDP and generally highlighted in Graphic 7 below.  
 

Graphic 7: Proposed Open Space and Courtyards and Plaza Area 
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In addition, streetscape improvements along all four streets (Sayward Boulevard, 
Carta Way and new Public Roads A and B) are depicted on Sheet 29 of the 
CDP/FDP.  The CDP/FDP shows six foot wide sidewalks with staggered shade 
trees planted along all four streets.  Benches, bike racks, trash receptacles and 
street lights are also proposed along these streets. In general, staff feels that the 
applicant has provided a high quality site layout required for a PRM District and 
has met this Plan criterion.      

 

Residential Development Criteria 2: Neighborhood Context (See also TOD 
Guidelines 9 and 10 in Appendix 6 and Planned District General Standards 2 and 
4 and Design Standard 1 in Appendix 7) 
 
While developments are not expected to be identical with the existing development 
within which they are to be located, this Criterion states that they should fit into the 
fabric of the community. 
 
As discussed earlier in this report, the site is currently undeveloped but is 
approved to be developed as a 180,000 square foot office building.  Adjacent 
development includes mixed use developments to the south and east (Dulles 
Station) and to the west (Dulles Corner).  Additional undeveloped property and the 
future location of the Innovation Center Metrorail Station are located to the north.   
The Comprehensive Plan recommends a residential use option for Tax Map 15-4 
((5)) 5A (the subject property) provided that the property is developed with new 
roads along the north and west boundaries to facilitate development associated 
with the future Metrorail Station.  The applicant has proposed a multifamily 
residential building layout that would continue the implementation of the walkable, 
transit oriented neighborhood envisioned in Land Unit A of the Dulles Suburban 
Center.  Redevelopment of this portion of Land Unit A began with the adjacent 
Dulles Station and Dulles Corner mixed use developments.  The subject property 
and the surrounding areas are located within the transit station area for the 
Innovation Center Metrorail Station, which is an area where the Comprehensive 
Plan encourages higher intensity and mixed-use development. Staff feels the 
proposal is consistent with that envisioned for a higher-intensity, more urban use 
of the land adjacent to transit.  The applicant has provided: 1) additional roads 
needed to support the necessary street grid for the future development of the 
surrounding neighborhoods and the Metrorail station to the north; 2) limited access 
points to the north which would logically be aligned with future access points to the 
north; 3) appropriate streetscapes that incorporate landscaping and sidewalks that 
connect to all nearby properties as well as pave the way to the future Metrorail 
station; 4) open space areas with seating for pedestrians as they walk to and from 
the Metrorail station; and 5) architectural features which reflect an urban character 
including parked wrapped with residential use.  
 
In addition to the neighborhood context criteria, Planned Development General 
Standards 2 and 4, and Design Standard 1 state the development shall result in a 
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development achieving more of the stated purpose and intent than a conventional 
zoning district, shall be designed to prevent substantial injury to the use and value 
of existing surrounding development and shall generally conform to the provisions 
of the corresponding conventional district to complement adjacent properties.  
Furthermore, the Policy Plan encourages land use patterns that maintain stability 
in established neighborhoods, and encourages infill development that is 
compatible with the existing land use and at a compatible scale.   
 
To compare the PRM District’s perimeter setbacks with the proposal, staff used 
the R-30 District (Residential, Thirty Dwelling Units per Acre) as the most 
comparable conventional residential district.   
  
Table 1: Perimeter Setbacks 

 R-30 Requirement Proposed Residential  

Front Yard 20 ft or 25º ABP (Angle Bulk 
Plane) = 35 ft for 75 foot tall 
building 

8.93 ft - Carta Way 
16.19 ft – Sayward Boulevard 
 

Rear Yard 25 ft or 25 ABP = 35 ft for 75 foot 
tall building. 

16.37 ft – Public Road B 
13.32 ft – Public Road A 

Building 

Height 

150 ft subject to an increase 
permitted by Special Exception 

75 ft Building 
90 ft Parking Garage 

 
The proposal does not meet the bulk standards for yards in the R-30 District; 
however, staff finds the proposed setbacks provide the urban context envisioned 
by the Plan.  As previously noted, the subject property is located within one quarter 
mile of the future Innovation Center Metrorail Station, which is planned for 2.4 FAR 
and higher intensities.  The Plan seeks to create an urban form closest to the 
Metrorail station and the proposed setbacks are in keeping with this 
recommendation.  Furthermore, as discussed earlier in this report, staff feels that 
the proposed layout will have no adverse impact on the abutting properties, which 
are zoned to the PDC and PRM districts and utilize similar urban bulk standards. 
In staff’s opinion, the applicant proposed a development that will fit into the context 
of the neighborhood and this criterion has been adequately addressed.   

 

Residential Development Criteria 3: Environment (See Appendix 8 for 
Environmental Staff Analysis, TOD Guideline 12 in Appendix 6 and Planned 
District General Standards 3 and 4 in Appendix 7) 
 
This Criterion requires that developments respect the natural environment by 
conserving natural environmental resources, account for soil and topographic 
conditions and protect current and future residents from the impacts of noise and 
light.  Developments should minimize off-site impacts from stormwater runoff and 
adverse water quality impacts.   
 
1) Stormwater Management/Best Management Practices (SWM/BMP):  The 4.27 

acre subject property within Land Unit A of the Dulles Suburban Center is 
located within the Horsepen Creek watershed, south of the Dulles Airport 
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Access Road, east of Sunrise Valley Drive and north of Sayward Boulevard.  
The site is currently undeveloped.   

 
The subject property is within an area of Dulles Station that was intended to be 
served solely by an existing regional stormwater pond located south of the 
subject property.  The stormwater narrative states that a conduit system will 
convey approximately 3.75 acres of the development site to the regional pond.  
In support of the site specific Comprehensive Plan text for the subject property, 
as cited above, the applicant proposes to install an underground stormwater 
management vault which will reduce peak release rate and runoff volume for the 
1 and 2 year, 24 hour storm to be equal to or less than the existing, pre-
development condition.  Also in support of specific Plan guidance, the 
stormwater management narrative and the stormwater proffer provide the 
commitment to retaining, infiltrating or re-using the first one inch of rainfall on 
site in order to remove 80% of the total suspended solids.   

 
 Staff notes that on May 24, 2011, the Virginia Soil and Water Conservation 

Board adopted Final Stormwater Regulations, which became effective 
September 13, 2011.  The regulations require all local governments in Virginia 
to adopt and enforce new stormwater management requirements; these new 
requirements must be effective on July 1, 2014.  Staff from the Department of 
Public Works and Environmental Services is pursuing the development of a 
stormwater management ordinance in order to implement this state mandate, 
and it is anticipated that this ordinance will become effective on the July 1, 2014 
deadline.  The applicant will be required to comply with these new requirements 
for any subject development activities for which the applicant has not (prior to 
July 1, 2014) obtained Virginia Stormwater Management Permit (VSMP) permit 
and site plan approval.  The proposed development will not be grandfathered 
from the new ordinance as a result of approval of this zoning application. 

 
2) Outfall Analysis:  According to the outfall narrative on Sheet 23 of the 

CDP/FDP, runoff from the proposed development drains southeast to the 
existing Dulles Station regional SWM pond.  This Pond controls SWM runoff 
from approximately 120 acres and ultimately discharges into Merrybrook Run.  
Final determination of the adequacy of the stormwater outfall will be provided by 
the Department of Public Works and Environmental Services (DPWES) during 
site plan review.  

 
3) Transportation Generated Noise: The subject property may be affected by 

traffic generated noise.  The Comprehensive Plan guidance, both specific site 
guidance and general Policy Plan guidance, recommends that interior noise 
levels for new residential development and other noise sensitive uses should 
not exceed DNL 45 dBA in interior areas and 65 dBA for outdoor recreational 
areas.  In support of Comprehensive Plan guidance regarding transportation 
generated noise for this proposed development, the applicant makes the 
following commitments in Proffer #25:  
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• Noise thresholds will be adhered to as recommended by the 

Comprehensive Plan of 45 dBA in interior areas of new residential 
development and 65 dBA in outdoor recreational areas; 

• An acoustical analysis will be performed to demonstrate current and future 
impacts (25 year projection);  

• Appropriate recommendations for noise mitigation will be provided, if the 
study findings determine that mitigation will be necessary.   

 
 The applicant has also committed to submit a noise study to Department of 

Planning and Zoning (DPZ) and the Department of Public Works and 
Environmental Services (DPWES) at the time of site plan submission.. 

 
4) Green Buildings: The subject property is proposing to develop under a 

Comprehensive Plan option in the Dulles Suburban Center and is therefore 
subject to the Plan’s green building policy.  As such, the development is 
expected to attain green building certification. The applicant is proposing four 
green building certification options (Earthcraft, National Green Building 
Standards (NGBS) using the Energy Star Qualified Homes path for energy 
performance, LEED New Construction, or LEED for Homes Multifamily Mid 
Rise) which are now acceptable to staff.  No issues remain.   

 
5) Sustainable Energy: The applicant has proffered to provide at least one electric 

vehicle charging station, and ancillary wiring and infrastructure necessary to 
increase the number of electric vehicle charging stations, within the parking 
garage for the residential building.  

 
6) Soil Constraints: Sheet 19 of the CDP/FDP indicates that the site may be 

characterized by soils which pose constraints to development, such as poor 
infiltration, shallow depth to bedrock and naturally occurring asbestos.  The 
applicant should commit to a geotechnical analysis during site plan review which 
would provide additional soil information related to the development of the 
subject property.    

 

Residential Development Criteria 4: Tree Preservation and Tree Cover 

Requirements (See Appendix 9 for UFM Staff Analysis, TOD Guideline 12 in 
Appendix 6 and Planned District General Standard 3 in Appendix 7)  
 
This Criterion states that all developments should be designed to take advantage 
of existing tree cover and developed appropriately to disturb as little existing tree 
cover as possible, including the extension of utility improvements to the site. 
 
General Standard 3 for planned districts expects developments to protect and 
preserve to the extent possible natural features such as trees. 
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This site is currently undeveloped with mature trees consisting of oaks, maples 
and hickories.  The landscape plan on Sheet 29 of the CDP/FDP indicates a total 
proposed tree canopy of 24,920 square feet with 5,990 square feet provided 
through tree preservation along the “pan handle” of the subject property.  For trees 
not planted within an 8-foot wide minimum planting area, or those that do not meet 
the minimum planting area required by the PFM, the applicant has proffered to 
provide details for alternative designs showing how the proposed planting spaces 
will provide for normal tree growth and performance by installing structural cells or 
an equivalent solution acceptable to Urban Forest Management (UFM.) 
 
The applicant has also proffered to conform to the limits of clearing and grading as 
shown on the CDP/FDP.  Additionally, in response to comments from Urban 
Forest Management (UFM), the applicant has committed to replace any tree that is 
damaged, such that 30 percent or more of the crown is no longer viable with a tree 
of equal or greater size. 
 
Urban Forest Management has reviewed the application and indicated some 
technical concerns, which include: 1) certain tree canopy multipliers shown on the 
CDP/FDP need further clarification or should not be used in the overall tree 
canopy calculations; and 2) the street planting details shown on the Sheet 30 of 
CDP/FDP should be revised to show larger structural cells consistent with 
acceptable alternatives provided by UFM.  The applicant has revised the 
CDP/FDP to address these concerns.  Staff feels that Development Criteria 4 and 
Planned District General Standard 3 have been adequately addressed. 
 

Residential Development Criteria 5: Transportation (See Appendix 10 for 
FCDOT Staff Analysis, TOD Guideline 7, 8 and 9 in Appendix 6 and Planned 
District General Standard 5 and 6 and Design Standard 3 in Appendix 7)  
 
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. 
 
Overview:  The applicant has made a commendable effort to address staff’s 
concerns, throughout the plan review process.  In June 2012, a traffic study was 
submitted which analyzed the impacts this specific proposal would have on the 
surrounding area road network.   At that time, the applicant requested a full access 
median break on Sayward Boulevard at Public Road B.  Transportation staff did 
not support the median break, given the potential conflicts and safety concerns. 
The applicant has since redesigned the Public Road B access to a right in/right out 
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only.  In addition, the applicant has addressed all critical transportation issues 
identified in the Comprehensive Plan in this application.  A few of the significant 
contributions are outlined below. 

 

 New Public Roads A and B: These streets are proposed to be constructed 
along the north and west sides of the property and are expected to have 34 
feet of right of way width, which includes two 11 foot travel lanes for 
vehicles travelling to and from the future Metrorail station.  In addition, 
construction of the streets will facilitate the circulation associated with the 
public infrastructure related to the Metrorail station to the north.  The 
applicant has committed to dedicate the requested right-of-way and to 
construct the needed street widths associated with these streets.    

 

 Right of Way Dedication along Carta Way: In examining the area as a 
whole, staff suggested that development related to the future Metrorail 
station to the north may need to reexamine the cross section of the 
intersection of Public Road A and Carta Way in the future.  The applicant 
has agreed to reserve and dedicate additional right of way located at the 
northeast corner of the site to provide flexibility in the future for the ultimate 
configuration of this intersection.   

 

 TDM: The applicant has proffered to design a TDM program to meet 
aggressive trip reduction goals of 35 percent in the am and pm peak hours. 
In response to staff comments, the applicant has agreed to: 

 
1) Provide an Incentive Fund to encourage Metrorail ridership 
2) Monitor their TDM program with annual traffic counts and surveys every 

three years.  (This is a significant improvement from monitoring 
programs in the past.  Annual traffic counts will enable the county to 
review the status of transportation in the area and identify future 
concerns or areas for improvement.) 

3) Pay a $75 per day non-compliance fee for failure to submit their annual 
report by the date outlined in the proffers.  (Assuring that TDM programs 
are operating as proffered is very important to the County, and the 
annual reports provide information on the TDM programs, and 
commuter behavior.)   

4) Commit to a detailed implementation plan for the TDM program that will 
also provide the flexibility to modify the program both to address 
changes necessary during the life of the project. 

 

 Traffic Signals: In examining the area as a whole, staff suggested that the 
proposed development reevaluate the need for traffic signals at the 
intersections of 1) Sunrise Valley Drive and Sayward Boulevard; and 2) 
Sayward Boulevard and Carta Way.  The applicant agreed and proffered to 
ensure that a combined total sum of $250,000.00 is in escrow with Fairfax 



PCA C-696-9, PCA C-698-3 
RZ/FDP 2012-DR-016 Page 24 
 

County to help fund the construction of future traffic signals at these 
intersections by others.  Staff agrees with this approach.  
 

 Bicycle Parking: Staff recommended that the applicant provide bicycle 
spaces on-site.  The applicant proffered to install secure bicycle storage 
sufficient to provide one visitor bicycle space for every 50 residential units, 
and one long-term bicycle space for residents for every three residential 
units.  The location and design of bicycle racks and storage rooms will be 
determined at site plan subject to the approval of FCDOT.  
 

In response to the County’s Route 28 South Plan Comprehensive Plan Study 
(S09-III-DS1), the Virginia Department of Transportation (VDOT) had operational 
concerns with three intersections, which include 1) Sunrise Valley Drive and 
Sayward Boulevard, 2) Sayward Boulevard and Carta Way and 3) Public Road A 
and Carta Way. The applicant was asked to submit an additional operational 
analysis to ensure this proposal would not preclude any necessary roadway 
improvements needed to accommodate the 2030 forecasted growth. The applicant 
acknowledged the concerns and submitted the additional operational analysis.  
VDOT’s comments are included in Appendix 10.   
 
In general, VDOT offered the following comments on the operational study: 1) the 
north side of Public Road A should be constructed in a temporary manner to allow 
flexibility for final road design associated with development of the property to the 
north; 2) 12 foot wide travel lanes should be provided on Public Roads A and B; 3) 
proffers should be provided to ensure that traffic signals at two intersections 
(Sunrise Valley Drive/ Sayward Boulevard and Sayward Boulevard/Carta Way) 
may be installed if warranted; 4) adequate curb ramps should be provided for 
pedestrians; and 5) adequate sight distance should be provided.  The applicant 
has revised the proffers to address all of these concerns, except for the 12 foot 
wide lane suggestion.  County staff agrees with the 11 foot lanes shown on the 
CDP/FDP, which are more in line with the urban design standards recommended 
in the Comprehensive Plan.    
 
Overall, staff feels that Development Criteria 4 has been adequately addressed.   

         

Public Facilities Analyses (See Appendices 11 through 17 for Specific Staff 
Analysis, Residential Development Criteria 6 and TOD Guideline 15 in Appendix 6, 
and Planned District General Standard 5 in Appendix 7) 

 
Criterion 6 states that residential developments should offset their impacts upon 
the public facility systems (i.e. schools, parks, libraries, police, fire and rescue, 
stormwater management and other publicly owned community facilities.)  Impacts 
may be offset by the dedication of land, construction of public facilities, 
contribution of in-kind goods, services or cash earmarked for those uses, and/or 
monetary contributions to be used toward funding capital improvement projects.   
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In addition to the public facilities criteria, General Standard 5 for planned districts 
state that 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.   
 

 Fire and Rescue (Appendix 11) 
 
The subject property would be serviced by the Fairfax County Fire and Rescue 
Department Station #436, Frying Pan.  The requested rezoning currently meets 
fire protection guidelines and the Fire Marshal has coordinated  with the 
development of the proffers regarding landscaping and streetscape. 

 
Fairfax County Water Authority (Appendix 12) 
 
The subject property is located within the Fairfax Water service area.  Adequate 
domestic water service is available to the site from existing water mains located at 
the property. Relocation of water facilities and additional water main extensions 
may also be required.  
 
Environmental & Site Review Division, Stormwater Management, DPWES 
(Appendices 13 and 14 for DPWES Analysis; see also TOD Guideline #12 and 
Residential Development Criteria #3 and 6 in Appendix 6.) 
 
The subject property is within an area of Dulles Station, which was intended to be 
served solely by an existing regional stormwater pond located south of the subject 
property.  The stormwater narrative states that a conduit system will convey 
approximately 3.75 acres of the development site to the regional pond.  In support 
of the site specific Comprehensive Plan text for the subject property, as cited 
above, the applicant proposes to install an underground stormwater management 
vault which will reduce peak release rate and runoff volume for the 1 and 2 year, 
24 hour storm to be equal to or less than the existing, pre-development condition.  
Also in support of specific Plan guidance, the stormwater management narrative 
and the stormwater proffer provide the commitment to retaining, infiltrating or re-
using the first one inch of rainfall on site in order to remove 80% of the total 
suspended solids.   
  
DPWES staff reviewed the application and provided comments within two basic 
elements.   

 
1) Stormwater Detention: With regard to the waiver request for the proposed 

underground detention vaults, 6848-WPFM-004-1, DPWES recommends that 
the Board approve the waiver subject to conditions dated September 26, 2013, 
which are contained in Appendix 14.  In addition, the applicant proffered to 
execute an agreement with the County in a form satisfactory to the County 
Attorney providing for the perpetual maintenance of all stormwater 
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management facilities. With this proffer and the imposition of the development 
conditions, staff feels that this comment is addressed. 

 
2) Outfall: The applicant has identified the point where the drainage area exceeds 

100 times the contributing site area (ZO 1 8-202. 10.F(2)(c)).  The applicant is 
proposing an off-site storm sewer improvements to a portion of the existing 
close conduit system located between the site and the existing SWM/BMP 
Regional Pond. The proposed storm sewer improvement as shown on the 
CDP/FDP will upsize a portion of the existing storm drainage system to a 42" 
reinforced concrete pipe (RCP).  Final determination of the adequacy of these 
improvements will be made during site plan review.   

 
3)  SWM Regulations: Staff notes that on May 24, 2011, the Virginia Soil and 

Water Conservation Board adopted Final Stormwater Regulations, which 
became effective September 13, 2011.  The regulations require all local 
governments in Virginia to adopt and enforce new stormwater management 
requirements; these new requirements must be effective on July 1, 2014.  Staff 
from the Department of Public Works and Environmental Services is pursuing 
the development of a stormwater management ordinance in order to implement 
this state mandate, and it is anticipated that this ordinance will become 
effective on the July 1, 2014 deadline.  The applicant will be required to comply 
with these new requirements for any subject development activities for which 
the applicant has not, prior to July 1, 2014, obtained Virginia Stormwater 
Management Permit (VSMP) permit and site plan approval.  The proposed 
development will not be grandfathered from the new ordinance as a result of 
approval of this zoning application. 
 

In general, staff feels that the proposal meets stormwater criteria in Development 
Criterion 6 provided that the highlighted concerns are addressed at site plan 
review. 

  
Sanitary Sewer Analysis (Appendix 15)  
 
The property is located in the Horsepen Creek Watershed, and would be sewered 
into the Blue Plains Treatment Plant.  Adequate sanitary sewer capacity is 
available from an existing 8-inch line located on the property. 
 

Fairfax County Public Schools (Appendix 16) 
  

The proposed development would be served by Coates Elementary School, 
Carson Middle School and Westfields High School.  Coates Elementary and 
Carson Middle Schools are projected to be over capacity by the 2017-2018 school 
year.  The total number of students generated by this development is anticipated 
to be 45:  24 elementary, eight middle and 13 high school students.  An 
appropriate contribution to offset the school impact of the proposed development 
would be $471,960 (45 students X $10,488 per student.)  The applicant has 
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proffered to contribute this amount to DPWES for transfer to the Fairfax County 
School Board with such sum to escalate from the date of rezoning approval based 
on Section 15,2-2303.3 of the Code of Virginia.   
 

Fairfax County Park Authority (Appendix 17) 
 
According to Fairfax County Park Authority (FCPA) calculations, the proposed 
development will add approximately 805 new residents to the current population of 
the Dranesville Magisterial District.  Using adopted service level standards, FCPA 
staff identified a need for all types of parkland and recreational facilities in this 
area.  Existing nearby parks (Arrowbrook, Dulles Corner, Hutchinson School Site, 
Merrybrook Run Stream Valley) meet only a portion of the demand for 
parkland generated by residential development within one mile of the subject 
property. In addition to parkland, the recreational facilities in greatest need in this 
area include basketball courts, playgrounds, adult softball diamonds, rectangle 
fields, and trails.   
 
Based on adopted park and recreation service level standards, the estimated 805 
new residents created by the proposed development generate a need for about 
four acres of parkland. However, due to the proximity of the future Metrorail 
station, applying the Urban Parks Framework, which emphasizes form and 
function, was determined to be applicable for this application.  Applying the urban 
park standard, the proposed development generates a need for about 1.25 
acres of urban park space. In addition to parkland, the proposed development also 
generates a need for local-serving recreational facilities that should be provided 
onsite, such as playgrounds, basketball courts, and other small-scale facilities. 
 
On-Site: The applicant proposes to provide a fitness center, pool, pergolas, fire 
pits, seating areas and a multi-use outdoor recreation area for the proposed 
residential building.  Based on Sections 6-110 and 16-404 of the Zoning 
Ordinance, a contribution of $1,700 per non-affordable dwelling unit (ADU) is 
required for outdoor recreational facilities to serve the development population.  
The applicant has proffered to expend a minimum of $1,700.00 per market-rate 
residential unit on such recreation facilities.  Prior to final bond release for any site 
plan including a residential building, the balance of any funds not expended on-site 
would be contributed to the Fairfax County Park Authority for the provision of 
recreation facilities located in proximity to the Property.   
 
Off-Site: The proposed development generates a need for 1.25 acres of publicly-
accessible urban parkland onsite with appropriate amenities according to the 
Urban Parks Framework and a fair-share contribution of $718,865 to the Park 
Authority for recreational facility development within the service area of the subject 
property.  To offset the lack of onsite parkland and generated impacts to Park 
Authority service level standards, the applicant has proffered to spend $1.5 million 
to provide off-site community park and recreation improvements on land previously 
dedicated to the Board of Supervisors (on Tax Map 15-4((5)) 3B), which is within 
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close proximity of the subject development. Staff feels that this proffer will meet 
the park and recreation need generated by the application.  All issues have been 
resolved.   

 

Affordable Housing (see Residential Development Criteria 7 and TOD Guideline 
5 in Appendix 6 and 7) 
 
This Criterion states that a goal of Fairfax County is to ensure an adequate supply 
of housing for low- and moderate-income families, those with special accessibility 
requirements, and those with other special needs.  This Criterion may be satisfied 
by the construction of units, dedication of land, or by a contribution to the Housing 
Trust Fund.   
 
The Comprehensive Plan specifically encourages the provision of workforce 
housing as part of the residential component of the development.  The applicant is 
proposing to provide 14.6 percent of the total units as Workforce Dwelling Units 
(WDUs).  These WDUs would be administered as set forth in the Board of 
Supervisors’ Workforce Dwelling Unit Administrative Policy Guidelines dated 
October 15, 2007.  As such, staff believes that this criterion has been met.   

 

Heritage Resources (Residential Development Criterion 8)  
 
This Criterion requires that developments address potential impacts on historical 
and/or archaeological resources through research, protection, preservation, or 
recordation.   
 
The Applicant has provided Phase I, II, and III archaeological studies that were 
conducted and prepared by a consultant. The study area consisted of the entire 
63-acre Dulles Station at Dulles Corner development, which includes the subject 
property.  No further archaeological work is required. 
  

 

ZONING ORDINANCE PROVISIONS (See Appendix 16) 
 

PRM Use Limitations (Sect. 6-406)  
 

 Meet the standards of 16-101 (General Standards) and 16-102 (Design 
Standards).  These general and design standards have been evaluated as 
part of the review of the Residential Development Review Criteria and 
Transit Oriented Design review section of this report.  Staff finds that these 
standards have been met. 

 

 Provide a CDP and FDP in accordance with specific urban design 
requirements and streetscape plans.  The applicant has proffered to 
develop the site according to a CDP/FDP, which includes detailed 
landscaping, an urban streetscape, building elevations, transportation 
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improvements and pedestrian amenities that are expected in a mixed-use, 
transit-oriented development.     

 

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

 

 Be designed to be harmonious with neighboring properties.  As noted 
earlier in this report, staff believes that the proposed development has been 
designed to be harmonious with the neighboring properties.   

 

 Use the standards of Article 9 to evaluate uses categorized as Special 
Exception uses.  Any of the uses not established in the proffers and allowed 
in the District by-right may be permitted with approval of a final development 
plan amendment, special exception or special permit, as applicable. 

 

 Have 50 percent of the total gross floor area devoted to multifamily 
residential use.  With a proposed minimum of 98 percent multifamily 
residences in the PRM District, the proposed development meets this use 
limitation. 

 

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

 

 Provide parking in accordance with Article 11, including possible parking 
reductions based on hourly parking accumulation characteristics of the 
various uses and/or proximity to a mass transit station, with the intention 
that a substantial portion of the required parking be provided in parking 
structures.  The required off-street parking would be provided by a parking 
garage that would be wrapped on three sides by residential uses.  The 
maximum number of parking spaces for the residential units will be the 
minimum number of parking spaces required under Article 11 of the Zoning 
Ordinance.  In addition the proffers reserve the right of the applicant to seek 
a parking reduction in the future based on proximity to the Metrorail Station. 
   

 Provide signage in accordance with Article 12. The applicant has proffered 
to provide signage in accordance with Article 12 or pursuant to a 
Comprehensive Sign Plan application approved in accordance with the 
Zoning Ordinance.   

 

 Comply with the performance standards of Article 14, relating to lighting and 
noise. The applicant has proffered to meet or exceed these performance 
standards.   
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Lot Size Requirements (6-407) 

 
Section 6-407 requires that all developments in the PRM District have a minimum 
district size of two acres.  The subject site is 4.78 acres in size and meets this 
requirement. 
 

Maximum Density (6-408) 
 
Par. 2 of Sect. 6-408 states that the maximum floor area ratio for the PRM District 
is 3.0.  The overall FAR would be 2.23 FAR including bonus density associated 
with the provision of workforce dwelling units (WDU). 

     

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

The current open space regulations require twenty percent of the gross area in the 
PRM District be landscaped open space.  In addition, recreational amenities are 
required in accordance with the Planned District regulations including pools and 
indoor exercise facilities (minimum expenditure of $1,700 per unit).   
 
According to the CDP/FDP, 36 percent open space will be provided on the subject 
property.  As discussed earlier in this report, this open space will consist of parks, 
plazas and open space areas, as well as courtyard recreational areas.  In addition, 
the applicant has agreed to proffer to expend a minimum of $1,700 per market 
rate multifamily residential unit on site.  These facilities will include a fitness center, 
pool, pergolas, fire pits, seating areas and a multi-use outdoor recreation area.  
Staff finds that the application has met both elements of the PRM open space 
requirements.   
 

 Waivers/Modifications: 
 

 Modification of the loading requirement in favor of the loading spaces provided on 
the CDP/FDP. 

 
 The applicant proposes 415,000 gross square feet of residential use with 

approximately 10,000 square feet of support retail on the eastern portion of the 
building, including bonus density associated with the provision of affordable 
dwelling units (ADU) and workforce dwelling units (WDU).  The Zoning Ordinance 
requires five loading spaces for the residential building.  However, the applicant 
proposes to consolidate the loading functions and provide two loading spaces on 
the north side of the proposed multifamily building.  The applicant also indicated 
that adequate space is available to coordinate and schedule the residential needs 
with other loading functions.  Staff does not object to the waiver request since this 
request would limit loading functions to one side of the building and away from the 
travel-ways leading to the future Metrorail station.      
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Waiver to locate underground facilities in a residential area (PFM Section  
6-0303.8), subject to Waiver #6848-WPFM-004-1 Conditions dated  
September 26, 2013 (contained in Appendix 12 as Attachment A.) 

 
 As previously mentioned, the stormwater narrative states that a conduit system will 

convey approximately 3.75 acres of the development site to the off-site Dulles 
Station regional pond.  In addition and in support of the site specific 
Comprehensive Plan text for the subject property, the applicant proposes to install 
an underground stormwater management vault to retain, infiltrate or re-use the first 
one inch of rainfall on site in order to remove 80% of the total suspended solids.  
The applicant has filed a waiver request (Waiver #6848-WPFM-004-1) to control 
stormwater by using underground detention in a residential development. The 
applicant has also proffered to execute an agreement with the County in a form 
satisfactory to the County Attorney providing for the perpetual maintenance of all 
stormwater management facilities.  DPWES recommends that the Board approve 
the waiver to locate underground facilities in a residential area, subject to Waiver  

 #6848-WPFM-004-1 conditions dated September 26, 203, as contained in the 
Appendix 12. 

 
Deviation from the tree preservation target percentage in favor of the proposed 
landscaping shown on the CDP/FDP and as proffered. 

 
The Zoning Ordinance requires 10 percent of the site to include tree cover.  The 
applicant is proposing to exceed the 10 percent tree cover on the site through the 
proposed landscaping plan.  Sheet 29 of the CDP/FDP also indicates that 5 
percent of the tree cover should be met through tree preservation.  The applicant 
has requested a modification of the tree preservation target area and has 
submitted justification to DPWES indicating that conformance would preclude 
development of the use and intensity permitted by the Zoning Ordinance and 
because construction activities could reasonably be expected to impact existing 
trees.  While the property contains mature trees, those mature trees would have 
been removed with the construction of the previously approved office building on 
the site.  The applicant proposes to replace the office building with a residential 
building and provide a landscape plan that would exceed the tree canopy 
requirements for the site.  With this proposal, staff feels that both of the 
prerequisites for the deviation have been met, and as such, staff supports the 
requested waiver.    
 
Waiver of the Use Limitations on Corner Lots in Section 2-505 of the Zoning 
Ordinance to permit landscaping and sign walls within the sight triangles formed by 
the streets along the corner lot   
 
For every corner lot, the Zoning Ordinance prohibits structures, plantings and other 
objects from being located within a 30 foot site triangle formed by the streets along 
the corner lot.  Adequate sight distance must also be maintained between two 
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horizontal planes starting at 3.5 feet and ending at 10 feet above the established 
grade.  The applicant seeks a waiver of this requirement to allow the building and 
landscaping to be located in a manner consistent with the Comprehensive Plan 
recommendations.  The CDP/FDP shows the residential building oriented to the 
street edge, which creates an urban form that would complement the existing 
Dulles Station development to the east and set the stage for new development 
associated with the future Metrorail station to the north.  Staff does not object to 
the waiver request provided that the proposal does not restrict functional sight 
distance for drivers entering or exiting travel intersections, aisles or driveways.  
The applicant has provided sight distance triangles on the CDP/FDP and proffered 
to seek consultation from the Zoning Administrator to shift locations of various 
streetscape elements to accommodate final architectural design and sight distance 
requirements during site plan review. 
 
  

CONCLUSIONS AND RECOMMENDATIONS 
 

 Staff Conclusions 
 

The applicant proposes to rezone 4.78 acres from the PDC District to the PRM 
District to permit a mixed-use, Transit-Oriented Development (TOD) within one 
quarter mile of the planned Innovation Center Metrorail Station in the Dranesville 
District.  The proposal includes an 85-foot tall (six-story) mid-rise, multifamily 
residential building consisting of approximately 415,000 gross square feet (411 
units) with approximately 10,000 square feet of support retail.  The overall FAR 
would be 2.23, including bonus density associated with the provision of workforce 
dwelling units (WDU).  It is staff’s evaluation that the proposed development is in 
harmony with the use and intensity recommendations of the Comprehensive Plan 
and with the applicable Zoning Ordinance requirements. 
  
Staff Recommendations 
 
Staff recommends approval of PCA C-696-9.  
 
Staff recommends approval of PCA C-698-3.  
 
Staff recommends approval of RZ 2012-DR-016, and the associated Conceptual 
Development Plan, subject to the execution of proffers consistent with those 
contained in Appendix 1.  
 
Staff recommends approval of FDP 2012-DR-016. 
 
Staff recommends approval of a modification of the loading requirement in favor of 
the loading spaces depicted on the CDP/ FDP. 
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Staff recommends that the Board of Supervisors direct the Director of DPWES to 
permit a deviation from the tree preservation target percentage in favor of the 
proposed landscaping shown on the CDP/FDP and as proffered. 
 
Staff recommends approval of a modification of the Use Limitations on Corner 
Lots in Section 2-505 of the Zoning Ordinance to permit the proposed building, 
landscaping and sign locations within the Zoning Ordinance sight triangles formed 
by the streets along the corner lot as shown on the CDP/FDP and as proffered. 
 

 Staff recommends approval of a waiver of the Board of Supervisor’s policy to 
permit the location of the underground stormwater management facilities in a 
residential area (PFM Section 6-0303.8), subject to Waiver #6848-WPFM 004-1 
Conditions, dated September 26, 2013.   

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

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

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

easement, covenants, or other agreements between parties, as they may apply to the 
property subject to this application.  For information, contact the Zoning Evaluation 
Division, Department of Planning and Zoning, 12055 Government Center Parkway,  
Suite 801, Fairfax, Virginia 22035-5505, (703) 324-1290. 
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PROFFERS 
DULLES ROCKHILL 
RZ/FDP 2012-DR-016 

 
October 30, 2013 

 
 Pursuant to Section 15.2-2303 (A) of the Code of Virginia (1950, as amended) and 
Section 18 -204 of the Zoning Ordinance of Fairfax County (1978, as amended ), the 
property owner/applicant, for itself and its successors and/or assigns (hereinafter 
collectively referred to as the "Applicant"), hereby proffer that the development of the 
parcels under consideration and shown on the Fairfax County tax maps as Tax Map 15-
2((1)) 13 pt.; 15-4 ((5)) 5A (collectively, the "Property") shall be in accordance with the 
following conditions if, and only if, Rezoning application RZ/FDP 2012-DR-016 is 
granted by the Board of Supervisors of Fairfax County, Virginia.  In the event said 
application request is denied or the Board’s approval is overturned by a court of 
competent jurisdiction, these proffers shall be null and void.  Approval of this rezoning 
application shall supersede and replace any prior zoning approval(s) on the Property, and 
all proffers, conditions, and development plans associated therewith shall be null and 
void.  
 
PREAMBLE 
 
1. Conceptual/ Final Development Plan. The Property shall be developed in 

substantial conformance with the Conceptual Development Plan ("CDP ") and 
Final Development Plan ("FDP ") entitled "Dulles Station at Dulles Corner 
Parcel 5A" dated December, 2011 and revised through October 7, 2013, prepared 
by Urban, Ltd., consisting of Sheets 1-41. 

 
2. Elements of CDP. Notwithstanding the fact that the CDP and FDP are presented 

on the same plan, the elements that are components of the CDP are limited to the 
perimeter points of access, the location of the buildings and minimum amount 
and location of open space, uses, minimum and maximum number of dwelling 
units, minimum building heights, and minimum setbacks from the peripheral lot 
lines and a modification to such elements shall require a subsequent CDPA or 
Proffered Condition Amendment.  The Applicant reserves the right to request a 
Final Development Plan Amendment (FDPA) for elements other than 
Conceptual Development Plan (CDP) elements from the Planning Commission 
for all or a portion of the FDP in accordance with Section 16-402 of the Zoning 
Ordinance if such an amendment is in accordance with these Proffers as 
determined by the Zoning Administrator. 

 
3. Minor Modifications. Minor modifications to the CDP/FDP may be permitted 

when necessitated by sound engineering or that may become necessary as part of 
final site design or engineering, pursuant to Section 16-403(4) of the Zoning 
Ordinance. Minor modifications of building footprints may be permitted and the 
number of residential units (as defined herein) and corresponding adjustments 
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made in required parking and Workforce Dwelling Units ("WDUs") may be 
made, so long as (a) the provided open space is not reduced; (b) the building 
height is not increased; (c) the setbacks to the peripheral lot lines are not 
diminished; and (d) the development otherwise is in substantial conformance 
with the CDP/FDP as determined by the Zoning Administrator.   

 
GENERAL 
 
4. Proposed Development.  Development on the Property shall include a maximum 

of 415,000 square feet of GFA, including Workforce Dwelling Units (WDUs). A 
maximum of 411 residential units (including WDUs) shall be constructed on the 
Property.  Accessory uses and home occupations, including business centers 
inside the residential buildings are permitted.  The Applicant reserves the right to 
construct service, resident amenity and storage uses in any cellar space. The 
cellar space shall not contain habitable residential units.  Commuter parking for 
non-residents shall not be permitted.  The Applicant further reserves the right to 
develop up to 10,000 square feet of ground floor retail use.  Should the Applicant 
exercise this option for retail use, the Applicant further reserves the right, but not 
the obligation, to make adjustments to the development program, pursue both 
parking reductions, or shared parking arrangements, as outlined in Proffer 6 
below, to ensure compliance with applicable parking requirements. 

 
5. Building Height. The maximum building height shall be no greater than 90 feet as 

depicted on the CDP/FDP.  Building height shall be measured in accordance 
with the provisions of the Fairfax County Zoning Ordinance and shall be 
exclusive of those structures that are excluded from the maximum height 
regulations as set forth in Section 2-506 of the Zoning Ordinance. 

 
PARKING 
 
6. Zoning Ordinance Requirements. Parking for the residential and/or retail uses 

shall be provided at the minimum parking requirements of the Fairfax County 
Zoning Ordinance in effect at the time of site plan approval of this rezoning 
application.  If, prior to Site Plan Approval, the Fairfax County Zoning 
Ordinance requires a lower minimum parking requirement, or the Applicant 
obtains approval of a parking reduction, or a shared parking arrangement, the 
Applicant may then construct fewer spaces than that reflected on the CDP/FDP.   
 
If parking is to be assigned to specific dwelling units, not less than one space 
shall be assigned to each unit, including WDUs. All parking shall conform with 
the geometric requirements set forth in the Fairfax County Public Facilities 
Manual (PFM).  

 
7. Bicycle Parking. The Applicant shall install bicycle racks and provide bike 

parking/storage facilities within the residential structure or parking structure.  
Such spaces shall be installed prior to the first RUP.  At a minimum, there shall 
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be one (1) long term space for every three (3) multifamily residential units or 
portion thereof and one (1) short term space for every fifty (50) multifamily 
residential units.  For the purpose of this Proffer, long term spaces may be 
provided in single or multiple bicycle storage lockers and short term spaces shall 
include bicycle racks provided in exterior spaces.  The location and design of 
bicycle racks and storage rooms will be determined at site plan subject to the 
approval of FCDOT.   

 
TRANSPORTATION  
 
8. Configuration of Proffered Improvements.  All street and roadway improvements 

as shown on the CDP/FDP shall be of a design and configuration approved by 
DPWES and VDOT, as applicable.  Minor modifications may be made if 
determined to be in substantial conformance with that generally described in the 
CDP/FDP. 

     
9. Construction of Street.  Prior to the issuance of the first Residential Use Permit 

(RUP), “Public Road A and B” connecting to Sayward Boulevard and Carta Way 
respectively, shall be constructed in the configuration generally shown on the 
CDP/FDP and open to traffic, although official VDOT street acceptance shall not 
be a prerequisite for the issuance of the first or any subsequent RUPs.   

At the time of site plan approval, the Applicant shall use its best and most 
reasonable efforts to maximize the length of the left turn lane from eastbound 
Public Road A to northbound Carta Way, provided that any such extension shall 
not disrupt or affect the landscape plan or building design or overall development 
program shown on the CDP/FDP. 

The Applicant further reserves the right to construct the north side of Public Road 
A in an interim ditch section for the side of the street adjacent to the future 
parking garage, if determined applicable at site plan review by the Applicant in 
consultation with the County and other affected landowners. 

Prior to site plan approval, the Applicant shall record a public access easement 
over these streets.  Such easement shall provide for a general right of access and 
allow for future connections from adjacent properties.  This easement shall be in a 
form approved by the County Attorney.  Upon completion of these new public 
streets, Applicant shall dedicate these streets to The Board of Supervisors of 
Fairfax County so that these streets shall be publicly maintained.   

9A. Traffic Signal.  Prior to the issuance of the First Residential Use Permit, the 
Applicant shall ensure that a combined total sum of $250,000.00 is in escrow with 
Fairfax County for the funding of future traffic signals at the intersections of 1) 
Sunrise Valley Drive and Sayward Boulevard and 2) Sayward Boulevard and 
Carta Way, to be installed by others.  This escrow obligation may be fulfilled 
through the use or application of funds already in escrow for such traffic signals 
pursuant to PCA C-696 and amendments thereto. 
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10. Off-Site Access Easement.  To facilitate future access to planned public parking 
facilities at the metrorail station located north of site, the Applicant shall dedicate 
to the Board of Supervisors, a public access easement on the abutting off-site 
property to the north known as Tax Map 15-4((5)) 5A pt.  The final location and 
configuration of this easement shall be determined in consultation with the 
Fairfax County Department of Transportation.  This easement shall be of a form 
approved by the County Attorney.  This dedication shall be made on demand by 
Fairfax County, but shall not be a pre-condition to site plan or building plan 
approval.   
 

11. Off-Site Right-of-Way.  The CDP/FDP reflects and contemplates off-site 
dedications of right-of-way by Fairfax County and others.  The Applicant’s 
obligation to construct the proffered improvements collectively the 
“Transportation Improvements” shall be contingent on the Applicant receiving 
any and all rights-of-way, easements and/or written consent necessary for the 
construction and public use of the Transportation Improvements from any 
property owner, utility companies, and/or any governmental agencies 
(collectively, the “Approving Parties”), which approval(s) shall be granted at no 
cost to the Applicant, except for typical administrative fees and costs associated 
with preparation, approval and recordation of deeds, plans and plats and any other 
nominal fees.  During site plan review, the Applicant shall diligently pursue and 
make good faith efforts to secure any such necessary approvals from the 
Approving Parties. In the event the Applicant is unable to secure necessary 
approvals from the Approving Parties prior to the time of receiving site plan 
approval, the Applicant shall provide written documentation of such efforts to 
DPWES and the Zoning Administrator and escrow funds for the future 
construction of the Transportation Improvements in an amount determined by 
DPWES and the Zoning Administrator to be sufficient for future construction by 
others. 

 
If the Transportation Improvements require dedications by others and the 
Applicant is unable to obtain the necessary dedication by others, then the 
Applicant shall request the Board of Supervisors to condemn the necessary land 
and/or easements.  It is acknowledged such request to the Board of Supervisors 
will not be considered until it is forwarded in writing to the Division of Land 
Acquisition or other appropriate County official and is accompanied by: 1) plans, 
plats and profiles showing the necessary right-of-way and easements to be 
acquired and details of the proposed Transportation Improvements to be 
constructed on said area; 2) an independent, 3rd party appraisal of the value of the 
proposed condemnation, including all damages to the residue of the property; 3) a 
sixty (60) year title search certificate of the right-of-way to be acquired; and (4) a 
letter of credit in an amount equal to the appraised value of the property to be 
acquired and all damages to the residue which can be drawn upon by the County.  
The public improvement plans shall be submitted to FCDOT concurrent with the 
Applicant’s submission of such plans to DPWES.   
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In the event the offsite right-of-way and/or easement described above cannot be 
acquired voluntarily, and Board of Supervisors elects not to condemn for such 
right-of-way, then the Applicant shall, prior to issuance of the building permit for 
the Building triggering the particular improvement, escrow funds with DPWES in 
an amount equal to the cost of constructing the improvement, including but not 
limited to the cost of right-of-way acquisition and utility relocation.  Such funds 
shall be for use by the Board of Supervisors and/or VDOT to complete such 
improvement in the future and the Applicant shall be relieved of its obligation to 
complete the improvement. 

 
12. Transportation Improvement Timing.  The Zoning Administrator may 

administratively approve a later date for completion of the Transportation 
Improvements without requiring a PCA upon demonstration by the Applicant that 
despite diligent efforts and due to factors beyond the Applicant’s control, the 
required Transportation Improvements have been delayed. 
 

13. Future ROW Reservation Along Sunrise Valley Drive.  In order to accommodate 
the future Dulles Toll Road vehicular overpass, the Applicant shall reserve and 
dedicate, upon demand, in fee simple, from Fairfax County, up to fifteen (15) feet 
of additional right of way along the Sunrise Valley Drive frontage.   
 

14. TDM Strategies.  
 

A. Overview.  Transportation demand management (“TDM”) strategies, as 
detailed in a separate Transportation Demand Management plan (the “TDM 
Plan”) which shall be approved by FCDOT, shall be utilized by the Applicant 
and/or its successors or assigns to reduce vehicular trips generated by 
residents and employees of the Application Property during peak hours.   
 

B. TDM Plan.  Mass transit, ride-sharing, and other transportation strategies shall 
be encouraged in order to reduce baseline trips generated from the Application 
Property during peak hours by a minimum of 18% prior to opening of the 
metrorail station located north of the Application Property and 35% following 
the opening of the same station.  For purposes of this proffer, the baseline 
number of trips from which such reductions are measured shall be determined 
using the trip generation rates data published by the Institute of Transportation 
Engineers in the Trip Generation Manual, 8th Edition and as determined by 
FCDOT for the total number of residential dwelling units shown on the 
approved site plan during the highest peak hour period (AM or PM) of the 
adjacent street. Residents of the Application Property shall be advised of this 
transportation strategy.  Transportation coordination duties shall be carried out 
by a designated Transportation Coordination (TC) which may include the 
Property Manager, or continuously employed assigns.  The TC shall be 
appointed within 60 days of the first RUP. 
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C. TDM Plan Adoption.  In order to meet the trip reduction goals set forth above, 
a TDM Plan shall be submitted to FCDOT for approval prior to site plan 
approval.  The TDM Plan shall be adopted and implemented prior to the 
issuance of the first RUP.  The TDM Plan should outline the components of 
the TDM Plan and may be subsequently adjusted by mutual agreement 
between the Applicant and subsequent Condominium Owners Association 
(COA), as applicable) and FCDOT.  All adjustments shall be approved by 
FCDOT and will not require a Proffered Condition Amendment ("PCA").  
Any changes to the TDM Plan should be noted in the Annual Report 
described herein. 
 

D. Transportation Coordinator Duties.  One year following build-out of the 
Application Property and every three years thereafter or as requested by 
FCDOT in years when trip counts reveal that goals were not met, the 
Transportation Coordinator will administer a survey of residents on the 
Application Property.  For purposes of this TDM proffer, build-out of the 
Application Property shall be deemed to occur upon the issuance of the last 
RUP for the residential building(s). The survey shall include, at a minimum, 
details regarding the number of times per week the resident commutes, the 
mode of transportation for commuting purposes, and his or her work 
destination and shall be approved by FCDOT prior to distribution. 
 

E. Annual Report.  One year following build-out of the Application Property, 
and annually thereafter, the effectiveness of the TDM strategies shall be 
evaluated and a budget for the upcoming year established, with both reported 
to FCDOT in an annual report (the “Annual Report”).  The TC shall submit to 
FCDOT the Annual Report describing the previous year’s TDM strategic 
efforts and the effectiveness of the TDM program in reaching trip reduction 
goals, including, as applicable, sample marketing materials, expenditures, and 
the result of traffic counts as outlined below. The Annual Report shall be 
submitted to FCDOT on a mutually agreed upon annual date in the first 
quarter of the applicable year, unless a later date is approved by the County. 
The TC shall coordinate draft survey materials and the methodology for 
conducting traffic counts with FCDOT prior to each year’s count, as 
applicable. If FCDOT has not received the Annual Report by the required 
date, the Applicant or COA will be subject to a TDM Remedy Fund payment 
of $75 per day in arrears beginning with the first day of delinquency. 

F. Incentive Fund.  Within one year following the build out of the Applicant’s 
property, there shall be TDM Incentive Fund established.  The TDM Incentive 
Fund is an account into which the building owners, through the TC, shall 
deposit contributions to fund a multimodal incentive program for initial 
purchasers/lessees within the approved development.  Such contributions shall 
be made one time on a building by building basis at the rate of $0.02 per gross 
square foot of development to be constructed on the Property and provided 
prior to the issuance of the first RUP.  In addition to providing transit 
incentives, such contributions may also be used for enhancing/providing 
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multimodal facilities within and proximate to the Property, to potentially 
include, but not be limited to a shuttle.   

G. TDM Remedy Fund.  The Applicant shall establish a separate, interest-bearing 
account referred to herein as the "TDM Remedy Fund." All interest earned on 
moneys deposited in the TDM Remedy Fund shall be added to the principal of 
the TDM Remedy Fund and used for TDM Remedy Fund purposes. Within 
thirty (30) days after the issuance of the last RUP for the Application 
Property, the Applicant shall contribute $.10 per square foot of residential to 
the TDM Remedy Fund. Moneys from the TDM Remedy Fund shall be drawn 
on by the Applicant/successor or COA only for purposes of immediate need of 
TDM funding and may be drawn upon prior to any TDM Budget adjustments.  
There shall be no requirement to replenish the TDM Remedy Fund at any 
time.  In the event the Applicant transfers control of the property to a COA, 
any funds remaining in the Remedy Fund shall also be transferred to the COA 
for TDM purposes.   

H. Monitoring.  As part of the annual reporting process, the Owner of the 
Application Property shall measure actual trip generation of the Application 
Property in order to evaluate the success of meeting the trip reduction 
objectives set forth in subparagraph B., above. 
 

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

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

 
The Applicant shall notify and get approval from FCDOT on the 
trip count methodology in advance of the dates that the counts are 
to be undertaken. 

 
(2)  The results of the trip generation analyses referenced in 

subparagraph H (1), above, shall be compared to the baseline trip 
generation referenced in subparagraph B., above, to determine if 
the proffered reduction of peak hour trips has been met.   

 
(3) In the event the traffic counts reveal that the proffered peak hour 

trip reduction has been met, then the Applicant shall continue to 
implement the TDM strategies in place and no adjustments to the 
program or penalties are required.   
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(4)  If the first time traffic counts that are conducted in accord with 
proffer subparagraph H (1), above, reveal that the baseline trip 
reduction has not been met, the TC shall request a meeting with 
FCDOT within thirty (30) days after the completion of the traffic 
counts to review the results of that report and the TDM strategies 
then in place for the Application Property. The TC shall be 
responsible to design and implement a strategy that is intended to 
bring baseline peak hour trip reductions to the proffered 
percentage. The Applicant shall submit any revisions to the TDM 
Plan to FCDOT within thirty (30) days following this meeting.  

 
(5) In the event that a subsequent (second) annual traffic count 

conducted in accord with proffer subparagraph H (1) above, 
reveals that the baseline trip reductions have not been met, then the 
TC shall draw upon the Remedy Fund based on the following 
scale: 

 

Failure to Meet 
Trip Goals 

Remedy Expenditure 

1% - 3% 3% of Remedy Fund 

3.1% - 6% 6% of Remedy Fund 

6.1% - 10% 10% of Remedy Fund 

Over 10% 15% of Remedy Fund 

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

 
(6) If a following (third) annual traffic count conducted in accord with 

proffer subparagraph H (1) above, reveals that the baseline trip 
reduction has not been met, then the TDM Remedy Fund payment 
described in subparagraph H (5) above, shall again be drawn upon, 
and shall continue to be drawn upon each subsequent year that trip 
reduction goals are not met. Each year the trip counts reveal the 
goals were not met, the TC shall request a meeting with FCDOT 
within thirty (30) days after the completion of the Trip Counts to 
review the results of that report and the TDM strategies then in 
place for the Application Property, to discuss alternative strategies 
to meet the proffered reduction, to discuss the appropriateness of 
the proffered reduction, and/or to discuss setting an alternative 
peak hour trip reduction (that may be less than that required by 
these proffers). The TC shall submit any revisions to the TDM 
Plan and TDM Budget to FCDOT within thirty (30) days following 
this meeting. FCDOT shall approve any changes to the TDM Plan 
prior to its implementation and without the need for a PCA. 
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I. Ongoing Implementation.  If three (3) consecutive annual trip counts 

conducted in accord with subparagraph H (1) above, reveal that the trip 
reduction thresholds are met after build out of the Application Property as 
defined herein, then trip counts shall only be conducted biannually and only if 
requested by the County, or less (including elimination of this requirement) if 
it is determined by FCDOT that fewer counts are necessary to indicate 
continued compliance. Further, upon such event, only annual reports detailing 
the programmatic elements in place and yearly TDM expenditure assessment 
and/or survey results will be required. 

(1) If subsequent trip counts reveal that the trip reduction thresholds are not 
being met, then the annual counts, surveys, reports and penalties shall 
again be required as described herein, until such time as three (3) 
consecutive annual trip counts reveal that the trip reduction thresholds are 
met. 

 
(2) At such time as the applicable annual or bi-annual counts confirm that the 

trip reduction objectives are met for a period of four (4) consecutive 
years, and if FCDOT determines that such counts are no longer needed, 
any funds remaining in the Remedy Fund shall be released to the 
Applicant. 

 
SITE DESIGN AND AMENITIES 
 
15. Landscape Plan. The CDP/FDP includes a conceptual landscape plan for the 

Property and detail sheets illustrating the plantings and other features to be 
provided. As part of any site plan submission, the Applicant shall submit to 
Urban Forest Management Division (UFMD) of DPWES for review and 
approval a detailed landscape plan (the "Landscape Plan"), which shall be 
consistent with the quality and quantity of plantings and materials shown on the 
CDP/FDP. Adjustments to the type and location of vegetation and the design of 
landscaped areas and streetscape improvements/plantings shall be permitted in 
consultation with DPZ, and as approved by UFMD.  The Applicant shall not 
plant any known invasive plant species at the Property.   

In addition to the new landscaping shown on the CDP/FDP, at the time of site 
plan approval, the Applicant shall. in consultation with UFMD, develop a tree 
preservation plan to reasonably preserve the existing trees located on the area of 
the site west of the approved building and extending parallel to Sayward 
Boulevard. 

16. Alternative Planting Width Details.  Site plans submitted for the respective phases 
of development shall include a landscape plan for that phase of development in 
conformance with the CDP/FDP.  Tree species and planting sites are set forth on 
the CDP/FDP, subject to revision as may be approved by the Urban Forest 
Management Division.  Where minimum planting widths of 8-feet cannot be 
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provided, the Applicant shall use structural cell technology, or other measures 
acceptable to UFMD, to satisfy the following specifications for all planting sites: 

 A minimum of 2.5 feet open surface width and 16 square feet open 
surface area for Category III and Category IV trees, with the tree 
located in the center of the open area; 

 A minimum rooting area of 8-feet wide (may be achieved with 
techniques to provide un-compacted soil below pavement), with no 
barrier to root growth within 4-feet of the base of the tree; 

 Soil volume for Category III and Category IV trees shall be a minimum 
of 700 cubic feet for a single tree.  For two trees planted in a contiguous 
planting area, a total soil volume of at least 1200 cubic feet shall be 
provided.  For three or more trees planted in a contiguous area, the soil 
volume shall equal at least 500 cubic feet per tree.  A contiguous area 
shall be any area that provides root access and soil conditions favorable 
for root growth throughout the entire area; 

 Soil specifications in planting sites shall be provided in the planting 
notes to be included in all subsequent site plan submissions.   

 
17. Tree Replacement.  The Applicant shall replace any new tree that is planted on 

the Property and is counted toward meeting the overall tree canopy requirement 
that is damaged, such that thirty percent (30%) or more of the crown is no longer 
viable with a tree of equal or greater size.  The size of the replacement tree shall 
be based on the caliper size of the tree to be replaced as shown on the final site 
plan. 
 

18. Utility Locations.  Utilities, including, but not limited to water, sanitary sewer and 
storm sewer utility lines, shall be installed within the street network to the 
maximum extent feasible as determined by DPWES or shall be placed in 
locations that do not conflict with the landscaped open space areas and 
streetscape elements shown on the CDP/FDP.  If there is no other option, utilities 
may be placed within open space or streetscape areas provided that the long-term 
health of trees and other plantings is ensured by the provision of sufficient soil 
volume as shown on the CDP/FDP, as determined by the UFMD.  Adjustments 
to the type and location of plantings shall be permitted to avoid conflicts with 
utilities and other site engineering considerations.  If at the time of site plan 
approval, street trees shown on the FDP are in conflict with existing or proposed 
utilities and alternative locations for the street trees satisfactory to UFMD cannot 
be accommodated, the Applicant shall modify the location of utilities to ensure 
that the trees shown on the FDP can be provided.   

19. Streetscaping. Streetscape improvements and plantings shall be provided as 
indicated on the CDP/FDP. Notwithstanding the foregoing, the Applicant 
reserves the right, in consultation with the Zoning Administrator, to shift the 
locations of the various streetscape elements to accommodate final architectural 
design, VDOT requirements, utilities and layout considerations, and sight 
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distance requirements.  If determined at Site Plan approval that the street tree 
location conflicts with sight distance requirements, the Applicant shall make 
efforts to gain approval of said trees by making minor adjustments to their 
locations or by removing their lower branches in consultation with UFM.  
However, in the event VDOT does not approve such tree locations, the Applicant 
shall be permitted to delete the tree locations, without the need for an 
administrative approval from DPZ provided that the tree canopy requirements 
are still met.   

20. Fire Marshall Coordination.  The Applicant has coordinated the layouts depicted 
on the CDP with the Fire Marshall.  Further changes to the CDP and future FDPs 
shall be permitted without the requirement for a CDPA in response to the review 
of site plans by the Fire Marshall, including adjustments to the streetscape and 
perimeter building areas as necessary to allow for required emergency vehicle 
access, provided such modifications are made in consultation with the Fairfax 
County Department of Planning and Zoning (“DPZ”), the Fairfax County 
Department of Transportation (“FCDOT”) and UFM in substantial conformance 
with the CDP, future FDPs and these Proffers with the intent to provide the 
streetscape shown on the CDP/FDP.   

 
21. Pedestrian/Bicycle Circulation. In combination with the streetscape 

improvements identified in these Proffers, the Applicant shall provide sidewalks 
as indicated on the CDP/FDP and crosswalks as determined necessary by 
FCDOT and/or VDOT during the site plan process.  There shall be a public 
access easement over all sidewalk areas in a form approved by the County 
Attorney.   

 
22. Amenities and 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, including the following:  

 
A. A private exterior recreational area to be located within the building 

courtyard; 
 

B. Party Room with kitchen and bar with the potential integration of a theater for 
community gatherings; 

 
C. Fitness Center; 

 
D. Bicycle parking/storage facilities. 

 
In the event it is demonstrated that the creditable facilities, pursuant to Article 6 
of the Zoning Ordinance, do not have sufficient value, at the time of the issuance 
of the first Residential Use Permit, the Applicant shall contribute funds in the 
amount needed to achieve the overall proffered amount of $1,700.00 per non- 
WDU residential unit to the Fairfax County Park Authority for off-site 
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recreational facilities intended to serve the future residents, as determined by the 
Supervisor for the Dranesville District.    

 
23. Lighting. Outdoor lighting shall comply with the Outdoor Lighting Standards of 

Section 14-900 of the Zoning Ordinance. Building mounted security lighting 
shall utilize full cut-off fixtures with shielding such that the lamp surface is not 
directly visible.  

 
24. Signage.  Signage for the Property shall be provided in accordance with the 

requirements of Article 12 of the Zoning Ordinance or pursuant to a 
Comprehensive Sign Plan approved by the Planning Commission. Under the 
Comprehensive Sign Plan option, free standing and/or building mounted signage 
identifying the development may be permitted.   

 
25. Street Furniture.  Prior to the issuance of the first RUP, the Applicant shall install 

a seating area in the “panhandle” portion of the Property that extends parallel to 
Sayward Boulevard.   
 

PARKS AND RECREATION 
 

26. Park Construction.  Prior to the issuance of the first RUP the Applicant shall, in 
consultation with the Fairfax Park Authority (FCPA), invest up to the sum of 1.5 
Million Dollars in the design and development of a community park facility for 
the approximately 2.6 acre area commonly known as the field portion of Tax Map 
15-4 ((5)) 3B owned by The Board of Supervisors of Fairfax County Virginia and 
identified on the CDP/FDP as Offsite (Relative to Parcel 5A) Urban Park Land  
(hereinafter the “Community Park”).   

 
This 1.5 Million Dollar obligation is inclusive of: 1) those funds determined 
necessary by FCPA to compensate Fairfax County for the approximately 0.6 acres 
of required urban park land that the Applicant’s Property does not have available 
to dedicate to FCPA ($780,000), and 2) those funds determined necessary by 
FCPA as the “fair share” contribution of $893 per resident at the Applicant’s 
proposed multifamily building to offset the demand by this project’s residents on 
area wide park facilities (approximately $720,000).  This 1.5 Million Dollar 
obligation shall be deemed to fulfill all such requirements related to these 
standards and requirements. 
 
The Community Park shall generally reflect the design and concepts shown on the 
drawing prepared by Studio 39, entitled Landscape Concept, dated November 29, 
2012 and included for illustrative purposes as part of the record of this rezoning 
application.  At a minimum, the Community Park shall contain play equipment 
designed to accommodate the needs of multiple age groups, a pathway or trail, 
and open play areas, as reviewed and approved by FCPA.  The Applicant further 
agrees that it, or an assigned entity including, but not limited to, the Dulles Station 
Owners Association, shall be responsible for all post construction maintenance of 
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the Community Park and shall enter into a separate maintenance agreement with 
the Board of Supervisors and FCPA prior to the issuance of the first RUP.   

 
Concurrent with or prior to the submission of the site plan for the approved 
development, the Applicant shall submit a proposal for the development of the 
Community Park to the FCPA, which the FCPA shall respond to within sixty (60) 
calendar days.  The proposal shall detail the proposed development program, 
construction timing, and all associated estimated costs including, but not limited 
to, the cost of site development, the purchase of necessary equipment, the 
installation of equipment, preparation of construction drawings, permitting fees, 
and all other associated hard or soft costs (collectively the “Community Park 
Costs”). This proposal shall be reviewed and either fully accepted or responded to 
in writing in a timely manner not to exceed sixty (60) calendar days by FCPA.  To 
the extent FCPA’s response requires revision to Applicant’s Community Park 
development proposal, FCPA shall timely review and respond in writing to each 
subsequent Applicant proposal revision within sixty (60) calendar days of receipt 
or less.  Applicant’s park construction obligations shall be reflected on the site 
plan that includes the approved multi-family development.    

 
The Community Park shall be developed and available for public use prior to the 
issuance of the first RUP.  Upon completion of the park construction and the 
release of any applicable Performance Bonds, the Applicant shall document all 
Community Park Costs.  In the event such Community Park Costs exceed the sum 
of 1.5 Million Dollars, the Applicant shall have no further obligation under this 
Proffer.  In the event said final Community Park Costs are less than 1.5 Million 
Dollars, the difference between the documented Community Park Costs and the 
1.5 Million Dollars figure shall be contributed to the FCPA for the development 
of additional park and recreation facilities and amenities in the vicinity of the 
application property.    
 

ARCHITECTURAL DESIGN 
 
27. Building Design and Materials. The general architectural design of the proposed 

building is shown on the CDP/FDP (the "Conceptual Elevations"). The 
Conceptual Elevations are conceptual in nature and may be modified by the 
Applicant as part of final engineering and building design, provided that such 
modifications provide a similar quality of design and are in general conformance 
with that shown. Building materials, as generally reflected on the Conceptual 
Elevations, shall be: brick, masonry, fiber cement panel, and metal, provided that 
final architectural details and accents may include other materials. No EIFS shall 
be used. Bay windows, balconies, awnings, and other architectural details may 
be provided as generally shown on the CDP/FDP. 

 
28. LEED Certification, or Equivalent.    The Applicant will include, as part of the 

site plan submission and building plan submission, a list of specific credits within 
the most current version of the U.S. Green Building Council’s Leadership in 
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Energy and Environmental Design—for Homes Multifamily Mid-Rise (LEED®-
for Homes Multifamily Mid-Rise) or LEED-NC rating system, or other equivalent 
rating system determined to be applicable to the building in consultation with the 
Environment and Development Review Branch of the Department of Planning 
and Zoning.  A LEED-accredited professional (LEED-AP) who is also a 
professional engineer or licensed architect will provide certification statements at 
both the time of site plan review and the time of building plan review confirming 
that the items on the list will meet at least the minimum number of credits 
necessary to attain LEED certification of the project.  
 
In addition, should the Applicant elect to use the LEED system in lieu of an 
equivalent program, the Applicant will designate the Chief of the Environment 
and Development Review Branch of the Department of Planning and Zoning as a 
team member in the USGBC’s LEED Online system.  This team member will 
have privileges to review the project status and monitor the progress of all 
documents submitted by the project team, but will not be assigned responsibility 
for any LEED credits and will not be provided with the authority to modify any 
documentation or paperwork. 
 
Prior to the building plan approval, the Applicant will submit documentation, to 
the Environment and Development Review Branch of DPZ, regarding the U.S. 
Green Building Council’s preliminary review of design-oriented credits in the 
LEED program, should the Applicant elect to use the LEED system in lieu of an 
equivalent program.  This documentation will demonstrate that the building is 
anticipated to attain a sufficient number of design-related credits that, along with 
the anticipated construction-related credits, will be sufficient to attain LEED 
Silver certification.  Prior to release of the bond for the project, the Applicant 
shall provide documentation to the Environment and Development Review 
Branch of DPZ demonstrating the status of attainment of LEED certification from 
the U.S. Green Building Council for the building.  
 
If the U.S. Green Building Council review of design-oriented credits indicates 
that the project is not anticipated to attain a sufficient number of design-related 
credits to support attainment of LEED Silver certification, the Applicant will post, 
a “green building escrow,” in the form of cash or a letter of credit from a financial 
institute acceptable to DPWES as defined in the Public Facilities Manual, in the 
amount of ($2/square foot of gross floor area).  This escrow will be in addition to 
and separate from other bond requirements and will be released upon 
demonstration of attainment of LEED certification or higher level of certification, 
by the U.S. Green Building Council, under the most current version of the LEED- 
for Homes Multifamily Mid-Rise rating system or other LEED rating system 
determined, by the U.S. Green Building Council.  The provision to the 
Environment and Development Review Branch of DPZ of documentation from 
the U.S. Green Building Council that the building has attained LEED certification 
will be sufficient to satisfy this commitment. 
 



 
43779073_16.DOCX 

15

If the Applicant provides to the Environment and Development Review Branch of 
DPZ, within one year after issuance of the final RUP/non-RUP for the building, 
documentation demonstrating that LEED certification for the building has not 
been attained but that the building has been determined by the U.S. Green 
Building Council to fall within three points of attainment of LEED certification, 
50% of the escrow will be released to the applicant; the other 50% will be 
released to Fairfax County and will be posted to a fund within the county budget 
supporting implementation of county environmental initiatives. 
 
If the Applicant fails to provide, within one year after issuance of the final 
RUP/non-RUP for the building, documentation to the Environment and 
Development Review Branch of DPZ demonstrating attainment of  LEED 
certification or demonstrating that the building has fallen short of LEED 
certification by less than three points, the entirety of the escrow for that building 
will be released to Fairfax County and will be posted to a fund within the County 
budget supporting implementation of county environmental initiatives.   
 
If the Applicant provides documentation from the USGBC demonstrating, to the 
satisfaction of the EDRB of DPZ, that USGBC completion of the review of the 
LEED certification application has been delayed through no fault of the 
Applicant, the Applicant’s contractors or subcontractors, the time frame may be 
extended as determined appropriate by the Zoning Administrator, and no release 
of escrowed funds shall be made to the Applicant or to the County during the 
extension. 
 
As an alternative, the Applicant further reserves the right to fulfill the 
requirements of this Proffer, subject to EDRB approval, through certification of 
the building by any reasonable residential alternative to the LEED program that 
offers similar objective third party review of “green building” or energy efficient 
measures.  Under such alternatives, the process and procedures outlined above 
may be modified to reflect the alternative program.  Such alternative residential 
rating systems may include, but shall not be limited to, EarthCraft or the 2012 
National Green Building Standards (NGBS) using the EnergyStar Qualified 
Homes path for energy performance that may be implemented without an escrow.  
If one of the alternative residential rating systems listed herein is selected, the 
Applicant shall demonstrate attainment of the selected certification from a rater 
recognized through the selected program prior to the issuance of the final RUP.  
In the event certification is dependent on the post occupancy operation of the 
building, the Applicant shall demonstrate attainment of the selected certification 
prior to final bond release.     

 
29. Noise.  The Applicant commits to meeting the Comprehensive Plan guidance 

which ensures that no new residential use shall be exposed to transportation 
generated noise levels in excess of 45 decibels for interior areas and 65 decibels 
for outdoor courtyard areas. The Applicant shall provide to the Environment and 
Development Review Branch of DPZ and DPWES a noise study which evaluates 
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existing and future traffic and transit noise levels projected at least twenty-five 
years into the future.  If the noise study concludes that the new residential 
building will be affected by noise levels that require mitigation, then the 
Applicant shall submit an acoustical analysis.  The acoustical analysis will 
incorporate findings based on the building plans to determine appropriate noise 
attenuation measures.  Such acoustical analysis shall be submitted to the 
Environment and Development Review Branch of DPZ and DPWES at the time 
of site plan submission.  Based on the findings of the acoustical analysis, the 
Applicant shall show any noise impacted units on an overall building floor plan 
and shall provide a description of the appropriate noise attenuation measures the 
Applicant intends to employ.     

 
ENVIRONMENT 
 
30. Stormwater Management. 

 
A. As generally described on the CDP/FDP, required stormwater management 

shall be designed in a vault system such that the total volume runoff released, 
as well as the peak release rate for the one and two year 24 hour storm and the 
post development condition for the site is equal to or less than the total runoff 
volume and peak release rate in the existing condition for the same storm.  In 
addition, stormwater runoff associated with the development shall be 
controlled (as shown on the CDP/FDP and consistent with SWM Waiver 
Request 6848 WPFM 004-01 conditions dated September 26, 2013 or such 
conditions as may otherwise be imposed with any related waiver requests) 
such that the first one inch of rainfall is reused, infiltrated, or treated in a 
manner through which 80% of the average annual post development total 
suspended solids are removed or through which at least an equivalent level of 
water quality control is provided.  As further described in the CDP/FDP, these 
requirements for stormwater management may be fulfilled or supplemented 
through the use of an off-site facility (namely the regional stormwater pond 
which the Applicant previously constructed and dedicated to the County 
which was explicitly designed to accommodate the stormwater outfall from 
the Property).  
 

B. As an alternative to that outlined in Item A above, the Applicant reserves the 
right to pursue other alternative measures to meet applicable water quality and 
quantity requirements through measures that protect downstream receiving 
water by reducing stormwater runoff volume, and peak flows in a manner 
consistent with applicable watershed plan goals, provided that the design and 
location of the same are in substantial conformance with the CDP/FDP.        

 
C. Should the U.S. Environmental Protection Agency, or its designee, or other 

appropriate governmental authorities issue new stormwater management 
regulations affecting the Property, the Applicant reserves the right to 
accommodate necessary changes to its stormwater facility designs without a 
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requirement to amend the CDP/FDP or these proffers provided the facility 
design is substantially in conformance with the CDP/FDP. 

 
AFFORDABLE HOUSING 
 
31. Workforce Dwelling Units ("WDUs").  The number of WDUs to be provided on 

the Property shall be equal to 14.6% of all dwelling units to be constructed on the 
Property. The WDUs shall be administered as set forth in the Board of 
Supervisors Workforce Dwelling Unit Administrative Guidelines adopted 
October 15, 2007. 
 

MISCELLANEOUS 
 
32. Universal Design.  A minimum of nine (9) total dwelling units shall be designed 

and constructed to include a selection of universal design features and options, as 
determined by the Applicant, which may include, but shall not be limited to, seat 
areas in master bath showers, lever type door handles, slip resistant flooring, 
optional hand held shower heads, and optional front load washers and dryers.  
 

33. Public School Contribution. The Applicant shall contribute Four Hundred 
Seventy-One Thousand Nine Hundred Sixty Dollars ($471,960) to the Board of 
Supervisors for transfer to FCPS for capital improvements at those schools 
within the "pyramid" serving the Application Property.  Such contributions shall 
be made prior to building plan approval for the Property and shall further be 
adjusted on a pro rata basis if the number of units actually built is less than the 
maximum allowed under this rezoning.   
 

34. Electrical Vehicle Charging.  The Applicant shall provide one electric vehicle 
charging station.  Such station shall be designed with ancillary wiring and 
infrastructure that will allow the number of stations to be increased if demand 
warrants. 
 

35. Future Use of Eastern Triangle.  With the exception of the proposed temporary 
construction and proposed permanent ingress/egress easement purposes and uses 
indicated in the CDP/FDP (which may commence immediately upon Fairfax 
County’s acceptance of these Proffers), the property known as 15-4((5)) 5A pt. 
and identified on the CDP/FDP as “proposed reservation for future dedication to 
Nugget” shall not be developed until one of the following occurs:  (a) 
incorporation of such property into a rezoning of adjacent land owned by Nugget 
Joint Venture LC and known as Tax Map 15-2((1)) 13; or (b) approval of a 
proffer condition amendment to otherwise establish use and density for this land 
area.  The requirements of this proffer shall not preclude the construction of 
access to the property to the east and by the Fairfax County Board of Supervisors 
and known as Tax Map 15-4((05)) 5B.   
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36. Owners Association.  Should the residential units be offered for individual sale, 
the Applicant shall cause the recordation of a declaration creating a 
condominium owners' association (referred to as the "COA"). The COA 
documents (including budgets provided in any offering or sale materials) shall 
disclose the various proffer and maintenance obligations set forth in these 
Proffers, or otherwise required, including but not limited to landscape 
maintenance and snow removal. Purchasers shall be advised in writing of these 
obligations, and other restrictions, prior to entering into a lease/contract of sale 
for units.  If residential units are offered for individual sale, all WDUs shall be 
administered in accordance with the Board of Supervisors Workforce Dwelling 
Unit Administrative Guidelines adopted October 15, 2007. 

 
37. Escalation in Contribution Amounts. All proffers specifying contribution amounts 

or budgets for operational expenses shall escalate on a yearly basis from the base 
year of 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"), both as permitted by Virginia State Code Section 15.2-2303.3. 

 
38. Advance Density Credit. Advance density credit is reserved consistent with the 

provisions of the Fairfax County Zoning Ordinance for all eligible dedications 
described herein or as may be required by Fairfax County or VDOT. 

 
39. Severability. Pursuant to Section 18-204 of the Zoning Ordinance, any portion of 

the Property may be the subject of a proffered condition amendment ("PCA"), 
Special Exception ("SE"), Special Permit ("SP"), Comprehensive Sign  
Plan Amendment (“CSPA”) or Final Development Plan Amendment ("FDPA") 
without joinder and/or consent of the owners of the other portions of the 
Property, provided that such PCA, SE, SP, CSPA or FDPA does not materially 
adversely affect the other phases. Previously approved zoning applications 
applicable to the balance of the Property that is not the subject of such a PCA, 
SE, SP, CSPA or FDPA shall otherwise remain in full force and effect. 

 
40. Successors and Assigns. These Proffers will bind and inure to the benefit of the 

Applicant and their successors and assigns. Each reference to "Applicant" in this 
proffer statement shall include within its meaning and shall be binding upon 
Applicant's successor(s) in interest and/or developer(s) of the site or any portion 
of the site. 
 

41. Public Art.  The Applicant shall reserve a minimum of one location in outdoor 
common areas, that are accessible to the public, for the installation of “public 
art” on a permanent or rotational basis.  For the purpose of this Proffer “Public 
Art” may include permanent or portable sculptures, murals, paintings or water 
features. 
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42. 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. 
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DULLES ROCKHILL PARTNERS 
LIMITED PARTNERSHIP 
 
By: Crimson Development, Inc. 
Its: General Partner 

 
By:_________________________________ 
     R. Kevin Dougherty, President 
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TITLE OWNER OF TAX MAP 
NO.  15-2 ((1)) 13 (pt.) 
 
NUGGET JOINT VENTURE, L.C. 
 
By: Allen & Rocks, Inc., Its Manager 
 
 
 
  By:  __________________________ 
   Samuel A. Rocks 
   Vice President & Secretary 
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APPENDIX 9  
 

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.   
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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 
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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; 
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 The number and length of long, single-ended roadways should be minimized; 
 Sufficient access for public safety vehicles should be ensured. 
 

d) Streets:  Public streets are preferred.  If private streets are proposed in single-family 
detached developments, the applicant shall demonstrate the benefits for such streets.  
Applicants should make appropriate design and 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. 
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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:   
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a) Protect heritage resources from deterioration or destruction until they can be 
documented, evaluated, and/or preserved; 

 
b) Conduct archaeological, architectural, and/or historical research to 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. 
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APPENDIX 11  
 

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 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 
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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.  
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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: 
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 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. 
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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. 
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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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APPENDIX 11  
 

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 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 
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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.  
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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: 
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 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. 
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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. 
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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. 

 
 



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 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.
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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 planned development district, 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.

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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DEPARTMENT OF TRANSPORTATION 

4975 Alliance Drive 
Fairfax, VA 22030   

October 21, 2013 
 
 

To: Ms. Barbara Berlin  
 Director, Zoning Evaluation Division 
 

From: Pau J. Kraucunas 
 Virginia Department of Transportation – Land Development  
  

Subject: RZ/FDP 2012-DR-016 
 Dulles Rockhill Partners  
                   
This office has reviewed the latest submission for the subject application, signed by the Engineer on 
October 17, 2013 and offers the following comments. 

Sheet 7 of 41 

1. The left-turn lane from eastbound Public Road A to northbound Carta Way is too short.  The 
turn lane should be increased to accommodate the 95th percentile traffic as far a practicable.  
There appears to be more than sufficient space to do so along the south face of the proposed 
parking garage.   As the need for this additional length will not be necessary until the garage 
is constructed, it is suggested that the north side of Public Road A be temporarily constructed 
as a ditch section to reduce the cost of the extension. 

2. The pavement width of Public Road A is narrow.  It is suggested that this be increased to at 
least 28 feet to allow for 12’ lanes. 

3. The drawings should indicate that parking is not allowed on Public Road A. 

4. The pavement width of Public Road B is narrow.  It is suggested that this be increased to at 
least 28 feet to allow for 12’ lanes. 

5. The drawings should indicate that parking is not allowed on Public Road B. 

6. Appropriate proffers should be provided to warrant, design, and construct a traffic signal at 
Carta Way and Sayward Boulevard. 

7. Appropriate proffers should be provided to warrant, design, and construct a traffic signal at 
Sayward Boulevard and Sunrise Valley Drive. 

8. Curb ramps are required on both sides of all the entrances along Public Road A. 

 
 
 
 

GREGORY A. WHIRLEY 
COMMISSIONER 

 

 
 
 



 
 
 
 
Ms. Barbara Berlin 
October 21, 2013 
Page 2. 

Sheet 8 of 41 

9. With the new Public Road A connection to Carta way, at least one of the corners on both 
sides of Carta Way need to be provided with two curb ramps each. 

Sheet 13 of 41 

10. SWM/BMP must be provided for Public Road A and Public Road B. 

Sheet 25 of 41 

11. Sight Distance to the left at Public Street A at Carta Way should be 475’, not 241”. 

Sheet 29 of 41 

12. The sight distance for each entrance and intersection should be shown on the landscape plans. 

Please contact me if you have any questions. 

 
cc: Mr. William O’ Donnell 
 Ms. Angela Rodeheaver 
 Mr. Michael Davis 
 Ms. Elizabeth Iannetta 
 Ms. Noreen Maloney 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

We Keep Virginia Moving 
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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:            October 23, 2013 

 

TO:  William J. O’Donnell Jr. 

Zoning Evaluation Division 

Department of Planning and Zoning 

 

FROM: Sharad Regmi, P.E. 

  Engineering Analysis and Planning Branch 

 

SUBJECT: Sanitary Sewer Analysis Report 

 

REF:   Application No. RZ/FDP 2012-DR-016 

   Tax Map No. 15-2((1)) 13pt. and 15-4 ((5)) 5A 

 
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 E-branch (A-2) watershed. It would be sewered into the Blue    

               Plains Treatment Plant. 

 

2. Based upon current and committed flow, there is excess capacity in the Blue Plains 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 10 inch line located at the intersection of the Sayward Blvd. and Dullus Station Blvd. 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 

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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Department of Facilities and Transportation Services 
Office of Facilities Planning Services 

8115 Gatehouse Road, Suite 3300 
Falls Church, Virginia 22042 

FAIRFAX COUNTY 
PUBLIC SCHOOLS 

November 15, 2012 

TO: 

FROM: 

SUBJECT: 

ACREAGE: 

Barbara Berlin, Director 
Fairfax County Department of Planning & Zoning 
Zoning Evaluation Division 

Denise M. James, Director 
Office of Facilities Planning Services 

RZ/FDP 2012-DR-016, PCA C 696-9, and PCA C 698-3, Dulles Station, 
Land Bay 3 

4.78 acres 

TAX MAP: 	 15-4-((5))-5A & 15-2-((01))-13 (Part) 

This application area is part of an approved development from 1975 which includes six land bays with 
multiple commercial and residential buildings. The application proposes a proffer condition amendment 
and rezoning for a portion of the development from office use (PDC District) to residential use (PRM 
District) to permit 411 mid/high-rise multi-family dwelling units. The property contains 4.78 acres and is 
undeveloped. 

The schools serving this area are Coates Elementary, Carson Middle, and Westfield High schools. The 
chart below shows the existing school capacity, enrollment, and projected enrollment. 

School 
Capacity Enrollment 

2013-2014 
Projected 

Capacity 
Balance 

2017-18 
Projected 

Capacity 
Balance 

2012 / 2017 (9/30/12) 
Enrollment 2013-2014 Enrollment 2017-18 

Coates ES 773 / 773 778 882 -109 1379 -606 
Carson MS 1350 / 1350 1358 1398 -48 1506 -156 

Westfield HS 2786 / 2786 2791 2694 92 2658 128 

The school capacity chart above shows a snapshot in time for student enrollments and school capacity 
balances. Student enrollment projections are done on a six year timeframe, currently through school year 
2017-18 and are updated annually. At this time, if development occurs within the next six years, Coates 
and Carson are projected to have a capacity deficit and the rezoning application is anticipated to 
contribute to this projected capacity deficit. Westfield is projected to have sufficient capacity. Beyond the 
six year projection horizon, enrollment projections are not available. 

Based on the number of residential units proposed, the chart below shows the number of anticipated 
students by school level based on the current countywide student yield ratio. 

School level Mid/High-rise 
Multi-family ratio 

Proposed Student 
yield 

Mid/High-rise 
Multi-family ratio 

Current Student 
yield # of units # of units 

permitted by- 
right 

Elementary .059 411 24 .059 0 
Middle .019 411 8 .019 0 
High .032 411 13 .032 0 

45 total 
	

0 total 
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SUMMARY: 
Suggested Proffer Contribution  
The rezoning application is anticipated to yield 45 new students — a total of 24 elementary, 8 middle, and 
13 high school students. Based on the approved proffer formula guidelines, the students generated 
would justify a proffer contribution of $471,960 (45 students x $10,488) in order to address capital 
improvements for the receiving schools. It is recommended that all proffer contributions be directed to the 
Westfield HS pyramid and/or to Cluster VIII schools that encompass this area at the time of site plan 
approval or building permit approval. 

In addition, an "escalation" proffer is recommended. The suggested per student proffer contribution is 
updated on an annual basis to reflect current market conditions. The amount has decreased over the last 
couple of years because of the down turn in the economy and lower construction costs for FCPS. As a 
result, an escalation proffer would allow for payment of the school proffer based on either the current 
suggested per student proffer contribution at the time of zoning approval or the per student proffer 
contribution in effect at the time of development, whichever is greater. This would better offset the impact 
that new student yields will have on surrounding schools at the time of development. For your reference, 
below is an example of an escalation proffer that was included as part of an approved proffer contribution 
to FCPS. 

Adjustment to Contribution Amounts.  Following approval of this Application and prior to the 
Applicant's payment of the amount(s) set forth in this Proffer, if Fairfax County should increase 
the ratio of students per unit or the amount of contribution per student, the Applicant shall 
increase the amount of the contribution for that phase of development to reflect the then-current 
ratio and/or contribution. If the County should decrease the ratio or contribution amount, the 
Applicant shall provide the greater of the two amounts. 

It is also recommended that the developer provide notification to FCPS when development is likely to 
occur or when a site plan has been filed with the County. This will allow the school system adequate time 
to plan for anticipated student growth to ensure classroom availability. 

FCPS is actively seeking a new high school site and elementary school site in this region to address 
anticipated growth in the area from planned development. It is recommended these school facility needs 
be taken into consideration during the evaluation of rezoning applications in this region. It should be 
noted the County's Comprehensive Plan identifies the need for a new Elementary School in the area 
(Area III; Page 25). 

Future Development Impacts  
In addition, Coates ES, Carson MS, and Westfield HS also are receiving schools for several other 
significant developments that have been approved, but not constructed. Student yields from these 
developments are likely to impact receiving schools. These developments include: 

• Nugget Joint Venture (RZ/FDP 2009-HM-017, 688 multi-family units) 
• EDS/Timber Ridge (PCA/FDPA 2006-SU-007; 716 multi-family units and 85 SFA) 
• Sully East (RZ-2003-SU-035; 752 multi-family units and 279 SFA) Not in Coates ES 

DMJ/gjb 

Attachment: Locator Map 

cc: 	Jane Strauss, School Board, Dranesville 
Ilryong Moon, Chairman, School Board, At-Large 
Ryan McElveen, School Board, At-Large 
Ted Velkoff, School Board, At-Large 
Dean Tistadt, Chief Operating Officer 
Fabio Zuluaga, Cluster VIII, Assistant Superintendent 
Toni Rose, Principal, Lutie Lewis Coates Elementary School 
August Frattali, Principal, Carson Middle School 
Tim Thomas, Principal, Westfield High School 



Route 28/ Sully Rd. 

November 15, 2012 	 3 
RZ/FDP 2012-DR-016, PCA C 696-9, and PCA C 698-3, Dulles Station, Land Bay 3 

Fairfax County Public Schools 
Office of Facilities Planning Services 
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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 
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