





Staff recommends that the Board approve the waiver to locate underground facilities
in a residential area for the Pulte/Metro West development plan (PFM Section 6-0303.8),
subject to Waiver #8625-WPFM-001-1 Conditions dated December 5, 2005, as contained in
Appendix 9 as Attachment A.

Staff recommends that the Board modify Additional Standard One of Sect. 9-306 of
the Zoning Ordinance to permit a reduction in the minimum age requirement in the elderly
housing units from 62 to 55 years of age.

Staff recommends approval of SEA 82-P-032-5, subject to the development
conditions contained in Appendix 2 of the staff report.

Staff recommends that the transitional screening requirements along all boundaries
be modified to permit the existing landscaping along all boundaries.

Staff recommends that the barrier requirement along all boundaries be waived.

Staff recommends that the interior parking lot landscaping requirement for the
existing parking structure be waived.

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.

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 TTY 711 (Virginia Relay Center).

i Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days advance
é\ notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center).







































































































































































































DESCRIPTION OF THE APPLICATION

A GLOSSARY OF TERMS USED
FREQUENTLY IN STAFF REPORTS CAN BE
FOUND AT THE BACK OF THIS REPORT

RZ 2003-PR-022 Proposal

The applicant, Pulte Homes Corporation, is requesting to rezone the subject site from
R-1 and Highway Corridor Overlay (HC) Districts to PRM, PDH-16, PDH-12 and HC
Districts for a transit-oriented, mixed-use development near the Vienna Metro Station
(MetroWest). The Comprehensive Plan recommends a Metro-Oriented Mixed-use
Option for the subject site, which is located within Land Unit C of the Vienna Transit
Station Area. The mixed-use option represents the most intensive of the three
development options provided by the Comprehensive Plan for Land Unit C.

The applicant proposes a site layout framed around a grid system of streets, with a
“Main Street/Town Center” as the focal point. The streets will be framed by the
proposed buildings, and streetscape, in order to create a pedestrian-friendly, transit-
oriented mixed use environment. A new north-south roadway is proposed under the
application; Vaden Drive would be extended from its terminus with Saintsbury Drive to

Lee Highway (US 29).

A summary of the development proposal is presented below:

PRM District PDH-16 District PDH-12 District | Overall Development
56.98 acres
Acres 23.26 acres 17.10 acres 15.68 acres (includes 0.95 acres of
density credit)
2,398,469 to A maximum of 388 A maximum of
Residential 2,628,469 SF multifamily dwellings | 218 single-family A maximum of 2,248
(up to 1,642 (includes 230 elderly attached dwellings
multifamily units) housing units) dwellings
Office 125000t0 300,0008F|  -— | = =m-- 125,000 to 300,000 SF
Other Non-
Residential | 80,000to 135,0008F |  —— ———- 80,000to 135,000 SF
Uses
PublicUse | = ====-- 29700SF |  e————- 29,700 SF
31.31 du/ac
. 13.75 du/ac
Density/FAR 225 FAR (";%“é’r‘fysrﬁgi rf‘g"d (includes ADU 39.45 du/ac
bonus density) bonus density)
Open Space | 38.47%* (8.67 acres) 44% (6.19 acres) 38% (5.25 acres) 35%

*Calculation only includes landscaped open space.

Under the applicant’s proposal, the site would be divided into three zoning districts —
PRM, PDH-16 and PDH-12. The three parts of the development are discussed below:
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PDH-12 District for development of 218 single-family attached townhouse units at an
overall density of 13.75 du/ac, which includes a 20% ADU density bonus. This section
features front- and rear-loaded garage townhouse units. The maijority of units are
rear-loaded. The front-loaded units are located along the eastern property line,
abutting Regent’'s Park. A 10-foot wide landscaped buffer would be provided between
these units and the Regent's Park property line. Parking would be provided within the
garages, driveways and on the street. The site also features four open space areas,
including a large circular park in the northern portion of the site (the village green), a
large open space area at the southern end of the site, abutting Lee Highway (Route
29) and two smaller open space areas.

Special Exception Amendment (SEA) Plat (Copy at front of staff report)

Title of SEA Plat: WMATA Fairfax/Vienna/GMU Station
Prepared By: Dewberry and Davis, LLC
Original and Revision Dates: November 18, 2005

SEA Plat WMATA Fairfax/Vienna/GMU Station

Sheet # Description of Sheet

Cover sheet

Notes and tabulation

Overall site layout (1" = 100)

Site layout for western portion of the site (1" = 50)
Site layout for the eastern portion of the site (1" = 50")

Q| IWIN|—

The special exceptiorn amendment is filed on the southern portion of the Vienna Metro
Station, and includes 29.84 acres. The applicant seeks to delete a 3.75-acre portion
of the site from the special exception (SE) area so that it may be included in the
MetroWest development. Under this application, the land area for the SE area would
decrease by 3.75 acres from a total of 29.84 acres to a total of 26.09 acres.

As part of the MetroWest development, improvements are proposed to Saintsbury
Drive (Saintsbury Drive will remain within the Metro Station property and is not
included within the land area to be deleted from the site). These improvements are
depicted on Sheets 3, 4 and 5. Under these proposed improvements, Saintsbury
Drive would be improved to a four-lane divided highway and placed into the VDOT
secondary road system. The improvements, which are depicted below, include:

e Two roundabouts at the eastern and western ends of Saintsbury Drive to
facilitate bus access and traffic circulation;

¢ Two new or modified traffic signals at the Saintsbury Drlve and Vaden Drive
intersection and at Saintsbury Drive and the proposed main pedestrian
crossing;

* A raised pedestrian crossing between the proposed main pedestrian plaza of
the MetroWest development and the Vienna Metro Station and marked
pedestrian crossings at the roundabouts;
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e The Core area should consist of approximately 23 acres that is within Y& mile of
the station platform and is planned primarily for multifamily mixed-use
development at an FAR 2.25 including affordable dwelling units (ADUs) and an
age-restricted housing component of approximately 145 units. The Plan allows
for density credit for land that is to be dedicated for public use as part of the
rezoning application. From a general design perspective, the core area should
be characterized by the tallest buildings, primarily above and below grade
structured parking, and well integrated streetscape and plazas that are oriented
towards and facilitate pedestrian movements to and from the Metro.

Pursuant to the Plan recommendations for the core area, the applicant proposes to
rezone 23.25 acres to the PRM District at a 2.25 FAR and incorporate approximately
400,000 SF of non-residential use and approximately 2.6 million square feet of
residential use (up to 1,642 units). Buildings 7, 8 and 9 are situated immediately
across from the Vienna Metro Station and are proposed to be the tallest buildings
ranging from 110 feet up to a potential maximum of 150 feet (12 to 14 stories).
Building 7 is proposed for residential use and Buildings 8 and 9 are proposed for office
use. Buildings 5, 6 and 10 are also proposed as residential buildings but are stepped
down in height to a maximum of 120 feet in height (10 to 12 stories). Building 5 will
also contain up to 138 age-restricted units (ages 55 and above). These six buildings
create the framework for the proposed Main Street and the beginning of a grid pattern;
the layout of buildings along Main Street provides for a public square and plaza. The
buildings will be designed with space for ground floor retail and other non-residential
uses in order to provide the services necessary to support the expected resident,
employee and commuter-based populations. Moreover, these structures are also
oriented towards the Vienna Metro Station along Saintsbury Drive. A series of three
mid-rise buildings (Buildings 11 through 13), 49.5 feet in height (4 stories) are located
parallel to the eastern boundary of the core area, abutting the Hunter's Branch
community. Another series of residential buildings (Building 14, 15, 16, 17 and 18)
ranging from 90 to 105 feet in height (8 to 9 stories) continue the height transition to
complete the core. The series of buildings continue to frame Main Street and to
provide additional locations for both primary and secondary retail and non-residential
uses. Two garden-style residential buildings, approximately 50 feet in height (4
stories), continue the transition in height as the site moves to the southwestern corner
of the core area. With the exception of on-street parallel parking for retail uses and
drop-off areas, all parking is provided either underneath the buildings or in above-
grade garage structures located within the core of the buildings. The buildings are
placed along the proposed Main Street, which will feature several plazas within a
hierarchy of pedestrian spaces, all oriented towards moving to and from the Metro.
Buildings are set close to the streets with sufficient setback for streetscape, planters,
benches and other pedestrian amenities which conforms to the general Plan design
and orientation recommendations. Therefore, the proposed development has
addressed the basic use, location, height and intensity recommendations for the core
area.

e The area to the west of the core should consist of approximately 12.5 acres and
is planned for residential use at 12-16 du/ac and may include up to 230 units in
an elderly housing component in the northernmost 3.5 acres of the area
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recommendations as to how the site should be laid out in order to achieve a high-
quality site design.

Consolidation

DC #1 states that developments should provide parcel consolidation in conformance
with any site specific text and applicable policy recommendations of the
Comprehensive Plan. This criterion also notes that the proposed consolidation should
not preclude nearby properties from developing as recommended by the Plan. Under
the Metro-oriented, mixed-use development option, the Plan notes that ‘the fully
consolidated Fairlee subdivision and undeveloped parcels to the west should be
consolidated with property owned by WMATA located south of Saintsbury Drive,
adjacent to Fairlee.” The purpose of including this parcel, which currently consists of a
small surface parking lot and open space, is to bring the development closer to the
Vienna Metro Station in order to create a transit-oriented development.

The proposed CDP/FDP depicts the consolidation of all the land area as
recommended by the Plan. WMATA has consented to the inclusion of its property
within the rezoning application, as well as its sale to the applicant. The inclusion of
this land allows the applicant to create a design which provides a strong connection to
the Vienna Metro Station and makes the development truly transit-oriented.

Layout

In order to meet the “transit-oriented” design objectives, the Plan encourages the
following elements to be incorporated into the proposed development. These
elements are quoted and discussed below:

e “Town Center’ and “Main Street” design concept. The development has been
designed to create a grid system of streets, which lead to the Vienna Metro
Station. Within this grid, there is a hierarchy of streets and sidewalks (Sheet
35). The main road leading from within the site to the Vienna Metro Station has
been designed to be a main street, with wide sidewalks, streetscape and street
furniture. Along that main street will be a large pedestrian plaza (for outdoor
performances) and a town square.

e Building orientation close to roadways, streets and plazas with office and non-
residential and employment uses located closest to the Metro. All buildings
have been designed to be oriented close to the street. As depicted on the
CDP/FDP and further illustrated on the Detail Area #3, the proposed office and
non-residential uses will be located within the core area of the site, closest to
the Vienna Metro Station.

o Pedestrian oriented streetscape amenities including benches, lighting,
landscape plantings and street trees, wide sidewalks to function as retail
browsing areas and to facilitate movement to and from the Metro. The
CDP/FDP contains sections of each of the proposed streetscape areas,
depicting the width of the sidewalks, planting areas and possible retail browsing
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to accommodate pedestrians, as well as to provide sufficient space for activities
such as window shopping, seating, and outdoor dining.

The site’s sidewalk system is designed so that as one gets closer to the Vienna Metro
Station, the sidewalks become wider in order to accommodate additional foot traffic
and uses such as outdoor seating for restaurants. Smaller streets feed to a proposed
“Main Street” which leads directly to the Vienna Metro Station. The CDP/FDP
contains sections of each of the proposed streetscape areas, depicting the width of
the sidewalks, planting areas, the placement of street trees, possible outdoor furniture
and possible retail browsing areas/outdoor seating areas. More detailed sections are
provided for Vaden Drive Extended and Saintsbury Drive.

Neighborhood Context (Development Criterion #2)

Development Criterion #2 states that 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. It is not expected that
developments will be identical to their neighbors, but that the development fit into the
fabric of the community. It should be noted that DC #2 states that in evaluating this
criterion, the individual circumstances of the property should 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. The Comprehensive Plan text for this site was written in order to give
specific guidance as to how these transitions should occur. Recommendations
include the width of landscaped buffers along the periphery of the site and the density
and height of the buildings as the move from the Vienna Metro Station out toward the
existing neighborhoods.

Buffers and Transitions to Existing Communities

The site specific Comprehensive Plan language states that effective buffers and
transitions that are outside of individual lots should be implemented to ensure that a
compatible relationship is achieved between development in Land Unit C and the
abutting residential communities. In order to ensure this compatibility, the Plan
recommends specific transitions, including: a 50-foot buffer along the western property
line adjacent to Circle Woods; a 20-foot buffer and barrier along the southern property
line adjacent to Circle Woods; a 30-foot buffer along the eastern property line adjacent
to Hunter's Branch; and, a 10-foot buffer along the eastern property line adjacent to
Regent’s Park. Furthermore, the Plan states that each buffer area should be
appropriately landscaped to aid in the transition and that an attractive barrier should
also be provided along or inside the property lines adjacent to the aforementioned
buffer areas to help screen existing communities from the proposed redevelopment.

Information contained in the CDP/FDP (as shown on Sheet 19) and the proffers
related to screening, buffers and fandscaping demonstrates that the proposal is
consistent with the Comprehensive Plan recommendations for Land Unit C, as noted
below. Where Vaden Drive Extended parallels the Circle Woods neighborhood, a 50-
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has also proffered to certain discharge rates for these vaults (as described below). No
off-site SWM facilities are proposed. Vault #1 will account for an area of '
approximately 21 acres and will be located near the northeastern corner of the site
closest to the Vienna Metro Station. This area drains to Hunter's Branch. The vault
will be designed to account for the 1-, 2-, 10-, and 100-year storms. According to the
stormwater and outfall narrative on the CDP/FDP, the proposed discharge rate from
this structure for the 1-, 2-, 10-, and 100-year storms would be at a rate less than or
equal to the existing conditions. Vault #2 will account for an area of approximately 18
acres of on-site runoff, plus an area of approximately 12 acres from the adjacent
WMATA property. This vault will be located in the west central portion of the site. The
1-, 1.5-, 2-, and 10-year storm events are to be detained by this facility. Release rates
from this facility for the 1.5-, 2-, and 10-year storms are proposed to emulate the ratio
of runoff volume based on a wooded condition for this portion of the property. This
area drains to Hatmark Branch. Vault #3 will be located in the southern portion of the
site closest to Lee Highway (Route 29). This facility will account for approximately 13
acres of the proposed development. The 1, 2, and 10-year volumes are to be
detained in this facility, with a proposed release rate equal to or less than the existing
conditions in this area. This area drains to Hunter's Branch. Each of the proposed
facilities will be subject to meeting adequate outfall requirements as determined by the
DPWES.

In addition to the conventional water quality measures noted above, the applicant is
proposing a variety of LID measures. These measures will include permeable pavers,
vegetative tree box filters, bioretention basins (rain gardens), and vegetative roofs.
Specifically, permeable pavers will be used within areas of sidewalk and on-street
parking, and bioretention basins will be located within open space areas. The
locations of these areas are depicted on Sheet 41 of the CDP/FDP. The applicant has
also proffered to enter into a flow monitoring program of selected portions of the site to
measure the effectiveness of these LID measures. Monitoring will continue for a
period of not less than three years with data compiled and presented in an annual
report to DPWES.

Noise

The Comprehensive Plan language for this site notes that noise attenuation measures
should be provided in accordance with County policy for all residential uses and
discourages residential buildings located within 200 feet of the I-66 right-of-way. In
addition, DC #3 states that developments should protect future and current residents
and others from the adverse impacts of transportation generated noise.

Although no buildings are proposed within 200-feet of the 1-66 right-of-way, staff was
concerned that the subject site could be impacted by highway noise from [-66 and
noise from the Metrorail (particularly within the upper levels of the proposed high-rise
residential buildings) and highway noise from Lee Highway. It was also noted that
Vaden Drive Extended might result in noise impacts to existing and proposed
residential development adjacent to its proposed right-of-way. In light of these
concerns, the applicant was asked to prepare a noise study.
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» The Saintsbury Drive/Blake Lane intersection;

> The Lee Highway/Circle Woods Drive intersection;

» The Lee Highway/Blake Lane intersection;

» The potential impacts to Fairfax Circle; and

> The potential impacts to Route 123 within the Town of Vienna.

The analyses indicated that site generated traffic at each of the intersection locations
ranged from 2% to 4% of the total intersection volumes. FCDOT did not believe that
these volumes are of a sufficient impact to warrant additional evaluation; therefore, no
further study was requested.

Regarding impacts to Route 123 within the Town of Vienna, the site is projected to
generate 80 vehicles per hour (vph) in the AM peak hour and 92 vph in the PM peak
hour on Nutley Street north of Virginia Center Boulevard, while the existing AM and

- PM peak hour volumes on this segment of roadway are 2,507 vph and 2,582 vph,
respectively. Because Nutley Street would be used by site traffic to access Route
123, and the site traffic is projected to be approximately 3 to 3.5 % of the total
volumes on Nutley Street, FCDOT did not believe that additional analysis of Route
123 was warranted.

In response to concerns about the potential for weekend impacts to intersection and
roadways in the area, the applicant completed studies at various locations. These
analyses concluded that the weekend midday peak hour volumes would be no greater
than the weekday AM and PM peaks and that proffered improvements would
adequately mitigate increased weekend travel demands. FCDOT reviewed the new
data as submitted and concurred with the findings.

Several transportation impact studies have been submitted to FCDOT for review
considerations. A complete list of these studies is contained in Appendix 6. In
addition, it should be noted that the applicant has proffered to conduct follow-up traffic
impact analyses of the site to reevaluate the intersections previously studied. At a
minimum, the analyses will occur following issuance of the 1,500th RUP for the subject
site, and again one-year following issuance of the last initial RUP for a dwelling unit to
be constructed on the subject site or one year following issuance of the last initial Non-
RUP for floor area representing 80% of full occupancy of the last office building to be
constructed on the site. These studies will be submitted to FCDOT and VDOT for
review. Based on the findings of these studies, the applicant will implement any signal
timing modifications needed, as approved by VDOT

Finally, concerns were raised about the site’s impact on access/capacity of the
Metrorail platform and on trains outbound to the station. To address these concerns,
the applicant updated prior transportation impact studies to include an evaluation of
transit and Metrorail capacities. The study utilized bus routes, and the scheduled
frequency of bus service to the station, as well as information on the number and
frequency of Metrorail trains and the number of cars in each train. The capacity of the
rail system was identified and evaluated, and deemed to be sufficient to adequately
serve the ridership needs of both the new residents and the existing residential
communities. WMATA has also reached the same conclusion based on its own
studies.
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enhance the phasing commitment, staff suggested to the applicant that Buildings 5, 14
and 15 be excluded from this proffer commitment, since those buildings will not be
designed to have ground-floor non-residential uses. The applicant is still exploring this

option.
Public Facilities (Development Criterion #6)

Development Criterion #6 states that because 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 should be
identified and evaluated during the development review process.

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

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

Fairfax County Park Authority (Appendix 10)

Par. 2 of Sect. 8-110 of the Zoning Ordinance requires the provision of recreation
facilities in all P-Districts, based on the minimum expenditure of $955 per market rate
dwelling unit (ADUs are excluded from these calculations). Therefore, under this
proposal, the provision of $2,013,140 worth of on-site recreation is required. The
Fairfax County Park Authority (FCPA) notes that the $955 per unit funds required by
the Ordinance offset only a portion of the impact to provide recreational facilities for the
new residents since many of the facilities which the new residents will use, including
picnic areas, ballfields and basketball courts, will not be provided within this
development. In order to offset this anticipated impact, FCPA recommends that the
applicant provide an additional $1,385,155 to FCPA for recreational facility
development at one or more of the sites located within the service area of this
development.

The applicant has proffered to provide the minimum expenditure of $955 per unit
toward on-site recreational facilities for the future residents of the development,
including outdoor pools, play areas and indoor recreation areas. In order to further
address the impact of this development, the applicant has proffered to construct a
29,700 SF community building which will be dedicated to the County (see Proffer 25).
This community building is programmed to contain a 9,000 SF gymnasium, exercise
equipment, classroom and public meeting space, a satellite police office, and office
space (a preliminary design is included within the CDP/FDP). In addition, a 1.17-acre
tree save area will be dedicated to the Park Authority as an addition to East Blake
Lane Park. Furthermore, the City of Fairfax Connector Trail (Northern Virginia
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Fire and Rescue (Appendix 12)

The subject property is serviced by the Fairfax County Fire and Rescue Department
Station #430, Merrifield. The requested rezoning currently meets fire protection
guidelines, as determined by the Fire and Rescue Department.

Sanitary Sewer Analysis (Appendix 13)

The application property is located in the Accotink Creek watershed and would be
sewered into the Noman M. Cole, Jr. Pollution Control Plant. Based upon current and
committed flow, there is excess capacity in the Lower Potomac Pollution Control Plant
at this time. Based on current and committed flow, there is excess capacity in the
plant at this time. However, availability of treatment capacity will depend on the
current rate of construction and the timing for development of this site.

There is an existing eight inch (8”) sanitary sewer line located in an easement,
approximately 20 feet from the property. This line is inadequate for the proposed use
at this time. DPWES recommends that the applicant proffer to replace any sewer line
that becomes inadequate due to the proposed development. DPWES also notes that
a public improvement plan should be submitted concurrent with the site plan for the
proposed development to upgrade any off-site sanitary sewer line. The applicant they
will be required to replace any inadequate sewer at the time of site plan.

City of Falls Church Water (Appendix 14)

The subject property is located not located within the Fairfax County Water Authority
Service Area; rather, the site will be served by the City of Falls Church. The City of
Falls Church notes that, at this time, there are adequate water facilities to support the
proposed development. However, during site plan review, the applicant will be
required to develop a hydraulic analysis of the site to ensure adequate sizing of the
internal line sizes. During this review, it is possible that the applicant may be required
to increase the size of the water mains.

Affordable Housing (Development Criterion #7)

The Comprehensive Plan states that affordable dwelling units (ADUs) should be
provided in accordance with the provisions of the Zoning Ordinance and the
Residential Development Criteria. The Plan also recommends that the developer
replace units lost with the redevelopment of the former Fairlee Subdivision with
affordable units. The Plan further recommends the ADUs be provided on-site and
dispersed throughout the development and that a portion of the ADUs be accessible
units.

The proposed development will include a total of 140 ADUs. These units will be
dispersed throughout the proposed MetroWest development, within various product
types, as recommended by the Comprehensive Plan. Seventy-nine (79) of these units
are required by Sect. 2-801 of the Zoning Ordinance (35 of which will be located within
the age-restricted units). Sixty-one (61) of the ADU units represent a replacement of
the dwellings that existed within the Fairlee subdivision, as recommended by the Plan.
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The Zoning Ordinance also states that PRM Districts should be located in those
limited areas where such high density residential or residential mixed-use
development is in accordance with the adopted comprehensive plan such as within
areas delineated as Transit Station Areas, and Urban and Suburban Centers. The
PRM District regulations are designed to promote high standards in design and layout,
to encourage compatibility among uses within the development and integration with
adjacent developments, and to otherwise implement the stated purpose and intent of
this Ordinance.

The application property is located in an area designated as the Vienna Transit
Station Area. Additionally, the Comprehensive Plan language for the site specifically
recommends a high-density, mixed-use development as an option for this property.
As recommended by the Comprehensive Plan, the application proposes a transit-
oriented, mixed-use development. The site layout has been designed to provide a
transit-oriented, mixed-use development which concentrates density within % mile of
the Vienna Metro Station in order to encourage use of transit. The site design
facilitates the accessibility of the station and decrease walking times. Buildings are
located close to the street to create quality public spaces, all of which helps to
enhance the pedestrian experience. The development proposes a mix of uses
(residential, office and retail) and housing types (high-rise apartments, elderly housing,
townhouses, as well as ADUs). As noted previously in this report, at a minimum, a
total thirty-five percent (35%) open space will be provided within the site. This open
space is located throughout the site, providing all of the future residents of this
development with immediate access to outdoor areas. Staff believes that the
proposed design promotes high standards in design and layout and integrates well
with the adjacent multifamily and single-family attached dwellings of Circle Woods,
Hunter's Branch and Regent’s Park.

Use Limitations (Sect. 6-106 and Sect. 6-406)

PDH District

Sect. 6-106 sets forth the use limitations for all development in a PDH District. As part
of these limitations, the proposed PDH-16 and PDH-12 developments will be required
to meet the standards of 16-101 (General Standards) and 16-102 (Design Standards).
This issue is discussed below under the headings, “Section 16-101, General
Standards” and “Section 16-102, Design Standards.”

Sect. 6-106 also limits the types of secondary uses that can take place within these
districts. In keeping with the recommendations of the Comprehensive Plan, the
applicant is proposing 230 elderly housing units within Buildings 2, 3 and 4. Elderly
housing (defined as independent living facilities in the Zoning Ordinance) is a
permitted secondary use within the PDH-16 District. No other secondary uses are
proposed. Par. 3 of Sect. 6-106 states that when a secondary use is being
considered for approval on a final development plan, the special exception standards
shall be used as a guide. Within the PRM District, the applicant has proposed several
permitted secondary uses, including office, retail, child care, and off-street commercial
parking. These uses are listed in greater detail under Proffer 5c.
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Par. 4 requires a design which prevents injury to the use of existing development and
does not deter development of undeveloped properties. As noted earlier in this report,
the proposed development has met the Plan recommendations for screening and
buffering between the subject site and the adjacent single-family residences.

Par. 5 requires that adequate transportation and other public facilities are or will be
available to serve the proposed use. As discussed in the Transportation Analysis, the
applicant has committed to extensive road improvements, including the extension of
Vaden Drive from its existing terminus at Saintsbury Drive to Lee Highway,
improvements to Saintsbury Drive and its on- and off-ramps from |-66, and an
additional left turn lane from northbound Lee Highway to Nutley Street. With these
highway improvements, it is staff's opinion that the traffic impact of the proposed
development will be mitigated and that adequate road facilities will be available to
serve the proposed use. In addition, the applicant has committed to significant
vehicular trip reductions through its proffered TDM program, which should further
reduce the development’s impact on surrounding roads. WMATA has stated that
there is rail capacity for the proposed development.

Par. 6 requires that coordinated linkages among internal facilities and services, as well
as connections to major external facilities and services, be provided. The proposed
development has been designed to encourage walking to both the Metro and future
retail and other non-residential uses (see Proffer 8 for a full list of proffered pedestrian
improvements). The CDP/FDP includes a graphic depicting the pedestrian
connections to the surrounding neighborhoods. In this way, not only can the future
residents of the development avail themselves of the services offered within the
MetroWest development, but so can the surrounding neighborhoods. Itis also
expected that these trail connections (as depicted on Sheet 36) will make access to
the Vienna Metro Station easier for the residents of the surrounding neighborhoods.
Finally, in addition to the pedestrian connections, Vaden Drive will be extended from
its current terminus at Saintsbury Drive to Lee Highway. It is expected that this new
north-south connection to Lee Highway will help relieve traffic congestion on Nutley
Street and Blake Lane.

Design Standards (Sect. 16-102)

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

Par. 2 states that the open space, parking, loading, sign and all other similar
regulations shall have application in all planned developments. This application
satisfies all of these applicable Zoning Ordinance provisions, with the exception of the
loading requirement. The applicant has requested a modification of the loading space
requirement, which is discussed in the Waivers and Modifications section of this report

below.
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Modification of the loading space requirement for multifamily dwellings and office to
that shown on the CDP/FDP (Par. 4 of Sect. 11-203 of the Zoning Ordinance)

Par. 4 of Sect. 11-203 sets forth a schedule for the minimum off-street loading spaces
to serve various uses. Under this schedule, the applicant would be required to provide
a total of 86 loading spaces on the-site. The applicant is seeking a modification of the
loading space requirement for the proposed multifamily dwellings and office building to
permit a total of 69 loading spaces within the development, as depicted on the
CDP/FDP. The applicant believes that this modification is appropriate for this
development because of its mixed-use nature. Since a mix of uses is proposed within
buildings, these uses will be able to share loading areas. Furthermore, the proximity
of buildings to one another also allows for loading spaces to be shared within the
development. Because the stacked townhouses are considered multifamily
residential, they are required to provide loading spaces, which are unnecessary for
this proposed style of unit. Finally, the applicant notes less loading spaces will reduce
disruption along the street (and particularly for pedestrians). Staff supports the
requested modification.

Modification of the transitional screening and barrier requirements along that portion of
the southern property line where the proposed community building abuts multifamily
and single-family attached dwellings to the landscaping and barrier shown on the
CDP/FDP (Par. 14 of Sect. 13-304 of the Zoning Ordinance)

The Zoning Ordinance requires a 35-foot wide transitional screening area and barrier
wall or fence adjacent to the southern boundary of the subject site between the
proposed community building and the Circle Woods multifamily and single-family
attached communities. Par. 14 of Sect. 13-304 of the Zoning Ordinance states that
transitional screening and barriers can be modified and/or waived for any public use
when such use has been specifically designed to minimize adverse impact on
adjacent properties. The Comprehensive Plan recommends that a 20-foot wide buffer
be provided along this property line. The applicant proposes a 20-foot buffer area as
shown on the CDP-FDP in lieu of the 35-foot transitional screening area, which the
applicant believes will provide an effective screening between the properties. in
addition, the applicant proposes a seven-foot high barrier fence along this boundary,
extending west to the edge of the parking area for the public facility. The barrier is
proposed to stop at that point in order to preserve existing mature trees. Staff
believes that the proposed landscaping, fence, as well as the proposed architecture of
the building, will be such that the abutting communities will be adequately screened.
Therefore, staff supports the requested modification.

Variance to permit a seven (7) foot tall barrier fence with eight (8) foot tall piers,
located generally along the common property line shared by the subject site and the
abutting Circle Woods communities in the locations as shown on the CDP/FDP (Par. 8
of Sect. 16-401 of the Zoning Ordinance)

Par. 3B of Sect. 10-104 states that in any front yard of any lot, a fence or wall not
exceeding four (4) feet in height is permitted. The applicant is proposing a seven (7)
foot high wooden fence with eight (8) foot height brick piers along the site’s shared
property lines with the Circle Woods communities. Strict application of the Zoning
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level. In order to ensure the survivability of the trees, the applicant proposes to install
structural soil within these eight (8) foot wide planting areas. The applicant’s proposed
landscaping plan has been reviewed by the UFM and their recommendations have
been incorporated into the CDP/FDP proffers. Therefore, staff supports the requested

modification. :

Modification of the trail requirement along Lee Highway (US Route 29) to permit a five
(5) foot wide concrete sidewalk (Par. 2 of Sect. 17-201 of the Zoning Ordinance)

Par. 2 of Sect. 17-201 requires the construction of trails required by the
Comprehensive Plan. The Comprehensive Plan indicates that a major paved trail (8-
feet or more in width) is proposed along the north side of Lee Highway. However, a
four to five-foot wide sidewalk currently exists along Lee Highway, from Nutley Street
to Fairlee Drive, a distance of approximately 1,971 feet. The provision of a five (5) foot
wide sidewalk along the subject site’s Lee Highway frontage would continue this
existing configuration. Because the subject site’s frontage is only 340 feet long, staff
believes that a five-foot wide sidewalk would be sufficient in this location, rather than
an eight-foot wide trail section. Therefore, staff supports the requested modification.

Waiver of the service drive requirement along the site’s Lee Highway frontage (Par. 3a
of Sect. 17-201 of the Zoning Ordinance)

Par. 3a of Section 17-201 of the Zoning Ordinance requires a service drive to be
constructed adjacent to any primary highway. Currently, no service drive exists along
this side of Lee Highway between Nutley Street and Blake Lane. Properties to the
east and west of the subject site have consolidated access to Lee Highway via internal
roadways or the public street network. In addition, there will be a single curb cut at
Vaden Drive Extended to serve the proposed development. For these reasons, staff
believes that the provision of a service drive along the site’s frontage would be
inconsistent with the existing development along this section of Lee Highway. For that
reason, staff supports the requested waiver.

Waiver to permit underground detention and best management practices (BMPs) in a
residential development (PFM Section 6-0303.8)

The applicant requests permission to control stormwater by using underground
detention in a residential development. The applicant proposes three underground
detention facilities to be located underneath proposed open space areas. This
constitutes a waiver of PFM Section 6-0303.8, which regulates use of underground
SWM facilities located in a residential development. The applicant believes that given
the size of the site and the nature of development proposed, underground facilities are
appropriate in this instance.

The Board of Supervisors (BOS) may grant a waiver to permit underground detention
in residential areas after taking into consideration possible impacts on public safety,
the environment, and the burden placed on prospective homeowners for maintenance.
In order to address safety concerns, locked BILCO doors will be provided at each
facility access point. The BILCO doors are to be designed with a landscape feature to
help hide the location of the doors, for an additional safety factor. Nevertheless,
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of the R-1 District which permits a WMATA facility. Staff believes that the proposed
improvements to Saintsbury Drive will make pedestrian access to the Vienna Station
safer and more convenient for existing and future residents.

General Standards 3 and 4 require that the proposed use will be harmonious with and
will not adversely affect the use or development of neighboring properties in
accordance with the applicable zoning district regulations and the adopted
Comprehensive Plan and that pedestrian and vehicular traffic associated with the use
will not create hazards or conflict with the existing and anticipated traffic in the
neighborhood. The deletion of the 3.75-acre portion of the station will allow the
MetroWest development to be closer to the Vienna Metro Station. The redesign of
Saintsbury Drive will permit improved pedestrian access to the station. It will also help
facilitate vehicular movement along Saintsbury Drive by widening the road and
improving intersection movements and eliminating existing conflicts between
pedestrians and vehicles.

General Standard 5 requires that landscaping and screening be in accordance with
the provisions of Article 13. The applicant requests a reaffirmation of the previously
approved madification of the transitional screening requirements and waiver of barrier
requirements along all boundaries, as approved in conjunction with SEA 82-P-032-4.
Staff believes that the proposed changes to the Vienna Metro Station (deletion of land
area and improvements to Saintsbury Drive) do not warrant additional transitional
screening and barriers beyond that which exists now. Therefore, staff supports the
requested modification of the transitional screening and waiver of the barrier
requirement. The applicant also requests a reaffirmation of the waiver of the interior
parking lot landscaping requirement as approved in conjunction with SEA 82-P-032-4.
This requirement applied to the existing parking structure approved in special
exception amendment, SEA 82-P-032-3. The proposed amendment does not affect
the parking structure. Therefore, staff continues to support this waiver.

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

Cateqory 4 Standards (Sect. 9-404)

In addition to the General Special Exception Standards, all Category 4 Special
Exception uses must comply with additional standards for Category 4 Uses. The
standards applicable to the proposed amendment are Standards 1 and 4. No new
structures are proposed with this application. The Greyhound ticket kiosk, approved
under SEA 82-P-032-4, meets the R-1 District Bulk Regulations. Standard 4 requires
that all facilities be located so that operation will not seriously affect adjacent
residential areas. The proposed deletion of land area from the Vienna Metro Station
is sought in order to create a Metro-oriented development to the south of the station.
Far from affecting the adjacent residential areas, staff believes that approval of the
requested SEA will improve the proposed MetroWest development.
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synergy is achieved by providing a sufficient residential and commercial intensity and
a land use mix that incorporates a grocery store, restaurants and other personal
service and retail establishments, in combination with a design that is oriented toward,
and walkable to, the Vienna Metro Station. The application also proposes
transportation improvements to mitigate impacts on the transportation network. These
improvements include the construction of a new road to connect Saintsbury Drive to
Lee Highway (Vaden Drive Extended), intersection improvements to the Lee
Highway/Nutley Street intersection, and improvements to the on- and off-ramps of
Interstate 66 at Saintsbury Drive. Furthermore, the application proposes
improvements to the Vienna Metro Station, including reconstruction of Saintsbury
Drive, in order to enhance pedestrian access to the station and to relieve WMATA of
its maintenance of Saintsbury Drive. In addition to the station improvements,
pedestrian improvements, including a new pedestrian bridge across Hatmark Branch,
are proposed in order to increase pedestrian access to the Vienna Metro Station from
surrounding communities. Finally, the applicant has committed to a precedential
transportation demand management (TDM) program which will reduce residential trips

by 47% and office trips by 25%.

Staff believes that the application conforms to the recommendations of the
Comprehensive Plan for a transit-oriented, mixed use development at the Vienna
Metro Station. Furthermore, staff believes that this development also contributes to
the achievement of several significant Countywide and regional planning and land use
objectives. Namely, the proposed development concentrates density around the
Vienna Metro Station to maximize transit accessibility. It also creates a mixed-use
development, with pedestrian-oriented commerce near the station which will help to
reduce auto travel. Finally, it encourages the use of public transportation in order to
preserve and improve air quality. While staff continues to work with the applicant on
finalizing the proffer commitments, staff believes that the proposed applications are in
conformance with the Comprehensive Pian and applicable Zoning Ordinance '
provisions and recommends that they be approved.

Staff Recommendations

Staff recommends that RZ 2003-PR-022 and the Conceptual Development Plan be
approved, subject to the draft proffers contained in Appendix 1 of the staff report.

Staff recommends approval FDP 2003-PR-022.

Staff recommends that the 600-foot maximum length of private streets (Par. 2 of Sect.
11-302 of the Zoning Ordinance) be waived.

Staff recommends that the loading space requirement for multifamily dwellings and
office be modified to that shown on the CDP/FDP (Par. 4 of Sect. 11-203 of the

Zoning Ordinance).

Staff recommends that the transitional screening and barrier requirements along that
portion of the southern property line where the proposed community building abuts
multifamily and single-family attached dwellings be modified to the landscaping and
barrier shown on the CDP/FDP (Par. 14 of Sect. 13-304 of the Zoning Ordinance).
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affordable dwelling units, all age-restricted dwelling units (located in
Building 5), all independent living units (located in Buildings 2, 3 and 4)
and any “apartment hotel” units (as provided in Proffer 15 below). The
Applicant reserves the right to construct a lesser number of dwelling units
than the maximum allowed provided that the buildings and site remain in
substantial conformance with that shown on the CDP/FDP as determined
by the Zoning Administrator. Multiple family dwelling units (exclusive of
two-over-two multiple family dwelling units) will generally range in size
from 1,000 to 2,000 square feet of GFA per dwelling unit. No more than
one (1) of the multiple family dwelling unit buildings (exclusive of the two-
over-two multiple family dwelling unit buildings) shall be constructed with
an average dwelling unit size that exceeds 2,500 square feet of gross floor
area per dwelling unit.

Core Area. The maximum floor area ratio (“FAR”) permitted within the
Core Area shall be 2.25. Based on this maximum FAR, the maximum
gross floor area (“GFA”) that may be constructed within the Core Area
shall be 2,833,469 square feet, exclusive of cellar space. Such maximum
GFA shall include all affordable dwelling units and any density bonus
attributable thereto. For purposes of calculating the maximum allowable
GFA in the Core Area, density credit is taken for land dedicated by the
Applicant for Saintsbury Drive as part of this Application, 0.95 acres of land
previously dedicated for public purposes, approximately 4.71 acres of land
located in the Non-Core West Area to be dedicated for public purposes as
provided herein, and any other allowable density credit as provided by
Paragraph 4 of Section 2-308 of the Zoning Ordnance. The Applicant
reserves the right to construct a lesser amount of GFA within the Core
Area provided that the number of buildings, height and site layout remain
in substantial conformance with that shown on the CDP/FDP as
determined by the Zoning Administrator.

Non-Core West Area. The maximum residential density permitted within
the Non-Core West Area shall be sixteen (16) dwelling units per acre,
exclusive of affordable dwelling units and any density bonus attributable
thereto, and exclusive of up to 230 age-restricted/independent living units
to be located in Buildings 2, 3 and 4. A total of approximately 3.59 acres
of land located in the Non-Core West Area shall be entitled to apply the
multiplier for age-restricted/independent living units (Zoning Ordinance
Section 9-306(6)) to support a maximum of 230 age-restricted/independent
living units within such area (i.e. 3.59 acres X 16 du/ac X 4 = 230). For
purposes of calculating the maximum allowable density in the Non-Core
West Area, density credit is taken for approximately 3.19 acres of land
located in the Non-Core West Area to be dedicated for public purposes
(e.g. Vaden Drive Extended) as provided herein and any other allowable
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columns and beams for the second of such Buildings prior to the issuance
of a RUP for the 1,000" residential unit constructed on the Application
Property; provided, however, that upon demonstration that diligent efforts
have been made to design, permit and construct such building, the timing
of such building may be delayed for good cause shown (as described
above) as determined by the Director, Zoning Evaluation Division.

Core Area (PRM) Secondary Uses.

(i) Hotel as provided in Proffer 15 below.
(ii) " Affordable dwelling units (see Proffer 24 below).
(i)  Non-Residential, Non-Office Uses within the Core Area (PRM).

(a) Allowable Ground Floor Uses. The ground floors of
Buildings 6, 7, 8, 9, 10, 16, 17, and 18 (collectively
consisting of approximately 190,000 square feet of GFA
exclusive of lobbies, corridors, loading, parking entrances,
service corridors, etc.) may be occupied by residential, office
and/or non-residential, non-office uses as provided in this
Proffer 5.c.(iii). In addition, space located within the second
floors of Buildings 6, 7, 8, 9 and/or 10 may be utilized to
accommodate two-story Type 1 or Type 2 Non-Residential
Uses (as defined below) that also occupy ground floor space
in such building.

(b)  Design/Construction. Of the 190,000 square feet of GFA
referenced in Proffer 5.c.(iii)(a) above, a total of at least
135,000 square feet of GFA within the ground floors of
buildings 6, 7, 8, 9, 10, 16, 17 and 18 shall be designed and
constructed with ground floors having a floor to floor height
of a minimum of 13 feet to accommodate Type 1 and/or
Type 2 Non-Residential uses as defined in Proffer 5.c.(iii)(c)
below.

Of the total 135,000 square feet of GFA referenced above, a
total of at least 100,000 square feet of GFA shall be so
designed and constructed among the ground floors of
Buildings 6, 7, 8, 9 and 10, and a total of at least 35,000
square feet of GFA shall be so designed and constructed
among the ground floor(s) of Buildings 16, 17 and/or 18.
Such spaces shall be designated on the respective site
plans for the buildings in which such spaces will be located,
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(vii)

(viif)

(ix)

(x)

(xi)
(xii)

Accessory Uses and Home Occupations as permitted by Article 10
of the Zoning Ordinance.

Seasonal skating and/or public cultural/event/ recreation facilities in
the “Town Center” plaza area as shown on the CDP/FDP.

Commercial off street parking (not including any temporary parking
provided to facilitate improvements to the Vienna-Fairfax-GMU
Metro Station), on an interim basis (i.e. until start of construction of
the primary use approved for such site) on a maximum of two of
the building sites of Buildings 6, 7, 8/9 and 10, or on a permanent
basis within parking garages, as determined by the Applicant.
Commercial off-street parking lots, if any, shall be improved
pursuant to Zoning Ordinance and Public Facilities Manual
standards and shall be in substantial conformance with that shown
on the CDP/FDP. The Applicant reserves the right to remove any
such commercial off-street parking use at any time upon 30 days
written notice to FCDOT. The Applicant shall not charge less for
commuter parking in any such lots than the prevailing rate for
commuter parking at the WMATA garage(s) at the Vienna Metro
Station. Such pricing restriction shall not apply to other potential
users (such as retail patrons) of such parking facilities, if any. The
construction and use of such parking facilities, if any, may occur
prior to substantial completion of Vaden Drive Extended.

Age-Restricted Housing. Building 5 shall contain up to 138 age-
restricted units. All such units shall be restricted to primary
owners/tenants who are a minimum of fifty-five (55) years of age.
Of the total age-restricted units provided, including the independent
living units provided in Buildings 2, 3 and 4 as provided below, a
minimum of ten (10) of such units shall be designed and
constructed as fully handicapped accessible units.

Telecommunications Equipment as provided in Proffer 23 below.

Transportation Facilities.

Non-Core West (PDH-16) Principal Uses.

(i)
(i)
(iif)

Multiple family dwellings.
Affordable Dwelling Units (see Proffer 24 below).

Public Uses located in Building 1 consisting of approximately
29,700 square feet of GFA as provided in Proffer 25.






RZ 2003-PR-022
Page 13

(i) Dedication. The Applicant shall dedicate and convey in fee simple
to the Board of Supervisors right-of-way for public street purposes,
for the purpose of extending Vaden Drive through the Application
Property as further described below. Such right of way shall be of
variable width, and shall be located within the Application Property
in the area as generally shown on the CDP/FDP for Vaden Drive
Extended. Such right of way dedication shall also include the area
shown on the CDP/FDP that provides interparcel access to
connect the property located west of the Application Property (2005
Tax Map reference: 48-3((1)) 95B and 95C) to Vaden Drive
Extended. The exact location and amount of the right-of-way to e
dedicated shall be determined in relation to the final engineering
design of Vaden Drive Extended (as further described below) as
determined by DPWES and VDOT. Dedication of such right-of-
way shall be made prior to site plan approval for the first phase of
residential and/or non-residential development on the Application
Property or upon request from Fairfax County, whichever occurs
first. This proposed dedication shall be deemed to satisfy the right-
of-way requirements of Table 1 of the Comprehensive Plan.

(i) Vaden Drive Extended. Subject to VDOT and DPWES approval,
the Applicant shall construct a four-lane median divided public road
measuring approximately 66 feet from face-of-curb to face-of-curb
(exclusive of turn lanes as shown on the CDP/FDP and/or as may
be required by VDOT) within the Application Property in the area
as generally shown on the CDP/FDP, connecting Lee Highway
(Route 29) with Saintsbury Drive and within the area to be
dedicated pursuant to Proffer 6.a.() above (“Waden Drive
Extended”). Vaden Drive Extended shall be constructed at a 30
mile per hour design speed (or lesser if approved by VDOT) with
11-foot travel lanes and a 16 foot wide landscaped median as
shown on the CDP/FDP and as approved by DPWES and VDOT.
Vaden Drive Extended shall include turn lanes and improvements
at its Lee Highway and Saintsbury Drive intersections as generally
shown on the CDP/FDP and subject to VDOT, FCDOT and
DPWES approval. The Applicant shall also construct the
interparcel access to connect the property located west of the
Application Property (2005 Tax Map reference: 48-3((1)) 95B and
95C) to Vaden Drive Extended as shown on the CDP/FDP. Vaden
Drive Extended shall be substantially completed prior to the
issuance of the first Residential Use Permit (“RUP”) or Non-
Residential Use Permit (“Non-RUP”) for residential or non-
residential uses on the Application Property; provided, however,
that this proffer shall not require the substantial completion of
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(vi)

(vii)

(viii)

Eastbound 1-66 Ramp Widening. Subject to approval by WMATA,

DPWES and VDOT, the Applicant shall design, engineer and
construct improvements as shown on the CDP/FDP to widen the
eastbound 1-66 ramp at the point it exits onto Nutley Street
southbound and Saintsbury Drive westbound. Such work shall be
constructed concurrent with the reconstruction of Saintsbury Drive
as described in Proffer 6.a.(xii) below and shall be “substantially
complete” (as defined in Proffer 6.a.(ii) above) concurrent with the
Saintsbury Drive improvements. In no event shall the Applicant be
required to obtain FHWA approval for such widening
improvements. In the event it is determined that FHWA approval is
required, then the Applicant shall design and engineer such
improvements as generally shown on the CDP/FDP concurrent
with design of the Saintsbury Drive improvements and afford
FCDOT the opportunity to obtain all FHWA permits and approvals
necessary to construct such improvements. If FCDOT obtains all
such permits and approvals prior to substantial completion of such
Saintsbury Drive improvements (as defined in Proffer 6.a.(xii)),
then the Applicant shall construct such improvements. If FCDOT
does not obtain. such permits and approvals by such time, then
instead of constructing such improvements, the Applicant shall
make a contribution to DPWES in the amount of such
improvements as determined by the Fairfax County Bond Schedule
prior to final bond release for the project.

Lee Highway/Nutley Street Improvements. Subject to DPWES

and/or VDOT approval, the Applicant shall stripe eastbound Lee
Highway to provide for dual left turn lanes onto northbound Nutley
Street concurrent with construction of Vaden Drive Extended.
Concurrent with such striping and the construction of Vaden Drive
Extended, the Applicant shall implement traffic signal modifications
(design, equip and install) as necessary at such intersection to
accommodate the dual left turn lanes as may be warranted and
approved by VDOT. Concurrent with construction of Vaden Drive
Extended the Applicant shall install pedestrian countdown signals
as approved by VDOT crossing Nutley Street north of Lee Highway
and crossing Lee Highway east of Nutley Street.

Private Roads. With the exception of Vaden Drive Extended, and

the improvements to Saintsbury Drive (as described in Proffer
6.a.(xii) below), the street network as depicted on the CDP/FDP
shall be private streets owned by the Applicant and, subsequently,
the Umbrella Owners Association (“UOA") (as provided in Proffer
18 below).
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escrow for the cost of such signals prior to final bond release in lieu
of construction in an amount as determined by FCDOT. The
Applicant shall be entitled to be reimbursed for (or in the event of
an escrow, credited for) any contribution by others for a signal to
be located at the intersection of Vaden Drive Extended/Saintsbury
Drive associated with SE 2002-PR-016 after the Applicant installs

the light or, as applicable, at the time of escrow. In addition,
concurrent with the submission of a public improvement plan/site
plan for Vaden Drive Extended, the Applicant shall also submit

to VDOT a warrant study for a traffic signal at one of the two
intersections of Virginia Center Boulevard and Centerboro Court as
determined by VDOT. If such study demonstrates that a signal is
warranted at that location and VDOT approves such signal, the
Applicant shall design, equip and construct such a signal prior to
final bond release for the first site plan approved for residential
and/or non-residential development on the Application Property,
and the Applicant shall be entitled to be reimbursed for any
proffered contribution for such signal associated with RZ 88-P-101
after the light is installed, subject to DPWES approval that the work
has been completed.

(xi)  Signal Timing Modifications. Within 180 days after the opening of
Vaden Dive Extended for public use, the Applicant shall conduct,
and submit to VDOT, a corridor evaluation of existing signal timings
along Nutley Street from the [-66 ramps to Lee Highway (4 signals)
and along Lee Highway from Nutley Street to Blake Lane (4
signals), to determine appropriate signal timing modifications along
such corridors. Such signal timing plans shall be subject to review
and approval by VDOT and shall provide for sufficient
pedestrian crossing times in accordance with established
standards as determined by VDOT. The Applicant shall make such
signal timing modifications as may be approved by VDOT based on
the findings of the evaluation.

(xii)  Saintsbury Drive and Metro Station. Subject to approval by
WMATA, VDOT and DPWES, and subject to approval by the Board
of Supervisors of Special Exception Amendment Application SEA
82-P-032-5 (collectively the “Metro Station Approvals”), the
Applicant shall construct improvements to Saintsbury Drive and the
Vienna-Fairfax-GMU Metro Station (the “Metro Station”) as shown
on the CDP/FDP. Such section of Saintsbury Drive shall be
designed to VDOT standards at a 30 mile per hour design speed
(or lesser if approved by VDOT) with modifications as may be
approved by VDOT and DPWES. The Applicant shall submit and
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a.

Trip Reduction Objectives.

(i)

(ii)

(iif)

(iv)

General. The purpose of the TDM Plan shall be to reduce vehicle
trips generated by the uses constructed on the Application
Property through the use of mass transit, ride-sharing, and/or other
strategies.

Stabilization. Specifically, upon “stabilization” of the Application
Property (as defined in Proffer 7.a.(v) below) and thereafter, the
objective of the TDM Plan shall be to reduce vehicle trips
generated by the on-site residential uses during the weekday peak
hour by 47% and to reduce vehicle trips generated by the on-site
office uses in Buildings 8 and 9 (as shown on the CDP/FDP) during
the weekday peak hour by 25%.

During Construction.  In addition, during construction of the
Application Property the objective of the TDM Plan shall be to
reduce weekday peak hour trips generated by on-site residential
uses and on-site office uses in Buildings 8 and 9 (as shown on the
CDP/FDP) by percentages as set forth below:

o 1 - 750 dwelling units: 25% reduction;

o 751 — 1500 dwelling units: 30% reduction;

. Office GFA constructed in Buildings 8 and/or 9 prior to
“stabilization”. 20% reduction;

Notwithstanding these interim trip reduction objectives that are
applicable during construction, in the event that the project includes
fewer than 2,248 dwelling units and/or less than 300,000 square
feet of office GFA in Buildings 8 and/or 9 upon stabilization, the trip
reduction objectives upon stabilization shall nevertheless be 47%
and 25% respectively.

Baseline. The baseline number of vehicle trips from which such
reductions shall be measured shall be determined based on the
actual number and type of residential units constructed on the
Application Property and the actual amount and type of office GFA
constructed within Buildings 8 and 9, from time to time, using the
trip generation rates/equations applicable to such uses as set forth
in the Institute of Transportation Engineers, Trip Generation, 7"
Edition, or those rates for single family attached dwelling units as
established by FCDOT in 2005, as applicable. For purposes of this
proffer independent living units and age-restricted units shall be
considered typical multiple family dwelling units without distinction
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Account shall be established in an interest bearing account with a fully
insured and licensed financial institution. The Applicant shall provide
written documentation demonstrating the establishment of the TDM
Account to FCDOT within 10 days of its establishment. Funds in the TDM
Account shall be utilized by the TC each year to implement the TDM
Strategic Plan in accordance with the TDM Budget. As provided in Proffer
7.9.()) below, TC shall provide an annual audit of the TDM Account to
FCDOT, and such audit shall include demonstration that the applicable
strategies of the TDM Strategic Plan were implemented and sufficiently
funded that year.

Any funds remaining in the TDM Account at the end of any given year
shall be transferred to the TDM Remedy Fund (as described in Proffer
7.j.() below) until such time as the TDM Remedy Fund has achieved a
balance of $500,000. Upon such time as the TDM Remedy Fund achieves
a balance of $500,000, any funds remaining in the TDM Account at the
end of any given year shall remain in the TDM Account to be utilized for
the forthcoming year. In the event that the TDM Remedy Fund is drawn
upon (as provided in Proffer 7.j.(i) below) then the process for replenishing
the TDM Remedy Fund as outlined above shall be repeated until the TDM
Remedy Fund again achieves a balance of $500,000.

The TDM Account shall be replenished annually following the
establishment of each year's TDM Budget, and any transfer of funds to the
TDM Remedy Fund as provided above, by the Applicant and/or UOA as
applicable, in order to maintain a starting balance of at least $200,000,
which amount shall be adjusted annually for inflation as reported by the
Marshall & Swift Building Cost Index, or such greater amount as the
forthcoming year's TDM Budget may require. An illustrative example
demonstrating a possible cash flow scenario of funds through the TDM
Account and incorporating the other financial obligations as provided in
this Proffer 7 is depicted on Exhibit A-6 attached hereto. The TDM
Account shall be managed by the Applicant until such time as the
Applicant Control Period (as defined in Proffer 7.i. below) has expired.
Following such time management of the TDM Account will become the
responsibility of the UOA. A line item for the TDM Account shall be
included in the UOA budget upon the establishment of the UOA. The
association documents that establish and control the UOA shall provide
that the TDM Account shall not be eliminated as a line item in the UOA
budget and that funds in the TDM Account shall not be utilized for
purposes other than to fund TDM strategies. The TDM Account shall be
funded solely by the Applicant (or successor developer) until such time as
pro-rata assessments of residents and commercial owners are
implemented as provided in the UOA documents. Prior to the end of the
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If the trip generation analysis conducted two (2) years following
stabilization reveals that the trip reduction objectives are not being met,
then the Applicant shall convene a meeting with FCDOT to review the
TDM strategies then in place and to develop proportional modifications to
the TDM Strategic Plan to address the shortfall. Within 30 days following
such meeting, the Applicant shall submit an updated TDM Strategic Plan
and TDM Budget to FCDOT for its review and approval. FCDOT shall
respond with any comments to the Applicant within 30 days. If no
response is provided within such time, the Applicant’'s updated TDM
Strategic Plan and TDM Budget shall be deemed approved. Following
approval of the updated TDM Strategic Plan and TDM Budget the
Applicant shall (1) increase the TDM Account if necessary in order to cover
any proportional additional costs to implement the updated TDM Strategic
Plan; (2) implement the provisions of the updated TDM Strategic Plan; and
(3) conduct another trip generation analysis (pursuant to the methodology
set forth in Proffer 7.g.(ii)(b)) one year later to determine whether the trip
reduction objectives are then being met. In the event such subsequent
analysis reveals that the trip reduction objectives are still not being met,
then the Applicant shall repeat the process above (additional adjustments
to programmatic elements, additional funding and additional monitoring)
until such objectives have been met for two (2) consecutive years.

Following such time as the trip reduction objectives are determined to
have been met for two consecutive post stabilization trip generation
analyses, the Applicant (or successor developer) shall bear no further
obligation under this Proffer 7. At such time, the UOA shall be responsible
for the TDM Plan and shall conduct additional trip generation analyses at
two (2) year intervals to determine whether the trip reduction objectives are
continuing to be met. Upon such time as two consecutive analyses
conducted at two (2) year intervals demonstrate that the trip reduction
objectives have been met, the UOA shall be required to conduct
subsequent trip generation analyses at five (5) year intervals.
Meanwhile, the UOA shall remain obligated to continue to report annually
to FCDOT on the TDM Strategies as provided in Proffer 7.g.(i). In the
event that such annual reports demonstrate through trend analysis that a
change in commuting patterns has occurred that is significant enough to
reasonably call in to question whether the post stabilization trip reduction
objectives are continuing to be met, as determined by FCDOT, then
FCDOT may require the UOA to conduct additional trip generation
analyses (pursuant to the methodology set forth in Proffer 7.g.(ii)(b)) on a
more frequent basis to determine whether in fact such objectives are being
met. If any of the UOA’s required trip generation analyses demonstrate
that the trip reduction objectives are not being met, then the UOA shall
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(i) TDM Penalty Fund. Prior to issuance of the 1,500" RUP for the
Application Property, the Applicant (or successor developer, but
not the successor UOA) shall establish a one-time corporate
guarantee for the benefit of Fairfax County in the amount of
$2,000,000 (the “Corporate Guarantee”), which Corporate
Guarantee shall be used, if applicable, to establish a TDM Penalty
Fund. If the results of the trip generation analysis conducted
following occupancy of the 750" dwelling unit reveal that the trip
reduction objectives of Proffer 7.a. are not being met, then the
provisions of Proffer 7.h. shall apply, but the provisions of this
Proffer 7.j.(ii) shall not apply. [f the results of any trip generation
analysis conducted following occupancy of the 1,500" dwelling unit
and during the Applicant Control Period reveal that the trip
reduction objectives of Proffer 7.a. are not being met, then the
provisions of Proffer 7.h. shall apply and, in addition, the Corporate
Guarantee shall be drawn upon to fund the TDM Penalty Fund in
an amount determined as follows:

. Following the trip reduction analysis conducted upon
occupancy of the 1,500™ dwelling unit:

o Residential:

. If 30% “during construction” trip reduction objective is
- met or exceeded, then no penalty is owed;
" If trip reduction is equal to or greater than 28% but is

less than 30%, then $2,000 per trip for each trip by
which the trip reduction objective is not met is paid to
the TDM Penalty Fund from the Corporate Guarantee;
. If trip reduction is greater than or equal to 25% but
less than 28%, then $3,000 per trip for each trip by
which the trip reduction objective is not met is paid to
the TDM Penalty Fund from the Corporate Guarantee;
. If trip reduction is less than 25% then $130,000 is
paid to the TDM Penalty Fund from the Corporate

Guarantee.
o Office :
= If 20% “during construction” trip reduction objective is
met or exceeded, then no penalty is owed;
= If trip reduction is greater than or equal to 18% but is

less than 20%, then $2,000 per trip for each trip by
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by which the trip reduction objective is not met is paid
to the TDM Penalty Fund from the Corporate
Guarantee, and the balance in the TDM Penalty Fund
shall be carried forward;

. If office trip reduction is greater than or equal to 20%
but less than 23%, then $3,000 per trip for each trip
by which the trip reduction objective is not met is paid
to the TDM Penalty Fund from the Corporate
Guarantee, and the balance in the TDM Penalty Fund
shall be carried forward;

" If office trip reduction is less than 20%, then $120,000
is paid to the TDM Penalty Fund from the Corporate
Guarantee.

lllustrative examples demonstrating possible scenarios of the
application of the TDM Penalty Fund provisions are depicted on
Exhibits A-2, A-3, A-4 and A-5 attached hereto. Funds drawn from
the Corporate Guarantee and paid to the TDM Penalty Fund may
be utilized by Fairfax County for transit or transportation related
improvements in the vicinity of the Application Property. There is
no requirement to replenish the Corporate Guarantee and/or the
TDM Penalty Fund at any time. Any amount remaining in the
Corporate Guarantee upon the close of the Applicant Control
Period shall be released/returned to the Applicant.

Notice to Owners. All residents, tenants, and employers of the Metro
West community shall be advised of the TDM Plan. UOA/COA/HOA
members will be informed of their funding obligations pursuant to the
requirements of this Proffer prior to purchase of units, and the requirement
for the annual contribution to the TDM Plan (as provided herein) shall be
included in all initial purchase documents and within the HOA, COA and
UOA documents.

Enforcement. If the TC fails to timely submit a report to FCDOT as
required by this Proffer, Fairfax County may thereafter issue the TC a
notice stating that the TC has violated the terms of this Proffer and
providing the TC sixty (60) days within which to cure such violation. If after
such sixty (60) day period the TC has not submitted the delinquent report,
then the Applicant/UOA as applicable shall (1) be subject to a penalty of
$200 per day payable to Fairfax County to be used for transit or
transportation related improvements in the vicinity of the Application
Property until such time as the report is submitted to FCDOT; and (2)
permanently transfer ownership and control of the TDM Remedy Fund to
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Applicant shall provide openings (approximately 5 feet wide) in the barrier
fences to be constructed adjacent to the Circle Woods and Hunters Branch
communities to allow direct pedestrian access from those communities to
the pedestrian system on the Application Property in locations as generally
shown on the CDP/FDP. There shall be no gates in the fence openings
that are located between the Application Property and the Circle Woods
communities. The Applicant shall construct gates in the fence openings
that are located between the Application Property and the Hunters Branch
Condominium Association property, and such gates shall be provided with
electronic card readers for use by Hunters Branch Condominium owners.
Such gates may be removed upon the agreement of the Hunters Branch
Condominium Association without requiring a PCA. The Applicant shall
construct the sidewalk improvements within the Hunters Branch
community shown as “Proposed Sidewalks Y and Z” on sheet 36 of the
CDP/FDP concurrent with the construction of the fence. The Applicant
shall construct a 5’ wide asphalt path within the Circle Woods community
in the general area of “Proposed Sidewalk Y” as shown on sheet 36 of the
CDP/FDP (notwithstanding that the CDP/FDP calls for a 4' concrete path
in such location) concurrent with construction of the fence. Such path shall
intersect the existing sidewalk within Circle Woods south of the wooden
bridge crossing of the drainage swale and meander eastward to the fence
opening in order to avoid conflicts with trees, to the maximum extent
possible, and utilities. In no event shall the Applicant be required to
remove or relocate trees or utilities in order to make any such offsite
sidewalk connections. Such improvements shall be subject to approval by
DPWES. The Applicant shall seek all necessary off-site
easements/approvals prior to submission of a site plan for the respective
phase of development/construction on the Application Property adjacent to
such connections and shall diligently pursue necessary off-site
easements/approvals and provide documentation to DPWES in the event
such easements/approvals are not provided. If the Applicant does not
receive a response to such requests within sixty (60) days of making them,
then such requests shall be deemed to have been rejected and the
Applicant shall be relieved of any further obligation to make offsite
improvements pursuant to this proffer.

Internal Sidewalks. The Applicant shall construct a comprehensive
sidewalk system throughout the Application Property as generally shown
on the CDP/FDP. Such sidewalk system shall be constructed concurrent
with the phasing of development of the Application Property. Such
sidewalk system shall include sidewalk connections extending to the
property line adjacent to the neighboring Circle Woods and Hunters
Branch communities as shown on the CDP/FDP to allow the pedestrian
openings referenced in Proffer 8.e. above to tie in to the onsite sidewalk
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b.

Site plans (and subsequent revisions as may be applicable and relevant to
landscaping) submitted for the respective phases of development shall
include a landscape plan showing the open space improvements,
streetscape and landscaping appurtenant to that respective phase of
development as generally shown on the CDP/FDP. Specifically, the plaza
area located between buildings 6 and 10 as shown on the CDP/FDP shall
be constructed concurrent with the second of buildings 6 or 10 to be
constructed and shall be completed prior to the issuance of the first RUP
for such building. The plaza/boulevard area located between buildings 7
and 8 as shown on the CDP/FDP shall be constructed concurrent with the
first of buildings 7 or 8 to be constructed and shall be completed prior to
the issuance of the first RUP or Non-RUP for such building.

Native trees that are conducive to air quality enhancement shall be used
within the streetscape and open space areas as determined appropriate by
Urban Forest Management.

Landscaping shown on the CDP/FDP may be modified, if in substantial
conformance with that shown on the CDP/FDP and as approved by the
Zoning Administrator and Urban Forest Management, to allow for final
engineering considerations such as final utility locations, low impact
development facilities, sight distance requirements and the like. The
Applicant shall coordinate the location of any utilities within open space
areas to allow sufficient planting depth for trees and other landscaping as
shown on the CDP/FDP. As a priority, where reasonably feasible the
Applicant shall install water, sanitary sewer and storm sewer utility lines
within the street network to avoid conflicts with open space areas and
streetscape elements shown on the CDP/FDP. In addition, the Applicant
shall coordinate with private utility companies (gas, power, telephone,
cable etc.) to co-locate utilities where reasonably feasible.

As shown on the CDP/FDP, landscaping within the buffer between
Buildings 11, 12, and 13 and the shared property line with the Hunter’s
Branch Condominium Association (“HBCA”) Property shall include a
combination of evergreen (including American Holly, Spruce, Cypress, Fir,
and Pine) and hardwood trees, all at least 10 feet in height at the time of
planting, and hardwoods a minimum of 2" — 2 %" caliper at the time of
planting, arranged to provide a visual buffer between the Application
Property and the HBCA property.

The Applicant shall grant public pedestrian access easements over the
open space areas identified on the CDP/FDP as Detail Areas #3, #4, #11,
#12,# 13, #14 and #15 with the following limitations: (1) swimming pools
and associated areas located within Detail Area #11 shall not be open for
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developed recreational facilities to which the residents of such unit shall
have access as provided in Proffer 10.d. below. The Applicant shall
receive credit against the Zoning Ordinance minimum expenditure
requirement for the cost of recreational facilities to include, but not to be
limited to the cost of improvements for swimming pools (indoor and
outdoor), sundecks, outdoor seating areas, pedestrian trails (except those
shown on the Comprehensive Plan), plazas, indoor recreational facilities,
such as weight training equipment, fitness, billiard rooms, card and game
rooms, and indoor multi-purpose courts.  The “fitness station” shown in
Detail Area # 6 shall be as approved by FCPA.

Recreational facilities shall be developed/constructed in phases concurrent
with the phasing of development of the Application Property and subject to
the requirements of Section 16-404 of the Zoning Ordinance.

The Applicant reserves the right to restrict access to the various
recreational facilities developed on the Application Property to the
residents/owners within specific phases of the project and/or within the
specific buildings, subject to the public access requirements as set forth in

Proffer 9.f. above. At a minimum all residents of single-family attached

dwelling units, muiti-family two-over-two units, and units within Buildings
11, 12, 13, 14, 15, 16, 17, 19 and 20 shall have the right to use the
developed recreational facilities within Buildings 14, 15, 16, 17 and Detail
Area #11 as depicted on the CDP/FDP; residents within Buildings 2, 3, 4,
and 5 shall have the right to use to the developed recreational facilities
within those Buildings and Detail Area #5 as depicted on the CDP/FDP;
residents within Buildings 6, 7, 10 and 18 shall have the right to use the
developed recreational facilities within their respective buildings. Each of
Buildings 6, 7, 10 and 18 shall include a minimum 1,250 square feet of
space for residents of those Buildings to hold HOA or other community
meetings. '

11. Circle Woods Buffer

a.

Concurrent with construction of Vaden Drive Extended, the Applicant shall
construct improvements in the buffer area between the peripheral,
north/south property line shared with the Circle Woods communities and
Vaden Drive Extended as shown on the CDP/FDP. As shown on the
CDP/FDP such buffer shall consist of undisturbed vegetation and a
landscaped area and shall be improved with the Vaden Drive Extended
Trail and a seven (7) foot high, tongue and groove fence with eight (8) foot
high brick piers located approximately 20 feet on center with no gaps or
openings other than to allow for, as necessary, utility connections,
drainage, and a pedestrian connection. Such barrier fence shall be
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landscape the portion of the HBCA property that is disturbed as a result of
the grading activities referenced in Proffer 12.a. above as shown on the
CDP/FDP. In connection with such re-landscaping, the Applicant shall
install an outdoor, below grade, electronically controlled sprinkler system
on the HBCA property to serve the HBCA landscaping located between
the common property line and the HBCA parking area. In connection with
such re-landscaping activities, the Applicant shall remove the existing
wooden fence located approximately 15 feet from the shared property line
within the HBCA property. The obligation of the Applicant to remove such
fence shall be subject to necessary approvals by Fairfax County and
HBCA. The Applicant will take responsibility for and in coordination with
HBCA diligently pursue necessary approvals, if any, to allow for removal of
the fence. In addition, the Applicant will make reasonable efforts to reduce
the width of the existing sanitary sewer easement which runs along the
western boundary of the HBCA property to allow greater area for
supplemental planting, subject to the cooperation of the HBCA with
respect to the vacation of the existing sanitary sewer easement and the
rededication of a new sanitary sewer easement. As an alternative to such
re-landscaping and the installation of an outdoor sprinkler system on the
HBCA property, the Applicant, by mutual agreement with the HBCA, may
pay the HBCA, prior to issuance of the initial RUP or Non-RUP for the
Application Property, the reasonable cost of those anticipated
improvements in a lump sum contribution in order to allow the HBCA to
contract for the work on its own. Notwithstanding the introductory phrase
of this Proffer 12.b. it shall be understood that the Applicant shall not be
required to have completed the removal of the existing fence or the
adjustment to the existing sanitary sewer easement as a condition
precedent to issuance of the first RUP or Non-RUP for the project; but that
such activities shall be completed, if so approved, prior to the final bond
release for the site plan that includes the last of buildings 11, 12 and 13.
In any event the Applicant shall diligently pursue approvals to remove the
fence and adjust the sanitary sewer easement as provided herein and
shall demonstrate such efforts to DPWES if requested.

Prior to the grading activities over the common property line as discussed
in Proffer 12.a. above, the Applicant shall undertake a tree survey and
condition analysis of all trees greater than 10 inches in caliper located on
the HBCA property within the area anticipated to be re-graded, and in
connection with representatives from HBCA, the Applicant shall evaluate
opportunities where it will be reasonably practical to modify the grading
plan to save certain trees and/or to transplant certain trees from the area
to be re-graded to other locations on the HBCA property. If it is
determined by the Applicant and HBCA that it is reasonably practical to so
modify the grading plan and/or to transplant certain trees, then the
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however, shall not include any parking spaces allocated to support TDM
programs such as car sharing, car/van pool and fleet vehicles, shuttle
buses/vans and the like. During build-out of the single-family attached
dwelling unit phases, the Applicant reserves the right to provide interim
surface parking as visitor spaces or as second spaces for 16 foot wide
townhouses (in accordance with Zoning Ordinance requirements for
dimensions, striping, landscaping, etc.) on portions of the Application
Property to be developed in a subsequent phase(s) to the extent
necessary to meet, but not exceed, the parking requirements for the single
family attached phase(s) of construction. The Applicant reserves the right
to provide parking for multi-family units in parking structures connected to
other, adjacent multi-family buildings so long as the minimum total parking
supply is met at all times and so long as the number of above grade
parking levels does not increase beyond those depicted on the CDP/FDP.
The Applicant reserves the right to construct parking in phases and to
construct parking in advance of the use for which such parking will
ultimately be provided, such that the limitations on the maximum number
of parking spaces as set forth in this proffer may be exceeded during
construction, so long as the minimum parking requirements are met. The
Applicant reserves the right to relocate above grade parking shown on the
CDP/FDP for Buildings 6, 7, 8, 9 and/or 10 to a subsurface location
beneath those buildings; provided, however, that the building height and
footprint, outdoor rooftop amenities and ground floor configuration of such
building(s) remain in substantial conformance with those as shown on the
CDP/FDP.

Notwithstanding Proffer 13.a. above, the Applicant reserves the right to
request a parking reduction or shared parking agreement pursuant to
Article 11 of the Zoning Ordinance for a multi-family (except two-over-two
multi-family units) or non-residential use. Any modification of the required
parking as approved by such parking reduction or agreement may be
accommodated without requiring a PCA or FDPA provided that the layout
of the parking remains in substantial conformance with that depicted on
the CDP/FDP. Notwithstanding the above, the Applicant shall not request
a parking reduction for the single-family attached units.

Visitor Parking.

(i) A minimum of 0.3 parking spaces per single family attached unit (of
the total 2.3 parking spaces required per single family attached
unit) shall be located in common areas (i.e. street parking and/or
surface lots) on the respective phases of the Application Property.
Such spaces shall be available for general parking and shall not be
assigned or allocated for use by individual dwelling units. In
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f.

Commercial Off-Street Parking. Subject to the terms of its special
exception approval (which is scheduled to expire on November 19, 2006),
the existing surface parking lot located on parts of Tax Map Parcels 48-
1((1)) 91 and 91A shall remain open and in operation to provide parking for
Metro riders, subject to WMATA's continuing operation of such lot, until
such time as the Applicant provides 60-day written notice to Fairfax County
DOT and the Providence District Supervisor of the start of such
development activities on the Application Property (i.e. clearing and rough
grading) that shall necessitate the closure of such parking lot. If requested
by Fairfax DOT, the Applicant shall cooperate with Fairfax DOT to reduce
the number of parking spaces available for use on such lot gradually over
time until such time as the Applicant provides notice as provided herein.

14. Stormwater Management

a.

The Applicant shall provide for stormwater detention (“SWM”) and Best
Management Practices (“BMP”) according to the criteria contained in this
Proffer 14 provided that such criteria are approved by DPWES to meet the
applicable provisions for SWM, BMP and adequate outfall. In the event
that such criteria are not so approved by DPWES, then the Applicant
reserves the right to provide alternative criteria to that contained in this
Proffer 14 to- meet the applicable provisions for SWM, BMP and adequate
outfall for the Application Property as may be approved by DPWES.
There shall be no increase in the limits of clearing and grading in East
Blake Lane Park from that shown on the CDP/FDP. If it is determined that
adequate outfall cannot be provided within the proffered limits of clearing
and grading, a PCA shall be required.

(1) Detention Criteria. In addition to providing detention for the entirety
of the Application Property, the Applicant shall provide detention
according to the criteria set forth below for approximately 11.8
acres of land owned by WMATA located adjacent to the north of
the Application Property, which drains on to the northwest drainage
area on the Application Property as well as for approximately 1.32
acres of land owned by WMATA located adjacent to the north of
the Application Property, which drains on to the northeast drainage
area on the Application Property, and for which no detention
currently exists for either area.

(a) Detain the water quality volume and release it over 48 hours;

(b)  Detain and release over a 24-hour period the expected
rainfall resulting from the one year, 24-hour storm in each of
the three drainage areas of the Application Property, and
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The Applicant shall enter into a private Stormwater
Maintenance Agreement(s) with Fairfax County for all of the
SWM/BMP/LID facilities prior to site plan approval for the
respective phase of development that implements such
facilities. Such Stormwater Maintenance Agreement(s) shall
be subject to the Waiver #8625-WPFM-001-1 Conditions
dated December 5, 2005 as approved by the Board of
Supervisors. The Applicant, and subsequently the Umbrella
Owners Association (UOA) as defined in Proffer 18, shall
maintain all SWM/BMP/LID facilities pursuant to such
Stormwater Maintenance Agreement(s).

(v) Monitoring.

(a)

The Applicant agrees to monitor the SWM/BMP/LID facilities
pursuant to Flow Monitoring Program attached hereto as
Exhibit C. The specifications of the Flow Monitoring
Program may be amended from time to time subject to
approval by DPWES and without requiring a PCA; provided,
however, that the following parameters are maintained:

(A)  Monitoring shall occur in the northwest drainage area
of the site at three locations as specified in the Flow
Monitoring Program;

(B)  Monitoring shall begin following stabilization of the
areas draining to the monitoring sites. For purposes
of this Proffer 14.a.(v)(a)(B), stabilization shall be
deemed to occur one year following issuance of the
first RUP for the last building to be constructed in the
area that drains to the monitoring sites; and

(C) At a minimum, monitoring shall continue for three
years from the date of stabilization and data from
such monitoring shall be collected annually and
compiled in a report to DPWES.

(D)  The monitoring obligations of this proffer shall remain
the obligation of the Applicant (or its successor
developer) and shall not be passed on to the UOA or
any HOA or COA as defined in Proffer 18 below, and
final project bond release shall not occur until after the
final monitoring report is submitted to DPWES.
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shall be a maximum height of six (6) feet and shall be located on a
berm of approximately 2-3 feet as determined by final grading.

(i)  The Applicant shall submit a refined acoustical analysis prior to the
submission of a site plan that includes the noise impacted
residential units and/or recreation area in order to provide
alternative noise attenuation measures to those set forth in Proffer
15.b.() and 15.b.(ii). Such analysis shall be submitted to and
approved by DPZ and shall be based on the methodology
contained in the Polysonics analysis.

(iv)  Building and site plans for each unit that is subject to noise
mitigation as provided herein shall depict the final noise contours.

16. Tree Preservation Plan

a.

The Applicant shall submit a tree preservation plan as part of the public
improvement plan/site plan submission(s) for Vaden Drive Extended and
for the Public Building and Public Site (as described in Proffer 25 below).
The tree preservation plan shall be prepared by a professional with
experience in the preparation of tree preservation plans, such as a certified
arborist or landscape architect, and shall be subject to the review and
approval of Urban Forest Management (‘UFM”). The Applicant shall
provide a copy of the Tree Preservation Plan to FCPA for review and
comment, upon submission of such plan to DPWES. The tree preservation
plan shall consist of a tree survey that includes the location, species, size,
crown spread and condition rating percentage of all trees 6 inches in
diameter and greater, located on the Application Property or within East
Biake Lane Park, that are located up to 25 feet to either side of the limits of
clearing and grading shown on the CDP/FDP for the areas adjacent to
East Blake Lane Park, the area adjacent to the “tree save” area within the
Public Site and the area adjacent to the eastern boundary of the Circle
Woods communities. At a minimum, the tree preservation plan shall
provide for the preservation of those areas shown for tree preservation on
the CDP/FDP. The condition analysis ratings shall be prepared using
methods outlined in the latest edition of the Guide for Plant Appraisal
published by the International Society of Arboriculture. Specific tree
preservation activities that will maximize the survivability of any tree
identified to be preserved, such as: crown pruning, root pruning, mulching,
fertilization, and others as necessary, shall be included in the plan.

All tree preservation-related work occurring in or adjacent to tree
preservation areas shall be accomplished in a manner that minimizes
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conditions and for the installation of fences, utilities and/or trails as
determined necessary by the Director of DPWES. |If it is determined
necessary to install fences, utilities and/or trails in areas protected by the
limits of clearing and grading as shown on the CDP/FDP, they shall be
located in the least disruptive manner necessary as determined by UFM.
A replanting plan shall be developed and implemented, subject to approval
by UFM for any areas protected by the limits of clearing and grading that
must be disturbed for such trails or utilities

All trees shown to be preserved on the tree preservation plan shall be
protected by tree protection fence. Tree protection fencing in the form of
four (4) foot high, fourteen (14) gauge welded wire attached to six (6) foot
steel posts driven eighteen (18) inches into the ground and placed no
further than ten (10) feet apart or, super silt fence to the extent that
required trenching for super silt fence does not sever or wound
compression roots which can lead to structural failure and/or uprooting of
trees, shall be erected at the limits of clearing and grading adjacent to the
tree preservation areas as shown on the phase | & Il erosion and sediment
control sheets, as may be modified by Proffer 16.f. below. All tree
protection fencing shall be installed after the tree preservation walk-
through meeting described in Proffer 16.c. above but prior to any clearing
and grading activities. The installation of all tree protection fencing shall
be performed under the supervision of a certified arborist and UFM, and
accomplished in a manner that does not harm existing vegetation that is to
be preserved. At least ten (10) days prior to the commencement of any
clearing or grading activities adjacent to the tree preservation areas, but
subsequent to the installation of the tree protection devices, the UFM,
DPWES and the Providence District Supervisor shall be notified and given
the opportunity to inspect the site to ensure that all tree protection devices
have been correctly installed. If it is determined that the fencing has not
been installed correctly, no grading or construction activities shall occur
until the fencing is installed correctly, as determined by UFM. At the
discretion and direction of the Providence District Supervisor, the adjacent
and abutting property owners shall be notified by United States Mail no
later than five (5) days prior to the commencement of any clearing or
grading activities adjacent to the tree preservation areas and invited to a
meeting with the Providence District Supervisor to inspect the site to
ensure that all tree protection devices have been correctly installed.

The Applicant shall root prune, as needed to comply with the tree
preservation requirements of these proffers. All treatments shall be clearly
identified, labeled, and detailed on the erosion and sediment control
sheets of the respective public improvement/site plan submission. The
details for these treatments shall be reviewed and approved by UFM,
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construction activities, the Applicant shall replace such trees at its
expense. The replacement trees shall be of equivalent size, species
and/or canopy cover as approved by UFM. In addition to this replacement
obligation, the Applicant shall also make a payment equal to the value of
any Bonded Tree that is dead or dying or improperly removed due to
unauthorized activity. This payment shall be determined based on the
Trunk Formula Method and paid to a fund established by the County for
furtherance of tree preservation objectives. Upon release of the bond for
Vaden Drive Extended any amount remaining in the tree bonds required
by this proffer shall be returned/released to the Applicant.

Planting Strips. Subject to approval by DPWES, the Applicant shall install
street trees in planting strips/tree wells as shown on the CDP/FDP. In
instances where such planting strips/tree wells contain less than 8 feet of
surface width and the Applicant proposes to count such trees to meet tree
cover requirements, the Applicant shall install structural soil in the planting
areas as shown on the CDP/FDP and as approved by Urban Forest
Management in order to promote the survivability of street trees and in
order to allow such trees to be counted to meet tree cover requirements.
The Applicant shall provide Urban Forest Management written
confirmation from a certified arborist demonstrating and verifying the
installation of structural soil in such locations and documenting that the
structural soil was produced by a licensed company. In addition, prior to
the first installation of structural soil the Applicant shall notify Urban Forest
Management at least 72 hours in advance of the first installation of
structural soil to afford Urban Forest Management representatives an
opportunity to inspect the installation.

Native Plant Transplantation. The intent of this Proffer 16.k. is to facilitate
an opportunity to rescue native plant species from areas of the Application
Property to be cleared (but not from tree preservation areas) before the
initiation of land disturbing activities. Except for the conditions identified
below, the implementation of this proffer will in no way interfere with the
land development process after approval of this Application. To that end,
the Applicant shall work cooperatively with the Providence District
Supervisor's office and Fairfax County Urban Forest Management to
coordinate an opportunity for the removal and transplantation of native
plant species located outside tree save areas on the Application Property.
In order to facilitate the rescue and transplantation of native plants prior to
the initiation of land disturbing activities the Applicant will mark the general
area of the tree save areas within 30 days after approval of this Application
and will notify the Providence District Supervisor's office and provide
reasonable opportunity for Urban Forestry Management and/or third
parties under their direction to access the Application Property and remove
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development/construction of the Application Property, the Applicant shall
cause either a homeowners’ association and/or a condominium owners’
association (“HOA/COA”) to be formed for that phase in accordance with
Virginia law.

Membership in UOA. Each HOA/COA shall be a member of the UOA with
weighted voting rights based on the number of dwelling units within the
HOA/COA. The owner(s) of the office building(s) shall also be a
member(s) of the UOA with weighted voting rights.

HOA/COA Maintenance Obligations. Each HOA/COA shall have specific
land areas of the Application Property within its boundaries, and each shall
assume all maintenance and other obligations required by these proffers
for common space and common infrastructure within those boundaries
except for those maintenance obligations to be assumed by the UOA
pursuant to Proffer 18.e. below. Maintenance obligations of the
HOA/COAs for the various phases of the Application Property may be
shared by agreement among the HOA/COAs.

UOA Maintenance Obligations. The Applicant and subsequent UOA shall
have maintenance responsibilities that shall include, but not necessarily be
limited to the following:

(i) Maintenance of private streets, all sidewalks, plazas, open-space,
stormwater management facilities, recreational facilities and other
common areas within the Application Property including standard
cleaning and lawn/landscaping maintenance and removal of snow

from streets and all sidewalks (including VDOT sidewalks) with the

Application Property. The UOA shall incorporate into its lawn
maintenance contracts a prohibition against mowing with gas-
powered equipment on Code Red days.

(i) Repair of surfaces and site furnishings.

(iii) Replacement of dead, dying, or diseased trees and landscaping
within the Application Property with the same size and similar
“species as originally approved on the landscape plan.

(iv)  The respective UOA and HOA/COA documents shall specify the
maintenance obligation as set forth herein. Purchasers shall be
advised in writing prior to entering into a contract of sale, and in the
UOA documents and the HOA/COA documents that the HOA/COA
shall be responsible for the maintenance obligations as set forth
herein.
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21.

Architectural Design

a.

The architectural design of the multi-family and office buildings shall be in
substantial conformance with the general character of the elevations
shown on the CDP/FDP. Minor modifications may be made with the final
architectural designs as approved by the Zoning Administrator. As shown
on the CDP/FDP, exterior materials shall consist primarily of brick, glass,
pre-cast concrete, siding, metal panels, cement fiber-board and cast stone.
Exterior insulation finishing system(s) may be used only on upper levels of
multifamily buildings (i.e. upper two floors for buildings fewer than 10
stories, and upper three floors for buildings 10 stories or greater),
penthouses and for architectural details and fenestration.

Single-family attached dwelling unit architecture shall be in general
character with the elevations shown on the CDP/FDP. Minor modifications
concerning architectural details such as fenestrations, copings and
archways may be made with the final architectural designs. Any side or
rear elevations that face Vaden Drive Extended or Lee Highway shall be
treated (architecturally) as a front. As shown on the CDP/FDP, decks or
other additions shall extend no more than six (6) feet from the back of the
rear-loaded single family attached dwelling units and no more than ten (10)
feet from the back of the front-loaded single family attached dwelling units
(resulting in a minimum five foot rear yard for such front-loaded units into
which decks or other additions may not encroach). The respective HOA
documents shall specify these restrictions on the allowable extent of
decks.

Bay windows, balconies, awnings, store fronts and other architectural
details may be provided for multi-family and office buildings provided that
such features extend no more than 8 feet beyond the building footprints as
depicted on the CDP/FDP and so long as the streetscape features and
dimensions as shown on the CDP/FDP are maintained. The respective
UOA/COA/HOA documents shall specify these restrictions on allowable
projections.

As shown on Sheet 12 of the CDP/FDP, an architectural surface treatment
that is consistent with the theme of the associated building architecture
shall be used on all exposed parking garage structures and garage walls.
For example, a mix of stone aggregate, special forming or scoring, a
special mix of textures or polymer painted materials, brick, landscape
screening materials, pre-cast concrete, architectural embellishment, and/or
other treatments that are compatible with and complement the building
architectural material shall be provided as approved by DPWES.
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shall be renewable for five, five-year periods at the written request of the
County at no cost to the County.

24, Affordable Dwelling Units

a.

The Applicant shall comply with the Affordable Dwelling Unit (ADU)
requirements of Section 2-801 of the Zoning Ordinance in effect as of the
date of approval of this Application uniess modified by the ADU Advisory
Board; however, irrespective of those provisions, the ADUs generated by
the application of Section 2-801 of the Zoning Ordinance shall be provided
for a minimum term of 30 years, and the Applicant shall not seek to modify
such minimum term through the ADU Advisory Board. The ADUs
generated by the application of Section 2-801 of the Zoning Ordinance
shall be dispersed at the Applicant’s discretion throughout the various
product types in the development, but ADUs shall not necessarily be
located in each building. In addition to such number of ADUs required
pursuant to the application of Section 2-801, the Applicant shall also
provide an additional 61 ADUs in the project representing a replacement of
the 61 units in the old Fairlee subdivision (the “Replacement ADUs”). The
Replacement ADUs shall be administered pursuant to Section 2-801 of the
Zoning Ordinance in effect as of the date of approval of this Application
unless modified by the ADU Advisory Board; however, irrespective of
those provisions, the Replacement ADUs shall be provided for a minimum
term of 30 years, and the Applicant shali not seek to modify such minimum
term through the ADU Advisory Board. The Applicant reserves the right to
disperse the Replacement ADUs among buildings 11, 12, 13, 14, 15, 16,
17, 18, 19 and/or 20. Of the total ADUs provided, a minimum of ten (10) of

. the ADUs shall be designed and constructed as fully handicapped

accessible units.

25. Fairfax County Park Authority/Public Facilities

a.

Public Building/Public Site.

(i) Design, Budget and Construction Bid. The Applicant shall design
the public site shown on the CDP/FDP (the “Public Site”) consisting
of approximately 4.75 acres (including the area of interparcel
access as described in Proffer 6.a.(i)) located generally west of
Vaden Drive Extended and north of the Circle Woods communities,
including the public use building (the “Public Building”), its parking
and all related site and building elements as generally shown on
the CDP/FDP. Specifically, the Public Building shall contain
approximately 29,700 square feet of gross floor area (except to the
extent the scope of the Public Building is modified as provided in
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documents for DPWES review and approval consistent with the
Guidelines and the provisions of this proffer at the following points:
Final Space Programming, Schematic Design (15%); Design
Development (35%); 50% Construction Documents; and 100%
Construction Documents. The Applicant shall address and as
applicable incorporate all County review comments at each design
phase, and shall provide a statement of probable construction cost
prepared by a mutually agreed upon independent, professional
construction cost estimator at each design phase. Prior to the
submission of the Schematic Design drawings, the Applicant shall
convene a meeting with DWPES to set a commercially reasonable
schedule and process for review and comment on the submission
sets of drawings and budget. The Applicant shall respond to all
County plan review comments in writing, and as applicable shall
incorporate all such comments in the next design phase plan
submission. Following County approval of the Design
Development drawings, no further design changes shall be made
to the Public Building except as may be required to adjust the
scope of the Public Building as provided herein. In the event of
any disagreement between the Applicant and DPWES as to
whether the design of and/or budget for the Public Building and/or
Public Site is proceeding consistent with the Guidelines and/or the
provisions of this proffer, such issue shall be addressed by proffer
interpretation request to the Zoning Administrator.

The Applicant shall submit the Schematic Design documents and
detailed construction cost budget for the Public Building and Public
Site to DPWES prior to or concurrent with the submission of a site
plan/public improvement plan for Vaden Drive Extended. Once the
100% Construction Documents and budget for the Public Building
have been approved by DPWES, the Applicant shall then obtain a
minimum of three (3) construction bids for the approved design of
the Public Building to ensure that the Total Construction Cost is bid
within the Applicant’'s $6,000,000 cost cap. Following receipt of the
construction bids, the Applicant shall meet with the County to
review the construction bids and thereafter provide the County the
opportunity to verify the construction bids through an independent
source. If the Applicant cannot obtain a construction bid for the
approved design within the Applicant’s $6,000,000 cost cap, then
the County shall have the option, at the County’s discretion, to
either (1) adjust the scope of the project so that it can be bid within
the $6,000,000 cost cap, which adjustment in scope shall not
require a PCA,; (2) allocate additional funding as needed to fully
fund the Total Construction Cost for the Public Building; or (3) in
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provided, however, that Fairfax County, concurrently therewith,
agrees to release the Applicant from all liability for any of the work
done related to the Public Building and Public Site. Such
dedication shall occur prior to issuance of the 400" RUP for the
Application Property (exclusive of dwelling units constructed within
the Core Area (PRM District); provided, however, that upon
demonstration that diligent efforts have been made to construct
such improvements, the timing of the improvements may be
delayed for good cause shown as determined by the Director,
Zoning Evaluation Division. For purposes of this Proffer 25 “good
cause” shall include, but not be limited to, delays relating to the
timing of design, permitting or construction of public improvements
as set forth in these Proffers and/or other unforeseen design,
permitting or construction delays.

(iv)  The Public Building and its site and parking shall be dedicated to
the Board of Supervisors in fee simple. The balance of the Public
Site shall be dedicated in fee simple to the Fairfax County Park
Authority. Such dedications shall be subject to the following:

(@) A portion of the Public Site consisting of approximately 1.17
acres of land identified on the CDP/FDP as “tree save” shall
be dedicated subject to a conservation easement to
preserve the area in its natural state; provided, however, that
the removal of dead, dying and diseased trees and the
installation of field-located picnic tables, trash receptacles,
and natural surface trails that result in no land disturbance or
loss of trees shall be permitted within such area as approved
by DPWES.

(b)  The Applicant shall be entitled to tree cover credit for such
dedicated “tree save” area, and the Applicant shall be
entitled to utilize the Public Site in meeting the open space
requirements for the development.

(c) The Applicant shall be entitled to reserve easements over
the Public Site, exclusive of the area to be included in the
conservation easement as provided above, to provide the
following:

(A)  Storm drainage to allow conveyance of stormwater
from the Application Property through the Public Site
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26. SCHOOL CONTRIBUTION

a.

At the time of the first building permit the Applicant shall contribute the sum
of $1,770,000 to the DPWES for transfer to the Fairfax County School
Board to be utilized for capital improvements contained in the adopted
Capital Improvement Program for public schools to which children living on
the Application Property will attend. If approved by the Board of
Supervisors or its authorized agent in coordination with the Fairfax County
Public School Board, prior to the time such contribution is made, the
Applicant may make an in-kind contribution for capital improvements to the
Fairfax County School Board equal to, or greater in value than, the cash
contribution, as determined by the Board of Supervisors or its agent.

27. Construction

a.

Outdoor construction hours for the initial construction shall be limited to
7:00 a.m. to 7:00 p.m. Monday through Friday and 9:00 a.m. to 7:00 p.m.
Saturdays, Sundays, and federal holidays; provided however that there
shall be no outdoor construction on Thanksgiving Day, Christmas Day,
New Years Day and July 4th. The Applicant shall inform all contractors
and subcontractors in writing of such construction hours, and signs
designating such construction hours shall be provided in both English and
Spanish and posted at all construction entrances to the site.

Erosion and sediment control measures shall be installed prior to the start
of any construction or earth-moving activity as reviewed and approved by
DPWES. Following initial site development work, the Applicant shall
stabilize areas of the Application Property that are not under construction
or being utilized for interim parking as provided herein by removing dirt
piles and debris and planting grass. No disturbed area shall be left
unprotected for more than seven (7) days, except for those portions of the
site in which earth-moving activities are planned to occur imminently
beyond that period

The Applicant shall identify a person who will serve as a liaison to the
community throughout the duration of construction. The name and
telephone number of this individual shall be provided in writing to the
Providence District Supervisor's office prior to the first site plan approval
for the Application Property. Any changes in the name and/or telephone
number of such liaison shall be provided in writing to the Providence
District Supervisor's office.

Before approval of the first site plan for the Application Property, the
Applicant shall hold a meeting to advise the community of the start of
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WASHINGTON METROPOLITAN AREA TRANSIT AUTHORITY
Title Owner: Tax Map 48-1 (1)) 90B

By:

Name:

Title:
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SLCLC
Title Owner: Tax Map 48-1 ((1)) 91A

By:

Name;

Its:







For lilustrative Purposes Only

High-Rise Condominium/Townhouse (4 - 5 Story) 232 32 DU 2 9 11 7 5 12
High-Rise Condominium/Townhouse (4 - 5 Story) 232 32 DU 2 9 11 7 5 12
High-Rise Condominium/Townhouse (4 - 5 Story) 232 32 DU 2 9 11 7 5 12
Stacked - 2 over 2 Multi-Family Units 230 122 DU 10 51 61 66 32 98
High-Rise Apartment (10-14 Story) ® 222 300 DU 23 68 91 66 42 108
Townhouse z 218 DU 21 101 122 117 57 174
High-Rise Condominium (6 - 8 Story) 232 64 DU 4 18 22 15 9 24
High-Rise Condominium (6 -10 Story) 232 368 DU 24 101 125 87 53 140
High-Rise Apartment (10-14 Story) ¢ 222 300 DU 23 68 81 66 42 108
High-Rise Condominium (6-19 Story) 232 248 DU 16 68 84 58 36 94
High-Rise Apartment (10-14 Story) 222 300 DU 23 68 91 66 42 108
High-Rise Condominium (10 - 14 Story)6 232 200 DU 13 55 68 47 29 76
Stabilization - Residential 2,248 165 634 799 616 362 978
General Office Building 710 300,000 SF 398 54 452 71 344 415
Stabilization - Office 300,000 398 54 452 71 344 415
Notes:

(1) Traffic estimates based on institute of Transportation Enginsers (ITE) 7th Edition Trip Generation; where applicable.
(2) Single family attached/townhouse rates obtained from Fairfax County Department of Transportation.
























EXHIBIT B

Metro West

Transportation Demand Management
Strategic Plan

Submitted on Behalf of Pulte Homes
By Strategic Transportation Initiatives, Inc.
December 16, 2005
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This document presents the Strategic TDM Plan for the Metro West
transit oriented development (TOD) proposed by Pulte Homes. The
properties comprising the proposed new development are generally
located on the south side of I-66, north of Lee Highway, west of the
existing Hunters Branch community and east of East Blake Lane Park
in Fairfax County, Virginia. The applicant proposes to rezone and
subsequently develop the site with the following mix of land uses:

o Up to 300,000 Gross Square Feet (GSF) of office space
o Up to 2,248 residential dwelling units

o A minimum of 100,000 GSF of combined retail, service,
institutional and governmental uses

TDM is a general term for strategies that result in more efficient use of
transportation resources. In an effort to decrease reliance on the
personal automobile and encourage the use of transit, ridesharing,
telecommuting, bicycling, and walking, the Fairfax County
Comprehensive Plan provides that the applicant implement a TDM
Plan. Many different TDM strategies, with a variety of impacts, can be
used in a TDM plan. Some reduce the need for physical travel through
mobility substitutes or more efficient land use. Some improve the
transportation options available to consumers, while others provide an
incentive to choose more efficient travel patterns. TDM strategies can
change travel timing, route, destination, or mode.

The Comprehensive Plan specifies that the TDM Plan for Metro West be
“...evaluated initially in at least three stages during the development
process; first at the time of rezoning, second before and during
construction and third after project completion or “build out.”” The
Plan further provides that at the time of rezoning, the applicant should
demonstrate the feasibility of the peak hour trip reductions established
for the community (47% for residential uses and 25% for office uses).
To that end, the Fairfax County Department of Transportation, through
Pulte Homes (as the applicant), solicited proposals from qualified
applicants and/or firms to develop TDM program recommendations for
the new community, as well as to evaluate the feasibility of the
potential peak hour trip reductions for the project.
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In its final report, UrbanTrans summarized the process used and the
results generated from research and analyses they conducted. The
process involved five research and analysis tasks:

1)

2)

3)

Forecasting peak-period vehicle trip generation for the proposed
development using established ITE and Fairfax County trip
generation rates as appropriate.

Assessing existing commuting and travel patterns, along with
transportation-related attitudes and preferences, within the
existing Vienna-Fairfax-GMU Metrorail Station Area (the area
generally defined by the Fairfax County Comprehensive Plan as
within the %-mile radius from the station). Methods utilized
included:

a. Resident & Employer Surveys:
Surveying residents and employees within the study area,
and, proximate to other existing stations, to assess attitudes
and preferences about travel choices, and, to understand
current travel behavior and demographics.

b. Traffic Counts:
Conducting peak hour vehicle counts of entering/exiting traffic
at communities proximate to the Vienna-Fairfax-GMU transit
station, and observing vehicle occupancy during peak periods.

c. Census Analysis:
Utilizing 2000 Census and Journey to Work data, along with
supplemental 2005 demographic data, to understand
demographic and household information and commute
patterns within the 2-mile radius of the Vienna-Fairfax-GMU
Metrorail Station Area.

Investigating TDM “best practices” and lessons-learned
throughout the region and across the country.







e

o T A B oy reen, oy pr gt % B, w g iy v oy, B %ﬁ: x5
gleom  Thoemoes g gen g meooe o BB ey w pom oy g [
Site Design and Pnysical Facl

E'.C'S ]
D’it’%& #

i

IES

5"’?}”

Transportation Demand Management (TDM), as stated earlier, refers
to strategies employed to reduce vehicle demand. TDM approaches
consider how people’s choices of travel mode are affected by land use,
development design, parking (availability and cost), and convenience
and availability of alternative modes. One of the most important
components of a TDM plan at a transit oriented development (*TOD")
is the design of the site and supporting facilities. By designing the site
to provide for its safe and convenient use by pedestrians, bicyclists,
and transit users, the effects of the programmatic elements of the TDM
plan are enhanced.

One of the most influential long-term factors in trip choice is the
physical environment. In the TOD, how comfortable does it feel to
walk to/from the transit station, bus facilities and on-site amenities;
for adults, persons alone, people with mobility challenges, and
children? How far is it to a mix of services? Is the site designed for
people or vehicles? Are there major barriers that impede access to the
station and community?

The conceptual plan for Metro West reflects the collaborative efforts of
the development team, public agency staff and surrounding
community representatives in creating a true transit-oriented
community. The plan reflects a mix of density, diversity and design
elements.

Density

The highest densities within the community are located closest to the
transit station and transition down to the south, east and west.
Locating higher residential densities proximate to the Vienna-Fairfax-
GMU Metrorail Station serves to support the peak hour headways
currently provided and planned by WMATA. The location of the office
buildings close to the south side station platform bolsters the
marketability of the office uses on site and would encourage
employees and/or visitors to utilize the station; increasing off-peak,
off-directional usage. Transitioning residential density down towards
the east, west and south conforms to the Comprehensive Plan’s goal
and objective of integrating TOD’s with existing stable communities.







On-street, short term carpool/vanpool drop-off and off-
peak delivery parking spaces at convenient locations
situated close to out-of-weather waiting or retail areas.
Structured parking for mid and high-rise buildings.

Safe bicycle access to area services.

Showers in commercial office buildings.

Bicycle lockers and designated spaces/racks throughout
the community.

Pedestrian connections to/from adjacent communities and
streets to facilitate broader community access.

A raised pedestrian table at the northern boundary of the
site to facilitate access to/from the south side station
facilities.

Provision of south side station enhancements including
bus canopies, improvements to the kiss-and-ride lot, bus
bays, ramp improvements, etc.

Pedestrian crossing improvements along Saintsbury Drive
to include count down pedestrian heads at signalized
intersections, crosswalks, and improvements for visually
challenged residents where permitted by VDOT.

Roadway improvements, including new traffic signals and
designated pedestrian pathways.

Street furnishings for pedestrians.
Informational kiosks in one or more on-site buildings.

Bus shelters, trash receptacles, etc.

Wiring for internet access in residential and commercial
buildings and availability of high-speed wireless to
facilitate telework.







customers with their travel planning. The space will be
approximately 350-400 s.f. and provided by the
developer. Hours of operation for all TDM facilities will be
readily available in printed materials and online, and the
space will be open during convenient times for
commuters.

Products and services that are offered region-wide include

a Commuter Connections, the region-wide TDM program
administered by the Metropolitan Washington Council of
Governments (MWCOG), www.commuterconnections.org.

The Commuter Connections (“CC") program provides
several important services to commuters throughout the
Washington, DC region that will greatly assist is supporting
the MetroWest TDM Plan implementation. The most widely
used program is the ridematching service which links
commuters to one another to form carpools and vanpools
by filling out an application (on-line, or on printed
material) and sending along to the CC staff. Information
on the application is downloaded into the region-wide
computer database and applicants are matched to
potential pooling partners by home and work locations.
The commuter is sent a ‘match list” and given the names
and contact information for their potential pooling
partners. This service is free of charge. The service
database can be customized for MetroWest residents,
exclusively, and made available to the transportation
coordinator at any given time.

The transportation coordinator will assist interested
commuters in applying to the program and setting up
carpools and vanpools among residents at MetroWest. The
TC will schedule pooling partner meetings throughout the
year to encourage participation in the Commuter
Connections ridematching program.

o NuRide, an on-time, state-of-the-art matching service for
casual carpooling and vanpooling. www.nuride.com

The matching service that NuRide offers is similar to
airline travel, the difference is that the commuters travel
by car. The commuter plans their commuting trips on-







GRH trips are granted. Registered and one-time exception
commuters must be carpooling, vanpooling, taking transit,
bicycling, or walking to their site of employment at least
two (2) days per week and on the day they use the GRH
service.

Registered commuters may use the GRH program up. to
four (4) times annually from their official registration date.
Commuters who received a one-time exception, then
officially register with Commuter Connections may use the
GRH service three (3) more times within 12 months from
the date of their one-time exception GRH trip.

Commuters must re-register annually to maintain their
GRH registration. Commuters must contact Commuter
Connections to re-register and update their registration
information.

The GRH program may only be used in cases of
unexpected personal or family emergency, unexpected
iliness, or unscheduled overtime. Cases in which the GRH
program cannot be used include, but are not limited to the
following: previously scheduled medical appointments,
trips to the hospital or emergency room by a commuter
that needs medical attention, personal errands, transit
service disruptions and/or delays, business related travel
and working late without a supervisor’'s request, weather
emergencies, any type of building closings or evacuations,
and natural acts of God.

Requests to use the GRH program because of unscheduled
overtime must be made before the commuter's registered
work end time, and a supervisor's verification will be
required at the time of the request.

GRH service is available between 6:00 a.m. and 10:00
p.m., Monday through Friday, except holidays and
unplanned Federal Government office closings. GRH TRIPS
MUST BE TAKEN BEFORE 10:00 P.M. Holidays include:
New Year's Eve, New Year's Day, Martin Luther King's
Birthday, @ Washington's  Birthday, Memorial Day,
Independence Day, Labor Day, Columbus Day, Veteran's
Day, Thanksgiving Day, Day after Thanksgiving, Christmas
Eve, and Christmas Day.







If a transit option is used for the GRH, the participant will
be mailed a transit reimbursement voucher. The transit
reimbursement voucher must be submitted back to COG
within thirty days of transit use in order for payment to be
made. Please allow 45 days for reimbursement.

If the GRH trip is made by rental car, the commuter is
responsible for signing a standard rental agreement,
showing a valid driver's license, proof of insurance,
providing a credit card number for collateral, returning the
rental car within a 24-hour period, and the following
charges: gasoline refueling charges, taxes, purchase of
insurance (if necessary), additional rental charges if auto is
not returned within a 24-hour period (unless Commuter
Connections has given prior approval for additional rental
time). The commuter will be responsible for any loss or
damage to the rental car.

GRH is a free service provided by the Metropolitan
Washington Council of Governments (COG). COG will use
its best efforts to provide the Guaranteed Ride Home in
accordance with the guidelines shown above. By
requesting assistance from the Guaranteed Ride Home
program, the participant in the program explicitly
acknowledges that COG assumes no liability for the
timeliness of the GRH participating vendor(s) or any
accidents that may occur on the conveyance.

The MetroWest TC will track the usage of each of the GRH
participant who lives in the development and keep records
on hand at the TDM office.

Participation in the region-wide Air Quality Action Days
program.

Air Quality Action Days are called when air quality in the
Baltimore/Washington region is expected to reach
unhealthy levels. These days occur during the summer
months when hot, humid, and stagnant weather conditions
contribute to the formation of air pollution. Poor air quality
affects children, individuals with respiratory and heart
ailments, and older adults. Even healthy people can
experience problems associated with high levels of air
pollution.
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SmarTrip and SmartCard technology provided by the
Washington Metropolitan Area Transit Authority (WMATA)
to purchase and fulfill media fare card value.

SmarTrip is a permanent, rechargeable farecard. It's
plastic—like a credit card—and is embedded with a special
computer chip that keeps track of the value of the card.

Each new resident of MetroWest will be given the option of
receiving a SmartCard at the signing of their lease or
purchase agreement. The TC will be responsible for the
purchase of the SmartCards from WMATA, distributing the
cards to the residents, and, tracking the use of the card
through a registration process and annual survey for each
resident.

Services offered by Fairfax County Government include:

RideSources customer service representatives will assist with the
following TDM services in support of the Metro West residential and

business communities:

Employer outreach

Residential Community based TDM program
Event planning for transportation fairs, etc.
Ridematching service

Design of mode split surveys and appropriate
methodology

Assists in the formation of vanpools

Provides ongoing marketing and technical support.

Other TDM services that will be provided include:

Vanpool formation by the Transportation Coordinator and
third party vanpool companies.

The TC will work with the residents and employees located
at MetroWest to form vanpools using the services of a third







the development. The TC will work directly with the
vendor to set up the program criteria. Information on the
car-sharing service will be available at the MetroWest
Transit Store and on the web-site.

Resources and technical assistance for the following TDM program
offerings will be available

o Parking cash-out programs.

An incentive program to encourage commuters to give up
their parking spaces in trade for the purchase of fare
media for transit, has been a very positive initiative in
achieving prescribed traffic mitigation requirements, such
as the trip reduction goals required for MetroWest.

The TC will develop the criteria for the program and
present it at the MetroWest individual employee
transportation coordinator meetings, discussing how to
implement the program at each business site. The TC will
provide the sale of transit fare media through the
MetroWest Transit Store, with information on the website.

o Pre-tax benefit programs for transit, bus and vanpools.

The current pre-tax benefit program, which is offered
through the Internal Revenue Service Regulation Section
132, allows employers to offer employees up to $105 per
month for the purchase of transit fare media (bus & rail)
and vanpooling. This program benefit is only available
through a commuter’s employer.

The MetroWest TC will conduct an annual seminar for
businesses operating at the development on the pre-tax
benefit and how to implement the program at their work-
sites. Information will be available on the IRS regulation
and program implementation at the MetroWest Transit
Store and on the website.

o Alternative workplace and, compressed & flexible work
hour programs to assist in diverting traffic from peak hour
periods.







o Vanpool program designed for members of the commuter
club and residents of Metro West.

The members of the residential vanpool club will meet at
least once during the year and will be recognized by the
TC for their participation in vanpooling and also rewarded
with incentives for their efforts. The meetings will be
advertised through the MetroWest residential newsletter
and on the website.

o Special promotional activities with various incentive
awards, to sustain awareness of and interest in the TDM
program.

The TC will organize an annual sponsored event promoting
TDM activities in the residential communities. The event
will be attended by all vendors who offer their services in
the community and will be encouraged to bring along
promotional materials to distribute to the residents.

All of the TDM products, services and program information will be
available through the transit store which will be located within close
proximity to the Vienna Metrorail Station.
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Residential

The success of TDM program implementation will be in the marketing
and sales of the recommended TDM products and services which will
include transit (rail & bus), vanpooling, carpooling & teleworking.

Target marketing

A variety of target marketing strategies will be used to encourage
commuters to take advantage of where they reside — next to one of
the best regional rail systems in the nation - by using the Washington
Area Metropolitan Area Transportation Authority’s Metrorail system.







Resivgential programs

A re5|dent|al based vanpool program will be developed using the
Commuter Connections ridematching services and RideSources staff to
help coordinate and organize Metro West vanpools. The TC will work
with the County to ensure that all vanpool participants are receiving all
subsidies that are available to them. The program will include
opportunities for preferred vanpool parking and awards for van pools.

The residential community will have a customized page on the
MetroWest website that provides information on all of the available
and specialized services. This may include a ridesharing board or
classified ad section for carpool opportunities.

Office f@{» Y
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FParking cashout

Parking cash out programs will be encouraged to reduce vehicle
commute trips and emissions by offering employees the option
of "cashing out" their subsidized parking space and taking transit,
biking, carpooling to work. “Parking cash-out program” means an
employer-funded program under which an employer offers to provide a
cash allowance to an employee equivalent to the parking subsidy that
the employer would otherwise pay to provide the employee with a
parking space. If a employer pays $160 per month for a parking
space for their employee and offers a parking cash out program, they
agree to offer their employee a cash allowance of that amount to use
for the purchase of fare media for transit (bus/rail) or ridesharing
(carpooling and vanpooling), and bike modes of travel.

Pre~ftax, transit benefil, Federal IRS regulation

Federal regulation allows employers to give employees up to $105 per
month as a pre-tax payroll deduction or a tax-free employee benefit.
Any expenses associated with the program are also fully deductible by
employers. Detailed information on how the program is implemented
can be found on several websites including www.TransitCenter.com
and www.CommuterCheck.com and http://www.irs.gov/irb/2004-
29 IRB/ar10.html. Such programs will be encouraged for all office

owner/tenants. These programs are implemented through a payroll
deduction, better known as a cafeteria plan, for each individual
business. Details on how the programs criteria can be found on the
IRS" website, under Section 132f.







carpools with peace of mind and confidence. Residents may learn
about the guaranteed ride home program through the TC or
www,.commuterconnections.org website. Application for the service
may be completed on-line. .

Generel

A safe routes to school, or school pool program, will be developed and
coordinated with the Ridesources program, employer outreach staff. A
school pool is a group of parents who takes turns carpooling and
dropping off their children at the same school.

A car-sharing program will be implemented subject to agreement with
a third party vendor(s) (such as FlexCar/ZipCar). This program
provides an available vehicle that is parked within the community that
is used by the residents of the community for quick trips, such as
errands, etc. Implementation for the car-sharing program can be
found on Page 19.
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FOM Program Management

Program management for the implementation of the TDM plan will be
directed by a designated transportation coordinator (TC).

The most important role of the person, or organization, assigned as
the TC for Metro West, will be to ensure that all of the TDM programs
and services are operating in an efficient and productive manner, with
the goal being two-fold:

1. To reach the prescribed trip reduction goals; and,

2. To make the Metro West TDM program an integral part and
stakeholder in the community, identifying itself as a community
organization whose mission is to act as mobility manager for
Metro West, focusing on the needs of its residential and business
communities.

The TC’s first task will be to review the TDM Plan and develop an
operational manual that addresses the day-to-day tasks that need to
be completed to implement and maintain the branded Metro West
program after total build-out.







With the assistance of Ridesources staff, the TC will schedule
transportation events at Metro West, at least once a year, to provide
information to residents, employees, customers and visitors on
available transportation programs and services. These events are
known as transportation fairs.

The TC will represent the TDM concerns of the residents and
employers of Metro West at various transportation related meetings,
such as those hosted by FCDOT or MWCOG. The TC will also be
involved in outreach activities for surrounding communities regarding
the implementation and availability of TDM programs and services.
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Fariing Management Strategies

Parking management, simply stated, is how parking spaces are
managed by use and space allocation in order to further the TDM
objectives. By providing incentives (financial or otherwise) for
commuters to travel to and from work each day in either carpools or
vanpools, single occupant trips can be reduced. Parking management
plans generally consist of three broad-based strategies; preferential
parking, parking pricing and transportation allowances. A combination
of two or more of these broad based strategies comprises the Metro
West Parking Management Plan.

Residential

For condominium units:

A maximum of one parking space will be bundled (or included) with
the sale of the individual unit. Additional requested/required spaces
may be purchased in addition to the sales price of the unit.

For rental units.

One parking space will be designated for each unit at a flat fee to be
determined based on a review of market conditions at the time the
lease is signed. Additional spaces will be available based on a first-
come, first-served basis, at an additional flat fee per space. Availability
of car rental services, is an added service for residents of the mixed-
used development and further helps to encourage one or no car
individuals or families.







development. Within each on-site garage, a minimum of 5% of the
parking spaces shall have access with sufficient clearance for vanpools.

Carpooling and vanpooling spaces, will be well-signed and monitored
by the TC. Additionally, a covered area, such as an awning, building
lobby, etc., will be set aside for pick-up for vanpoolers, carpoolers and
any shuttle services that are implemented at Metro West.

Spaces will be available, subject to the owner(s) of the parking
garages in the commercial space, for use after hours and on weekends
by the residential community for special events, weddings, etc.

Phigse I  Post-Rezoning

The first phase of the plan will begin following rezoning approval with
the appointment of a TC - either an individual or a TDM specialist -
who will provide oversight to the initial tasks that will be performed to
implement the TDM program. The role of the TC is detailed in the
section of this document entitled TDM Program Management.

The most important component of the TDM plan will be to create an
operations manual to finalize the framework for a solid TDM program
at Metro West based on this TDM Strategic Plan that will provide
resources and assistance to residents, businesses, customers and
visitors to the mixed use community.

The operations manual, will consider the following TDM components
for each TDM strategy:

o Targeted TDM program participants
The TC will target the use of specific TDM programs for
specific groups of residents and employees. An example
would be that those commuters who are most likely to use
commuter alternatives, such as carpoolers and
vanpoolers, are more apt to work for companies that have
set schedules or have jobs that have static work hours.
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research. TDM activities before and during construction
include programmatic items for the development and
implementation of TDM strategies.

Associated budget for each TDM strategy

Each detailed TDM strategy description will include an
associated budget for each phase of the project and
maintenance.

Before and During Construction

Phase II involves setting the framework for the implementation of the
TDM Plan and implementing the TDM strategies in the early stages of
development. This includes:

Branding the Metro West program to create an identity for
the transportation program. This brand will be marketed
to the existing development, as well as future
development.

Create a commuter and telework club to provide
incentives for residents, employees, customers, and
visitors to use alternative mobility modes - such as
ridesharing, transit and vanpooling or work at home or at
a telework center. Incentives for both may include
discounts from Metro West retail or value added on
SmarTrip cards, or a discount on office services and
supplies for teleworkers. Club members for both
commuters and teleworkers will need to meet a set of
criteria for membership.

Develop collateral materials for the branded program and
commuter and telework club. These may include
brochures, posters, newsletters, etc.

Develop a website dedicated to the TDM program, with
links to other transportation resources.

Create and implement a monitoring and evaluation plan to
assist the TC in tracking the success of the TDM program.



















Which incentives and services did employees and
commuters use most? Why?

Which did employee or commuter use least or not at all?
Why?

What did the program cost and what was the cost per
benefit? (trips reduced, reduced absenteeism, increase in
productivity)

Which services were most effective and cost-effective?
Which were least effective and cost-effective?

Did the program cause any positive or negative change in
internal company operations?
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and dynamic pedestrian environment. Substantial park areas and other open spaces are located
throughout the Core Area.

The maximum residential density permitted within the Non-Core West Area is proposed
to be sixteen (16) dwelling units per acre, exclusive of affordable dwelling units and density
bonus attributable thereto, and exclusive of age-restricted/independent living units. The
Applicant proposes to utilize approximately 3.59 acres of land within the Non-Core West Area
and the “multiplier” for independent living units (Zoning Ordinance Section 9-306(6)) to support
a maximum of 230 independent living units within Buildings 2, 3 and 4 as shown on the
CDP/FDP (i.e. 3.59 X 16 du/ac X 4 = 230). The balance of the land within the Non-Core West
Area (approximately 8.8 acres) is proposed to support 158 multiple family units in a variety of
building types as shown on the CDP/FDP. The Applicant proposes to take density credit for
approximately 3.19 acres of land located in the Non-Core West Area to be dedicated for public
street purposes with this Application.

The Non-Core West Area continues the street grid and pedestrian-oriented streetscape
established in the Core Area. Additional common park areas and open space is provided in the
Non-Core West Area. In addition, the Applicant proposes to dedicate approximately 4.71 acres
of land located west of Vaden Drive Extended as shown on the CDP/FDP and north of the Circle
Woods Subdivision to the Board of Supervisors for public purposes. Approximately 0.77 acres
of such dedication site is identified on the CDP/FDP as “tree save” and is proposed to be
preserved in its natural state and enhanced with field located trails and picnic tables to be
provided in coordination with Fairfax County.

The maximum density permitted in the Non-Core South Area is proposed to be twelve
(12) dwelling units per acre, exclusive of affordable dwelling units and any density bonus
attributable thereto. The Applicant proposes to take density credit for approximately 3.12 acres
of land located in the Non-Core South Area to be dedicated for public purposes with this
Application. The CDP/FDP depicts a total of 218 single-family attached dwelling units within
the Non-Core South Area. The Non-Core South Area continues the street grid and streetscape
experience and provides additional park and open space areas as shown on the CDP/FDP,
including a fifty-foot buffer area between the western property line adjacent to the Circle Woods
communities and Vaden Drive Extended as shown on the CDP/FDP.

The Application proposes significant transportation infrastructure improvements in
keeping with the recommendations of the Comprehensive Plan. Specifically, the Applicant
proposes to construct significant off-site improvements to the south side of the Vienna Metro
Station property. In this regard, the Applicant is working with WMATA, the Virginia
Department of Transportation (“VDOT”) and Fairfax County Department of Transportation
(“FCDOT”) on a redesign for Saintsbury Drive between its intersections with Vaden Drive (to
the west) and Nutley Street (to the east). The redesigned Saintsbury Drive will facilitate safe
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provided within underground parking garages, internal parking structures, garages, driveways,
surface parking lots, and on the private streets.

Pedestrian access between the Vienna Metro Station and the Application Property is of
critical importance, and this aspect of the project has been addressed in significant detail with the
provision of the raised crossing of Saintsbury Road, as discussed above. Likewise, pedestrian
access through the proposed development is critical. This aspect of the project as also been
addressed in significant detail with the provision of safe crossings of internal roadways and an
interconnected system of sidewalks, trails and pedestrian-oriented streetscape, also as addressed
above. Likewise still, pedestrian access to the Application Property from off-site locations is
critical to facilitate the connection to the Vienna Metro Station for residents of surrounding
neighborhoods. In this regard, the Applicant proposes to provide pedestrian connections into the
Application Property directly from the Circle Woods communities and from the Hunter’s Branch
communities. In addition, the Applicant proposes off-site improvements to facilitate pedestrian
access to the Application Property, through East Blake Lane Park from neighborhoods to the
west of East Blake Lane Park. Such proposed improvements include a bridge crossing of
Hatmark Branch and alignment and accessibility improvements to the City of Fairfax Connector
Trail. Prior to construction, the Applicant will realign the City of Fairfax Connector Trail from
its current location on the Application Property so that pedestrian access to the Vienna Metro
Station is maintained at all times. The Applicant will establish pedestrian access through the
Application Property as soon as it is safe to do so following the completion of initial site and
roadway work, and such access will be maintained throughout the completion of the project.

The Applicant proposes to provide a minimum 35% open space over the Application
Property, well in excess of Zoning Ordinance requirements. Open space areas will provide both
active and passive recreation opportunities for residents of the Application Property and, to a
large extent, residents of the surrounding community as well. In addition, the Applicant will
provide significant recreational facilities for all residents of the project, for both active and
passive activities.

In addition to the on-site open space and recreation facilities, the Applicant proposes to
dedicate to the Board of Supervisors that portion of the Application Property located west of
Vaden Drive Extended, an area consisting of approximately 5.96 acres of land. Of those 5.96
acres, approximately 3.94 acres are proposed to be developed with a public recreation/meeting
facility consisting of approximately 25,000 gross square feet of floor area. The program for such
facility is still under discussion. Approximately 0.77 acres of the dedicated land is proposed to
remain as “tree save” as shown on the CDP/FDP. In effect, this area would become an eastward
-extension of East Blake Lane Park. The Applicant is studying opportunities to provide for field-
located trails and picnic facilities within such area. The remaining area of approximately 1.25
acres of such dedicated land is proposed to remain as a buffer to the Circle Woods communities,
including areas of tree save, revegetation and a trail location.
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3.

Division of site into four areas.

Core area. Consistent with the recommendations of the
Comprehensive Plan the Metro West project proposes a “core
area” that is generally within one-quarter mile of the station
platform, and consists of approximately 23 acres. Consistent with
the recommendations of the Comprehensive Plan, the Metro West
project proposes a mixed-use development within the core area at
an FAR of up to 2.25, including affordable dwelling units and an
age restricted housing component within the core area of
approximately 145 units (note the development program provides
138 age restricted units). Density credit is taken in the core area
for approximately 4.71 acres of land to be dedicated for public
purposes located west of Vaden Drive and north of Circle Woods
community. Again, consistent with the Plan recommendations, the
core area is characterized by the tallest buildings in the project.
Off-street parking is provided in above and below grade structures,
as well as on-street parking spaces. In addition, streetscape and
plazas are well integrated into the development to serve residents
as well as the public. These areas are provided along all street
frontages and integrated plaza elements, primarily in the town
center area. Consistent with the Plan’s recommendation, a
significant landscape open area is incorporated in the area between
Buildings 14, 15, 16 and 17 as an alternative to paved surfaces.
This area will include a substantial and unique active recreation
opportunity.

Consistent with the recommendations of the Comprehensive Plan,
the area west of the core proposes residential development at a
maximum 16 dwelling units per acre, with the northernmost +/- 3.5
acres developed with up to 230 units of elderly housing, including
15% of those units provided as ADUs. This area is characterized
by low- to mid-rise multi-family dwelling units including stacked
townhouse units with off-street parking provided in above and
below grade structures and garages. Again, as recommended by
the Comprehensive Plan, open space areas are functionally
integrated into the area and provide both recreational opportunity
for residents as well as the general public and a visual amenity for
those walking or driving through the project.

As recommended by the Comprehensive Plan, the area south of
the core area consists of approximately 16 acres, and is proposed
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pattern, and color. The architecture, especially in the retail areas, will
include building features to distinguish the ground floor, retail and other
non-residential uses and will provide coordinate public space furniture. In
short, as recommended by the Comprehensive Plan, the project will be
exemplary in terms of site and building design, construction materials and
on-site amenities.

Office/hotel Use. As recommended by the Comprehensive Plan, the office
component of the project will contain a minimum of 125,000 gross square
feet and a maximum of 300,000 gross square feet, not including store
front professional offices and live/work units that may be located in the
ground floors of other buildings. As recommended by the Comprehensive
Plan, the primary office use (Buildings #8 and 9) is located in closest
proximity to the Metro station to encourage transit uses by office workers.
In addition, the office use will provide for effective TDM measures. As
recommended by the Comprehensive Plan, vehicular access to the office
is from an internal roadway that connects to Saintsbury Drive.

Residential use. The Metro West project will contain a maximum of 2,248
dwelling units including all ADUs, elderly and bonus units. This is within
the Comprehensive Plan’'s recommended maximum of 2,250 dwelling
units. The project will provide a mix of housing units, and the project will
provide an age restricted housing component (currently proposed at 368
dwelling units). Consistent with the Plan’s recommendation, more than
70% of the residential units are located within the core area. The
residential component of the project is designed to facilitate the use of
vanpools, carpools, and bicycles, with the provision for bike racks,
preferential parking for vanpools and carpools, and street drop-off areas.
The applicant has committed to provide a portion of the affordable units as
accessible units. The Plan also recommends a portion of the market rate
units to be provided as accessible units. To date, we have not addressed
that in the proffers, but we will add that in our next submission.

Retail, _service, institutional and other uses. Consistent with the
recommendations of the Comprehensive Plan, the Metro West project will
provide non-residential, non-office uses throughout the build-out of the
multi-family residential and office development, particularly in the town
center and Main Street portions of the core area. Specifically, the project
will provide space for a minimum of 135,000 gross square feet of retail,
service and institutional uses with a commitment to occupy a minimum of
80,000 gross square feet of such uses as well as a 29,000 square foot
public recreation/governmental facility. These uses will be located
primarily in the ground floors of the buildings fronting the town center and
Main Street portions of the core area. Since such uses are located in the
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11.

12.

transplantation of some existing vegetation, and the project proposes to
utilize native plantings and trees known to mitigate air pollution. In
addition, the project includes a detailed streetscape plan for Vaden Drive,
Saintsbury Drive and the major internal roadways within the development.
This plan is provided in numerous scales and in both plan and section
view. Among other things, the streetscape plan details types and
locations of trees, sidewalks/trail dimensions, and general location and
types of pedestrian amenities, consistent with the dimensions and
concepts as shown on Figures 10 and 11 of the Comprehensive Plan.
Again, consistent with the concepts shown on the Comprehensive Plan,
sidewalks have been provided at a width sufficient to accommodate
pedestrians as well as to provide sufficient space for activities such as
window shopping, seating and outdoor dining.

Parking. Almost all of the off-street parking in the project is located either
behind or beneath buildings. Consistent with the Comprehensive Plan’s
recommendations, the project has proffered to a maximum parking ratio
for the multi-family and office uses. Again, to promote transit and
pedestrian friendliness, parking structures are located internal to the site,
and not oriented toward the Metro station. Exposed portions of structured
parking garages, will be treated architecturally to maintain the high quality
aesthetic. The project proposes green roof elements incorporated into the
design of the parking structures located below certain of the plaza areas.
The project provides commitments for visitor parking located in convenient
and well distributed spaces throughout the site. With respect to Metro
parking, the proffers include the opportunity for Metro parking to be
located both on the surface areas during build-out and within garages
once constructed. The provision of these spaces is at the applicant’s
discretion and such spaces may be terminated, if provided at all, at the
applicant’s discretion.

Stormwater management. The project will meet or exceed County
requirements for stormwater management and adequate outfall to fully
mitigate the impact of this development. As recommended by the
Comprehensive Plan, the project will detain some stormwater that flows
from the Metro station property to the site. The Comprehensive Plan
recommends that the project should improve the existing conditions of
Hatmark Branch proximate to the site, which may require that stormwater
management facilities exceed the minimum standards in the Public Facility
Manual. The Comprehensive Plan further provides that the quality of
Hatmark Branch should be improved proximate to the site through stream
restoration, which may include bed and bank stabilization, reforestation,
and the possible creation of wetlands, provided that agreements can be
reached with the affected property owners. At this point, it is clear that the
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16.

17.

18.

amenities appropriate to the character of the particular open space. Open
space in the project will well exceed minimum zoning requirements and
will total more than 35% overaill. The development also provides
numerous opportunities for public art in certain of the plaza locations. The
Comprehensive Plan recommends that “provisions should be made for a
community facility”. Puite has gone well beyond that recommendation and
agreed to construct such a facility that includes all of the recommended
spaces (indoor recreation, community meeting space, a police satellite
sub-station, and other community needs) in coordination with the
community.

Schools. The project will mitigate its impact on schools consistent with the
criteria set forth by the Fairfax County Public Schools.

Buffers and transitions to existing communities. As recommended by the
Comprehensive Plan, the project will provide effective buffers and
transitions, outside of individual lots to ensure a compatible relationship
between the project and the abutting residential communities.
Specifically, these transitions include a 50 foot buffer along the western
property line adjacent to Circle Woods; a 20 foot buffer and barrier along
the southern property line adjacent to Circle Woods; a 30 foot buffer along
the eastern property line, adjacent to Hunter’'s Branch; and a 10 foot buffer
on the eastern property line adjacent to Regent's Park. All of these areas
will be appropriately landscaped and include an attractive barrier. The
buffer area adjacent to Regent's Park is not proposed to be enclosed by
solid barriers on both sides. A pedestrian trail is located within the 50 foot
buffer adjacent to Circle Woods.

Pedestrian circulation. The project has provided a pedestrian circulation
plan consistent with the recommendations of the Comprehensive Plan that
demonstrates connections from development to the Metro property and
the station’s platform, as well as providing pedestrian connections to
Circle Woods and Hunter's Branch. This pedestrian circulation plan
includes substantial pedestrian amenities including raised crossings of
Vaden Drive at Main Street and Saintsbury Drive at Main Street, traffic
signals with pedestrian countdown functions, grade level lighting, etc.
Pedestrian countdown functions will also be provided on traffic signals to
provide safe pedestrian connections across Lee Highway at Vaden Drive
and across the Lee Highway and Nutley Street intersection. The Metro
West project will include sidewalks on both sides of all major internal
streets with unrestricted pedestrian access, so that pedestrian circulation
around and through the development will be enhanced and not impeded.
Again, pedestrian connectivity will be provided to the adjacent
communities. In addition, the development will provide streetscape
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pedestrian access from the park to the development and the transit
station. Pulte is also committed to cooperate with the County to
provide measures to ensure tank trucks and vehicles carrying
hazardous cargo are prohibited from using the new road. In
addition, as recommended by the Comprehensive Plan, Saintsbury
Drive will be redesigned to improve pedestrian access to the
station. This will include relocating existing bus bays, taxi stands,
and parking, and improving access to the park and ride facilities.
The redesign of the road will provide clearly defined pedestrian
access points to and from the new development, as well as
providing safe crossings from the existing communities located
south of the station such as Hunter's Branch and Regent's Park.
The redesign includes substantial traffic calming measures that
facilitate safe pedestrian crossing. In addition, the applicant has
proffered to improve Route 29/Nutley Street intersection to provide
dual left turn lanes from eastbound Lee Highway onto northbound
Nutley Street.

Transportation Demand Management (TDM). A TDM program has
been proffered consistent with, and in fact exceeding, all of the
recommendations of the Comprehensive Plan. In order to
demonstrate that the TDM program will be provided to achieve the
Comprehensive Plan’s recommended peak hour trip reduction
goals, Pulte agreed to coordinate with Fairfax County in an
extraordinary process of hiring a third party TDM consultant to
evaluate the project and make recommendations for it. The cost of
this effort both in consultant work and in time delay, was borne by
Pulte. The effort included an extraordinary process involving citizen
representation (notwithstanding claims that they have been shut out
from the process). The TDM proffer includes substantial financial
commitments and monitoring and reporting commitments that will
continue indefinitely. In addition, the project encourages bicycle
use with provisions for bicycle parking at the office, retail and multi-
family building locations. In addition, shower facilities will be
provided in the office buildings for bicycle commuters, walkers and
runners. The project will also provide an on-site business center to
encourage work at home, and the project will provide pre-wiring of
residential units for high speed internet access. The project
incorporates design elements for carpool drop-off zones to facilitate
the TDM program, and sheltered waiting areas are provided in
connection with building design (indoor lobbies, canopies and
arcade locations, etc.). The TDM program will include an education
component including measures to notify residents about ozone













APPENDIX 5
FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

TO: Barbara A. Byron, Director
Zoning Evaluation Division, DPZ

FROM: Pamela G. Nee, Chief PH{.
Environment and Development Review Branch, DPZ

SUBJECT: Comprehensive Plan Land Use Analysis: RZ 2003-PR-022
Pulte Metro West

DATE: 14 December 2005

This memorandum, prepared by Denise M. James, AICP, and John R. Bell includes citations
from the Comprehensive Plan that provide guidance for the evaluation of the subject rezoning
application and conceptual and final development plan (CDP/FDP) dated March 24, 2003 as
revised through November 18, 2005 and proffers dated November 10, 2005. The extent to which
the application conforms to the applicable guidance contained in the Comprehensive Plan is
noted.

DESCRIPTION OF THE APPLICATION

The applicants have assembled multiple parcels totaling 56.98 acres and have requested a
rezoning from the R-1 District to the PRM, PDH-16 and PDH-12 Districts in order to develop a
transit-oriented mixed use project consisting of office, residential, retail and public uses. A
combined total of 2,248 new residential units are proposed consisting of high-rise and mid-rise
multi-family units, age restricted senior housing and single family attached units. Access to the
site is proposed via the Vienna Metro Station, and via a new public street (Vaden Drive
extended) that will connect to the existing Metro access road, Saintsbury Drive, and to Rt. 29,
Lee Highway. The table below provides a summary of each of the three proposed zoning
districts.

PRM District PDH-16 District PDH-12 District
Acres 23.26 acres 17.10 acres 15.68 acres
Residential 2,833,469 square feet or 158 multi family units 218 townhouse units

1,642 multi-family units 230 senior housing

388 total

Office 300,000 square feet
Retail . 100,000 square feet
Density/FAR 2.25 floor area ratio (FAR) 17.95 dwelling units per acre 13.90 du/ac

multi-family
64 dwelling units per acre

senior housing
31.31 dwelling units per acre
overall
Open Space 38.57% - 8.67 acres 44% - 6.19 acres 38% - 5.25 acres
Public Use 29,000 sf

0:12005 Development Review Reports\Rezoning\RZ 2003-PR-022 land use.doc
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Retail, Service, Institutional and Other Uses — It is essential that non-residential, non-
office uses be incorporated into the development throughout the build-out of the
multifamily residential and office development, particularly in the “town center’” and “main
street” portions of the Core Area. To that end, a total of at least 100,000 gross square feet
of retail, service and institutional uses should be provided to serve the employees, transit
users and residents of the area. These uses should be located primarily in the ground floors
of the buildings that front the “town center” and “main street” portions of the Core Area.
Such uses should be phased to the phases of the development. The provision of a full-
service grocery store, at least 15,000 gross square feet in size, within a Core Area building
is critical to the success of the Metro-oriented Mixed Use Option (convenience retail or a
quick service food store will not satisfy this condition). Other such retail, service and
institutional uses may include financial institutions, full-service restaurants, delis and other
food services, bookstores, boutiques, a pharmacy, dry cleaners, and other personal service
establishments, health clubs, professional storefront offices, live-work units, and
institutional, cultural, recreational, governmental and other service uses. In order to create
a street presence, these uses should be primarily incorporated into the design of the lower
floors of non-residential and residential buildings and should have direct public access and
display windows oriented towards pedestrian walkways, and, where appropriate, to
vehicular drives and/or streets. In addition, the ground level of above grade parking
structures should contain store front non-residential uses to the maximum extent feasible.
A child care center(s) should be provided within the development to serve both the
residents of the community and transit riders.

There should be no drive-through uses.

Building Height - Development should be concentrated within the Core Area with
maximum building heights as shown on Figure 9 and as described in the following text.
Buildings closest to the Metro Station should be the tallest buildings on the site, with other
buildings tapering down as they become further from the Metro station. The first tier of
buildings closest to the Metro Station should be no greater than 110 feet in height. If retail
and/or other non-residential uses are located in the first floor of buildings in this first tier,
such building(s) may be 135 feet in height. However, if a grocery store is located in one of
the buildings closest to the Metro platform, that building may be up to 150 feet in height, to
the extent that additional height is needed to accommodate this use. Buildings located in
the second tier of the Core Area should be no greater than 100 feet in height unless retail
and/or other non-residential uses are located in the first floor, in which case building height
may be increased to 120 feet. Building heights located in a third tier should be no greater
than 90 feet and, if other retail and/or non-residential uses are located in the first floor of
buildings in the third tier, then building heights may be increased up to 105 feet. To
provide visual interest, building heights should not be uniform in the Core Area. Outside
the Core Area, heights should transition downwards to be compatible with existing
residential areas, with buildings ranging from 35 to 75 feet in height. Elderly housing may
be located in buildings up to 75 feet in height outside the'Core Area and up to 105 feet if
located inside the Core Area. Buildings adjacent to the Hunters Branch community should
be at a comparable height of approximately 52 feet and those west of Vaden Drive
Extended adjacent to Circle Woods should be no more than 35 feet in height.

Environment - Given the planned density under this option, exemplary attention should be
paid to off-setting impacts on both the natural and man-made environment. The
development should incorporate such things as Low Impact Development (LID) techniques
and other innovative approaches to handling stormwater, use of green roofs and porous
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To further enhance pedestrian access to the Metro Station, the station access road
(Saintsbury Drive) should be redesigned to improve pedestrian access to the station
including relocating the existing bus bays, taxi stands and parking, and improving access to
the park and ride facilities. This redesigned access road will greatly reduce the existing
vehicular and pedestrian conflicts at this location. It should also contribute to clearly
defining pedestrian access points for those who will be walking from and through the new
development, as well as pedestrians from the existing communities located south of the
station, such as Hunters Branch and Regents Park. Traffic calming measures should be
provided to facilitate safe pedestrian crossings throughout the development.

Off-site improvements, such as improvements to the Route 29 and Nutley Street
intersection, may be appropriate at the initial stage of redevelopment to help ease existing
congestion in the area.

Transportation_Demand Management (TDM) A transportation demand management
(TDM) program should be provided that encourages the use of transit (Metro and bus) and
high occupant vehicle commuting modes, and that utilizes measures to reduce automobile
trips. The TDM program should grow in size and scope as the proposed development of
the site occurs. While this program will start under the auspices of the developer, it will
ultimately be maintained and funded by the residents and business owners. The TDM
program should be established with an initial contribution from the developer that is
sufficient to ensure that it will operate during the construction, marketing, and occupancy
phases. Additionally, long term funding for the TDM program should be ensured by
mechanisms that may include a specified yearly contribution based on each residential unit
and non-residential square foot. TDM measures employed during the initial and
subsequent development phases will have an objective of reducing vehicular trips in the
peak hours by a specified amount, with the exact number to be negotiated between the
County and the applicant based upon the number and types of units and uses being
developed. In general, at build out, it is expected that, for the residential portion of the
development, a reduction in peak hour trips of 47% should be achieved through the use of
transit and other means; for the office portion of the development, a peak hour trip
reduction of 25% is expected to be achieved through the use of transit and other means.

The TDM program will be evaluated initially in at least three stages during the
development process; first at the time of rezoning, second before and during construction
and third after project completion or “build out.” In the first stage of evaluation, at the time
of rezoning, a development application should demonstrate that TDMs will be provided to
achieve the peak hour trip reduction goals stated above. If it is determined that the trip
reduction goals as stated above are infeasible, the maximum office square footage and/or
residential density should be reduced by an amount equal to the unachieved portion of the
peak hour trip reductions. Once TDM levels are established at the rezoning stage, the
TDM program must address interim stages of development to validate that the approved
density can be accommodated. In the second stage of evaluation, before and during
construction, the county will establish interim TDM targets for each phase of development.
As residents move into the new community, county supervised surveys of actual resident
behavior will be conducted to verify TDM success based on the interim trip reduction
targets. If the interim targets are not met, additional measures will be required to reduce
the number of vehicle trips. The third stage of TDM evaluation will be completed one year
after build out or before bond release. At this point, if the established trip reduction targets
for the development in its entirety are not being met, additional program measures and
funding will be necessary until the trip reduction targets are achieved.
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the Metro Station and are proposed to be the tallest buildings ranging from 110 feet up to a
maximum of 150 feet and from 12 to 14 stories. Building 7 is proposed for residential use and
Buildings 8 and 9 are proposed for office use. Buildings 5, 6 and 10 are also proposed as
residential buildings but are stepped down in height to a maximum of 120 feet in height and 10
to12 stories. These 6 buildings create the framework for a main street and the beginning of a
grid pattern; the layout of buildings along the mains street provides for a public square and plaza,
ground floor retail space and other non-residential uses necessary to support the resident,
employee and commuter based populations which will be established. Moreover, these
structures create a broad fagade of buildings also oriented towards the Metro along Saintsbury
Drive. A series of 3 mid-rise buildings, approximately 50 feet in height and 4 stories parallel the
eastern boundary of the core area. Another series of residential buildings (Building 14, 15, 16,
17 and 18) ranging from 90 to 105 feet and 8 to 9 stories continue the height transition to
complete the core. The series of buildings continue to frame the main street and provide
additional locations for both primary and secondary retail and non-residential uses. Two 4 story
residential buildings approximately 50 feet in height continue to height transition in the
southwestern corner of the core area. With the exception of on-street parallel parking for retail
uses, all parking is provided under buildings in underground and above grade garage structures.
The buildings are placed along a main street that feature several plazas within a hierarchy of
pedestrian space, all oriented towards moving to and from the Metro. Buildings are set close to
the streets with sufficient setback for streetscape, planters, benches and other pedestrian
amenities which conforms to the general Plan design and orientation recommendations.
Although, an age-restricted senior housing component is not incorporated into the tabulations for
the core area, the draft proffers dated November 10, indicate that up to 138 age-restricted units
will be located in Building 5 of the core area. Therefore, the proposed development has
addressed the basic use, location, height and intensity recommendations.

e The area to the west of the core should consist of approximately 12.5 acres and is planned
for residential use at 12-16 du/ac and may include up to 230 units in an elderly housing
component in the northernmost 3.5 acres of the area provided that at least 15% of these
units are affordable. This area should be characterized by low to mid-rise multi-family
buildings including stacked townhouse use, off-street, structured parking and open space
areas designed to be visual and recreational amenities.

To fulfill the Plan recommendations for this area, the applicants propose to rezone 17.10 acres to
the PDH-16 District for development of 230 senior housing units and 158 multi-family units for
a total of 388 units. Although the area to be rezoned is greater than the 12.5 acres suggested by
the Plan, the CDP/FDP indicates that approximately 4.71 acres are to be dedicated for public use
and the density associated with such dedication credited towards the core area which is in
keeping with the Plan. The buildings in this section continue to step down in height with
maximum building heights up to 75 feet and 6 stories for Buildings 2, 3 and 4 in the
northwestern corner and buildings heights of approximately 50 feet and 4 stories for the
remainder of the buildings. The general design and layout continues the building fagade
orientation close to the grid street system and along Vaden Road extended with parking and
travel aisles located internal to these buildings. Landscaped open space and the streetscape
design and provides for both visual and recreational amenities. The proposed density for the
PDH-16 section of the development is 17.9 du/ac, including ADUs but excluding the open space
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¢ Coordinated public space furniture and the use of varied design elements such as awnings
and arcades to distinguish ground floor retail and other non-residential uses from upper
residential and office floors

In order to ensure the success of any development within Land Unit C as transit oriented
development, design was clearly considered to be a significant component for proposed
development. The “Town Center” and “Main Street” concepts were combined to focus the
development to the center of the site and adjoining Vienna Metro Station area. A logical mixture
of residential, office and retail uses constructed with quality building materials, a hierarchy of
sidewalks, landscaping, street lighting and benches. The applicants have provided a mixture of
uses combined with the architectural and design elements noted in the Plan. The development
plan and proffers have noted building materials consistent with Plan guidance as well as a
development concept for the site that conforms with the Plan’s recommendations for design
elements.

Office/Hotel Use:

¢ The office component should range in floor area from at least 125,000 gsf to no more
than 300,000 gsf, excluding store-front professional offices and live-work units both of
which may be located in ground floors of other buildings. Office use should be located
close to the Metro and utilize effective TDM measures in order to encourage transit usage
by office workers. Vehicular access for office use should be from internal roadways that
connect to Saintsbury Drive. Hotel use may be appropriate in addition to or as alternative
to the office or residential use.

The CDP/FDP indicates that 300,000 gsf of office use is proposed for Buildings 8 and 9 within
the proposed PRM District; a hotel is not proposed. Based on development plan notes and proffer
statements, the applicant has indicated that a minimum of 125,000 square feet of office would be
developed within Buildings 8 and 9 with a maximum of 300,000 square feet of GFA.

Appropriate TDM commitments should also be provided, including an effective means of
implementation, in order to provide greater incentives for transit usage. Finally, the applicant
should demonstrate conclusively that for the 300,000 gsf of office use, TDM measures can be
effective and can realistically achieve anticipated reductions in single occupancy vehicle trips.
This issue is discussed in greater detail as part of the Transportation Analysis.

Residential Use:

e The residential component should not exceed 2,250 units, including all ADU, elderly and
bonus density units. A mix of housing types should be provided and at least 70% of the
residential component should be provided in the core area. The residential component
should feature facilities and amenities that support carpools, van pools and bicycles.

The applicants propose a maximum total of 2,248 dwelling units of which 1,642 are proposed to

be located in the core area, approximately 73%. A mix of housing types is provided: high-rise
mid-rise and low-rise multi-family residential buildings; traditional single family attached
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incorporate Low Impact Development (LID) techniques and other innovative approaches
to handling stormwater, use of green roofs and porous pavers, energy efficient design and
construction techniques, and tree preservation and transplantation.

The development plan and proffers provide a variety of commitments for the proposed
development which are consistent with LEED type development. Tree preservation,
landscaping, energy efficient design, water quality management and LID elements have all been
incorporated into the most recent design for the proposed development. As such, staff feels that
this issue has been addressed.

Trees, Landscaping and Streetscaping:

e A comprehensive landscape plan should be provided which identifies the location and
types of trees, flowers and shrubs that will be provided throughout the proposed
development, including areas of tree preservation and transplantation. A detailed
streetscape plan should be provided for Vaden Drive, Saintsbury Drive and the major
internal roadways within the development. This streetscape plan should detail the types
and location of street trees, sidewalk/trail dimensions and general location and types of
pedestrian amenities and should generally conform to the concepts shown in Figures 10
and 11.

The latest development plans and proffers provide additional details regarding tree save areas,
transplanted trees and landscaping for the proposed development which did not appear in
previous plans. The Plan guidance clearly noted that a comprehensive landscape plan would be
required to depict detailed streetscape for several areas of the site, sidewalk dimensions with tree
locations included and a detailed list of plant species was also determined to be an essential part
of the application to ensure the viability of the overall landscaping for the proposed
development. The most recent development plans provide a series of detailed sheets as part of
the CDP/FDP along with proffer considerations for landscaping and possible modifications to
landscaping that might arise during later phases of the development. Staff feels that the detail
sheets and commitments to a wide range of plant species for the proposed development address
this issue.

Parking:

e From a design perspective, the Plan guidance suggests that most parking should be
located behind or beneath the buildings. In order to promote transit usage, the Plan also
recommends that parking for the multi-family and office uses should not exceed a ratio
that is 10% higher than the minimum Zoning Ordinance requirements, not including
parking spaces allocated to support TDM programs such as car sharing (e.g.
FlexCar/ZipCar), car/van pool and fleet vehicles, shuttle vans/buses and the like.
Consideration should be given to the provision of parking spaces dedicated for Metro use
in the parking structures near the Metro station, provided that primary access for any
Metro parking is from Saintsbury Road or other parallel roadways. In addition,
temporary surface parking may be provided for Metro patrons.

The applicants have indicated that they are currently working to develop temporary parking areas
to offset the loss of parking for the existing WMATA facilities. However, no specific
commitments have been provided at this time. It does not appear that either the current proffers
or development plan provide for dedicated parking areas for flexcar/zipcar, car/van pools or any
on-site shuttle bus locations. However, proffer #13 does note that, “maximum parking ratios
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ADU?’s shall be designed and constructed as fully handicapped accessible units. The applicants
have more explicitly outlined their ADU commitment in proffer #24. Staff feels that the
applicants ADU commitment conforms to the Comprehensive Plan recommendations for this
element of the proposed development. '

Noise Mitigation

e Noise attenuation measures should be provided in accordance with County policy for all
residential uses. Additionally, there should be no residential buildings located within 200
feet of the I-66 right of way.

The applicants have prepared a series of detailed noise analyses to determine the potential extent
and proposed mitigation for possible noise impacts from Lee Highway (Route 29), Vaden Drive,
[-66 and the Metro rail lines. This issues is discussed in more detail in the environmental
assessment for the proposed development.

Parks, Open Space and Public Facilities

e To enhance the quality of this development and to meet the recreation needs of residents,
substantial, usable open space and other on-site facilities should be an integral part of the
proposed mixed-use development. Open lawn areas, urban parks, plazas and courtyards
should be incorporated into the overall design to serve residents, employees and visitors
to the area. These spaces should be appealing places to gather with seating, lighting,
landscaping and other amenities. Open space should exceed minimum requirements, and
overall should total more than 35 percent. Opportunities for public art should also be
incorporated into the development.

In addition, provision should be made for a community facility, which may include
opportunities for indoor recreation, community meeting space, a police satellite
substation or other community needs, as may be identified by the County in coordination
with the community.

The applicants have provided commitments for a variety of passive and active recreation
elements for the proposed development. The development plans depict five outdoor pools and
one indoor pool, plazas, courtyard and public lawn areas are also depicted. The recreation
proffers note indoor recreation facilities, such as, weight training equipment, fitness, billiard
rooms, card and game rooms and indoor multi-purpose courts. These facilities would be
provided in addition to the proposed public use building (Building #1). The development plan
indicates that total open space provided will be 20.11 acres. This equates to slightly more than
the 35% open space as recommended by the Comprehensive Plan for the subject area. As such,
staff feels that the development plan and proffers conform with current Plan recommendations.

Schools

e The impact of the proposed development on schools should be mitigated. The applicant
will work with the community and Fairfax County Public Schools to identify appropriate
commitments to address projected impacts.

The applicants have provided a proffer commitment to contribute $1,770,000 to the Department
of Public Works and Environmental Services (DPWES) at the time of issuance for the first
building permit for transfer to the Fairfax County School Board to be utilized for capital
improvements as noted in the Capital Improvement Plan for the Providence District. The
applicant may also provide an in-kind contribution of capital improvements of equal or greater
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- Apply nonstructural best management practices and bioengineering
practices where site conditions are appropriate, if consistent with County
requirements. . . .

- Maximize the use of infiltration landscaping within streetscapes consistent
with County and State requirements. . . .

Development proposals should implement best management practices to reduce runoff pollution
and other impacts. Preferred practices include: those which recharge groundwater when such
recharge will not degrade groundwater quality; those which preserve as much undisturbed open
space as possible; and, those which contribute to ecological diversity by the creation of wetlands
or other habitat enhancing BMPs, consistent with State guidelines and regulations. . . .

Objective 3: Protect the Potomac Estuary and the Chesapeake Bay from the avoidable
impacts of land use activities in Fairfax County.

Policy a. Ensure that new development and redevelopment complies with the County's
Chesapeake Bay Preservation Ordinance . ..”

In the Fairfax County Comprehensive Plan, Policy Plan, 2003 Edition, Environment section as
- amended through November 15, 2004, on pages 9 and 10, the Plan states:

“Objective 4: Minimize human exposure to unhealthful levels of transportation
generated noise.

Policy a: Regulate new development to ensure that people are protected from
unhealthful levels of transportation noise.

Policy b: Reduce noise impacts in areas of existing development.

New development should not expose people in their homes, or other noise sensitive
environments, to noise in excess of DNL 45 dBA, or to noise in excess of DNL 65 dBA in the
outdoor recreation areas of homes. To achieve these standards new residential development in
areas impacted by highway noise between DNL 65 and 75 dBA will require mitigation. New
residential development should not occur in areas with projected highway noise exposures
exceeding DNL 75 dBA. Because recreation areas cannot be screened from aircraft noise and
because adverse noise impacts can occur at levels below DNL 65 dBA, in order to avoid
exacerbating noise and land use conflicts and to further the public health, safety and welfare,
new residential development should not occur in areas with projected aircraft noise exposures
exceeding DNL 60 dBA. Where new residential development does occur near Washington
Dulles International Airport, disclosure measures should be provided.”

In the Fairfax County Comprehensive Plan, Policy Plan, 2003 Edition, Environment section as
amended through November 15, 2004, on page 16, the Plan states:
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provide LID measures on-site all in a manner which would promote water quality and reduce
potential impacts to the existing stream channels.

Resolution:

The applicants have proposed a water quality management plan that will rely on several elements
as a means of achieving the goals noted above. Underground detention vaults are proposed for
each of the three drainage areas of the site to address quantity control. Vault #1 will account for
an area of approximately 21 acres and will be located near the northeastern corner of the site
closest to the Metro Station. This area drains to Hunter’s Branch. The vault will be designed to
account for the 1, 2, 10, and 100-year storm. According to the stormwater and outfall narrative
noted on the development plan the proposed discharge rate from this structure for the 1, 2, 10,
and 100-year storms would be at a rate less than or equal to the existing conditions. Vault #2
will account for an area of approximately 18 acres of on-site runoff, plus an area of
approximately 12 acres from the adjacent WMATA property. This vault will be located in the
west central portion of the site. The 1, 1.5, 2, and 10 year storm events are to be detained by this
facility. Release rates from this facility for the 1.5, 2, and 10-year storms are proposed to
emulate the ratio of runoff volume based on a wooded condition for this portion of the proposed
development based on stormwater management modeling. This area drains to Hatmark Branch.
Vault #3 will be located in the southern portion of the site closest to Lee Highway (Route 29).
This facility will account for approximately 13 acres of the proposed development. The 1, 2, and
10-year volumes are to be detained in this facility with a proposed release rate equal to or less
than the existing conditions in this area. This area drains to Hunter’s Branch. Each of the
proposed facilities will be subject to meeting adequate outfall requirements as determined by the
Department of Public Works and Environmental Services (DPWES).

In addition to the conventional water quality measures noted above, the applicants are proposing
a variety of LID measures including permeable pavers, vegetative tree box filters, bioretention
basins (rain gardens), and vegetative roofs.

The applicants have also proffered to enter into a flow monitoring program to ensure that the
combined water quality and quantity controls noted will provide long term storm flows from
selected portions of the site. In this instance, the northwest portion of the site which drains to
Hatmark Branch. Monitoring shall continue for a period of not less than three years with data
compiled and presented in an annual report to DPWES.

It is clear that the intent is that the outfall in this area should be no greater than the anticipated
outfall for the same area in a wooded condition. While the monitoring proffer and flow
monitoring program seem to cover the primary concern, there does not seem to be an obligation
to retrofit the facilities or pay some type of penalty should it be determined that the outfall flow
rates do not meet the goal of emulating a wooded condition for this portion of the site.
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vehicles per day. Based on this analysis neither the existing homes in the Circle Woods
development nor the proposed townhomes along Vaden Drive would be impacted by noise levels
exceeding DNL 65 dBA. Therefore, no interior or exterior noise mitigation would be required in
this area.

A noise analysis conducted for the Lee Highway frontage of the proposed development
concluded that noise levels slightly above DNL 65 dBA would impact the proposed open space
area at this location as well as the upper levels of the townhomes immediately adjacent to this
open space area. As such, noise mitigation will be required for the open space area as well as the
upper levels of the townhomes in this area. The applicants have proposed a wall and berm
combination to shield the open space area from noise levels exceeding DNL 65 dBA. The
barrier will be a solid feature the entire length of the property frontage for Lee Highway (Route
29). :

A noise analysis was also prepared for the northern portion of the proposed development. Staff
had raised concerns that this area might be subject to combined noise impacts from I-66 and the
Metro rail. The noise analysis concluded that ground level noise in this area is below DNL 65
dBA primarily due to the shielding effects of the retaining walls along I-66. However, this
shielding begins to diminish at approximately 60-feet above the ground level for the proposed
development. Unmitigated noise levels from 90-130 feet were projected to exceed DNL 75 dBA
raising concerns regarding the potential to develop residential units within the northern portion
of proposed building #7. The applicants were notified that they should reduce exterior noise to
no greater than DNL 75 dBA to develop residential units within any portion of building #7 that
was impacted by noise levels exceeding DNL 75 dBA.

Building #7 is the only proposed residential structure that would be impacted by noise levels
exceeding DNL 75 dBA. Based on the findings of the applicant’s noise analysis a number of
techniques were proposed to overcome this issue. The current proposal would rely on the
construction of a barrier of up to 30-feet in height immediately adjacent to the Metro Station.
This proposed barrier would reduce noise impacts to building #7 to less than DNL 75 dBA for all
but the uppermost levels of the building. The latest proffers submitted by the applicants
recognize the limitations this might impose on this structure and have noted a number of
potential solutions to address this issue. In this instance, the proffers would limit the types of
uses which could be allowed within any units impacted by exterior noise exceeding DNL 75
dBA. Those units would be limited to non-residential functions, such as, common interior
recreation areas, meeting rooms or possibly apartment hotel units. Staff feels that all other
alternative uses should be explored for those units within building #7 that would be impacted
noise exceeding DNL 75 dBA. Any hotel-type units should be considered an option of last
resort. Another option would be a building design that steps back the upper levels for this
portion of the structure so that no portion of the fagade is in an area impacted by noise levels
exceeding DNL 75 dBA. The proffers also give the applicants the opportunity to designate these
units as residential units in the future should the County’s noise policy change prior to the
submission of a site plan for building #7. Staff would also support the development of the most
severely impacted units as office space. The proffers should also note that the site plan for
building #7 should be subject to review and approval by staff in the Department of Planning and
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Attachment A

Waiver #8625-WPFM-001-1 Conditions

Puite/Metro West
Associated with RZ 2003-PR-022
December 5, 2005

. The underground facilities shall be constructed in accordance with the development
plan as modified by these conditions and approved by the Director of the
Department of Public Works and Environmental Services (DPWES).

. The underground facilities shall be located as shown on the approved Rezoning
Plat, as determined by DPWES.

. The underground facilities shall be constructed of reinforced concrete products only
and incorporate safety features, including locking manholes and doors, as
determined by DPWES at the time of construction plan submission.

. The underground facilities shall be constructed with a minimum interior height of 72"
to facilitate maintenance.

. The underground facilities shall be privately maintained and shall not be located in a
County storm drain easement.

. A private maintenance agreement, as reviewed and approved by the Fairfax County
Attorney’s Office, shall be executed and recorded in the Land Records of the
County. The private maintenance agreement shall be executed prior to final plan
approval.

The private maintenance agreement shall address:

e County inspection and all other issues as may be necessary to insure that the
facilities are maintained by the Umbrella Owners Association (UOA) in good
working condition acceptable to the County so as to control stormwater
generated from the development of the Pulte/Metro West site.

¢ A condition that the applicant, property owners, their successors or assigns shall
not petition the County to take future maintenance or replace the underground
facilities.

e Establishment of a reserve fund, for future replacement of the underground
facilities.

e Establishment of procedures to follow to facilitate inspection by the County, i.e.
advance notice procedure, whom to contact, who has the access keys, etc.

e A condition that the property owners provide and continuously maintain, liability
insurance. The typical liability insurance amount is at least $1,000,000, against
claims associated with underground facilities.

e A statement that Fairfax County shall be held harmless from any liability
associated with the facilities. ‘












FAIRFAX COUNTY, VIRGINIA
MEMORANDUM
TO: Cathy Lewis, Senior Staff Coordinator DATE: December 20, 2005

Zoning Evaluation Division
Department of Planning and Zoning

FROM: " N\ Jeremiah Stonefield, Chief Stormwater Engineer
ite Review East, Environmental and Site Review Division
Department of Public Works and Environmental Services
SUBJECT: Special Exception Amendment (SEA) Application Review, SEA 82-P-

032-5, Pulte Home Corporation, WMATA Vienna/Fairfax/GMU Station
Special Exception Amendment Plat dated November 18, 2005 (Plaf),
Tax Map #048-1-01-0090, 0091, 0091-B, 0096, 0097, 0100-A; 048-1-06-
0007-A, 0008-B; 048-2-01-0001, 0004, 0004-A, 048-2-24-0038-A, 048-3-
04-0028; (Property), Providence District

We have reviewed the referenced submission and offer the following comments:

Chesapeake Bay Preservation Ordinance

Note 6 on sheet 2 is incorrect. There are Resource Protection Areas on the Property. The Plat
must be revised to show the boundary delineation of the 1993 and 2003 RPAs (as revised by
3404-RPA-001-1) and address all applicable requirements for any improvements in the RPA.

Note 10 on Sheet 2 indicates that the impervious area to be added is diminutive and Stormwater
Management is addressed with RZ 2003-PR-022. With minimal change in impervious surface,
the development must provide sufficient water quality controls based on Redevelopment criteria.
The SEA plat must provide details regarding the specific amount of surface added and how the
adjacent development will provide water quality controls.

Downstream Drainage Complaints
There are no downstream drainage complaints on file relevant to the Hatmark Branch outfall.

There are minor erosion and yard flooding complaints on file along the outfall toward Hunters
Branch.

Floodplain
Note 6 on sheet 2 is incorrect. There are regulated floodplains on the Property. There is a

FEMA mapped approximate floodplain on the subject property on the eastern portion of the site.
In addition, the western portion of the site has a stream, and may be an unmapped minor
floodplain. The applicant must identify the drainage area of the stream and conduct a floodplain
study, if necessary.

Stormwater Detention

Note 10 on Sheet 2 indicates that the impervious area to be added is diminutive and
Stormwater Management is addressed with RZ 2003-PR-022. The SEA plat must provide
details regarding the specific amount of surface added and how the adjacent development will

provide water quantity controls.
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ANALYSIS AND RECOMMENDATIONS

Recreational Impact

The residential component of the proposed development includes 2,030 multifamily units and
218 townhouses. The residents of this development will need access to outdoor recreational
facilities.. Typical recreational needs include playground/tot lots, basketball, tennis and
volleyball courts and athletic fields. Based on the Zoning Ordinance Sections 6-110 and 16-404,
the applicant shall provide $955 per non-ADU (affordable dwelling unit) residential unit for
outdoor recreational facilities to serve the development population. If no ADU’s are proposed
the Ordinance-required contribution is $2,146,840.

The $955 per unit funds required by Ordinance offset only a portion of the impact to provide
recreational facilities for the new residents generated by this development. On this site, it
appears likely that the entirety of the Ordinance-required funds will be used for a few outdoor
recreational amenities onsite (primarily outdoor pools). As a result, the Park Authority is not
compensated for the increased demands caused by residential development for other recreational
facilities that the Park Authority must provide (such as picnic areas, ballfields, and basketball

courts).

In order to offset the additional impact caused by the 5,227 residents proposed, the applicant
should provide an additional $1,385,155 in dedicated public park and recreational facilities (or
alternatively, dedicate that amount to the Park Authority for recreational facility development at
one or more of our sites located within the service area of this development). The Development
Plan shows a proposed “public building by others.” The Park Authority strongly recommends
that the applicant construct this building to include an over-sized multi-purpose court and one
other recreational facility. The portion of the public building dedicated to recreation could be
credited against the additional park and recreational contribution. The Park Authority believes
that Community Recreational Services is the appropriate public agency to manage the facility.

Impacts to East Blake Lane Park

The Development Plan shows grading and retaining walls on the existing East Blake Lane Park

associated with development of Vaden Drive. Clearing and grading on parkland should be kept

to a minimum (only what is necessary to accommodate the redesigned Fairfax Connector Trail

and the SWM outfall). The Plan shows additional grading on parkland south of the retaining

wall. It is unclear as to why this grading is needed. The Park Authority recommends it be
 removed from the Plan.

The Plan shows a proposed SWM outfall on East Blake Lane Park. A number of technical and
should be considered to protect parkland resources. Design aesthetics should also be considered
since this is heavily traveled parkland. Possible design considerations include a mini-stilling
basin at the point of discharge outside the limits of the RPA, use of a meandering channel
through the RPA (avoiding existing mature vegetation), outfall from the channel to Hatmark
Branch angled in the direction of flow of the main branch, and appropriate native plantings for
landscaping purposes. The Park Authority requests review by the appropriate Northern Virginia

P:\Park Planning\Development Plan Review\DPZ Applications\RZ\2003\RZ-FDP 2003-PR-022\RZ-FDP 2003-PR-
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The southwest corner of Vaden Drive and Saintsbury Drive should be developed as a park. This
area is adjacent to age-restricted housing. This is an acceptable location for a non-traditional
outdoor play/exercise facility that would engage adults in some sort of activity. Alternatively,
the design could provide for a more traditional active recreation such as a multi-use court or
tennis courts. The site should be designed for pedestrian access but provide for a driveway
apron with a lockable bollard for park maintenance/emergency vehicle access. The park should
be designed to function as an addition to East Blake Lane Park.

Prior to dedication, all debris and waste should be removed from lands coming to the Park
Authority. In accordance with PFM 2-1102.4B, the landowner is required to take any necessary
corrective action prior to Park Authority acceptance. In accordance with the December 11, 2000
BOS resolution, “park, recreation or open space should be deeded directly to the Fairfax County
Park Authority without first being deeded to the Board™.

Other Onsite Park and Recreational Facilities

One of the core concepts of this type of development is to reduce traffic through an integrated,
mixed-use development adjacent to Metro. If sufficient park and recreational facilities are not
provided onsite then there may be increased traffic trips as residents have to travel to other
locations to meet these needs. The applicant needs to provide more detail of all onsite facilities
proposed to demonstrate that there will be ample park and recreational opportunities. Some of
the questions that need to be answered include: What is the design/intent of the pool/sculpture
area between buildings 14-17 (How will it be designed for child play? Will there be a
spray/splash water feature?)? How will the plaza with ice rink/performance ring be designed
(will it be open or covered? provide seating for performance events)? Are the pools located on
rooftops, ground-level, or somewhere in between (and how much sunlight will they get vs.
shade)? Is there a proposed picnic area (if so, where)?

The Development Plan shows five proposed pools, a couple of small greens, a plaza ice
rink/performance area, and one sculpture/(play?) area. Additional facilities need to be provided
to meet the needs of the new residents of this development. While staff is not opposed to the
number of outdoor pools, their limitation is that they provide recreation for only a few months of

the year.

The public building currently designated on the Development Plan as to be provided “by others”
needs to include a significant recreational component and needs to be built by the applicant
during construction of the residential component of this development. The building should
include an over-sized multi-purpose court and one other recreational facility (in addition to other
community needs). The portion of the public building dedicated to recreation could be credited
against the additional park and recreational contribution. The current draft proffer indicating a
contribution of three-plus million dollars needs to be re-worked to reflect a commitment for
actual construction of the facility rather than a monetary contribution.

The development should include other park and recreational areas. These other park
areas do not need to be dedicated to the Park Authority. FCPA recommends that the

P:\Park Planning\Development Plan Review\DPZ Applications\RZ\2003\RZ-FDP 2003-PR-022\RZ-FDP 2003-PR-
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APPENDIX 13
FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

a

TO: Staff Coordinator DATE: December.19, 2005
Zoning Evaluation Division, OCP

FROM: Gilbert Osei-Kwadwo (Tel: 324-5025)
System Engineering & Monitoring Division
Office of Waste Management, DPW&ES

SUBJECT: Sanitary Sewer Analysis Report

REFERENCE: Application No. RZ 2003-PR-022

Tax Map No. _SEVERAL PARCELS ON 48-1, 48-3 AND 48-4

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 ACCOTINK CREEK(M2) watershed.
It would be sewered into the Noman M. Cole, Jr. Pollution Control Plant.

2. Based upon current and committed flow, there is excess capacity in the
Lower Potomac Pollution Control Plant at this time. For purposes of this
report, committed flow shall be deemed that for which fees have been paid,
building permits have been issued, or priority reservations have been
established by the Board of Supervisors. No commitment can be made,
however, as to the availability of treatment capacity for the development
of the subject property. Availability of treatment capacity will depend
upon the current rate of construction and the timing for development of
this site.

3. An existing 8 inch line located in AN EASEMENT
and APPROX. 20 FEET FROM the property is not 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 Rezonings - + Comp Plan
Sewer Network Adeqg. Inadeqg. Adeq. Inadeqg. Adeg. Inadeq.
Collector : X X X
Submain X X X
Main/Trunk X X
Interceptor
Outfall

5. Other pertinent information or comments: APPLICANT SHOULD PROFFER TO REPLACE ANY
SEWER LINE THAT BECOMES INADEQUATE DUE TO THIS DEVELOPMENT. A PUBLIC IMPROVEMENT SHOULD BE
SUBMITTED CONCURRENT WITH THE SITE PLAN FOR THE PROPOSED DEVELOPMENT TO UPGRADE ANY OFF-SITE
SANITARY SEWER LINE.












APPENDIX 15

PROPOSED DEVELOPMENT CONDITIONS
SEA 82-P-032-4

February 24, 2005

if it is the intent of the Board of Supervisors to approve SEA 82-P-032-4 located
at 2900 Nutley Street (Tax Map 48-1 ((1)) 90, 91B, 96, 97, 100A; 48-1 ((6)) 7A, 8B;
48-2 ((1)) 1, 4, 4A; 48-2 ((24)) 3BA; 48-3 ((4)) 28) to permit a bus ticket facility and site
modifications pursuant to Section 3-104 and 6-105 of the Fairfax County Zoning
Ordinance, staff recommends that the Board condition the approval by requiring
conformance with the following development conditions. These development conditions
shall be in addition to the previously approved development conditions for SEA 82-P-
032-2 and SEA 82-P-032-3 which shall remain in full force and effect.

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

2. This Special Exception Amendment is granted only for the purpose(s),
structure(s), and/or use(s) indicated on the Special Exception Plat (SE Plat)
approved with this application, as qualified by these development conditions.

3 A copy of this Special Exception Amendment and the Non-Residential Use
Permit (Non-RUP) SHALL BE POSTED in a conspicuous place on the property
of the use and be made available to all departments of the County of Faitfax
during the hours of operation of the permitted use.

4.  This Special Exception Amendment is subject to the provisions of Article 17, Site
Plans, as may be determined by the Director, Department of Public Works and
Environmental Services (DPWES). Any plan submitted pursuant to this Special
Exception Amendment shall be in substantial conformance with the approved SE
Plat entitled “Ticket Kiosk for Greyhound Lines Incorporated, Vienna, VA,™
prepared by Rawlings, Wilson and Associates, as received by the Department of
Planning and Zoning on November 18, 2004, consisting of 2 sheets, dated
August 17, 2001. Minor modifications to the approved Special Exception
Amendment may be permitted pursuant to Par. 4 of Sect. 9-004 of the Zoning

Ordinance.

5. If required as a result of modifications to the circulation system on the metro
station site, or to ensure adequate pedestrian circulation, the building labeled
Proposed Greyhound Ticket Kiosk on the SE Plat may be relocated to
accommodate the changes without approval of a Special Exception Amendment
provided that such relocation is determined to be in substantial conformance with
the SEA Plat. If relocated, the building shall continue to comply with all
applicable bulk regulations and all other applicable regulations of the Zoning
Ordinance. The applicant shall be responsible for any costs incurred in order to
move the kiosk.

- -
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13.

14,

15.

16.

17.

PLANNED DEVELOPMENT DISTRICT REGULATIONS

Kennels, limited by the provisions of Sect. 106 below.
Light public utility uses (Category 1).

Offices.

Outdoor recreation uses (Group 6), limited to:

A Riding or boarding stables

B. Veterinary hospitals, but only ancillary to riding or boarding stables
C. Zoological parks

Personal service establishments.

Quasi-public uses (Category 3), limited to:

A.  Alternate uses of public facilities

B. Child care centers and nursery schools

C. Churches, chapels, temples, synagogues and other such places of worship with a
child care center, nursery school or private school of general or special education

D.  Colleges, universities

E. Conference centers and retreat houses, operated by a religious or nonprofit
organization

F. Congregate living facilities

G. Cultural centers, museums and similar facilities

H Dormitories, fraternity/sorority houses, rooming/boarding houses, or other residence

halls
L Independent living facilities
J.  Medical care facilities

K. Private clubs and public benefit associations
L. Private schools of general education
M.  Private schools of special education

Quasi-public parks, playgrounds, athletic fields and related facilities










































PART 1

16-101

16-102

ARTICLE 16

DEVELOPMENT PLANS

16-100 STANDARDS FOR ALL PLANNED DEVELOPMENTS

General Standards

A rezoning application or development plan amendment application may only be approved for a
planned development under the provisions of Article 6 if the planned development satisfies the
following general standards:

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.

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.

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.

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.

The planned development shall be located in an area in which transportation, police and fire
protection, other public facilities and public utilities, including sewerage, are or will be
available and adequate for the uses proposed; provided, however, that the applicant may
make provision for such facilities or utilities which are not presently available.

The planned development shall provide coordinated linkages among internal facilities and
services as well as connections to major external facilities and services at a scale appropriate
to the development.

Design Standards

Whereas it is the intent to allow flexibility in the design of all planned developments, it is deemed
necessary to establish design standards by which to review rezoning applications, development
plans, conceptual development plans, final development plans, PRC plans, site plans and subdivision
plats. Therefore, the following design standards shall apply:

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.

16-3
























APPENDIX 17

FAIRFAX COUNTY COMPREHENSIVE PLAN, 2003 Edition POLICY PLAN
Land Use — Appendix, Amended through 11-15-2004
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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 thatend, 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. Ifthere 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:

o the size of the project :
site specific issues that affect the applicant’s ability to address in a meaningful way
relevant development issues

o 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.
























APPENDIX 18

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 fand 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.






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 fiexibility 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 Arficle 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 fuli 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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