PCA/RZ/FDP APPLICATION ACCEPTED: February 5, 2014

PLANNING COMMISSION: October 29, 2014

BOARD OF SUPERVISORS: November 18, 2014 @3:30 p.m.

County of Fairfax, Virginia

October 15, 2014
" STAFF REPORT

PCA 88-D-005-08
RZ/FDP 2014-PR-004

PROVIDENCE DISTRICT

APPLICANT:
PRESENT ZONING:
REQUESTED ZONING:
PARCEL(S):
ACREAGE:
FAR/DENSITY:

PLAN MAP:

PCA PROPOSAL.:
RZ/FDP PROPOSAL.:

STAFF RECOMMENDATIONS:

Amherst Property, LLC
C-3

PTC

29-4 ((7)) 6, 7B pt.
5.75 acres

1.8

Residential Mixed Use

Amend RZ 88-D-005 to remove subject land area
from that application.

To permit applicant to develop subject property
with 5-7 story residential building with retail at
ground level and adjacent park space.

Staff recommends approval of RZ 2014-PR-004 subject to the execution of proffers
consistent with those contained in Appendix 1.

Suzanne Wright

Excellence * Iunovation * Stewardship
Integrity * Teamwork * Public Service

Department of Planning and Zoning

Zoning Evaluation Division

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

Phone 703-324-1290 FAX 703-324-3924 %ﬁ%
www fairfaxcounty.gov/dpz/ & ZONING




Staff recommends approval of FDP 2014-PR-004, subject to the proposed development
conditions contained in Appendix 2 and the Board’s approval of RZ 2014-PR-004

Staff recommends approval of PCA 88-D-005-08.

Staff recommends approval of the following modifications and waivers for RZ 2014-PR-
004:

e Waiver to allow the use of underground stormwater management and best
management practices in a residential development (25530-WPFM-001-1)
subject to the Conditions dated June 10, 2014, contained in Attachment A of
Appendix 11 of the staff report. '

e Waiver of Sect. 2-505 of the Zoning Ordinance to permit structures and
vegetation on a corner lot as shown on the CDP and FDP.

e Waiver of Par. 1 of Sect. 6-506 of the Zoning Ordinance to permit a minimum
district size of less than ten (10) acres for a PTC zoned parcel.

e Modification of Sect. 2-506 of the Zoning Ordinance to allow for a parapet wall,
cornice or similar projection to exceed the height limit established by more than
three (3) feet as may be indicated on the FDP to screen mechanical equipment.

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

e Modification of Zoning Ordinance Section 17-201 and PFM Section 8-0201.3 to
waive of all trails and bike trails in favor of the streetscape and on-road bike lane
system shown on the plans.

e Waiver of Sect. 17-201(7) of the Zoning Ordinance to allow establishment of
parking control, signs and parking meters along private streets within the
development.

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

e Waiver and/or Modification of Section 13-202 of the Zoning Ordinance and 12-
0514.2 of the PFM requiring 5% interior parking lot landscaping in favor of that
shown on the CDP/FDP.

 Modification of PFM Section 12-0515b minimum planter opening area for trees
used to satisfy the tree cover requirement in favor of that shown on the CDP and
FDP.

¢ Modification to allow trees located above any proposed percolation trench or
bioretention areas to count towards county tree cover requirements as depicted
on the CDP and FDP.




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

¢ Modification of the Zoning Ordinance and PFM for required tree preservation
target and ten percent canopy to be calculated as shown on the overall CDP
area.

It should be noted that it is not the intent of staff to recommend that the Board, in
adopting any conditions proffered by the owner, relieve the applicant/owner from
compliance with the provisions of any applicable ordinances, regulations, or adopted
standards.

It should be further noted that the content of this report reflects the analysis and
recommendation of staff; it does not reflect the position of the Board of Supervisors.

The approval of this rezoning does not interfere with, abrogate or annul any
easement, covenants, or other agreements between parties, as they may apply to the
property subject to this application.

For information, contact the Zoning Evaluation Division, Department of Planning
and Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-5505,
(703) 324-1290. :

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




Proffered Condition Amendment
PCA 88-D -005-08

Applicant:
Accepted:
Proposed:

AMHERST PROPERTY LLC
02/05/2014

AMEND RZ 88-D-005 TO PERMIT DELETION

OF LAND AREA
Area: 5.75 AC OF LAND; DISTRICT - PROVIDENCE
Zoning Dist Seet:
Loeated:

WEST OF JONES BRANCH DRIVE
APPROXIMATELY 400 FEET NORTH OF ITS
INTERSECTION WITH WESTPARK DRIVE
Zoning: C-3
Overlay Dist:

Map Ref Num:  029-4- /07/ /0006 /07/ /0007B (part)
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Applicant: AMHERST PROPERTY LLC

Proffered Condition Amendment | , - epted: 02/05/2014
PCA 88-D -005-08 Proposed: AMEND RZ 88-D-005 TO PERMIT DELETION

OF LAND AREA

Area: 5.75 AC OF LAND; DISTRICT - PROVIDENCE

Zoning Dist Sect:

Located: WEST OF JONES BRANCH DRIVE
APPROXIMATELY 400 FEET NORTH OF ITS
INTERSECTION WITH WESTPARK DRIVE

Zoning: C-3

Overlay Dist:

Map Ref Num:  029-4- /07/ /0006 /07/ /0007B (part)
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Rezoning Application

RZ 2014-PR-004

Final Development Plan

FDP 2014-PR-004

Applicant:
Accepted:
Proposed:
Area:

Zoning Dist Sect:

Located:

Zoning:
Overlay Dist:

Map Ref Num:

AMHERST PROPERTY LLC

02/05/2014

MIXED USE

5.75 AC OF LAND; DISTRICT - PROVIDENCE

WEST OF JONES BRANCH DRIVE
APPROXIMATELY 400 FEET NORTH OF ITS
INTERSECTION WITH WESTPARK DRIVE

FROM C-3 TO PTC

029-4-/07/ /0006 /07/ /0007B (part)

Applicant:
Accepted:
Proposed:
Area:

Zoning Dist Sect:

Located:

Zoning:
Overlay Dist:

Map Ref Num:

AMHERST PROPERTY LLC

02/05/2014

MIXED USE

5.75 AC OF LAND; DISTRICT - PROVIDENCE

WEST OF JONES BRANCH DRIVE
APPROXIMATELY 400 FEET NORTH OF ITS
INTERSECTION WITH WESTPARK DRIVE

PTC

029-4- /07/ /0006 /07/ /0007B (part)
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Rezoning Application

Final Dcvclopment Plan

RZ 2014-PR-004 FDP 2014-PR-004

Applicant: AMHERST PROPERTY LLC Applicant: AMHERST PROPERTY LLC

Accepted: 02/05/2014 Accepted: 02/05/2014

Proposed: MIXED USE Proposed: MIXED USE

Area: 5.75 AC OF LAND; DISTRICT - PROVIDENCE | Area: 5.75 AC OF LAND; DISTRICT - PROVIDENCE

Zoning Dist Sect: Zoning Dist Seet:

Located: WEST OF JONES BRANCH DRIVE Located: WEST OF JONES BRANCH DRIVE '
APPROXIMATELY 400 FEET NORTH OF ITS APPROXIMATELY 400 FEET NORTH OF ITS
INTERSECTION WITH WESTPARK DRIVE INTERSECTION WITH WESTPARK DRIVE

Zoning;: FROM C-3 TOPTC Zoning: PTC

Overlay Dist: Overlay Dist:

Map Ref Num: 029-4- /077/ /0006 /07/ /0007B (part) Map Ref Num: 029-4- /07/ /0006 /07/ /0007B (part)
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FCA 88-D-005-8 —~ UPDATED GROSS FLOOR AREAS

L/

8180 CREENSBORD DRIYE SUATE 200 B MelEAN, VIRGIMA 22102

FLOOR AREA RATIO COMFUTATION TABULATION

CAND EA

e
WEST*MAC

[TH AMHERST LAND BAY REMCVED AND UPDATED GFA
FLOOR ABEA RATIO COMPUTATICN
SITEAREA | CRCSS FLOORAREA | FLOCRAREA RATIC
LAND BAY {ACRES} | (EXCLUDING GELLARS) (FAR}
LAND BAY A (11EXBXT)(E) 715796 1351422 .45
SITE MOVED FROM LAND BAY 57536 111,430 044

CERMANTOWN, MO

FAIRFAX

TOTAL 65,2260 1278852 0,44

m 1788 ACRES FOR PRICR DEDIOATION OF WESTPARK AND WESTBRANCH DRIVES INCLUDED
LANDBAYD

FLOOR AREA RATIO COMFLTATION
SITEAREA | GROSSFLOORAREA | FLCORAREA RATIG

LAND BAY {ACRES} EXOLUDING CELLARS) FAR)
LAND BAY D 1,450,154

LAND BAY D @)(@3)()5) 45,8350 1,456,104 073
[2] 0.6216 ACRES FOR PRIGR DED|CATION OF JONES BRANOH DRIVE
@ 3.1857 ACRES FOR PRIOR DEDICATION OF [NTERNATIONAL DRIVE AND DULLES ACCESS ROAD
) 42 ACRES FOR PRIOR DEDIGATION Of FUTURE DESTINATION STATION

LAND BAYE

VIKA INOORFORATED

MetEAN, VA

(FO3)HZ-7800 m FAX (703)781-2787

HHERS B LANDSCAPE

WEST"MAC

PARCEL

LANGASTER |
AtA .

LAND BAY
D-2 NORTH-

FLOOR AREA RATIG OOMPUTATION
SITE

(| S T
LAND BAY (ACREA] EXOLLIDING CELLARS) [FAR)
LAND BAY E 30.0067 1,307,223 1.00
LAND BAYP
_FLOOR AREA RATIO COMPUTATION ]
P
1 LAND BAY (ACRES) (EXCLUDING CELLARS] [FAR]
i LAND BAY F (Shonandoah, Stafford 0.65
! NQTE: IT IS UNDERSTOCD THAT THE 360057 ACRES THAT COMPRISE LAND BAY E MAY BE SUBDIVICED
! 7 INTO TWO (2) CR MORE LGTS CF RECORD, WITH ONE (1) LOT CONSISTING OF APPROXIMATELY 5.0
u LJ M I T O F P CA i ACRES ¢ ONLY A STORMWATER ITFACILITY. IT IS FURTHER UNDERSTGOD THAT
I h THE ENTIRE AMOUNT OF GROSS FLOGR AREA (1,307,223 SQUARE FEET ATTRIBUTED TO THIS LAND BAY}
. i / MAY BE LOGATED ON THE REMAINING +:25 ACRES OF THE SITE, NOTWITHSTANDING THE FACT THAT
8_ D_ 0 0 5_ 8/ THIS MAY RESULT IN AN FAR THAT EXCEEDS 1.0 WHEN CALCULATEO GNLY ON THE +/-26 ACRES.
7

HAMPTON

LAND BAY
AS *

RAPPA.
HANNOCK

s
b
GLOUCESTER //'\\CULPEPPER

LAND BAVS A. D, E, AND F (CQMBINED)
GRAND TCTALFCRA, D, E,F. 62,9367 375222 [
TOTAL LAND AREA LAND BAYS A, D, E, F 142,545 AC
+TQTAL LAND AREA DESTINATICN STATION 40542 AC
7 TCTAL LAND AREA 1465931 AC
+TOTAL PRIGR ROW DEDICATICN §5419 AC = 162.5367 AC

TOTAL ACREAGE FOR FAR COMPUTATION OF GRAND TOTAL = 152 6367 AC of 6,661,823 SF

PROVIDENCE DISTRICT
FAIRFAX COUNTY, VIROINIA

(6) THE OWNERS OF LAND BAY A EXCHANGED A 10,6578 ACRE SITE FCR A 13.5453 ACRE SITE N LAND
BAY D WITH NG CHANCE IN CROSS FLODR AREA BY EITHER PARTY.
(6) Land Bay A6, 13.6463 Acras / 56,033 GFA was dalalad fram Land Bay A.
(7) GFA [NCLUDES CORREOTIONS TO REFLECT UPDATED CONSISTENT MEASUREMENT CF GFAFGR
EXISTING BUILDINGS,

AOTUAL OFA BUILT ON SETE MOVEQ FROM LANOBAY "C" IS 175,94D; UNBUILT AVAILABLE GFA IS 6,756

e

7915 JONES BRANCH DRIVE

PCABB-D-BS-B : Revision to the tabs tor the sole purpose of removing the Amherst Land Bay to
allow a rezoning fo the PTO District.

LEGEND

45
Zn ™
Wiy

= AREAS TO BE DELETED

= PROPERTY PREVIOUSLY
DELETED BY PCA 88-D-005-7 ISUBMITTAL: TYPH]

WAIVERS / MODIFICATIONS REQUIRED

THE APPL ICANT HEREBY REQUESTS A WAIVER GF THE GENERALIZED DEVELOPMENT
PLAN REQDIREMENT OF THIS POA OLE TO THE FAQT THAT PARCELS ARE ONLY
BEINO REMOYED AND NO CHANOES ARE FROFOSED TO THE REMAINING PARCELS.

PCA EXHIBIT

H PROPOSED
METRO STATION

DATE: 12/18/13
NORTH DES,

GRAPHIC SCALE SOME - 300

FROJFOT/FILE HO.
7338F

SHEET HO.
10F 2

1:42:33 PM EST

12/17/8013

Pi\Planning\Pro jects\73BBF \dwg\Archive\PCA Exhikit_Westparkdwg
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7915 JONES BRANCH DRIVE

CONCEPTUAL / FINAL DEVELOPMENT PLAN

SHEET INDEX:

CIVIL

[ COVER SHEET

cz NOTES

C24 NOTES AND TABULATIONS

c3 EXISTING CONDITIONS PLAN

C3A EXISTING CONDITIONS OVERALL

c4 EXISTING VEGETATION MAP AND CALCULATIONS
c4a TREE PRESERVATION PLAN DETAILS AND NOTES
4B EXTSTING TREE PRESERVATION DETAILS

L-100  ILLUSTRATIVE LANDSCAPE MASTER PLAN {SHOWN HERE FOR CONTEXT}
o5 OVERALL CONCEFTUAL/FINAL DEVELOPMENT PLAN
c6 CONCEPTUAL/FINAL DEVELOFMENT PLAN

c7 PRELIMINARY PROPOSED UTILITY LAYOUT

[ TRAFFIC CIRCULATION & SIGHT DISTANCE PLAN
BA ULTIMATE STREET "C* (BY OTHERS)

cs EXISTING & PROPOSED STREET SECTIONS FLAN
c-10 AREA AND METRG CONTEXT FLAN

cu STORMWATER MANAGEMENT MAP

c12 STORMWATER MANAGEMENT GOAL 1T AND SUPPORTING DATA
c13 LEED / PFM STORMWATER MANAGEMENT COMPU TATIONS
cl4 STORMWATER COMPUTATIONS

ci5 STORMWATER MANAGEMENT DETAILS

c-i6 STORMWATER MANAGEMENT NARRA TIVES

c-17 ADEQUATE QUTFALL MAP

C-i8 AVERAQGE GRADE CALCULATION EXHIBIT
ARCHITECTURE

A-10 GROUND FLGOR PLAN

A2 TYPICAL LEVEL

Az BUILDING SECTIONS

A30 SHADOW STUDY - MARCH / SEPTEMEER

AL SHADOW STUDY - JUNE

A32 SHADQOW STLIDY - DECEMBER

A0 ELEVATIONS

A4l ELEVATIONS

A50 VIEWS

A51 VIEWS

LANDSCAPE

T.0.00 OVERATT, LANDSCAPE SITE PLAN

10,01 CIRCULATION HIERARCHY PLAN

L1.00 ITLLUSTRATIVE LANDSCAPE MASTER PLAN

LLOY LANDSCAPE / PARK PLAN

L1.02 HARDSCAPE PLAN

1201 STREETSCAPE ENLARGEMENTS

1202 STRERTSCAPE ENLARGEMENTS AND PERSPECTIVES
1203 PARK ENLARGEMENTS

1203 WOOD DECK ENLARGEMENT FLAN / SECTIONS
L2.04 PARK SECTIONS

12.05 ROOR TERRACE AND COURTYARD ENLARCEMENTS
1206 ROOF TERRACE SECTIONS

1207 CGURTYARD SECTIONS

L208 COURTYARD SECTIONS

1301 STREETSCAPE AND PARK SITE FURNISHINGS
SUPPLEMENTAL SHEETS

s-1 CONCEPTUAL MASTER PLAN

52 CONCEPTUAL MASTER PLAN MASSING

53 FIRE ACCESS EXHIBIT

54 TYSONS CORNER TRANSPORTATION DESIGN STANDARDS SUMMARY

RZ /FDP 2014-PR-004

PROVIDENCE DISTRICT
FAIRFAX COUNTY, VIRGINIA

INITIAL SUBMISSION DECEMBER 18, 2013
FEBRUARY 3, 2014
MAY 16, 2014
JULY 16,2014
AUGUST 21,2014
OCTOBER 02, 2014
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THE PROPERTY THAT IS THE SUBECT OF THIS REZONING CONSISTS OF PARCELS IDENTIRED ON THE 2013 FAIRFAX
cwm‘r rAx AssEsstT MAP AS 20-4 ((T3) 6 AND PART uF 029-4 ({07)} 76. THE PROPERTY IS CURRENTLV

ZONED C-3. THE OF THIS APPUCATION 1S TO REZONE THE PROPERTY EROM 63 TC FTC, AND TO
EvELDR THE Pmmew AS GENERALLY SHOWN ON THE CDP/FBP

THE HCRIZONTAL DATHM IS MIRGINIA STATE GRID NORTH, YOS '63.

THE TCPOCRARHY SHOWN HERECN WAS FIELD RUN BY VIKA VIRGINIA, INC. AND THE CONTOUR HTERVAL 1S TWO
(2) FEET.

THE BOUNDARY INFORMATION WAS PREEAREQ BY VIKA VIRGINIA, INC.

THE PROPERTY IS LOCATED I THE URBAN NEICHRORHOOD SUB-CISTRICT OF THE NORTH CENTRAL DISTRICT OF
THE TYSONS CCRNER URBAN CENTER OF THE FARFAX COMPREHENSNE PLAN.

PUBLID WATEN AND SANITARY SEWER ANE AVAILABLE ANO WLL BF EXTENDED TO SERVE THE DEVELOPMENT.
STORMWATER MANAGEMENT AND BMP FACIUTIES FCR THE PRCPOSED OEVELOPMENT WLL BE FROVIDED DN SITE
THROUGH A COMDINATICN OF LID DEVICES AS DEPICTED HEREMN (SEE SHEETS C~11 TO C-17) ¥ ACCORDANCE
WTH THE TYSONS URBAN STOPMWATER PLAN.

TO THE GEST OF DUR KNOWLEDGE, NO GRAVE SITES 0P STRUCTURES MARKING A BURIAL SITE ARE
PRESINT CN THE SUBJET PROPERTY.

TD THE BEST OP GUR KNOWLEDGE, NO HAZARDDUS CR TOXIC SUBSTANCES ARE KNOWN TO EXIST DN THE
SUBJEGT PROPERTY.

. THE ENTIRE SUBJECT PRCPD?TY J5 NOT LOCATED WITHM 4 RMA ZCHE. NO MAKR FLUUDEP;‘A\: RP.A OR
RID

ENVRONMENTAL GUALITY CORRIDCR GURRENTLY EXIST ON THIS PROI
FLOODPLAIN N THE AREA or THE PROPDSED OFFSITE PARK \MFRUVDAENT (SEt SHEET C-34)

MINDR

5 ms SITE IS [MPROVED WTH A s-smvv OFFICE BULONG CONSTRUGTED APPRDX\MATELV’ !N 4977 ms BULDING

LANNED TO BE DPMCLISHED, DEVELOPMENT IS EXPECTED TD COMMENCC UPON \LL REOUIREQ
B CWNW FLAN Pﬁwgssmc AND APPROVALS COMMENGEMENT OF DEVELDPM[NT |s Nsn sus.lscv T
MARKET DEMAR

THE OEVELCFMENT CONFORMS TO THE PROVISICNS OF ALL ARPUCABLE STANDAROS WITH THE EXCEPTION OF
WAIVERS AND MOUIFICATIONS REQUESTED ON THIS SHEET AND APPROVED WITH THIS REZONING.

LANOSCAPED OPEN SPACE AREAS SHOWN HEREON WAY BE MCOIFIED AT THE TIME DF ENGINEERED SITE PLAN,
PROVIDEQ SUBSTANTIAL CCNFORMANCE TO SIZE, FUNCTION AND QUAUTY OF THESE AREAS IS MAINTAINED,

THE HULLDING FOOTPRINTS, GARAGES, PLAZAS, PARKS ARD STREETS REPRESENTED HEREON WAY BE ALTERED,
MOVES ANO INCREASED OR OECREASED IN SIZE OR QUANTITY AT THE TIME OF SITE PLAN (WTHIN sussTmnAL
CONFORMANCE. ALLOWANCES) WTHGUT THE NEED TO AMENO THE CONCEFT/FINAL OEVELDPMEHT PLAN SO LON!
AS THE MIHMUM/MAXMUM GFA, BUILD TO LINES, BUILDING SETBACKS FRDM THE PROPERTY LINE AS SHCWN ON
ms CDF/FDP ARE MAINTAINED, AND THE MINWMUM/MAXIMUM NUMBER DF RESIDENTIAL UNITS, AND

(AMMUM BUVEDING HEIGHTS COMPLY MTH THOSE SHOWN ON THE.COP/EDP, A5 SETERMED Y THE
ZEN!NI: ACMINISTRATOR.

. SITE ANENTES, FEATURES M0 mRNIszus REPRESENTED HERBH ARE CONCEPTUAL AN, AS SUCH, ARE
TC REFLECT THE iE_AN

GHARACTER C7 THE PROFOSTD ngmv iENT. FINAL
SELECTON AT VARY AT THE SITE PLAN, BUT W Tw
REPRESENTED HEREM. AnumnNAL STE AUDATES A rumn[s Bt
OTHER SEATING AREAS, WALKWAYS, TRELLISES. WATER FOUNTAINS CR SPECIAL FEATURES, PUBLIG ART, SICNS,
WALS (LFSE THAN 3 FT H anm) UGHTS, UTIUITY AHD MAINTENANCE STRUCTURES AHD SIMILAR FEATURES
NOT REPRESENTED HEREN

BE PRDVIOED AS LONG AS mE RESULTANT DEVELOPNENT IS IN SUBSTANTIAL CONFORMANCE WITH THE OUAUTY
RERRESENTED ON THE COP/EDP.

THE FROFOSED DEVELCPMENT ON THE SUBMECT PROPERTY WILL NOT POSE ANY ADVERSE EFFECT ON ADJACENT
OR NEGHECRING PRCPERTES,

THE PROJECT WILL MEET THE PADKING REQUIREMENTS AS SET FCRTH IN THE PTC ZONE PER ARTICLES § & 44 CF
THE ZONING ORIIHANCE AND SHALL BE PRGVIEED IN PARKING STRUCTURES ANO SURFACE SPACES. THE NUMBER
OF PARKING SPACES PROVDED HERECN MAY BE ADWSTER AT THE TIME OF SITE PLAN GASED ON THE ACTUAL
AMOUNT OF GFA AND MIX CF USES, AS DETERMINED BY THE ZONING ADMINISTRATOR. THE AINAL DESIGNATION
AND/OR PESTRICTION OF OH-STREET PARKINC SPACES—-INCLUGING THE LCCATION OF HANGICAP
‘SPAGES-~SHALL BE DETERMINED IN CONSULTATION WITH VDOT AND FCODT AT TWE OF SITE PLAH.

SIGNAGE WLL BE PROVIDED IN ACOCROANCE WITH THE ZCNING CRLINANCE OR A COMFREHENSIVE SICN PLAN.

THERE ARE NO SCENID ASSETS OR NATURAL FEATURES ON THE PROPERTY WORTHY OF DELIEATION, AND THE
PROPERTY IS NEITHER 1N NCR ADJACENT TC A HISTORIC GVERLAY DISTRICT.

THERE ARE NO EXISTING UTIUTY EASEMENTS HAWNO A WOTH OF Twam FIVE {25) FEET CR WORE, THERE ARE
NO MAJOR DNOEROROUND UTILITY EASFMENTS LOCATED CN THIS S

. APFLICANT RESERVES THE RICHT 7O DETERMINE THE HEIGHT, UNIT COUNT, AND FINAL CFA OF THE BUILOING AT

SITE PLAN, PROVIOED THE MININUMS SHOWN HEPEON ARE HDT REBUCED NOR MAXIMUMS EXDEEDED.

MINGR MODIFIDATIONS TD WHAT IS SHDWH ON THIB FDP WAY DE MADE TO THE DONSTRUDTION PLANS FOP THE
SUBLECT PROFERTY — PER SEOTION 16-403 OF THE ZONIND CPOINANCE.

. THE SUBLEOT PROPERTY MAY BE SUBDIVIOED I THE FUTURE FDR THE FURPOSE OF SALE, JOINT VEHTURE, OR

PHASING, ARY PROFOSED SUHIAVISION SHOWN ON COP/EDP WAY BE MDBIFED ADMINISTRATIVELY BY THE
OIREDTOR OF DPWES WITHOUT REQUIRING MOCIFICATICN OF THE CHP/FDP PLAT.

AL PRVATE STREETS SHAL. BE DESIGNED T WEET PR CRITERIA. THE DESISN SPEED SHALL BE DETERMNED AT
TWE OF SITE FLAN,

. FINAL BULOING HEIGHTS ARE TO BE DETERMINED AT SITE PEAN, PROVIOED MAXIMUMS ARE NDT EXCEEDED AHD

MININUMS ARE NOT REDUCED SHOWN HEREM.

. PLBLIC ACCESS EASEMENIS WLL GE PROVIDED OVER ALL FRIVATE STREETS ANO FUBLIC FARK AREAS. UNTIL THEY

BEDOME PUBLIQ

. ROOT BARRIERS WL BE REQUIRED IN TREE PITS ADJACENT TD PUBLIC STREETS AS CETERMINED BY VDOT AT SITE
PLAN,

29, EICYCLE PARKINO WILL EE PROVIDED IN ACCORDANCE WITH THE RIKE FARKING OUDFLINES % THE TYSONS
CORNER URGAN DESIGN OUIDELINES, AS CODRDINATED WTH FCODT AND DPWES AT TME OF SITE PLAN.

36. PROPCSED RCAOWAY IMPRCVEMENTS (ENTRANCES, QURBING & ETC.) MAY REQUIRE EXCEPTION /DEVIATION
FROM THE TRANSPCRTATION DESICN GUIOFLINES FOR TYSDNS CCRNER UREAN CENTER' (AS MAY BE
DETERMINED AT SITE PLAN); COMPLIANCE WITH SUCH EXCEPTIONS / CHANCES SHALL HOT REQUIRE AN
ANENDMENT TD THE COP/FOP PROMIOED SUGH CHANGES ARE IN SUBSTANTIAL COMFORMANCE WTH THE
COP/FDP, SER SHEET FOR REQUESTED TRANSPOPTATION WAIVERS.

@

. ALL GRADING INGiCATED DN THIS COP/FDP IS CONCEPTUAL AND SUBJECT TO CHANCE AT SITE PLAN,

]

AREAS OF SHARED PARKING, MANADED PANKING AND/OR TANDEM /VALET PARKING SHALL BE
DEMONSTRATED ON THE SITE PLAN, AND OPERATED IN ACCOROANCE WITH THE PROFFER

3, PURSUANT TO ARTICLE 2 SECTION 6-502 OF THE ZCNING GROHANCE (AND SUBJECT TO THE USE
LMITATIONS OF THE PTC DISTRICT), IN ADDITION TD THE RESIDENTIAL NCN-RESIDENTIAL, OPELGE, FETAL
AND OTHER USES IOENTIFED IH TABULATIONS, THE FOLLCWNG AODIONAL USES MAY BE PERMITTED

NCIAL NSTY
UISHMENTS, FUBLIC AND DUASI Puauc USES RETALL SALES ESTASLISHNENTS
L INSTITUTIONS Al AND FOCD VENDING TRUCKS

APPROVAL s sHom o P DR o PURSUANT 70 PARAGRAPH 201
OF SECTION 10-102 OF THE ZONING ORDINANCE.

3¢, ALL ENTRANCES ON PUBLIC STREETS SHALL TYPIOALLY BE CONSTRUI:'IED AS VDOT 8TD CG-13 UNLESS
\NDICMER OTHERWISE AND AS DETERMINED BY VDOT AT SITE

5. A GRAPHIC DEPICTION OF THE ANGLE OF BULK PLANE FOR THE PROPOSED DEY1OPMENT SITE IS NQT
REOUIRED AS THIS DEVELGPMENT |S NOF LOCATED NEAR THE PERIPHERY OF THE TYSONS URBAN CENTER
AS GESCRIDED |N SECTION 16102 OF THE ZONING ORDINANCE

Ll

. ALL FHOPOSED SIHALS AND ENSTHO SIGHAL MCDIFCATIONS ARE SUBECT TC YDOT REVEW AND
APFRCVAL.

I, AL LANE USE (EX, IHTERW, CR PLANNED) AND/DR CROSSWALKS (OR OTHER PAVEMENT MARKINGS ON
PURUC STREETS) ARE SUGJECT TO REVIEW AND APPROVAL BY VDOT AT THE TIME OF SITE FLAN AND
MAY BE MORIAED WTHCUT THE NEED FOR POA, CBFA AND/OR FDPA.

. THIS PLAN IS CONCEPTUAL AND IS INTENDED TO BE USED [N CONJUNCTION WITH THE LAND USE
ADFRCVAL PROCESS CHLY. 7 15 NCT A ENCHEERING CONSTAUCTION DRAWING, AND MIOR DEVATONS
D.MSTMENTS ww EE KDUIPED——AND ARE PERMITTED PURSUANT TG 20NING ORDINANCE SECTION
B—204(5)—/ (AL SITE PLAN APPROVAL FROCESS, HCWEVER, THE FINAL
ansmucﬂuN A smLL BE IN SUBSTANTIAL CONFORMANCE WITH THIS PLAN.

8

30 AN ACCESS MANAGEMENT WAER HAS BEEN SUBMITTED TD YDOT FOR THE INTERIM CONDITION. LLTINATELY W/
REDEVELGPMENT OF THE PROPFRTY TC THE SOUTH, STREET "C” WOULD DE WOENED TO INCLIDE PARKING AMD
STREETSCAPE AS WELL TO PRGVIBE ACCESS TC THE I

g

ACCESS MANAGEMENT WAWER HAS BEEN SUBMITTEQ TO VDOT FOR THE PROMIMITY TR THE EXSTING
ADJU\N\NG BRIVEWAY.

YORK FORCE HOUSING NOTE:

2DX WORK FORCE DWELLING UNITS (WDUs) WILL BE PROVIOED H CONFCRMANCE WTH THE
COMPREHENSIVE PLAN RECCMMENOATIONS ANO THE AFPROVED PROFFERS.

ZONING ORDINANCE WAIVERS / MODIFICATIONS REQUESTED
ZONNG ORDINANGE ARTICLE. 2 = GEHERAL REGULATIONS

1. APFUICANT REQUESTS A WAIVER OF SEQTION 2-505 OF THE ZONING ORDINANCE TO ALLOW BLILIINGS TO BE
COMSTROGTED TO THE STREETSCAPE BLILDING ZONE LINE DN CCRNER LOTS ON PUBLIC STREETS AND LOTS WITH
PRIVATE STREET EASEMENTS WHICU WAY CREATE A CORMER LOT CONFIGURATION AS DEFIHED IN THE ZONNG
OROINANCE.
APFUCANT REQUESTS A WAVER / MODIFIDATION OF SEQTION 2-506-2 T ALLOW FOR A PARAPET ¥ALL
‘CORMCE GR SIMILAR PROVECTION TO EXCEED THE HEIGHT LIMIT ESTARLISHED BY MORE THAN THREE (3) FEET M
OFDER T0 SCREEN MFCHANIOAL EOUIFMENT, AS MAY BE IDICATED ON THE FDF,

~

3 APFUCANT REQUESTR A WODIFICATION (F ARTICLE 6-01-7 OF THE ZONNG GROINANCE FOR THE TYSON'S
CORNER URBAN CENTER STRESTSCAPE DESIO IN FAYOR OF THAT SHOWH GN THE COP./FOF,

1) STREETSOAPE ALON® THE SCUTH SDE OF STREET
2 STREETSCAPE ALDNG THE NORTH SUE OF SHEEY A
1) STREETSCAPE. ALONG 6O0TH SIDES GP THE GFFSITE FORTION OF STREET 0

APPLICANT REGUESTS A WAIER GF SECTION 5-505 PARAGRAPH 1 T0 ALLOW A DISTRICT SIZE LESS THAN 10
ACRES FOR AN APPLICATION.

-~

ZONNG ORDINANCE ARTICIE 13 — LANDSCAPING
5 ABPLICANT RECUESTS 4 MOUFICATON / WAVER OR THE SK INTERIOR PARKING LOT LANDSCAPE REDUIREMENTS
(SECTION 13~202~1) TO THAT SHOWK ON THE COR/FDP.

ZONNG ORDINANCE ARTICLE 17 — STIE PUAN.
&  APPUCANT REQLESTS A WAIVER OF SECTION 17-201—(3)(8) REGURIND ADDTIOHAL NTER-PAPCEL ACCESS O
ABJOMING PARCELS {OTHEN THAN THOSE SHDWH ON THE COP/FDP) AND AS PROFFERED.

APPLICANT RECUESTS A WAVR AND/OR WODIFIDATION OF SECTION 17-201 AL TRAILS AND BIKE TRALS IN
FAVOR OF THE STREETSCAPE AND ON-ROAD SKE LANE SYSTEM SHOWN On THE COP/FDP AND AS PROFFERED,

THE APPLICANT REDUESTS A DETERMINATION OF ZONIMG ORTANANCE SECTION 17-201 PARACRAPH {4)
REQURNG ANY FURTHER DEDICATION AND ONSTRUCTION OP WIOEKINO FOR E¥ISTING ROADS EEYOND THAT
WG 1S WACATED G4 HE €9P/FOP. SEDICATION AND IMPROVEMENTS SRUWH ON THE COP/FOP SHALL BE
WEET ALL COMPREHEHSIVE PLAN FOLICY PLAN RECUREMENTS.
IN ACCORDARCE WITH ZONINC CROINANCE SECTION 17-201 (7), THE APPLICABT REGUEST THE RIGHT T0
ESTABUSH PAMIINC QONTRDL, SIONS (NCLUDNG SPACING AND LCCATION), AND PABKING METERS ALONO INTERIM
PUBLID STREETS AND PRIVATE STREETS WITHIN AND ADJACENT T0 THE DEVELDFWENT IN COORBINATION MTH
FODOT.

SEF PP WAVERSMODIRCATIONS 15 AS REQUESTED FROM THE BCARD CF SUPFRMSORS.

PUBLIC FAQLITIES WANUAL WAVERS / MODIFICATIONS. REQUESTS,
WAIVER OF P¥M SECTION 6-0302.8, TD ALLOW STORMWATER MANAGEMERT FACIITIES (SWH AND BMP) TO 8E

PROVIOED WITHIN UNOERGRCUND SYSTEMS WITHN THE RESIOENTIAL BLOCKS OF THE PROFOSED DEVELOPMENT.

(SEPANATE WAIVER PILED D2S530-WPFM~001-1)

MOUIFICATION OF SECTION 12-0508 FOR TREE PRESERVATION TARGET. SED SHEET C-4A FOP DEVIATION
REQUEST SPECIFIOS.

MODIFICATION OF SECTION 12-0510 To FEPMIT:

) REDUCTION 1N THE MINIMUM QPEN PLANTING AREA EROM BT (B) FEET, TO A MINIMUM OF FOUR (4)
FEET N ORDER FOR TREES TD SATISFY THE TRFE COVER REQUREMENT. REFER T0 LANDSCAPE PLANS
HEREIN FOR GRAPHIC OF THE PROPOSEQ PLANTING AREA.

0y TREES LOCATED N EXISTHG OR PROPDSED RIGHT-OF-WAY DEDIGATION AREAS TC ODUHT TOWARD THE
10-YEAR TREE CANOPY REQUIREMENTS.

t

"

»

WAIVER OF SECTION B-0Z51.3 REOURING TRALS AND BIKE TRAILS SHOWN GN THE COMPREHENSIVE TRALS
PFLAN IN FAYOR OF THE STRERTSCAPE AND ON-RDAD BIKE TRALL SYSTEM SHOWN ON THE CDP/FOP,
MGDIFICATION OF SECTION 12060418 TD PERMIT THE REDUDTION OF THE MININUM PLANTER OPENING AREA
FOR TREES USED TC EATISFY THE TREE COVER REQUIREMENT, N FAVOR OF THAT SHOWN ON THE COP/FOP
ANG AS PRORFERED.

MOACATION GF SECTION 1Z-051S.68 TO ALLOW FOR TREES LOCATED ABOVE ANY PROPOSED PERCOLATION
TRENCH OR BI0-RETENTION AREAS TD CQUNT TDWARDS CCUNTY TREE COVER REQUREMENTS.

APPLICANT REQUESTS A MODIFICATION OF THE ABEA TO BE COUNTED FOR THE BX INTERIGR PARKING LDT
LAKDSCAPING (12-0514.2) TO INCLUDE AREAS OF THE PUBUIC STREET ‘A’ '8' AND ‘T ARB THE EXPOSED SURFACES
O THE FABKING DEDK AS SHOWN ON SHEET L0.01.

4

@

~

TNE rmunm: PFM VIAWENS MOUIFICATIONS & THRU $ ARE REQUIRED EROM THE OIRECTOR TO SUPPORT THE

IGN ELEWEN PROFFEREQ_COMMITMENTS CF THIS APPLICANT AND COP/FDP, APPLICANT FEQUESTS THE
Emﬁn ShroRr RS ot WAVERS ANO MODIFICATICN ANO OIRECT THE DIRECTOR TO GRANT TH
WAIVERS/MODIFICATIONS AT SITE PLAN.

8 WAVER OF FFM SECTION 7 IN FAVOR OF THE TRANSPCRTATION DESIGN STANDARDS FOR THE TYSONS
CDRNER URBAN CENTER,

PPM SECTION & — STORMWATER AND BMP GODE REGUIREMENTS

9. BEVATIONS / MODIFICATION OF REQUIRED SWW AND BMP CRITERIA BY THE DIRECTOR, OFWES AS DUTUMED
IN THE STCRMWATER MANAGFMENT DESIGH PFM DEVIATIONS NARRATIVE™ CUTLINED CH STCRNWATER
MANAGEMENT SHEETS AND AS FOLLDWS:

) ALL REQUIREH DEVIATIONS OF PFW SECTION §-13042C TO ALLOW FOR INSTALLATION OF RERMEADLE
PAVEMENT SYSTEMS THAT UTLZE INFLTRATION TD BE CONSTRUCTED ON IN-SITU AL WATERIAL
PROVIOED PIELD TESTS SHOW ADEOUATE INFLTRATION RATES EXIST FOP IN—SITU MATERIAL.

D) ALL REGUIRED DEVATIONS OF PFM SECTION 6-13042F TO SET THE MINIWUM HORIZONTAL SETBACKS
FOR BOTH INFILTRATING AND NON-INFILTRATHG SYSTEMS FROM DUILDING FGUNDATIONS OE REDUCED TO
ZERO (M) FEET IN ORDER TO FACILTATE NSTALLATION OF PERMEABLE PAVERS IN AN URBAN
ENVIRONMENT SET FORTH N THE TYSON'S CORNER DESIGH GUIDELINES.

>

'//

USTARIABLE CEBIN

ARCHITEGTS m SURVEYCPS m

VIRA VRSN LG

7S m FIAMIERS | ASCAP:

7915 JONES BRANCH
DRIVE

PROVIOENOE DISTRICT
FAIRFAX COUNTY, VIROINIA

€y ALL REOURED DEMATIONS OF PR SECTION 613044 TD ALLOW UTIUZATION OF WFITRATION RATES
LESS THAN 0,32 /MR FCR OESICN OF INFLTRATION SYSTEMS UTIUZED TO MEET THE HENSIVE
FLAN REQUIREMENT FOR RETENTION OF THE FIRST 1% OF RUNOFF ON-SITE.

0) ALL REQURED DEVIATIONS OF PFM SECTION 6-1306,3F TD ALLCW FGR ANY DETENTICN FACIUITY
LOCATED WITHIN A BULDING OP GANAGE STRUCTURE TO BE GOVERHED BY BUILDING CODE
REQUIREWENTS FOR ACDESS AND MAINTENANCE.

E} ALL REGURED DEVATIONS OF PFM SECTION 6-1307.2C TO ALLCY FOP INSTALLATION OF BIO-RETENTION

FACIUTIES THAT UTIUZE HFLTRATION TO BE CONSTRUCTED DH IN~SITU FALL MATERIAL, PROVOED RELD
TESTS GNOW AQECUATE IHFLTRATION RATES EXIST FOR IN—SITU MATERIAL

F} ALL REQUIRED OEVIATIONS CF PFM SEOTION B-1307.2E TO SET THE MINMUM HORIZONTAL SETBACKS
FROM BUILDING FOUNDATIONS BE REDUCED TO ZERD (G) FEET N ORDER TO FAQLTATE IHSTALLATION OF
BID~RETENTICN SYSTEMS IN AN URBAN ENVIRONMENT SET FORTH IN THE TYSON'S CORHER DESIGN
GUDELINES,

©) ALL REGUIRED DEVATIONS OF PFM SECTION 6-1307.2F TD ALLOW INSTALLATION OF BID-RETEHTION
FACILITEES # THE VICINITY OF LOADIND DOCKS, VEHICLE MAINTENANCE AREAS OR COTDCCR STORAGE
AREAS TO ACCOMMOUATE THE URBAN EWVIRONMENT SET FORTH IN THE TYSON'S CORNER DESIGN
GUIDELINES,

H) AL RECUIRED OEVIATIONS OF PPM SECTIN S—1387.26 70 ALLOW FOR THE MAXWUM ORANAGE AREAS
T DIO-RETENTION FILTERS UTIUZED FOR RETENTION OF THE FIRBT 1% OF RUNOFF BE EUNINATED N
CROER 70 ACCOMMOUATE ROOFTOP RUNOFF FIPED TO PROPOSED STRUCTURES.

ALL REOURED BEVIATIONS OF PFW SECTION 6-1302.2C TO ALLOW INSTALLATION OF TREE BOX ALTERS
IN THE VICINITY OF LDADING DOCKS, VEHICLE MANTENANCE AREAS OR OUTDCCR STORACE AREAS TD
ACCOMMODATE THE URBAN ENVIRONMENT SET FORTH IN THE TYSON'S OCRNER DESIGN GUIDELINES,
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CDP DEVELOPMENT TABULATION

Parking
Building Height [1] Range of . . ’ Permitted/Pravidad Loading
. Stories (2] Use[3] Building GFA Dwelling Units| WDUs [4] Non-TOD Districts (5] | Spaces (6]
Min. Max, Min. Max.
55° 90" 57 Residential 295,000 - 450,000 275- 400 46- 86 327 - 4751413 -802 3
Non-Residential 0- 12,300 Q- 55 0- 80
TOTALS 205,000 - 450,000 275 -400 46 - 66 327-530 1413 - 682 1

FDP DEVELOPMENT TABULATION

Parking .
Building Height [1] gzzgzgl Use 3] Building GFA | Dweling Units| WDUS 4] Nzen?g;dé:z;:fﬂ S;‘:iz‘s"?s]
Min. Max. Min. Max.
s | | sr e | aed] | PRR ]
TOTALS 295,000 - 450,000 275- 400 45- 6B 327 -486 | 413-618 1

>k APPROXIMATE

1] Building hcight is measured fram average grade and includes the podium and any social roomsfusable area on the roof penthouse levet. Building height
does not include j I or i suoh features may be a maximum of 20 feet.

[2] The number of fioors shown is concepfual and may be adjusted provided the maximum buiiding height is not exceeded.

(3} Non-resideniial use as indicated in this tabulation may inelude a variety of commeraial uses such as, but not imiled to, eating establishments and fast faod
resiauranis as well as public uses and residential amenity space. (See Prollers.)

4} The number of WDUs to be provided is estimated and will be calculated at the time of site plan based on tha number of units to be constructed, the
policies sel forth in the Comprehensive Plan and Jhe Tysons Corner Urban Cenler Workforce Dwelling Unit Administrative Policy Guildeines. Being tocaled
beyond 1/4 mile ol a Metro slation, any units crealed with WDU bonus ficor area will be exclyded from the 20% WOU caloulation.

{51 The miniinum required and maxlmum permitted parking spaces for each use were calcutaled in accordance with Sect, $-508 of the Zoning Ordinance.
which is restaled below for the primary uses proposed on the COP/FDP. It Is understood that commercial uses have diflering parking rates but for the
purposes of this tabulation, parking was based on retail sales establishmens ratos. Residenilal parking was based on an average mix of 55% 0-1 bedroom
units and 35% 2-bedroom vnits. Al the tima of sita plan, parking will be provided based en the specific uses, GFA, number of units and mix of bedroom types
and the minimum and maximum rates set forth in Section §-509 of the Zoning Ordinancs.

(8] Additional loading spaces may bo provided as
identified at the time of final sife plan provided such
spaces de not negatlvely impaot the streetscape or
substantially increase the width of the loading
eplrances.

Parking Pormitted/Provided
Primary Use Non-TOD Districts

Minimum Maximum

75% of rates set
forth in Zoning
Ordinance Secticn
11-104

110% of rates set forth
In Zening Ordinance
Secfion 11-104

Non-Residential (relailfservice etc.)

LAND USE MIX

Use ; GFA Percentage | FAR
! of Tofal (1] _! 2]
Residentiat 1 295,000 - 437,700 100-97% ¢ 1.18-175
Non-Residential | 0- 12,300 0-3% 0-0.05
v‘A‘_.M,___—I;‘ .
TOTAL 295,000 - 450,000 | 1.16-1860

[1] Peroentages are based on the maximum GFA scenario.
[2] Caloulation of FAR is based on land area and density credits tctaling
250,628 SF.

INTENSITY TIERS

Intensity Tiers Land Area and GFA FAR
Qensity Oredits
< 12 mile 106,372 SF; 189,00012] 1.78
Non-TCD 144,256 SF | 261,000 (3] 1.81
>4/2 mile
TOTAL 250,628 SF 450,000 1.60

[1} Intensity calculalions are based on the maximum GF A scenario.
2] Includes 42% of the building GFA,
[3} Includes 58% of the building GFA.

SOLS MAP DATA
95 LRAAN LAND — NGT RATED

WORKFORCE HOUSING BONUS [1] [2]

Base 20% Total
Before Bonus Bonus With Bonus
GFA 375,000 SF 75,000 SF 450,000 SF
FAR 1.50 0.30 1.80
All Units 333 67 400
WDUs 66 03] 66

{1} The Property is located beycnd ¥4 mife from a metro station and
thus is entitled to bonus intensity for the provision of Werkfcrce
Dwelling Units (WDUs). A benus of 20% cf residential GFA is
permitted for the provision of WDUs.

[2] Galculaticns are based on the maximum GFA scenario; the actual
number of WDUs provided will be calculated at the time of site plan
approval based on the number of units to be constructed.

[3] Ineccordance with Comprehensive Plan reccmmendations,
beyond a 1/4 mile of a metro station, any units created with bonus floer
area should be excluded frem the 20% WDU calcuietion.
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" PART OF LOT 78
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5. THE PROPERTES SHOWN HEREON IS TH PROFERTY OF

DOOK 21144 AT PACE 1981
COUNTY, VIRGINIA.

4 it
(e, THe

5. THE VERTICAL DATUM IS REFERENGED TO NOVD 25.

6. THE BOUNDARY INFORMATION SHOWM HEREDN IS BASED ON

" nm REFORY PROVIOED SYFIDELITY
92001761 WTH Al
DATE MAY 22, 2013) AND
REFERENCE D1 A

PR LA (o)
NATIONAL N
N EFFECRYE DATE OF JMNE.

ERTIFI

&JNG AL OF THE LT S {5), MESTPARK SUBOIMSIDN, AS RECOROLD N
- 00K 4040 AT BACE 333 MDA, PORTION OF LOT SEVEN (7) B

P Ly i
© L ANONG THE LAND WECORDS B FAKRFAX CGUNW WIRGINA AND BOND
MORE PARTICOLARLY DESCREEED AS F

BECHNNG AT A PONT ot HE MESTERLY RIDHT-OF-AY LINE cF JONES

NG DRV, ROVTE 5082 (ARIBLE WOTH) AT THE GO

ORESHD LT & AND LOT 4, WESTPAT S AN (osm BOUK 440,
P DTt Deraaiic o & JESTRUC RGIT-0C_Way LN

AT St W ok e v Sl

U016 AD SAID LOT 4

1. NORTH 491417 WEST, 59417 FEET T0 THE COMMON GORNER OF SAID
(07 4, 10T B, YESTPARK SUBDMSICN (DEEn BOOK 4040, FACE 333) AND
L0T 11 WESTRARKC SUBDMISION BODK 4740, PAGE 305), THENCE
LA YT o TR BN (e 54 LT 4 a0 ROWING #ht
e Eelon SRS SR U8 D LT

2. NORTH 36532 40056 FEET TD A FONT ON THE COMMDN U
B R S 0 S haE TR AS oMo IR o
A ERT 78 AND LOT 1A 2D RUANING 50 AS TO TROSS AND HCLUDE A

PORTIEN 0F SAID LOT

G ST ST AT, 52741 TEELTD 4 PONT O THE ATORESAG
WESTERLY ficace 0F~w&v LINE OF JONES BRANCH ORIVE; THENCE RURNING
ICHT-OF~WAY LINE OF JONES DRANGH ROAD

4. SOUTH 36'4543'WEST, 44198 FEET 0 THE

PONT OF DEGINHING
Eontae 260,626 SQUARE FEET OR 575363 ACHES OF LAHD.

OH DRIVE
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44398 (
BRAN
UTE 5062
“VARIES)™
pE-5t8 —

.B—3376

RAW-WDTH

-- RO
«f
-0,

JONES

3 10" 4EPCO FASEHENT
GRech 6con 4122, Face 165

WESTPARK, LOT 4
C—T SHENANDGAH LLC
o, 17, P, 132

0,578 SOFT. OR 575383 ACRES
250528 SOFT. OR 575363 ACRES

I ARSA WTHIN 1/2 MILE RADIUS
{TYSONS CORNFR STATION).
AREA BETWEEN 12 MILE RADUS
(TYSONS NCLEAN STATION)..
TR

08,572 SO.FT. OF 2.44197 ACRES

57,274 SQFT. 0R Q31483 ADRES
64545 SQFT. OR 5.75680 ACRES
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2 THE SUBECT PROPERTES SHOWN HEREOH ARE LOCATED M Z0ME X X (Akm
SR o1 r{

e BT REe 208

5 (NGT)

PS BUSNESS
PAGE. e, AST ACTUED W OEED 200K 21146 AT PAGE 76, A0 D
AL AMONG THE (AND RECOROS OF FAIRFAX

HomzuNTAL BA'IUM IS REFERENCED 70 VRGINIA COORDINATE SYSTEM
i3 83 (VCAE3) AND BASED ON A OPS SURVEY BY WK,

A RELD RON
SOUNDARY SURVEY PREFARED BY VKA WIRGINIA"LLO' DATED JURE 18,

ATONAL TILE NSURANCE GOPANY
e
2013
FEVSON DATED JINE. 1, 2813 UAYE OEEN THEORPORATED ONTS TS
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1. THE SUBJEOT PROPERTIES SHOWN NEREON ARE IENTIFIEC AS FAIRFAX
OOUNTY TAX ASSESSMENT MAR f079-4-07-6 (20NED D-3) AND PART|
OF 029-4-07-78 (20NE0 C-3).

THE_SUBJECT PROPERTES SHOWN NEREGN ARE LDCATED IN 7OKE “X° (AREAS|

~

DETERMINED TD GE OUTSBE THE 02X ANNUAL CHANCE FLOODPLAIN) AS

SUOWN ON THE FEDERAL EWERBERCY MANAGEMENT AGENOY,
IHSURAMGE RATE MAP Mjmzw. OOMMUNITY PANIL NO 51059CRI8EE,
FARFAX_OUUNTY, VIRGINIA, DATED SEPTEMGER 17, 2010, Z0NE X' 1S
IOENTFIED AS A SPECIAL FLCOD HAZARD ZOME AREA.

THE PROFERTES SNOWN MEREON IS THE PROPERTY OF FS BUSINESS!
PARKS, LB, AS ASQUIRED I DFED DOOK 21145 AT PAGE 1976 AND DEED.
200K 21144 AT PAGE 1961 ALL AMONG THE LAND REODRDS OF FAIRFAX'
OOUNTY, VIRCINIA-

THE NORIZONTAL UATUM 13 REFERENOED 0 VIRONIA CODROINATE SYSTEM

"

(NORTM ZDNE) ) 983 (VCSB3) AMD DASED OF A 675 SURVEY DY VKA,

RGNIA LLC
5 THE VERTIGAL DATUM IS REFERENCED TO NGYD 29.

THE BOUNDARY INFORMATION SHOWN HEREDN IS BASED ON A FELD RUN
BOUNDARY SURVEY PREFARED” BY' VKA WRDINIA™LIG DATED JUE 15,

TME REPORT PROVICED RYFIDELITY NATOMAL TITLE INSURAMCE COWPANY.|

DATE MAY 22, 7013} AND POELIFY HATIONAL INSURANCE ANY,
PEFERENCE NO.. 1970017514 WITH AN EFFECTVE DATE OF JUNE DS, 2611
FEVSON OATED UKE i, 2013) HAVE BEEN INOONPORATED ONTD THIS|

LEGAL_DESCRIPTION:

BENG ALL OF JHE LDT SIX (5), WESTPARN SUBDIVISION, AS RECORDED IN
DEED 800K 4040 ATPAGE 333 AND A PONTION OF 0T SEVEN (7)8,
WESTPARK SUBIIVISION, AS RECORDED iN DEED 800K 4944 AT PACE b
ALL AMTND THE LAND RECORDS OF FAIRFAX COUNTY, IRGINIA ANG SEG
MORE PARTICULARLY (ESCRIBED AS FOLLOWS:

BEGINNING AT A PONT ON THE WESTERLY RICNT-DF—WAY LINE OF JONES
BRANCH DRIVE, ROUTE 5052 (VARIAGLE WIDTH), AT THE COMMON BORNER OF
AFORESAID LOT 6 AND LOT 4, WESTPARK SUBCVISION, (CEED BODK, 4040,
PAGE 333); THENGE (EPARTING FROM SAl YESTERLY FIGHT_ O WAY UNE
OF JONES BRANCH DRIVE AND RUMNING HTH COMMON UKE BETWEEN SAD
(076 AND S0 LOT 4

1. NORTH 491417WEST, 59417 FEET TO THE OOMMON CORNER OF SAID
LOT 4, LOT 8, WESTPARK SUBOMSION (DEED BOOK 4040, PAGE 333) AND
LOT 1A ¥ESTeARK. SUBDIISION (OEFD 500K 4740, PAGE 05), THENGE
LEAVING THE COMHOM LINE OF SAID LOT G AND LOT 4 AND RUNNNO WM
THE GOWMON [INE OF SAID LOT 6 AND LOT TiA

2. NORTH 350532 °EAST, 40056 FEET 10 A POINT ON_THE OOKKON UNE
OF SAIO_LOT 78 AND SAD LOT li; THENCE LEAVING SAID COMMON LINE DF
SAD'LOT 7B ANO LOT HA AND RUNNING S0 AS T0 CROSS AND NCLOE A
FORTION OF SAl0 LOT 78

3, SOUTH 531417°EAST, 597.41 FEET TO A PONT ON THE AFORESAID
WESTERLY RICHT—OF~WAY UNE OF JONES BRANCH (PIVE; THENCE RUNHNG
WITH SAID WESTERLY RIGHT-OF—WAY UINE OF JONES BRANCH RDAD

4. SOUTH 364543 WEST, 441.9B FEET TO THE POINT OF BEGINNING
CONTAINNG 250,625 SQUARE FEET CR 575163 ACRES OF LANO.

~

AREA TABU ;

029-4-07-&

217,788 Q. F1. OR 4.99973 ACRES
FART OF D28-4-07-78

32840 S0, FT. OR G.75390 ACRES

NING TABULATION:

EXISTING ZONE C—3

PFROPOSED 70NE PTC -

WMA TA RADIUS T
AREAWITHIN 1/2 WIE RADUS

(TYSOMS CORNEP STATION).....
AREA SETHEEN 1/2 MILE RADUS

D528 SaFT. OR 5.75363 ACRES
250,628 SQFT, (R 5.75363 ACRES

108,372 SQFT. DR 24487 ACRES
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=
&
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BRANCH DRIVE

EXISTING TREE WITHIN APPLICATION
RESERVED WITH

EXISTING TREE TQ BE PRESERVED
WITH NO_CRED(T TOWARDS

EXISTING TREE TO
BE REMOVEQ

(STING C Y DATA

TOTAL PRE-DEVELOPED EXISTING CANORY
WITHIN APPLICATION AREA:

TOTAL
WITHIN
PRESERVED:

38,608 SF,

POST-DEVELOPED EXISTING CANOPY
APPLICATION AREA TO BE
2,673 SF.

ABLE 12,10 TABULAR
ATA SEE LANDSCAPE PLAN

NCEPTUAL / FINAL
AN SEE SHEETS C-03
RE

EVM_NARRATIVE

THE SUBLECT SITE HAS BEEN DEVELOPED WITH ONE EXSTIAG N B~RISE
CFRICE DULBING: 20X OF THE DEVELOPMENT ACCOL:
A G AND SURROUNDING LANDSCAPED. £
AEMAMING 80X DF THE SITE AREA IS ASPHALT PARIONG LOT COMPOUND
1K LANOSCAPED PLANTINGS THROUGH THE PARKING AREA ANG THE
PERIPHER'Y OF THE PARKING AREA. THE VEGETATON APPEARS T HAVE
BEEN INSTALLED WTH THE
PLANT MATERIAL 1S PRINARILY MATUNE ANG SUB-HATUPE VECETATION.
ENERAL Hi TION OF THIS VEGETATION IS 600D AMD
SHD¥S 600D VIGHR

ENERALLY AH VITALITY.

WTH THIS APPLIGATION THE PROPOSED ZONIHG WL BE PIG. THIS SITE 15

SPECIRED FOR SIGNIPICANT REDEVELORMENT

SURFACE PARKG A LANDSEABING WL BE REMGYE
LANDSGAPED WTH VARIGUS COVPONENTS.

AHO REDEVELCPED

COVER

PRMARY

ey July 11, 201
Pre-denicoment oo of exlathg 1 sancpy (rom)
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o | Powertogs cfgmes el o Somnd by SeREng TS| o
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met through Irue pressnatica =|

M

Hus ihe Tren Presarvalion Targel minirum teon mat?] Mo

Prevce Yos or i

N olorlina A d, hen 3 requeal Tu devinta Fom the Tree|
Prusanation Tanyet shll be pwded on e plan g
Jstates one ormon o the fustiboations Hswad n § 1205043 048
0o wib 2 namabve Lot prods n Sle-spealfe|

e planatlon ol viry the T

a

Provids sboer nombar.
5aa § 1260083

¥3ie A 7 reqiires a nanatie, | shallbe prepared Wl e

i Bucordanoe tth § 12.0509.4)

SUCCESSIONAL COVER
e SThGE coNDmon | sPeces ODHMENTS
IQEVELGPED OFFICE BUILDING,
EVELOPED | /A 190,313 SF | SHOWS GOOD| SEE COVER TYPE [FGUNGATION PLANTING &
IAE HEALTH & | (THIS SHEET)  [WATURE TREE LANDSCAFING.
DEVELOPED | /p 51315 F |SHOWS, GO0D) see cover Tvre (DEVERNER BARANG e o
% / AR & | (S SHEET) REREER ARG Lo
NDSGAPING.
TOTAL 230,628 SF
AREA 57536 AC

Jaan 5 120508.3
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PLAN PREPARED BY: NELSON R. KIRCANER, RLA
1S4 CERTIFIED ARBORIST NG WA~4720Ak
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VEGETATION QQVER TYPES
ARCA-B

duniperus wirginiane ~ Easbern Rodcadar

AREA-A
lle opaon ~ Amerkon Holly
Fogus grandioio ~ Amesican Baedb
Magnollo_grondifllo ~ Soutern Magnallo
Populus “var® — Doltonwood
Quorous pbolos — Wilow Ook
Taxedlum diskchum — Bofdcyorass

Plays ayrobua~ Eaalem While Pine

Paussa X yedovecia ~Yoshino Flowarlag
Charry

Pyrus oulleryona~Calery Pear
Quurcus dlbo ~ White Dak
Quercus rubra — Red Oakc
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IHEE PRESERVATION RARRATIVES

EHASF Hg, 1
i PRIOR TO ANY GONSTRUGTION AOTMTEES THE TREE FRESERVATION
i DEVICES FDR THE EXISTHG 307 RED GAK SHALL BE RSTALLED. No
i TRACKED DR WHEELED CGNSTRUCTID Ew»PMENT Q(AU. DE ALOWED
WITHN THE ROTED CRITICAL ROGT ZONE AﬁRZ)
| PRESERVATION MEASHRE 10 HSTALL Sh)
1 PROTECTION, SEE SHEET C—48 FOR DETALS, FBU.DMNG THE TRUNK
WRAP INSTALLATION THE PHASE 1 TREE PROTECTION FENCE (TPT)
ENALL BE INSTALLED. TPT FENCING TO BE 51X (8) FEET NIGH CHAN

EX TREE

751-2787

W SURVE TG @ SUSTANABLE D:

VSBORC DR SUNE WL W TYSONS, VRGH A 22102

! : THE EXSTING CURH & GUTTER. PRIOR o EX\STING mﬂn/cunzn

! : RENOVAL, CONTRACTOR SHALL AR SP, AREA DRECTLY

I BENIND THE EXISTING miﬂ/ﬁum To ExPosE AND SEPAHATE ARY

i EXSTNG ROOT um’g) PROM DIRECTLY DEHING THE CONCRETE CURB

5 AND QUTIER SECTIOH. ANY ROOTS FOUHD TO BE ERBEDOED

} ATIACHED TO THE EXISTNO CURB & GUYTER SHALL BE ROOT PRUNED,

INSTALLATION OF TP1 SHALL BE INSTALLED AT AN DFFSET DISTANCE

OF OME {1) FOOT EROM THE DACK GF CURH TO_PRGVIDE AREA FOR
THE CONTRACTER COMPLETE THE CURB AND GUTTER REMOVA!

WTH THE TP1 PROTECTION i FLACE AND THE AR SPADE ROOT

k4 VIRGEIA LiE
43 W £ (70,

RES W LAMDYCAVE ARCATE!
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TURK WEEAS OF T S\JBJECT
30" CAL RED OAK TREE- N ‘SRCAADE ShALL B e DSTURGED AD A1 N ME

Y T CESTRoEnoN EoUPUENT ENTER W AT AREA VHEE ASPHALT
PRESERVED CANOP AND / OR CURA AHO GUTTER RAVE iy amsvzl!, THEREBY
AREA=2,673SF PROMBITIG SO COMPACTION FRON GOCURRING #IH N THE CRE GF
THE SUBECT TREE. PORTIONS OF THE LDOSE AND BROKEN PAVEMENT
WAY REGURE. REMOVAL OF SAID NATERIAL BY HAND RAKING AND
COMPUTED SHOVEL /WHEERBARROW.

LIMITS OF

TP2 &b
b

TQ ASSIST (H CURB/GUTTER REMDVAL AND PHICR TO CURB/GUTTER
REMOVAL, THE CONTRAGTOR SHALL SAW wn s((mms OF THAT
CURD/GUTIER 7O BE REKOVED. ADDITION ASTIST iN REMOYAL
OF EXSTINC ASPHALT AHD PRIOR TO ASPHALT RDAOVAL, HHE
CONTRACTOR smu OFFSET A ALGNNENT OF [OFT EROM THE
EXISTNG CURE /GUTTER. ALONC THAT mclwm THE commcm
- - EHALL SKH CUT THE EXISTING ASPHALT ANO THEN RROCEED
REMOVAL OF EXISTING ASPHALT AS OUTLINED ABDVE, AT RD THE
SHALL TRACKED OR WHEELED EQUIPHENT ENCROAGH INTG THAT AREA
WHERE ASPHALT HAS BEEN RENOVED,

UPON COMPLETION OF THE REMOVAL OF ALL THE PAVEMENT MATERIAL,
— AND WHILE THE SUBCRADE IS FXPGSED, THE PGGT PRUNING NAY

DRIVE

PRCVIDENCE DISTRICT
FAIRFAX CCUNTY, VIRGINIA

7915 JONES BRANCH

¥, SHARP BLADES,
APPROVED RDDT PRUKING EQU\PMINT PRUNEC RDOTS SHALL BE
! PROMRILY BACKALLED ¥iTH SO

SUBSEOUENT 70 ASPHALT AND CURD/GUTTER REMGVAL, THE
ITRACTOR SHALL AFPLY A 1* LAYER APPLICATION OF ORGAHIG
MATERIAL WITHIN THE CRITIOAL ROOT ZONE (CRZ), FOLLOWED BY A
IRED L

i P CHE HEE FROTS TN, FENSAR 1AL BE RELOONTED T3 THE

i LOIATON WIERE THE PHASE 10 THEE PROTEGIOH 1S SHOW (172)
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EXISTING TREE TRUNK PROTECTION
EXHIBIT

010 SALE

1
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AT LEAST 3 LAYERS OF BURLAP
AROUNU TREE TRUNK. QVERLAY ¥ TH
2°%4" BOARDS SECURED TlGH\'LY \NITH
WIRE AROUND THE THEE THI
FRUTEGT[ON SHALL EXTEND FROM THE

L aions £ FLARE TO THE FIRST BRANCH.

SHREDDED. HARDHOOD
MULCH EXTENOING 3-S5
MIN. AROUNO THE TRUNK
OF THE TREE

EXISTINC TREE TRUNK
PROTECTION DETAIL

@ AT 10 SCALE

«— Limit of clecring

1
1
1
1
1
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Beckil] weoch l l*__ i

oach whth

/3™ ROOT PRUNE DETAIL

|

’— 35 Inch mulch fayer

TRANS T

- Critioei Roat Zons =
1 tact radius par
inch of s dismater
- Spread mulch by hand to e uniform thigkness of 3-5 inches
- Mulch shall cover as much of the entire criticel root 2one es
possible

- Mulch shall cansist of a woedy materie) thet has been chipped or
~ shredded or other approved materfal

- Mulch shall not touch the base of the tree

CRITICAL ROOT ZONE

3N PRESERVATION DETAIL

10 Gl

\48/

TREE PRESERVATION AREA

KEEP OUT

O EQUIPMENT OR MATERIALS ARETO BE
STDPED DIt DEFOSITED (N THIS AREA

(COMPANY NAMPS AND CONTACT NUMBERS)

PENALTY FOR VIOLATIONS STRICTLY ENFORCED

SPECIFICATIONS:

-DIMENSIONS: WICTH: 11 INCHES MINIMUM
HEIOHT: B INCHES MINIMUM

-BACKGRCUND COLOR: YELLOW

JETTERSZE:  LARCE: 48 INCHES MINIMUM
SMALL: .26 INCHES MINIMUM

/4 \TREE PRESERVATION SIGNAGE DETAIL

\48/

HOT 0 SCALE

7915 Jones Bronch Drive
ree Preserve Meosures

After survey stakecut of the limits of disturbance/tree protecticn
fence alf measures wll be reviewed on-site with the owner, project
arbarist (PA) and ccntroat orborist (CA). The tree preservation
measures (TPM) to be instalied will be opproved by the owner and
Fairfax Oounty UFMD.

The Contract Arbarist is respansible for understanding the standords
and requirements contoined within this section prior to the
commencement of any tree preservation work within the orea of the
subject tree.

Substitutions or afternative methods or materiols shall be reviewed
and approved anly by the awner, UFMD, Site Inspeator and Project
Arborist.

Al tree protection meosures must be in place prior to
commencement of demdlition, existing tree removal, site clearing and
shall be malntained threugh construction

Treg Pratection Fence (TPF).

TPF shall be 4" high, 14 gouge welded wire fence materiol attached
to 6ft steel “T” posts spuced not more thon 10 apart. Tree
protecticn cansiruction signage shall be lccated ot the tree protection
fence at a 3Cft spacing. See sheet C—4B. Where root prunmg is
specified, TPF shall be installed after roat pruning and prior ta any
clearing and groding. As required, any installation of silt fence within
the area of the subject tree sholl be coordinated with PA far
instollotion to enhance pratection ond avoid unnecessary raot cuts by
silt fence instollation. TPF shall remain in place fer the duration of
construction and may anly be removed after dll oonstruotion is
complete and / or with Fairfox Gounty Site Inspector ond / or UFMD
approval,

Wood Chip Mulch

Install @ mulch bed as specified for subject red ook tree. Mulch bed
to pravide o cantinuous mulch strip within preserved CRZ orea ot o
minimum of 10ft wide aleng LOD and / or os specified in this plan.
See sheet C—4. Mulch shall be instolled tc o depth of ot teost 3" to
4". Mulch shall be placed by hand without the use of whesled or
tracked machinery. Mulch shal not be placed mare than ten feet
beyond the LOD and shall not be ploced ot a depth af no more thon
four inches. Muloh shall not contoct the trunk base / root crown of
the tree. Edging is neither necessary nor desirable for this appllcation.

Rogt Prune

Root pruning is specified at and around the perimster of where the
new proposed deck orea wilf dfign. See sheet C—4A. The ocation and
depth of root pruning shall be os specifled per Fairfax County PFM
and os detofled on sheet C—4B. Means and methods wil oe
determined by Contract Arbarist ond bosed on site consideraticns ond
tree impact.

Roots over 1,57 diameter within CRZs of subject red ock tree shall be
hond pruned. Deep excovations and pavement/curb removal will be
reviewed when roots are exposed and hand raat pruning methods
determined during censtruction. Prims controotor and contract
arborist 1o ccordinate with any super silt fence instdllation to
minimize unnecessary root damage to tho 30" red ook,

Trunk Prctect‘on Wrap

The existing 30" red oak troe trunk In closa proximity to construction
shall be protected. If tha trae may be in danger of being dumoged
by construction equipment or other aativity, the controct arborist
shdl protect the tree with a minimum of 3—layers of burlap wrap
araund the tree trunk with 24" lumber encircfing the trunk ond
secured tightly with wiro around the trunk and shall not damage the
tree trunk. Tie materiol shail not be i contact with the trunk. Tree
trunk protection shall extend fram the tree root crown flare to the
first branch. However, wrop shall nct be less thon 12" high on trunk
or up to the lowest imb (whichever Is less). Roat flara shall also be
fully covered. Wrap shall be removed promptly after construction. See
details this sheet.
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TYSONS OORNER 0OMPREHENSIVE PLAN 8TORMWATER CONFORMANCGE

CHECKLIST NARRATIVE

THE PURPOSE OF THIS NARRATIVE IS T BETAIL THE PROGESS BY WHICH THE SUBJECY SITE MEETS,
EXOFEDS, OR PROVIDES YO THE MAXIIM EXTENT PRACTICABLE THE RUNGFF REDLIOTION

F THE TYS0.

coMFRENEusNE PLAN STORMWATER MANAGEMENT OOALS:;
- TS SIDRNWATER MANAGENENT NARRATIVE EXPLAINS KW THIS PLAN PROPOSES 10 UEET
ORMWATER REQUIREMENTS DF THE TYSONS CCRNER COMPREHENSIVE PLAN.
llARﬁAnvE DESCRIBES THE VARIOUS STRATEG(ES BY wmcH THE VARIOLUS GDALS RAETo e

6. VEGEFATIVE ROOF. I

€ ETG) 5 WELL A

ET [£. PERMEABLE PAVER
THOSE SIRATEGIES WE EUALUATED BUT WERE LNABLE TO IMPLEMEAT BUE 10 5

QONSTRAINTS,

COMPREHENSIVE PLAN
STORMWATER
MANABEMENT GOALS

STORUWATER UAVAGENENT RAD
WATER OUAL
REaEvE SN Woko e
DESISHED 10 PETUAN WATER 1110

50

THE SINGLE MOST INPORTANT.
STCPHWATER OESION OBUECTIVE
FOP IYSONS.

INFILTRATION FAGILITES FAVE Bt PROVICES A5 & POSCTELE NEALURS -

RESPO

(0 HELP RETAIN A PDRTICN OF THE 1 INCH OF EAINFALL VOLUNS FROM THE

SERoTERAL INHILTRATIGN FACILITY LDGATIONS FORTHIS FROJEGT

ARE LIMTED FOR SEVERAL LUBING PROS FU

R LR D ICAMONS A WELL A3 FHE SDIS FOUNG N-HIE ARER

OF TYSONS, AS SUCK, THESE FACILTIES SHALL REBURE WAVERS OUE TO

PAEVIOUS CONSTRUCTION ON IN-SITU MATERIAL £ FRESENT AND FOR

NFLTRATION RATEE LESS THAN L1 IR, A FULLLLIST OF e

WAIVERS CAN SE FOUND IN THE NEKT SECTIO!

NELTRATION FAGHLTIES PROPOSED WITH TH S areLicaTcn HoLuBE: slo-
AREAS, PERVIOUS PAVERS, AUD INFILTRATION TRENGHE:

Rer OF THE OVERALY Sall PLAN 15 TREATMENT OF THE PROPOBED

IMPERVIOUS AREAS WITH RUNDFF HEDUGIRE BMP’S, AS SUGH WHERE

PRACTIGABLE ROGFToP ABEAS HAVE BEEN DISCONRCGTED To THesE

oo R
OEuONSYPATEBADT JoRe FuLy
ACHIEVABLE, ALL AVAL
i S £n70 THE EXTENY
POSSIRLE IN DRDER T0 SUPFORT
THIS GOAL AND ACHIEVE PARTIAL
REYENTION OF TNE FIRST INCH OF
PAINFALL*

|FEGEVELOPIENT PROJEETSIN |
404D NCORPORATE
INNOVATIVE STORMWATEN

I13 OF THE MOST
cuwzsm VERSION OF THE LEED.

OR LEED-CS RATING SYSTEN
TR THE CauALENT OF TALSE

STREEIscare,
/LI, THE FINST TGN OF TARGET GOAL OF THE RY WETHAD S TO CARTURE
RANIALL SHBUMD BE RETANED | A CONTROL THE FRST m:n OF RENFALL 1 TRIS ERTENT FQUR AW
GH-SITE THROUCHINFILTRATION, | STORWATER MAHAD) RATEGIES HAVE BEEN
CTRANSPIRATION AHZIGP EAGLE PAVERS, RN cAnzsu IREATRATION, 501, AMERGHENT,
REUSE. I N A G , eI ToR DI CONNEY T5 SYSRMATER PLANTERS AND RBAN Fio:

€R | LEEO STORMWATER CREGITS

RETENTION {TAFE FITS).

» THE PERKEABLE PAVER SHALL BE OESIONED PER DER SFEC 4.
 RAIN.GARBENS SHALL BE DESIONED PER DCR 3PFG
« INFILTRATICN FACILITIES SRALL BE DESIGNED PER DGR SPEC 25

DESJONED PER DOR SPEC
+ STORUNWATER PLANTERS SHALL BE OESIONED PEP DCRSPED 19
* THE URBAN BIC-RETENTION TREE FITS SKALL B2 OESIoNED FER ek

‘SPEO N3 APPENDIX 8. THESE TREE MTS ARE LITILIZEQ T0 TREAT THE
AT BONDRE A5 WL A THE SURROUNIND STREETSOAFE.
- DUE TO THE URAA} E GRASS S

N NAT
CAREL S, EXTENDED DETER TN PONDS. YEDETATNE A JER
STHIPS, AND SHEET FLOW 70 CONSERVATION AREAS ARE NOT
PRACTICABLE.

‘SIINQ COMPUTATIONS HAVE SEEN PROVIDEC THAT VERIFY THE REDUITED
STORAOE HAS BEEN MET FOR EACK ALTERWATIVE. EAOR OF THESE
PRACTICES |§ AGEQUATELY SIZEO FOR THE PROFOSEC QRAINAGE AREAS
TOTHER,

B A ETAINED
FARRALL DEFTHOF 100 enes] |PLEASE 'NOTE THAT ThE RUNOFF
REDLCTICN AGHIEVEC AOTOALLYI 133 NCHES,F CREDYT £ ALLOWED
FOR THE LEED RAINFALL EENT]. URBAN DESIGN GUIDELINES. NEFO FOR
U AR MONAT SH ST LI ARCKT L0 TWAE PRECLUDE TH

LLITY TO K¢

OIVEN YHESE , A TOTAL CONTROLLEU AHEA OF 5,0 AGRES
OR 92% OF THE SITE HAS BEEN IDENTIFIED AND DEM TES “TO THE
AT (CABLE" WE [{AVE MET YHE TYSBNS GC

COLFREHENSIVE PLAN GOAL T0 RETAINREUSE THE FIRST INCH OF
RAINFALL.

LEASS 0.1 ACRES GF OFF §ITE Lot 55
3 UREHENTS ot ca) Sl
3
THE RUNGY  REDUO) CTICES SHALL B 1SED IV SCTFOTNANCE

STION PRAC
TR THE DR EPECIFICATICN THAT OOVERNS THEM. T
PAVEMENT. WF LTEATION, S0IL ANEHOMENTS, rORMAATER FLAMTERS,
BT EARDER, AN CHEAN SIAL TNTION FAVE SEEN DEIGNER 1
AGCORDANGE WATH THEIR RESFECTIVE SPECIFIGATION,

SE OBTAWNED THROUGH
THiE USE OF THE YARIGUS RUNOFF RFDUCTION METHODS Fi

DESGHIEEC. EACH PRACTIGE PROVIDES BOTH QUANTITY AND GUALITY
CONIRGL. Fi CREDIT 5.1 THE VOLUME BASED GOMPUTATIONS
FROVIEED USE & SITE NPERVIOUSNESS OF OREATER THAN 50% A5 THS 15

THE EXISTING CONDITION Of R THE PEAK HATE RELEAS
COMFUTATIONS T SITE 15 ASSUMED Th 52 LES6 AN So% BECAUSE
THERE ARE EXISTING FAGILTIES ON SITE WHICH REDUGE THE

e PEAK RELERCE RATES 10 THAT AF AN UNDE ELOPED CONDITION &
LSS THAK 8% IMFERVIOUSI, FOR CREDI 8.7 TREATUENT ON SITE NAY B
es

54
AT THE OF FINAL SIE PLAN ANDIOR A LEED REUSE ALLTIEXTENGED
N,

ACHIEVS

EASURES SACULODE

IMPLENENTED 1O

ssmce m SUPORT oF TR
GRRORATE C

oA T MASACEMENT O
UULYIPLE OEVELGPUENT SITES
{TE CONTROLS.

ADmHDNAL sYoRuwA reR
SANAGENENT EFFORTS SHOULD
S otmAbED

S ciao s OF STORRATER
MANAQEMENT SHOULC ALSO 25
WWGORPGRATED INTO NEW AND
REDPSIGNED STEEETS WAENE.
ALLOWED AND PRACTICABLE ~

TR SUEIET AFCTICATIONDOES NOT PROFOSE SYARED STONNVIATER,
VE: HOWEVER POTENT AL OFFSITE OHTROLS NAYBE PROVIDED
5 TR PORTIONS OF THE EXISTHG JONFS BRANGH R0

LOW MPACT DEVELCPMENT (L1U) TECHNIIUES ARE PHOVIDED FORIN THE |
smEET DESIGMVM INFILTRATION FAGILTIES ANC THE LRBAN 810~
- THESE TREE piTs PROVIDE B0TH QUANTITY ANS.
SERLT ComTRoL AS QUTLINED B DCR SPEC #9, ALSG USED IS AN AREA
OF FERMEABLE PAVEENT THAT HAS BEEN DESIGNED IN ACCOROANCE
WITH OOR SPEC.
THiS sun.\sc? AFFLII:ATIOM 155EE NOT PROPOSE ANT STREAM

STABJLIZATION OF DEORADEL
TREANS cwsmsnss

CRATIVE Ff
TrnbGaH RESTORTON
PROJECTS.”

RESTCRATION AS IT HAS NOT OFEN GHANNELS OR STREAMS WA
B Rt 1 BEL VAl THAT A STREAH BESTORATIN SHOOLD £
COMPREIENSIVE I RANNSR AND NOT FROVICEC I PIECE KEAL foiii To
VIBE 4ESTHETIC ARO RESREATIONAL VALLIE TO TYSONS
o

COMPREHENSIVE PLAN IMPLEMENTATI

THE TYSON'S CORNER Ct FLAN SHALL BE
IMPLEMENTED V1A THE USE OF URBAN BI|O.| RETENTIDN {TREE PITS), RAIN GARDEN, SOIL
AMENDMENTS, PERMEABLE PAVEMENT, AND |NFILTRATION. THE ROADWAY ROW AND
STREETSCAFE SHALL BE CONTROLLED, WHERE POSSIBLE, BY INFILTRATION AND TREE PITS THAT
ARE STRATEGICALLY PLACED TO MAXIMIZE RUNOFF INTERCEFTION. EACH BUILDING'S ROCF AREA
SHALL BE CONTROLLED BY A COMBINATION OF INFILTRATION AND STORMWATER PLANTI
BELOW S A BREAKDOWN OF THE IMPLEMENTATION ITEMS ON THE STORMWATER coNFcRMANcE
CHECK LIST;
» THE QOMPUTATIONS PROVIDED ON SHEET G-12 CALOULATE THE REQUIRED TREATMENT
VOLUME OF 1" OF AAINFALL OVER THE ENTIRE SITE COF AREA REGARDLESS GF ROW
DEDICATION,

- THIS SUBJECT AFPLICAT|ION FROPOSES NGO NEW OR INNOVATIVE BMP'S NOT
PREVIOUSLY (DENTIFIED BY THE COUNTY. THIS APPLICATION DOES NOT PROPOSE THE USE
OF TIER [l APPROACHES TO HELP OAPTURE/REUSE THE FIRST INCH OF RAINFALL. THE
STORMWATER MANAGEMENT DESIGN FOR THIS SITE SHALL INCLUDE PRACTICES THAT ARE
DOCUMENTED IN THE DCR RUNOFF REDUCTION MANUAL.

> ACCES$'S TO THE STORMWATER BMP FACILITIES SHALL BE PROVIDED FOR BY ROOF TOP
ACCESS FOR THE STORMWATER PLANTERS AND STREET ACCESS POR THE TREE PITS.
INFILTRAT|ON, SOIL AMENDMENTS, AND PERMEARLE PAVEMENT.

THE TREE PITS, PERMEABLE FAVEMENT, INFILTRATION, STORMWATER FLANTERS, AND
soIL AMENDMENTS SHALL BE PRIVATELY MAINTAINED.

> THE DES|GN SHALL CREATE A SAFE ENVIRONMENT FOR THE PUBLIC, THE STORMWATER
PLANTERS SHALL NOT HAVE PUBLIC ACCESS WHEREAS THE TREE P|TS SHALL BE PROVIDED
WITH A GRATE OR FENCE TO PREVENT PEDESTRIAN CONFLICTS ANU AS MENTIONED
PREVIOUSLY WHERE EXOESSIVE TRAFFIC IS EXPECTED BIO-RETENTION TREE PITS HAVE NOT
BEEN PROVIDED TO AVOID IMPEDING PEDESTRIAN MOVEMENT ANINOR OAUSE A SAFETY
HAZARD.

> THIS PROJECT SHALL NQT BE CONSTRUCTED [N PHASES.

» CERTAIN PFM REQUIREMENTS SHALL NEED TO BE WAIVED IN ORDER TO MEET THE
OVERALL CONCERT OF THE PTC COMPREHENSIVE PLAN, A DETAILED LIST OF WAIVERS 1S AS
FOLLOWS:

1. A MODIFICATION OF SECTION 12080 TO FERMIT A REDUCTION N THE MINIMUM
PLANTING AREA FROM EIGHT (8] FEET, TO A MINIMUM OF FOUR {4} FEET IN ORBER FOR
TREES TO SATISFY THE TREE DOVER REOUIREMENT, REFER TO THE LANDSCAPE FLANS
HEREIN FOR A GRAPHIC OF THE FROFOSED PLANTING AREA.

»

A WAIVER OF PFM SECTION €.0303.5. TO ALLOW STORMWATER MANAGEMENT {SWM) AND
BEST MANAGEMENT PRACTICES {IMPS} TO BE FROVIDEO WITHIN UNDEROROUND
SYSTEMS WITHIN THE RESIDENTIAL BLOCK OF THE PROFOSED DEVELOPMENT.
{SEPARATE WAIVER FILED 25530-WPFM-001)

ALL REQUIRED DEVIATIONS OF PFM SECTION §-1304.2C TO ALLOW FOR INSTALLATION OF
PERMEABLE PAVEMENT SYSTEMS THAT UTILIZE INFILTRATION TO BE CONSTRUCTED ON
IN-SITU FILL MATERIAL, PROVIDED FIELD TESTS SHOW ADEQUATE INFILTRATION RATES
EXIST FOR IN-SITU MATERIAL.

Lol

4, ALL REOUIRED DEVIATIONS OF PFM SECTION 6.13042F TO SET THE MINIMUM
HORIZONTAL SETBACKS FOR BOTH INFILTRATING AND NON-INFILTRATING SYSTEMS
FROM BUILDINO FOUNDATIONS BE REDUCED TO ZERO [0) FEET IN ORDER TO FACILITATE
INSTALLATION OF PERMEABLE FAVERS IN AN URBAN ENVIRONMENT SET FORTH IN THE
TYSON'S CORNER DESIGN GUIDELINES.

n

. ALL REQUIRED DEVIATIONS OF PFM SECTION 6.1304.4| TO ALLOW DTILIZATION OF
INFILTRATION RATES LESS THAN 0.52 INHR FOR DESION OF INFILTRATICN SYSTEMS
UTILIZED TO MEET THE COMPRBHENSIVE FLAN REQUIREMENT FOR RETENTION OF THE
FIRST 7% OF RONOFF ON-SITE.

e

ALL REQDIRED DEVIATIONS OF RFM SECTION 8-1307.2C TO ALLOW FOR INSTALLATION OF
BIO-RETENTION FACILITIES THAY UTILIZE INFILTRATICN TO BE CONSTRUGTED ON IN-SITU
FILL MATERIAL, PROVIDED FIELD TESTS SHOW ADEQUATE INFILTRATION RATES EXIST
FOR [N-SITU MATERIAL.

7. ALL REQUIRED DEVIATIONS OF PFM SEGTION 8-1387.2E TO SET THE MINIMUM
HORIZGNTAL SETRACKS FROM BUILDING FOUNDATIONS EE REDUCED TO SiX {6) FEET IN
ORBER TO FACILITATE [NSTALLATION OF EJO-RETENTION SYSTEMS IN AN URBAN
ENVIRONMENT SET FORTH IN THE TY$ON'S CORNER DESIGN GUIDELINES,

ALL REQUIRED DEVIATIONS OF PFM SECTION 6-1307,2F TO ALLOW INSTALLATION OF ElO-
RETENTION FACILITIES IN THE VIOINITY OF LOADING DOCKS, VEHICLE MAINTENANCE
AREAS OR OUTOOOR STORAGE AREAS TO ATE THE URBAN T
SETFORTH IN THE TYSON'S CORNER DESION OUIDELINES.

2, ALL REQUIRED OEVIATIONS OF PFN SECTION 6-1305.2C TO ALLGW INSTALLATION OF
TREE BOX FILTERS IN THE VIOINITY OF LOADING DOCKS, VEHICLE MAINTENANGE AREAS
OR OUTDOOR STGRAGE AREAS TO ACOOMMODATE THE URBAN ENVIRCNMENT SET
FORTH [N THE TYSON'S CORNER DESIGN GUIDELINES.

POTENTIAL SWMILEED VAULT(S) AND/OR RAINWATER HARVESTING CISTERN SHALL NOT
ADVERSELY [MPAOT LANDSCAPING OR THE SIDEWALK ZONE.

“

- A 4'%4’ ACCESS DCOR SHALL BE FOR THE VAULT

DEBIGN OF BEST MANAGEMENT PRACTIOES
+ INFILTRATION BMP'S

PERMEABLE PAVEMENT AND INFILTRATION TRENCHES HAS BEEN PROVIDED WITH THIS PLAN. A
SOIL ANALYSIS SHALL BE PERFORMED PRIOR TO SITE PLAN TO DETERIAINE THE SUITABILITY OF THE
INFILTRATION FACILITY. AS CAN BE SEEN ON THIS SHEET A WAIVER FOR CONSTRUCTION ON FILL
WATERIAL, POSSIBLE INFILTRATION RATE OF LESS THAN 0.32 INHR, AND HORIZONTAL SETEACK FROM
BUILDING FOUNDATION RHALL EEREDUIRED mESEWN\IERS ARE NEEDED IN ORDER TO HELP MEET THE
REQUIREMENTS OF THE TYSONS COI
RETAINING THE FIRST 1" OF RAlNFALL THlS INFILTRATION FACIUT\‘ SHALL ONLY CAPTURE A PORTION OF
THE FIRST 1" OF RAINFALL, THIS PLAN FROPOSES THE USE OF VEGETATIVE ROCFS, STORMWATER
PLANTERS AND URBAN BIO-RETENTION (TREE PITS], AND SOIL AMENDMENTS TO HELP MAXIMIZE THE
AMOUNT OF RAINFALL CAPTURED,

+ RAINWATER HARVESTING

RAINWATER RARVESTING HAS BEEN PROVIDEC AND PRELIMINARY SIZING COMPUTATIONS RAVE
SEEN SHOWN ON SHEET G-12.

. Wﬁﬂaﬁﬂm

HALL INGLUDE PERMEABLE PAVEMENT,
RJ\IN\NATER mmvssvms AND IRBAN ElD-R.ETENTION {TREE PITS). BELOW IS A BREAKDOWN OF THE
RUNOFF ITEMS ON TH A CHECK LIST:

- RUNOFF PEDUCTION BUP'S IN THE FORM OF unanu BIO_RETENTION (TREE PITS) SHALL
STONE LAYER AS

BE
DETAILED IN OCR SPECHS

BOTH THE BIO.RETENTION TREE PITS SHALL CONFOR! TO DCR SPEC #9. THE
PERMEAELE PAVEMENT SHALL CONFORM TO DCR SPEC #7,
- AS MENTIONED EARLIER THE ENTIRE 107 OF RAINFALL HAS BEEN
CAPTUREDVCONTROLLED. THE PROPOSED PLANS ACCOUNTS FOR 1,007 {1.20" WHEN
CONSIDERING THE LEED EVENT} AS CAN BE SEEN ON THE TYSONS STORMWATER
CCNFORMANCE SPRERDSHEET ISEE SHEET €-12).

- TER 2 INNOVATIVE BMP'S {ACCEPTED IN OTHER J)RISCICTIONS})

THERE ARE NO TIER 2 NEW OR INNOVATIVE BMP'S BEING PROPOSED WITH THIS SUBJECT
APPLICATION. AS MENTIONED PREVIOUISLY SITE CONS TRAINTS LIMIT THE APPLICABILITY Of VARIOUS
BMP PRACTICES.

TIER 8 INNOVATIVE EMP'S {NON-APPROVED}
NO TIER Il APPROACHES ARE PROPOSED,

. 5| 5| \CILITIES,

CURRENTLY THE SUBJECT APPLICATION DOES PROPOSE THE USE OF OFFSITE FACILITIES IN THE
FORM OF TREATING EXISTING ROW ALONG THE SITE FRONTAGE WITH JONES BRANCH ROAC TO HELP
MEET THE REQUIREMENTS OF THE TYSONS CORNED COMPREHENSIVE SWM PLAN HOWEVER, THERE ARE
NO SHARED SWM FACILITIES PROPOSED, AS MENTIONED ABOVE, THE APPLICATION RESERVES THE RIGHT
TO IMPLEMENT ADDITIONAL OfFSITE TREATMENT iN THE FOHM OF ONSITE THEATMENT OF EXISTING
PUBLIC ROW AT SITE PLAN TIME,

. WITH

ITIS THE BELIEF OF THE UNDERSIGNED ENGINEER THAT THIS SITE PLAN ADEQUATELY HANDLES, TO
THE MAXIMUM EXTENT POSSISLE, THE RUNOFF REDUCTION REGUIREMENTS OF THE TYSDNS CORNER
COMPREHENSIVE PLAN. BELOW iS SUMMARY OF THF RUNOPF REBUICTION PRACTICES UTILIZED IN THE
STORMWATER MANAGEMENT PLAN AND THEIR DDNFORMA GE TO THE DVERALL GOAL O
FOR THIS SUBJECT APPLICATION,

PLAN STDRMWATER GOALS

THIS SUBJEDT APPLICATION PROFOSES TO CONTROL CAPTURE, TO THE MAXIMUM
“ EXTENT PRAGTICABLE, THE FIRST 1.00" (THE AGTUAL AMDUNT CONTROLLED IS 1.23" WHEN
CONSIDERING THE LEED EVENT} OF RAINFALL.

> THIS FROPOSED DESIGN SHALL CPTIMIZE, TO THE MAXIMUM EXTEND FEASIBLE, RUNOFF
REDUCTICN VIA THE EMPLOYMENT OF VEGETATIVE RGOFS, PERMEABLE PAVEMENT,
INFILTRATION, SOIL AMENDMENTS, STORMWATER FLANTERS, ANO URBAN B0 RETENTION
{TREE PITS], 92% OF THE TOTAL SITE AREA IS CAPTURED ALONG WITH 1.00” (THE ACTUAL
AMOUNT CONTROLLED IS 1.23" WHEN CONSIDERING THE LEED EVENT) OF THE FIRST 1INCH OF
INFALL,

MENTIONED PREVIOUSLY SITE CONSTRAINTS HAVE LIMTEC THE USE OF MANY BHP'S
* practices (DISCONNECTION, ET

THE FROPOSED DESIGN DOES HELP CONTHOL PEAK FLOW BY REDUCING THE RUNOFF
\IOLI.IME &ND RS SUCH THE PEAK DISCHARGED IS REDUCED. ADDITIONALLY, PEAK RELEASE
RATES FOR THE SUBJECT SITE ARE CONTROLLED BY EXISTING WET POND 'C* WHICH HAS
BEEN DESIGNED TO ACCDUNT FOR THE INTENSITY OF THIS DEVELOPMENT.

- STREET RUNOFF HAS BEEN ADDRESSED VIA THE USE OF URBAN B|O-RETENTION (TREE
PITS) THAT ARE LESIGNED IN ACCORDANGE WITH DCR SPEC #3 AND PERMEABLE PAVEMENT
DESIGNED IN ACCORDANGE WITH DCR SPEG #7 A WELL AS INFILTRATION DESIGNEC iN
ACCORDANGE WITH CCR SPEC #9.

- STREAM STABILIZATION AND RESTORATION HAS NOT BEEN PROPOSED WITR THIS
SUBJECT APPLICATION DUE TO THE NEED OF A GOMPREHENSIVE STREAM RESTORATION
PROGRAI

THIS SUBJECT APPLICATION SHALL CONFORM TO THE PEM'S SWM REQUIREMENTS FOR
ADEQUATE OUTFALL, DETENTION, WATER DUAUITY, AND OVERLANG RBLIEF, SEE SHEETS £-12
THRU C.17 FOR DETAILS.

+ SUPPLEMENTAL INFORMATION/JUSTIFICATION REQUEST

meE IT 1S NOT PRACTICABLE TO RETAIN ALL OF THE SUSJECT SITE. INCLUDING AREAS OF THE

, DUE TO VARIOUS INCLUDING SITE GRADING, OTHER

AND VDOT COMPLIANCE WITH THE

COMPREHENSIVE PLAN GOAL FOR CAPTURINGHETAINING THE FIRST 14NCH RAIN EVENT CAN NOT
BE MET EVEN WITH CAPTURING ORFSITE AREAS. IF THE RUNCFF REDUCTION MEASURES ANDIOR
COMPUTAYIONS SHOWN HEREIN ARE NOT APPROVED BY DPWES, THE APPLICANT WILL WORK WITH
THE COUNTY TG RETAIN THE FIRST 1.INCH OF RAINFALL TO THE EXTENY PRACTICABLE IN
ACCORDANCE WITH THE OOMPREHENSIVE PLAN OCAL.

IN FURTHERANGE OF THE APPLICANT'S COMMITMENTE HEREIN AND WHILE T INTENDS TO MEET THE
1NCH RETENTION ODAL USING THE THCHNIOUIES SHOWN, ITRESERVES THE RIDHT TO UTILIZE ANY
COMBINATION OF LID (EXISTING AND FUTURE] MEASURES TO MEET THIS GOAL SUBJECT TO THE
REVIEW AND APPROVAL OF DPWES AT TIME OF SITE PLAN.

RECOGNIZING THAT RUNOFF REDUCTION TECHNOLOGIES ARE RELATIVELY NEW AND STILL.
EVOLVING, THE APPLICANT'S FINAL OESIGN DEVELOPMENT AND/OR DPWES COMMENTS DN THE SITE
FLAN MAY RESULT IN CHANGES YO THE 1D MEASURES SHOWN ON THE CCP AND/OR FOF,
INCLUDING, BUT NOT LIMITEU TO, ELIMINATION OR ADDITION CF MEASURES SO LONG AS THESE
CHANGES DO NOT AFFECT THE GRID OF STHEETS. THE GENERAL LOCATION OF THE POINTS OF
RCGESS YO EACH BLOGK, THE GENERAL LOCATION OF THE BUILDINGS, THE SUILD-TO UNES, THE
MINIMUM AMOLINT AND GENERAL LGCATION OF PLBLICLY-ACCESS LIRBAN PARK LANO AS MAY BE
APPLICABLE FOR EACH BLOCK ANG THE DENERAL OUALITY AND CHARACTER OF THE STREETSCAPE
ALDNG THE PUSLIC AND PRIVATE STREETS WITHIN AND ABLITTING THE SUBJECT PROPERTY AND AS
OTHEHWISE SPECIFIED IN THE PROFPERS.
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=« wim OVERALL WATERSHED

ADEQUATE OUTFALL NARRATIVE

‘THE SUBJECT PROPERTY {5,75CRES} IS JOENTIFIEU ON THE FAIRFAX COUNTY TAX ASSESBMEST MAP AB 2-4-{07}}-8 AND PART OF 78, AND |B LOCATED IN THE TYSONS CORNER AREA, THE
SUBJECT PROPERTY IS BORDERED BY JONEB ERANCH ORIVE TO THE EAST AND OFFICE DEVELOPMENT TO THE NORTH, SOUTH, AND WEST. THERE ARE TWD CUTFALLS ABSOCIATED WITH
THIS SITE.

THE MAJORITY OF THE ONSITE WATER FLOWS TO THE WEST, WHERE IT LEAVEB THE PROPERTY VIA AN EXISTING OL( IT SYSTEM AND WET POND A"
FRQM MERE TT DIBCHARGES JRTD A FLODD FLAIN (OFEN CHANNEL) WHERE IT J8 THEN CONVEYEG INTD EXIBTING WET POND 'B'. FROM HERE IT IS DIBCHARGED VIA A COMBINATION OF OFEN
CHANNELS AND GLOSED CONDUIT §YSTEMS INTG EXISTING WET POND ‘', FROM PCND 'C [T OUTFALLB ACROSS THE DULLES AIRPGRT ACOESS ROAD VA MULTIPLE CULVERTS AND THEN

'//
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ADEQUATE OUTFALL MAP| 7915 JONES BRANCH

VIKA REVISIONS

iR melronn DTG Amget D10 M SA3IIIN

HLTIMATELY TO POINT A WHERE IT JOINS 5COTTS RUN. AT THIB POINT THE APPROXIMATE DRAINAGE AREA |6 750 ACRES, SATIBFYIND THE FAIRFAX COUNTY

REQUIREMENT FOR THE REQUIREMENT OF THE DESCRIPTION OF THE OUTFALL TO A POINT HAVING AT LEAST 108 TIMES THE BITE APEA OR 040 ACRES. PLEASE NOTE TRAT AT SITE PLAN IT
16 ANTICIPATED THE THE EXTENT DF THE ADEQUATE CUTFALL REVIEW SRALL BE TG A POINT WHICK HEPRESENTS A CGNFLUENCE OF 90% ON MORE PER PFM 0-0293.2A OENDTED AB POINT
A1, SEE MAP CN THIS BHEEY FOR APPROXIMATE LOGATIDN,

‘THE SECOND OUTFALL FOR THE SITE 16 A SMALL PORTIDN OF THE EASTERN BOUNDARY. THE DIBCHARGE FROM THIS AREA 1S CONVEYEU INTQ AN EXISTING CLOSED CONUUIT SYSTEM THAT
FOLLCWS JONES BRANCH DRIVE AND OUTFALLS INTO EXISTING PONU'C". AT POND 'C* THIS RUNDFF |6 JDINED BY THE RUNOFF FROM THE FIRBT OUTFALL AND FLOWS ULTIMATELY 70
POINT A. PLEASE HOTE TRAT AT BITE PLAN TIME IT IS ANTICIPATED THE THE EXTENT OP THE AQEQUATE OUTFALL REVIEW SNALL SE To POINT A2 WHICH REPREBENTS A GONPLUENCE OF
30% OR MQRE PER PFM 841203.2A. SEE MAP ON THIS SHEET FOR APPROXIMATE LODATION.

AB THE GGMPUTATIONS FROVIDED AEDVE DEMONSTRATE THE TWO OPEN NATURAL CHAHNELS LOCATED DOWNSTREAM OF THIS APPLICATION RAVE ADEQUATE CAPACITY TO CONVEY THE
REQUIRED 2.YEAR STCRM, HOWEVER |T APPEARS THAT EROSIVE VELCCITIES MAY EE PRESENT AND THEREFORE, AT PINAL SITE FLAN, POTENTIAL STREAM CHANNEL MAY

e

8E REQUIRED 70 8TABJLIZE THE CHANNELS TQ MEET THE REQUIREMENT OF THE FFM,
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PROJECT: 7915 JONES BRANCH DRIVE

AVERAGE GRADE COMPUTATION
|AVERAGE GRADE = 353.67]
NUMBER OF SPOTS = 36
GRADE SUM = 1273217
SPOT# |GRADE _|SPOT# |GRADE
1 35530 28 34847
2 35600 9 34733
3 35664 30 34750
4 3714 31 387
5 37 32 34980
6 35850 3 3500
7 358.89 34 35245
8 35948 35 35400
9 360.00 36 35450
10 36063
11 36119
12 35965
13 35800
14 35644
15 35480
16 35530
17 35128
18 349.90
19 34840
0 34380
21 3L
2 3518
23 338
24 35054
25 35000
26 349.50
7 389.00

5

TSI

ine)

TOTATE

&

T T AT

{1 COURTYARD
BELOW

G = +/- 353.67"

GRAPHIC SCALE

SUSTARIABLE NESY

1//4}

PR ]

WEW. Y

8150 GACENSHORD DRIE

TRGNCERS W ALANERS W LANOSE

PROVIDENCE CISTRICT
FAIRFAX COUNTY, VIROINIA

7915 JONES BRANCH
DRIVE

AVERAGE GRADE
CALCULATION EXHIBIT

VIKA REVISIONS

USERe mekannnn GATE: Oetober T, 078 TIVE: T02Ad3 AW

REV. 10/02/14
| REV, DB/71/14
REV. D7/16/14
REV. D5/16/1%
REV. D2/03/14
WAL 5U8. 12/18/13
DES, DN,
RRC oM
- SCALE:
¥ ey
! RROJECT/FILE NO,
VV7388F
SHEET NO.

c-18




ENTRY

£ FLOOR PLAN - GROUND FLOOR

POTENTIAL NON-RESIDENTIAL SPACE
PLANNED BY FDP 0 - 2,340 SF

POTENTIAL QUTDOOR DINING
AREA

POTENTIAL
NON-
RESIDENTIAL
ENTRIES
Y [ -ﬁ = = yanomy B
— — 7Y .

CLUBHOUSE
, TAT } :
m_ m.. =™

e
e ] COURTYARD
\
\
- ]
TRANSFORMER
A | Iy I Iy i I pall (¥
‘ L. L LI I [ m=o i}
104DING GARNGE
ENTRY
OVERHEAD DOOR OVERHEAD DOCR.

POTENTIAL NON-RESIDENTIAL
SPACE PLANNED BY CDP
0-12,300 SF

&L T

SuITE 300

w
>
=
U
w ¢
:
-z
-3
2
(2
sz
Z:3
HE
9 z5;
Z5
<a
=53
M
w iy
¥
z
[= -3
usian & aLLEervE e, AL © aonrs neserves
J— 2013-12:18
SUBMISSION
COP/FDP REV. 2014-02-03
COP/FDP REV. 2014-05-16
CPp/FOP REV. 2014:07-16
CDP/FDP REV. 2014-00-21
CCP/FDP REV. 2014-10-02

Z%H;F;E"Property LLC

1751 Pinnacte Drive #700
Mclean, VA 22102

Drive

uuuuuuuuuuuu 55

7915 Jones Branch Drive, Mclean Virginia

....... v
DC Project No. 832-13
Owner Project No. 190
Drawm By: Author  Checked ByChecker




'u_ 1
L 1 l,/ ] _
—
N JA_
ENS R P !
9’:& LA NG B
UFE] RM.
R, PHEEERY
LIFEGUARD STATION AND v f—
POOL CHANGING ROOMS — ]} = t—
(LEVEL2OMLY) . J\_
e
\ <>
Eee <2
L I 10
\ Y
e
IND LEVEL z E
COURTYARD — CROUND LEVEL
I COURTYARD BELOW L
Loy
B !
1
\
)
\
| -
. R |
SECONDARY AMENITY
(LEVEL‘ZDNL\j‘, ' o
: : A
N Jail fa) a Y Iy i 1
1 1 L 1 | |

SOESION € OLLRCTIVE,HE. ALL RIGHT

2302
39-6247

T PRATT STREET, SUITE 300

1
§
&
5
g
H
H
H
¥
2
2
£
H
g
¢
H

DESIGNCOLLECTIVE

155080 FoR

T 'susMrssioN
CDP/FDP REV, 2014-02-
DP REV.
DF REV.

alalala
S|8[8|8

consuLyany

Amherst !Property LLC

1751 Pinnacte Drive #700
Mclean, VA22102

Drive

7315 Jones Branch Drive, MecLean Virginia

ROIETT MANACERENT
DCI Project No, B2-13
Owner Project No. 150
Drawn By: Author  Checked Bythecker

TYPICAL LEVEL

“i‘.f 0-0"

shesy quuses

A1.2




Wy
>rad
—aig
. Uiis
T “TRUSS BEARING- HIGH ROOF r w g3
- ——7 1 ; I
- A ——— f— = — TRUSS BEARME L0 CE R
[~ Tesgentl Testentid oz B - L
_____ ; N o L ABNEG @ s
| o] B [ I Reicentl Residentl Resdtiol B[ AE o
n» * ﬂgEl-ﬂ ?:r_f\ﬁ{ﬂ_eé D E U 5
- Residetia Resigetial Restiol 2 z 5
[l gt [ [ ]| L I B mme gt z:3
o - 4 § g
] = Residental Redentl Residentizl . Tz z 3
N — ie]1] ] | . i oit
Ik
B [ml Pl 1] | estentsl skt Resientl = -2z
T w i
. i o o - . w il
—— L Raidentil Reiential Rt = % | ymctaue B
N 4 I8 % 0nc:s3
[ — 4_7___@2_& -
A 30
) SBESION € GLLECTIVE,INE. ALL RISKTS PESEOVLD
o issuce van
2014-10-02
‘WAL FIXTURE MOUKTED BELOW
PARAPET TYPICAL AT GARAGE PERIHETER
POLE FIXTURE TYPICAL AT CENTER
GARAGE BEARING WALL
'\ TRUSS ARG HH ROCE_ g comutTant
— il N -— ) [
“TRUSS BEARING- LYW RODF.
R i 6
_____________________ I s _BES
] " Wl wrer
e | iy uﬂ-- 2 s
3 & 07T E
— hm&f _________ _ ; “ll--_ 2 _ e =g nmmumump
= & s Bl r
— Testntd | z . iz Ambherst Property LLC
— = -— = 2
= M5 -F g
= Raidtid _ :
R . ] 2 1751 Pinnacte Drive 700
McLean, VA 22102
Parking Garage: e,
Fating Gaege reosec T nane

* 7915 Jones Branch
Drive

¢ SECTION - CROSS

Qag/ o

7915 Jones Branch Drive, Md.ean Virginia

PhasEeT WANKaERENT
DCI Project No. B32-13
Owner Project No. 190
Drawn By: Author  Checked ByChecker

sea

BUILDING SECTIONS

1" = 200"

snees nummcn

A-2.0




MARCH/SEPTEMBER - 9 AM
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DECK ENLARGEMENT

WOO0 DECK CONSTRUCTION METHOD WITH HELICAL PILE FOUNDATION SYSTEM
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SUBSTANTIAL CONEQEMANCE WITH THAT WHICH IS SHOWN,
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3. INTHE EVEN IT |5 DETERMINED THAT THE LARGE OAK SURROUNDED BY THE QVERLOOK DECK CANNOT SE

40" SPACING 0.,

— HORIZONTAL 2x8 P.T. PINE
7/ BOARD/CURB NAILED TO
WOOD DECKING
— 28 P.T. BEAM ATTACHED TC
HELICAL PIERS
HELICAL PIER FOUNDATION —
SYSTEM BY A8, CHANCE

.01 SPACING 0.C.

B.0" SPACING C.C.

PRESERVED OR DOES NOT SURVIVE CONSTRUCTION, THE DECK WILL NOT BE CONSTRUCTED.
4. HELICALPIER SUPPORT SYSTEM IS TO SE APPROVED BY STRUCTURAL ENG,
5. SEE CIVIL ENG. DWGS FOR EX. TREE PRESERVATION MEASURES,

ADJACENT WALL AND COBBLE
STONE RUNNEL, SEE PLANS

7-5" OPENING!

CONCEPTUAL DECK CROSS SECTION

'— APPRGXIMATE GRADE BELOW
WOOD DECKING,
SEE GRADING PLANS

-

w

Nopos

—-NOTES-

s I & CONCEPT DRAVIND DALY, ACTUAL DESION &HD CONSTRUITION

1 % ek
émm&'llzs IF WELTX PLATES sy PEPENRING D PIER (g AND STHL
FELICAL FIERS ofE INSTALLED CSCREVED) 10 & MINBUM DERTH AND

ED N THE CONSTRUCTION P
107 LiPPED GALVARIZED FER ASTH Actod,
HTERIAL TOR SADBLE 4 i HiT RBLLED STEEL
BOLTS: 172" DIA, HEX HEAD, 4-172" LDNG WITH NUT AND LDCKWASHER
Eeltien
10000 LD MAX LOAD COMPRESSIOM OKLY,

SEPARATE PLATE VITH
HATCHING DGLT HOLES

SIDE VIEW OF
BRACKET WiTH LATERAL
SUBPORT OFTION

I PORER STSTED
=™ WALKWAY SUPFORT BRACKET
W/LATERAL T/C SUPPDRT DPTION

% 7
SE sAne 736 Tire-e7as
RermSal [ o Ty [wwssarn Jom s OF 1

SCALE . 1/2°=1-0"

7915 JONES
BRANCH
DRIVE

HOp
Ve

TRIN| M. RGCPIBUEZ
Lic. No. 1286
10/02/ 14
<, S,
54 e

RRASIONS

aam COUNTY CORMENTS

DN CDPSFOPREMSIONS
g CoP/ FOP REMSIONS

Wood Deck
Enlargement Plan
/ Sections

"DRIGINAL SSUE DATE

1218203
oEsiHED Y
o
R BY
&
CHeCrEn sy
[

&

SAE
18

e

2030

CDP/ FDP SUBMISSION - 10.02.2014




7915 JONES
BRANCH
DRIVE

PROMOEHCE CSRCT
ENRFAXCOUNTY, WRGI9A

PARKER RODRIGU

FOADECK,
ENLARGEMENTS.

i

EXSTING PARKING AT
GLOUCESTER 10 REMAIN

EUSTING STREAM TG REWAIN WOOD DECK AROUND CURD & RUNNEL PLANTING  SIDEWALK FLANTING  PARKING

ENSTING OAK TREE

01 SECTION THROUGH NORTHERN END OF PARK, LOOKING NORTH

2 TRAVEL LANES PAPKING LANDSCAPE SIDE  STOOF/ BUILDING 20NE
AMENTY  WALK

PANEL

SCALE : 3/32"= 10"

EERONS
2020 COUNTY COMMERTS
0518301, 0P FOR REVISONY
oras200 0P/ PP REVISIONY
m2120 DR { PP RMSONS

100201 P/ FOP RBMSONS

Park

Sections
~r
S
& s
o~ DESGNED 87
S o
'C_) uum:
z e
2 &
=
, = wsrry
2 SECTION THROUGH SOUTHERN END OF PARK, LOOKING SOUTH 2
o SCALE : 3/32"=1"0" E L2 04
a
O .




01

e
*LIFE GUARD S1ATON

Py I
T 1
POCLBENCH '\ E Ny

concReTE
POOLDECR

17

POCUBENCH

STREET? SIDEWALK BELOW

B.0" FOOL GATE.

§—— WM PLANTER

I
S50 R R e

Wi PLANTER

EXTERIOR STAIRCASE - ———=
DOWN TO STeEeT Evel,
BEEARCH DWES)

=

MO DR RN
AMERITY ROOM
{SEE ARCH BWGS]

ROOF TERRACE ENLARGEMENT

DEPTH
REFLECTING POGL

WATER
+510

COURTYARD ENLARGEMENT PLAN

+60,68

SCALE : 1/8°=110°

02

SCALE : 1/8= 107

CDP/ FDP SUBMISSION - 10.02.2014

7915 JONES
BRANCH
DRIVE

PROVIDENTE DISTACT
FARFAX COUNTY, VRGINA

PARKER R IGUEZ, INC

PLEN

Roof Terrace
and Courlyard

Enlargements

CRIGINALISUE DATE
1218203

DENGNED BT
[

ok T
»

e 5¥
[

E;

SCAE
yE=ry

e i

RE

12.05




7915 JONES
BRANCH
DRIVE

BUILDING EDGE —~
PROVIDENCE CISTRICT
FAREAX COUNTY, YRGINA

(= PARKER RODRIGU

CEwAL MN 4
PRECAST PLANTER MAX 150"
WAL .

?\\s P PRECAST PLANTER -, -
JACENT PARAPET WAL, WALL ~ S

i
7_1\//4\([\ BEE ARCH. DWGS u ),

\;‘Q/ 5.3 | /CONCRHE POOL DECK P\ :/ :_

e :

40° SWIMMING POOL 3 / Xy
/ BUILT-IN
! / POOLBENCH
N PELI

.8'/ VARIES

48

— BUILDING COLUMNS, ——
_ . SEE ARCH DWG'S

[~——BUILDING COLUMNS, ~<+——BUILDING COLUMNS,
SEE ARCH DWG'S SEE ARCH DWG'S

s
”G‘
%
TRINI M. ROSRIGUEZ
Lic. No. 1286

10/02/14
&
q"’&‘ s

01 ROOF TERRACE CROSS SECTION THROUGH POOL

SCALE : 1/2°=110"

~FIREPLACE BEYOND WITH o
TEMPERED GLASS AT REAR ouny couers

/ FACE OF OPENING Frren o
! - - 07182014 R/ FOP REEIONS

. - ! - 08212014 IR/ FOP REVISEONS

[ - - - - - - B . - : ! i T . 10@201 O£ O REMSIORS

TRELLIS SCREEN BEYOND—— / [

N 8-0" OATE BEYOND, /

BUILDING ——=
EDGE

PRECAST PLANTER
e 1 Roof Terroce

\ MIN 4-5° ‘ Sections

ORIGINAL ISUE TATE
12103013

LFFE.
4

=] 2-10°/ VARIES

DESIGRED B
oc

DRAWK BY
a

98" SOIL WIDTH VARIES; SEE PLANS - NATIVE FIELDSTONE 7-7"; SOIL WIDTH VARIES; SEE PLANS |
MASONRY WALL
'~ ADIACENT PARAPET
BUILDING COLUMN!
WAL, SEE ARCH. DWG'S SEE ARCH SW(;J'S >

CHECKED BY
oc

2

SCAE
s

B —

[

12.06

02 ROOF TERRACE CROSS SECTION AMENITY SPACE

SCALE : 1/2°=10"

CDP/ FDP SUBMISSION - 10.02.2014




7915 JONES
BRANCH
DRIVE

PARKERRODRIGU

rvaie ute

ondin YA 2721
015485010

==~ BUILDING EDGE,
SEE ARCH DWGS

—WOODEN PERGOLA

e

T~ CONCRETE FIRE FIT
DRY STREAM WITH ~—— TREE FLANTINGS =

ON GRADE BUILDING——
DECORATIVE GRAVEL BuLDwe

DRY STREAM WITH B BV ONRY WAL WITH
CECORATIVE GRAVEL ' 5@'\‘{5&%;?350 aR BLUESTONE CAP AND
538 STOME VENEER

01 COURTYARD LONGITUDINAL SECTION A

SCALL : 3167 =107

"COUNTY COMMENTY
COP /508 RENGIONS
COP /DR REMSIONS
COPY FOR REMYONS

Courtyard
I-——BULDING EDGE, Sections
f -
|
I

SEE ARCH DWG'S

ORGINAL 50€ DATE
TREE PLANTINGS 12182013

ON GRADE

DISGHED Y
3

|

10%7' UNIT PATIO

DwsMBL
A

F-~——BUILDING
. EOGE

BUILDING |
~MASONRY WALL WITH COUWMNS :
BLUESTONE CAP AND .
STONE VENEER [FFES2.0

4'-(" CONCRETE

CHECKED BY
e
WALKWAY

=

SCAE
ne=is

——

207

4510,
s

\REFLECTING FOOL~,

02 COURTYARD LONGITUDINAL SECTION B

SCALE: 3/16 =10

CDP/ FDP SUBMISSION - 10.02.2014




4.7 CONCRETE WAKWY.

A

BUBNG e, -]
SEEARCH DW'S,

FEE
T

01 COURTYARD CROSS SECTION A

SCALE : 3/16"=1.0"

——BuuninG e,
SEE ASCH. DWG'S

Mo

AU B0GE, ———]
SEE ARGH. DWGS

02 COURTYARD CROSS SECTION B

SCALE ; 1/&=1.0"

CDP/ FDP SUBMISSION - 10.02.2014

7915 JONES
BRANCH
DRIVE

PROMRINCE TRCT
PAFACCOUNTY, VRGINA

e Uy 3. 2330
Komdin VA Z214
18,501

%,
3 K
& %
i
TRIN M. RODRIGUE2
Lio, No. 1295
GO/02/ 14
Seape s

=S
Qmms counycouus
asasa014 oo ORISR
oemMCoe/roeedsONs
@ Cop/ FomResONS

e Cop/ FOR REVSONS

Courtyord
Sections

ORIGINAL ISSUE DATE
12182010
DERGNID &Y

oc

AR EY

2

R

o

2

ScAlE
1410

f——— e

12,08




Mandacturer; Urbanscape

Maodel: Dawarl Bench {DE1113C} with Hor'ronfai Siats
Size: 6 Length with Back with Arms’
Colar: Powder Coaing (AAMA 2604-05)
Webs'te: www.urbanscapefumiture.com

STREETSCAPE - BENCH

Manufacurer: Urbanscape
Model: Receptacie TAIF33P
Size: 32 Gorion

Col
Vet

- Powder Conting [AAMA 2602-05)
ste: wew.urbanscapefurmiture.com

STREETSCAPE - TRASH RECEPTACLES

Mapufacturer: Urbanscape
Madel: Loop Bike Rock (BRH5351]
Colar: Pawder Coofing |AAMA 2604.05)
Websile: waw.uthanscapefurniture.cam

STREETSCAPE - BIKE RACK

Spanner Arm Series

AS1

{1220mm)

—_
-
48 -

Mandlocturer: Sellu
Madei: Arc Spanner Anm Series
Calor: Siier Finish

Websile: ww.selux.com

ATS35-18

04

AT535-18

STREETSCAPE - LIGHT POLE

01

Scale: NS

Marndacturer: Urbanscape
Madel: Hamta Colecton Am Cheir
Caiar: Powder Canfng [ASMA 2604.05]
Website: www.urborscapefemiture com

STREETSCAPE - CAFE STYLE SEATING

Manufocturer: Forms and Furlacex
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Modet: Cardia Beaucl (Backed)
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Manulacturer: Ameristor Fence Producis
Madel: Echelan Plus Puppy Pane’

Size: 6 Lengil (Standard|]

Calar: Black

Website: www.amecstarlence.com

Scale: NTS

03

3" (Latch Clearanes} —=f (o Avebior S0 240 (hlingo Clearance)

Leaf idis

Seale: NTS

Manifaciurer: tandscoy

Scale; NTS

07 PARK - TRASH RECEPTACLE

Scere: NTS

L. o lextiromsummru

Standara

PARK - FENCE
08

Scale: NTS

6 Height

Single gate Arrangement

Manufocturer: Aineristor Feuca Pradudts
Madel: Echelon Pivs Puppy Panel Gate
Coar: Black

Website: winw.amer storfence.cam
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OFF-SITE PUBLIC
PARK CONNECI' OR.
0.66AC. -
(SEE PROFFERS)'»—

-~ OFR-SITE ROADWAY.
- ~COMNECTION

SUILDING NTIAL

TYPE OF CONSTRUCTION TYPE 111 OVER TYPE 1A PODIUM

NUMBER OF STORIES 6

BUILDING KFIGHT 1'4" (UPTO 85)

USE GROUP R-2 (RESIDENTIAL) A-3 (CLUBHOUSE & COURTYARDS) 5-2 (PARKING)
BUILDING FOOT PRINT 123,523 SF.

FLLLY SPRINKLERED PER NFPA 13 YES __NO

FIRE WALL RATING 3 ROUR SEPARATION AT PODIUM CAP

3 HOUR FIRE WALL BETWEEN 52 & R-2
2 HOUR FIRE WALL BETWEEN FIRE ZONES OF R-2

b}

7

L]

aRusHCK
& STOPY PRECAST BLDG.
#7921

OFF-SITE PUBLIC
PARK CONNECTOR.
0.12AC.

(SEE PROFFERS)

EIRE ACIESS SHEET REQUIREMENTS

AL ROADS PROPOSED Y THE PROJECT, AS WELL AS ADIOIIE ROALS THE CLASSIFILATIONS OF
THE ROADS (1.E, ARTERIAL, COLLECTOR, ETC) BHOULD 8E HOTED, (PROVIC
LACATION AND QIMEHSIDNS OF ALL FIRE ACCESS LANES AND: mmmuuns, VEHICLE MCESS TOTHE
REAR OF BULLDINGS, INCLUDINO INTERIOR COURTYARDS FOR STICK-BULLD, DONUT-SHAPI
BUILDINGS, NEEDS TO BE SHOWN. {PROVIOED)

OW DIACAAMS IKDICATING WHERE EMEROERCY VEHICLES CAN ACCESS BUILDINGS,
(PROVIDED]
DISENSIONS OF TNE DISTANCE BETWEEN THE PORTIONS OF THE ROADWAY THAT APE ACCESSIBLE TD
FIRE TRUCKS ANO THE FACADES OF THE BUILDINGS. THE TARGET DISTANCE IS EETWEEH 15 AND 30
FEET SEPARATION, (PROVIDED;
IMPROVEMENTE PLANNED FOR THE AREA BETWEEN THE PORTIONS OF THE RUACWAY THAT ARE
ACCESSIBLE TO FIRE TRUCKS AND THE FACADES OF THE BUILDINGS, INCLUDING PARKING LANES,
EANAGE PﬂDlUNSy LANBSUPED AREAS, STEEP SLOPES, SIDEWALKS, PLAZAS, YARDS, QUTDOOR

G AREAS, ST LPTURES, ETC, (PROVIDED)

CLEAR IDEPITIFIUTIDN DF BU]LDINE FOOTPRINTS, CANTILEVEREC EXTENSIONS, PENTHDUSES,
BALCONIES, RATIOS, ETC. (PROVIDED)
HEICHTS OF THE PROPOSED DUILDINOS; FOR SUILDINGS WITH MULTIFLE NEIGNTE DUE TO STEP
BACKS, THE NEIGHT AND NUMBER OF STQRIES OF EACH BLIILDING SEGMENT SHOULD BE CLEARLY

NOTED, (PROVIOED)
LOCATION OP OVERREAD UTIUTY LINES. (FROVIDED)

9)

0,

11y

)
13)

1DENTIFICATION OF CONSTAUCTION TYPE POR EACH BUILDINO; FOR MULTIFLE DUDINGS tDCATED

ON A SINGLE CARAGE PODIUM, THE CONSTRUCTIDN TYPE FOR EACR BULLDING MUST S IDENTIPIED ~

THE GARAGE PODIUM CAN BE IDENTIFIED AS A BLOCK, WITH EACH BUILDING IDENTIPIED SEPARATELY‘
TYPE 15 CONSIDERED A SEPARAT

URES, THAT ARE SEPARATED BY A FIRE WALL ARE ALSO CONSIDERED SWA'IE - PEDESTRIAN ENTRY

an— 'Y = COURTYARD ACKESS POINT

% = EMERGENCY ACCESS

% = DENOTES VEHIQULAR FIRE ACCESS

DED

TYPE OF BUILDING SKIN MATEHIAL (COMBUeT £), T

13; I 13R PLEASE EXPLAIN), AND ROUF TYPE {CLASS A vneralnenz (WDWDEDI

anmuu JF PROPOSED SULOING ENTRANCES, BTH PEDESTRIAN AKD VEHICULAR; ACLESS 000RS
(D ELEVATORS, INCLUDING MEDEVAC ELEVATORS, ey BE SHOWN ON THE EDF, ALSO, ANY

INTEATOR ROUTES AVATADLE FOR ENGRGENCY VEUICLE USE, SUCH AS SUTTABLY slzm DRIVEWAYS

THRAGUGK PARKINC OARAQES ANO COURTYANDS, SHOULD BE DELINEATED. (PROVIL

LOADING AREAC AND WHETHER THET ARE ACCESSIBLE T EMERGENCY VEHICLES. (PRCMDED)

ACCESS TO ACTIVE COURTYARDS (ESPECIALLY WITH POOLS, TENNIS COURTS, ETC.) Nel

SHOWN - HOW WILL THE MEDICAL STAFF GET THERE, WITH THSIR EQUIPMENY, QUICKLY? (PROVIDED)

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

TYSONS CORNER URBAN CENTER BACKGROUND

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

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

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

DESCRIPTION OF THE APPLICATIONS

Proffered Condition Amendment (PCA)

The PCA application is being filed to remove the subject 5.75 acre property from the
West*Park rezoning and the plans and proffers associated with that series of approvals
(RZ 88-D-005 with subsequent amendments).

Conceptual Development Plan/Final Development Plan

7915 Jones Branch Drive (RZ/FDP 2014-PR-014) represents a next wave of development
in Tysons, development which is further away from the Metro stations and smaller in scale,
but still expected to meet the vision and goals of Tysons in completing the urban

neighborhoods. The application proposes a primarily residential building (with limited retail
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on ground level), located predominantly within a %2 mile radius of two Metro stations—

Greensboro and Tysons Corner. The new development plan, should it be approved, will

raze the existing office building, referred to as the Amherst Building, in the West*Park

office park, and replace it with a 5-7 story residential building with three new grid streets
with on and offsite parkland. The park amenity includes a dog park, trails and open and
hardscaped park areas. All parking will be structured within the residential building with-
the exception of the typical onstreet parking expected in Tysons.

The Amherst Property rezoning presents a grid of streets which will serve the development
and connect to the surrounding grid. The applicant has agreed to construct a street, Street
C, which begins on the subject site, but will link Jones Branch Drive and Westbranch Drive
offsite. The applicant has also committed to providing an offsite trail connection from its
site and proposed park to WestPark Drive to the south, and the developments associated
with Arbor Row. The application also includes a continuation of the public facility use in an

adjacent office building (likely for fire and rescue administrative space). The Final

Development Plan (FDP) includes the entire property and residential building. The range
of uses and intensities as proposed under the rezoning and FDP applications is shown in

the following chart.

Gross Floor Area in Square Feet (maximum)
as tabulated in CDP/FDP

. Retail/ . — Maximum GFA
Case Office Service Hotel | Residential (FAR)
o up to 12,300 450,000
RZ/FDP 2014-PR-004 | 0 | 5 500shownon FDP | © | (400 Units) 1.80
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The development itself also addresses other elements of the adopted Comprehensive Plan
text for the Tysons Corner Urban Center such as streetscapes, stormwater management,
green building, athletic fields and public facilities, but also, as described below, sets up a
pattern for future development in this area.

MATCHLEHE -
SHEET 1.00

JONES BRANCH DRIVE

MATCHLIKE -

Figure 2 Site Layout (Source: CDP/FDP)

Overview of Proposal

RZ/FDP 2014-PR-004 is filed on is filed on a total of 5.75 acres, consisting of Tax Map
Parcels 29-4((7)) 6 and a portion of 7B. The property is currently developed with a vacant
office building and surface parking.
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Figure 3 Existing Conditions

The property is fairly flat throughout as the site was graded when previously developed
with the office building. A small stormwater management pond is situated adjacent to the
existing surface parking lot along the west property line. The CDP/FDP proposes a 5-7
story residential building with limited (2,500 SF) retail on the ground level. The proposed
maximum height of the building is 90 feet tall. The building is designed to include some
retail atthe corner of new Street A and Jones Branch Drive. The building will be built
around the parking structure, with residential units, retail, plazas and/or amenity use
(leasing office, etc.) facing the streets. With bonus density for workforce housing, the
proposed maximum floor area ratio (FAR) within this application is 1.8. By use, the
development will be comprised between 97-100% residential, with 0-3% retail. The
“applicant proposes private amenity space for the use of the future residents in the internal
courtyards in the building. In addition, the applicant proposes to utilize some of the
existing surface parking lot area and fill an existing pond in order to create onsite and
offsite park space including an off-leash dog park.

A reduced copy of the proposed Conceptual Development Plan/Final Development Plan
(CDP/FDP) for RZ 2014-PR-004 is included in the front of this report. A reduced copy of the
PCA Exhibit is also included in the front of this report. The applicant’s draft proffers for this
application are included as Appendix 1. Draft Proposed Development Conditions are
included as Appendix 2. The applicant’s affidavit is included in Appendix 3 and the
applicant’s statements regarding this application are included in Appendix 4. The applicant
is also requesting a series of waivers and modifications, which are summarized on the
second sheet of the CDP/FDP and on the cover sheet of this report.
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Figure 4 Tax Map Showing the Site Area for RZ/FDP 2014-PR-004

As depicted above, the properties associated with this rezoning application lie west of
Jones Branch Drive, north of its intersection with Westpark Drive. It is currently
surrounded by office uses—predominantly mid-rise office buildings with surface or

structured parking.

SURROUNDINO AREA DESCRIPTION
Direction Use Zoning Plan Map
North Office C-3 Residential Mixed Use
East Office C-7 Office
South Office C-3 Residential Mixed Use
West Office C-3 Residential Mixed Use
BACKGRGUND

On October 15, 1990, the Board of Supervisors (BOS) approved RZ 88-D-005 to rezone
193.54 acres of land from the I-3 and I-4 Districts to the C-3 District. The approval
permitted a floor area ratio (FAR) of 0.54 on the property, or a total of 4,691,753 SF (SF) of
gross floor area (GFA).
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On October 31, 1994, the BOS approved PCA 88-D-005: to divide the overall 193.54
acres contained within the West*Park site into five (5) Land Bays (A through E); to
establish the C-3 Zoning District regulations for yard requirements; to amend the proffers
to allow construction of Pond C in accordance with the Chesapeake Bay Preservation
Ordinance; to establish a 90 foot height limitation and a 75 foot height limitation for those
buildings along the Dulles Access Airport Road (DAAR) unless increased by special
exception; and to re-designate certain Environmental Quality Corridor (EQC) lands as
private open space in accordance with the Comprehensive Plan.

On September 18, 1995, the BOS approved PCA 88-D-005-02 to increase the overall
allowable FAR within West*Park from 0.54 FAR (4,691,753 SF of GFA) to a maximum of
0.599 FAR or a total of 5,200,000 SF of GFA.

On March 22, 1999, the BOS approved PCA 88-D-005-03 to increase the proffered density
at West*Park from 0.599 FAR or a total of 5,200,000 SF of GFA to 0.6096 FAR or a total of
5,297,325 SF of GFA. PCA 88-D-005-3 also amended the Transportation Demand
Management (TDM) proffer to provide both a private and a public TDM program. Under
this proffer change, the private program was to be run by the applicant to include the
current members of the TYTRAN program. In addition, the County would continue to run
the public program for those companies within Tysons that employ more than 100 people
and which did not participate in TYTRAN.

On July 26, 1999, the BOS approved PCA 88-D-005-04 to create a new land bay and to
change the boundaries and site area of Land Bays A-1 and D-2. As a result of these
changes to the site area, the floor area ratio (FAR) for Land Bay A and Land Bay D was
altered slightly. Land Bay A decreased from 0.48 FAR to 0.47 FAR and Land Bay D
increased from 0.69 FAR to 0.73 FAR. However, because there was no increase or
decrease in site area for West*Park overall, the overall FAR for West*Park remained
unchanged at 0.6096 FAR (or a total of 5,297,325 SF of GFA). In addition, the overall land
area, uses, and other proffered commitments for West*Park remained unchanged.

On January 6, 2003, the BOS approved PCA 88-D-005-5 in order to delete Land Bay A-6,
which reduced the overall land area in West*Park from 189.49 acres to 175.94 acres and
reduced the overall development potential of West*Park from 0.6096 to 0.5812 FAR. In
addition, under this application, Land Bay C was incorporated into Land Bay A.

On September 24, 2007, the BOS approved PCA 88-D-005-06 to permit the creation of a
new land bay (Land Bay F). The uses, GFA, and other proffer commitments in West*Park
remained unchanged.

On November 20, 2012, the BOS approved PCA 88-D-005-07 to permit the redevelopment
of 85.93 acres for public purposes or for the Arbor Row mixed use development. Those
areas were removed from RZ 88-D-005.
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COMPREHENSIVE PLAN PROVISIONS (Appendix 6)

Plan Area:

Area ll

Planning District:

Tysons Corner Urban
Center District

Subarea: 3 WestPark

Urban Neighborhood

North Central (West Park
Urban Neighborhood)

The Tysons West District
Comprehensive Plan Map
shows the application
property is planned for
Residential Mixed Use and S S - N
Park/Open Space. North Central District 0 e

In the Fairfax County Comprehensive Plan, 2013 Edition, Area I, Tysons Corner
Urban Center, District Recommendations, as amended through April 29, 2014, on Pages
171 - 178, the Plan, as applied to the application area, states the following:

North Central

The land use pattern in the North Central District, which is located primarily
between West Park Drive and the DAAR, will allow for a transition between Tysons
Central 123 and the adjacent community north of Tysons. The DAAR serves as an
additional buffering element. Office uses would be mostly located adjacent fo the DAAR,
providing easy access from the Toll Road and continuing the office focus east in the
Tysons West District.

Moving into the heart of the district, residential land uses could be concentrated
along a potential circulator route. The district is envisioned to become a vibrant, mixed
use residential neighborhood, with local-serving retail, dedicated parks and civic uses, and
a pedestrian-friendly street network for residents and workers in the neighborhood.

The local streets, along with a finer grid of streets and a linear park/green network,
would lead people to the circulator and encourage them to walk. As the central feature of
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the district, the circulator could help shape its urban form. Having a mix of uses,
portions of the North Central District should develop with a 24-hour environment.

The district’s ponds and small streams should be enhanced to add fo the amenities
of the neighborhoods. Urban parks could include a green network leading from Tysons
Central 123 to the employment area adjacent to the DAAR. A new 8 to 10 acre urban
park will be a central feature of this district that provides both active and passive
recreational facilities and a focus for civic gatherings for residents and employees.

The land use concept for the North Central District is shown in the map above. The
district is composed of two subdistricts: an office subdistrict and an urban neighborhood
subdistrict.

Guidance for evaluating development proposals in each subdistrict is contained in
the Areawide Recommendations and the following subdistrict recommendations.
Redevelopment options are dependent on the degree to which necessary public
infrastructure can be provided and Plan objectives and development conditions set forth in
the Areawide and subdistrict guidance can be satisfied by development proposals.

URBAN NEIGHBORHOOD SUBDISTRICT

This subdistrict is south and west of Jones Branch Drive and north of the Tysons
Central 123 District. The western half of the subdistrict is developed with multifamily use.
The eastern half of the subdistrict is developed with suburban office buildings with mostly
surface parking. The vision is to have substantial redevelopment (especially in the
eastern portion) that will transform the area into urban neighborhoods. The subdistrict
has three subareas.

Subarea 3: West Park Urban Neighborhood

This area is comprised of about 88 acres, bounded by Jones Branch Drive on
the north and east, the Tysons Central 123 District on the south, and the Subarea 2
neighborhood on the west. This area contains the central portion of the West Park office
development.

Base Plan

This area is planned for office with support retail and service uses at existing
intensities, which average about 0.60 FAR.
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Redevelopment Option

With the provision of Metrorail and circulator service linking Subarea 3 to the
rest of Tysons, the vision for this area is fo redevelop fo urban residential neighborhoods
at substantially higher intensity. Redevelopment of this area fo an urban residential
neighborhood should be considered if it will provide affordable and workforce housing
and if the redevelopment is phased with the provision of circulator service. Prior fo
operation of circulator service, the area should be developed in residential use up to 1.5
FAR. Redevelopment proposals should provide right-of-way or otherwise accommodate
the circulators and make appropriate conftributions toward their construction cost. In
addition, higher intensity may be allowed in this subarea for property within 1/2 mile
distance of the Tysons Central 123 Metro station. See the Intensity section of the
Areawide Land Use Recommendations.

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

The successful redevelopment of this area is closely linked to the redevelopment
of the adjacent South West Park Subarea in the Tysons Central 123 District. West Park
Urban Neighborhood is planned fo redevelop from a suburban office park to a primarily
residential area with supporting uses, including ground level retail and public facilities.
-South West Park is planned for a mix of uses with a concentration of office uses. To
ensure that the redevelopment of each of these areas is consistent with the overall land
use goals for Tysons, the total amount of office development in the two subareas
combined should be no more than 3 million square feet.

e The vision is to redevelop this subarea into an urban residential neighborhood. In
addition to a significant increase in intensity, more diversity in land use is an |
essential element for creating urban neighborhoods. The mix of uses should
include a small office component, hotels, public uses, ground level retail and
service uses. The infensities and land use mix should be consistent with the
Areawide Land Use Recommendations.

e Logical and substantial parcel consolidation should be provided that results in
well-designed projects that function efficiently on their own, include a grid of streets
and public open space system, and integrate with and facilitate the
redevelopment of other parcels in conformance with the Plan. To ensure the.
provision of public facilities, a street grid, and the desired land use pattem,
redevelopment proposals in this subarea should consolidate with a significant
portion of the South West Park Subarea in the Tysons Cenftral 123 District. This
level of consolidation would be sufficient in size to permit redevelopment in
several phases that are linked to the provision of public facilities and
infrastructure and demonstrate attainment of critical Plan objectives such as TDM
mode splits, green buildings and affordable/workforce housing. If consolidation
cannot be achieved, as an alternative, coordinated proffered development plans
may be provided as indicated in the Areawide Land Use Recommendations.
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Redevelopment should occur in a manner that fosters vehicular and pedestrian
access and circulation. Development proposals should show how the proposed
development will be integrated within the subarea as well as the abutting
districts/subdistricts through the provision of the grid of streets. In addition to the
grid of streets, pedestrian and bike circulation improvements should be provided
that also improve connectivity. The ability to realize planned intensities will depend
on the degree to which access and circulation improvements are provided
consistent with the Areawide Urban Design and Transportation
Recommendations.

Urban design and open space amenities, such as streetscapes, plazas,
courtyards, landscaping, lighting and seating should be provided according to the
Areawide Urban Design Recommendations and consistent in quantity with the
urban park and open space standards in the Areawide Environmental
Stewardship Recommendations. The area’s ponds and small streams should be
enhanced and provide a green network that links this subarea to the Tysons
Central 123 District and to the employment area adjacent to the DAAR. The
major open space feature in this area is an 8 to 10 acre park, which provides an
opportunity for both active and passive recreational facilities and a focus for
civic gatherings for residents and employees. At this new park or at other
locations in this area, there should be at least two new athletic fields to serve the
residents of this area.

Residential developments should include recreational facilities and other
amenities for the residents, and provide for affordable/workforce housing as
indicated in the Areawide Land Use Recommendations.

Public facility, transportation and infrastructure analyses should be performed in
conjunction with any development application. The results of these analyses
should identify necessary improvements, the phasing of these improvements
with new development, and appropriate measures to mitigate other impacts. Also,
commitments should be provided for needed improvements and for the mitigation
of impacts identified in the public facility, transportation and infrastructure analyses,
as well as improvements and mitigation measures identified in the Areawide
Recommendations. ’

In addition, a specific public facility need identified for this area is an elementary
school; the school should either be located next to the area’s large urban park to
utilize this open space amenity or be located elsewhere in this subarea on
property which can accommodate its recreational needs. An alternative site on
Jones Branch Drive is shown on the Conceptual Land Use Map.

The maximum building heights in this subarea are between 75 to 175 feet, as
shown conceptually on the building height map in the Areawide Urban Design
Recommendations. As indicated under the building height guidance in the



RZ/FDP 2014-PR-004/PCA 88-D-005-08 Page 11

Areawide Urban Design Recommendations, building heights should vary within the
Subarea.

DESCRIPTION OF THE DEVELOPMENT PLANS

General Development Plan (PCA 88-D-005-08) (Reduction at front of staff report)

Title: PCA Exhibit 7915 Jones Branch Drive
Prepared by: , VIKA, Inc.
Date: December 18, 2013

The PCA exhibit contains 2 sheets. The first sheet shows the area context, highlights the
subject property and provides an overall GFA tabulation. The second sheet gives existing
conditions and shows proximity to the Silver Line Metro Stations.

The total GFA being removed from RZ 88-D-005 is 111,430 SF. With the updated GFA
calculations reflecting existing development and the removal of GFA associated with this
part of Land Bay A, the remaining overall GFA in West*Park is 4,375,222 SF (0.66 FAR).
The remaining density remains under the 4,707,292 SF permitted in West*Park. Staff
supports the requested removal of this land area from RZ 88-D-005.

Conceptual Development Plan (Reduction at front of staff report)

Title: 7915 Jones Branch Drive
Prepared By: , VIKA, Inc.; Design Collective, Inc.; Parker
Rodriguez

Original and Revision Dates: = December 18, 2013 revised through October 2,
2014

Overview

This CDP is divided into three sections: Civil (C/S) Sheets (24 sheets); Architectural (A)
- Sheets (10 sheets); and Landscape (L) Sheets (15 sheets). There are also four
supplemental sheets (S) at the end of the CDP which provide context and supplemental
information that is not proffered in this rezoning. '

The Civil Sheets include the notes and tabulations, the existing conditions and vegetation
plans, stormwater management plans, overall street layouts and sections, and building/site
layout. The Architectural Sheets include ground floor, roof, and underground parking plans,
sections through the proposed building, elevations of the proposed building, rendered
views, shadow and building massing studies and illustrative views of the development.
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The Landscape Sheets include the overall landscape plans, streetscape sections and
illustrations, park plans and illustrations, planting details, and pedestrian and bicycle
circulation and hierarchy plans. The CDP also contains supplemental sheets which show
fire access, proposed waivers to the Tysons Corner Urban Street Design Standards and
functional infrastructure drawings, but are provided for illustrative purposes only.

As seen in the following graphic, taken from Sheet C-5 of the CDP, the CDP shows the
building, a road grid system including existing roads supplemented by new or extended
streets, park space on and offsite and private amenity spaces for occupants of the
building. ‘

E T P

AUNES BRANCH DRIVE
ROOTE ST

£

Figure 5 Site Layout of 7915 Jones Branch Drive

Proposed Road Network and Access to the Future Buildings

The application proposes three new streets (Streets A, B, and C) to supplement and
connect to the existing Jones Branch Drive and Westbranch Drive near to or adjacent to
the site. Streets A and C run east to west and baoth intersect with Jones Branch Drive.
Street C further extends offsite and connects to Westbranch Drive. Street B connects
Streets A and C. These new streets are classified as local streets and feature, for the most
part, two travel lanes and parking lanes on both sides.
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The proffers include commitments to improve street frontages along the property lines in
accordance with the Tysons Corner Urban Street Design Standards unless a specific
modification has been requested.

Building

As noted, this application proposes only one building. The maximum proposed Gross
Floor Area (GFA) is 450,000 SF with a maximum Floor Area Ratio (FAR) for the site of
1.80 which reflects a 20% bonus provision for workforce housing. The maximum number
of dwelling units is 400, with the maximum retail square footage provided at 12,300 SF in
the CDP, but the applicant has chosen to show only 2,500 SF of retail in the FDP. The
minimum number of residential units is 275 and there is no minimum retail.
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Figure 6 Ground Level Layout (Source CDP/FDP)

The building proposed here is a mid-rise building ranging between 5-7 stories with a height
between 55 and 90 feet. The residential units will wrap the proposed parking structures.
As this graphic depicts, the ground floor shows internal parking with units directly
accessing the streets and possible retail along Jones Branch Drive. In addition, the
proposed clubhouse will have a street presence on Street A. The proffers indicate that the
building will be designed with high quality architecture and building materials as shown on
the CDP/FDP.
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Figure 7 Building Secticns

Phasing

Unlike previously approved applications, this rezoning and final development plan consist
of one phase—a phase including of the building, the onsite and offsite streets and the
onsite and offsite park spaces. The following graphic shows the amenities and
infrastructure associated with this building.
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Figure 8 On and offsite improve

The applicant has also included a graphic showing how this building would fit in the larger
context of future development in this sector; however, those parcels are not a part of this

application.

Figure 9 Future Development Options (Amherst in foreground)
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Existing Building and Uses and Interim Uses

As described above, the site is developed today with an office building and surface
parking. The site is proposed to be razed completely for the proposed residential building
and park space. In addition, an existing stormwater management pond will be filled to
create future park space. '

Streetscapes

The FDP shows typical streetscape sections in keeping with the Comprehensive Plan
recommendations in most locations. However, the applicant has submitted one modification
request. Specifically, the applicant has requested a waiver of on-street parking at this time
on the south side of Street C. The requested waiver will be discussed at greater length later
in this report.

Parks and Open Space

The CDP/FDP and proffers describe one new at-grade publicly accessible park which is
partially onsite and partially offsite. The onsite portion of the park is approximately % of an
acre and is proposed to include an open lawn panel, fountain and stream, a naturalized
play hill, paths, benches and landscaping. Adjacent, but offsite, the applicant proposes a
0.66 acre park space which is proposed to include a fenced dog park, benches and
supplemental landscaping. This offsite dog park is proposed on an area created by filling in
an existing pond. The area is owned by the current applicant but is not a part of this
application. In addition, the applicant proposes to provide a tree lined path from the
subject site to Westpark Drive. The linear park is approximately 0.12 acres.
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Figure 10 Landscape Plan

ANALYSIS

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

Land Use and Intensity

The application area is designated as Residential Mixed Use on the Comprehensive Plan’s
Conceptual Land Use Map. The Plan defines this land use category as follows:

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

The proposed development will be predominantly or all residential, depending on the
extent of retail built (up to 12,300 square feet in area) on the ground floor. The proposed
building will be built between 5 to 7 stories (55 to 90 feet) in height. The type of retail use
may include any non-residential use permitted in the PTC District, such as personal
service establishments, fast food restaurants, retail sales establishments, etc. A total
maximum of 450,000 square feet in area or 1.80 FAR is proposed for the site as noted in
the Development Tabulations and proffers. An initial allocation of 2,500 square feet of
retail use is proposed with the FDP.

The application site is planned as “Non-TOD Urban Character” for intensity, and the
Comprehensive Plan guidance for the site recommends residential use up to 1.5 FAR prior
to the Circulator’s operation. The applicant requests a 20% bonus (additional .30 FAR) for
providing Workforce Dwelling Units (WDUSs) on site, which is supported by the
Comprehensive Plan’s Affordable Housing recommendations. Staff believes the proposed
land use and intensity is in conformance with the Comprehensive Plan.

Phasing Development fo Majbr Transportation Facilities

An important element of the Comprehensive Plan for Tysons is the guidance on phasing
development to transportation improvements and public facilities. Regarding
transportation, the Plan states the following:

Individual rezoning cases in Tysons should only be approved if the development is
being phased to one of the following transportation funding mechanisms:

o A Tysons-wide CDA or a similar mechanism that provides the private sector’s
share of the Tysons-wide transportation improvements needed by 2030;
o A smaller CDA or a similar mechanism that provides a significant component of
the private sector’s share of the Tysons-wide improvements needed by 2030; or
o Other binding commitments to phase development to the funding or construction
of one or more of the Tysons-wide improvements needed by 2030.

The Plan also recognizes the critical role that the Tysons Transportation Fund plays in
funding transportation improvements and the need to increase the contribution rate as part
of a comprehensive funding strategy:

Numerous small-scale improvements in Tysons Corner have been funded over the
years through the Tysons Transportation Fund, a voluntary contribution for new
commercial development. In 2009, the rate for this contribution was $3.87 per
square foot for non-residential development and $859 per unit for residential
development adjusted annually for inflation. However, this fund does not provide a
stable and ongoing source of private sector funding. Moreover, it would generate
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only a small percentage of the funding needed for the improvements listed in Table
7 that are required for the continued development of Tysons Corner. As part of an
overall strategy for funding transportation needs, the contribution rate for the Tysons
Transportation Fund should be reassessed.

On January 8, 2013, the BOS created a Tysons Transportation Service District,
established the Tysons-wide and Tysons Grid of Streets transportation funds, and adopted
guidelines for administering the two new funds.

The applicant has proffered to contribute to the transportation funds as set forth in the
adopted BOS guidelines which includes a credit request for the hard and soft costs
associated with constructing “Street C” as shown on the CDP. These commitments are in
conformance with the Comprehensive Plan, subject to Fairfax County Department of
Transportation’s review of the proposed improvements to be credited against the monetary
contributions. Staff notes further that the applicant has submitted a proffer, as in all cases
approved for the Tysons Corner Urban Center, discussing participation in the Phase |
Dulles Rail Transportation Tax District.

Affordable and Workforce Housing

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

http://www fairfaxcounty.gov/dpz/tysonscorner/tysons wdu policy guidelines final signed
-pdf

As stated earlier, the applicant is committing to provide 20% of workforce dwelling units
(WDUSs) on site, in addition to any required affordable dwelling units (ADUs), based on the
total number of residential units constructed. A non-residential contribution towards '
affordable housing is not recommended for this application since ground level retail is
exempt from the calculation of the contribution amount, and the applicant only proposes
ground floor retail at this time. This commitment is in general conformance with the
Comprehensive Plan guidance on affordable and workforce housing.
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Coordinated Development and Parcel Consolidation

The Comprehensive Plan’s consolidation guidance for the subject application is as follows
(North Central District, Urban Neighborhood Subdistrict, Subarea 3: West Park Urban
Neighborhood Recommendations, Pages 176 — 177):

“Logical and substantial parcel consolidation should be provided that results in well-
designed projects that function efficiently on their own, include a grid of streets and public
open space system, and integrate with and facilitate the redevelopment of other parcels in
conformance with the Plan. To ensure the provision of public facilities, a street grid, and
the desired land use pattern, redevelopment proposals in this subarea should consolidate
with a significant portion of the South West Park Subarea in the Tysons Central 123
District. This level of consolidation would be sufficient in size to permit redevelopment in
several phases that are linked to the provision of public facilities and infrastructure and
demonstrate attainment of critical Plan objectives such as TDM mode splits, green
buildings and affordable/workforce housing. If consolidation cannot be achieved, as an
alternative, coordinated proffered development plans may be provided as indicated in the
Areawide Land Use Recommendations.”

Additionally, the Comprehensive Plan also sets five specific objectives for consolidations
(Page 36):

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

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

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

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

. Provision of parks and open space as set forth in the Environmental Stewardship
section of the Areawide Recommendations, either on-site or within the subdistrict through
a partnership;

. Provision of land and/or building space for public facilities as set forth in the Public
Facilities section of the Areawide Recommendations;

. Conformance with the guidance in the Urban Design section and any urban design
guidelines for the district or subdistrict; and
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. Demonstration of how adjacent parce/s could be redeveloped in a manner that is
compatible with the proposal and in conformance with the Plan. ‘

The Comprehensive Plan guidance for consolidation within the West Park Urban
Neighborhood Subarea 3 notes that “redevelopment proposals in this subarea should
consolidate with a significant portion of the South West Park Subarea in the Tysons
Central 123 District.” The South West Park Subarea is located along the southern
boundary (across Westpark Drive) of the North Central District where the application is
located. The Arbor Row development (RZ 2011-PR-023) was approved in November 2012
by the Board of Supervisors (BOS) and encompasses the entirety of the South West Park
subarea. The applicant proposes to provide an off-site linear park with a pedestrian path,
benches, trees and lighting between Street C and Westpark Drive, which will connect the
application and Arbor Row sites.

Because the subject application does not propose extensive consolidation, it was reviewed
against the Comprehensive Plan policy for how well the proposal achieves Plan goals in
the absence of consolidation. First, the applicant proposes the development as part of a
broader conceptual master plan, as shown on Supplemental Sheet S-1 in the CDP/FDP.
The application site’s development does not limit redevelopment options for adjacent
parcels, as shown on Supplemental Sheet S-2 (“Concept Master Plan Massing”) since
neighboring parcels can be redeveloped (or even remain) in a compatible manner .
Additionally, the three new proposed streets (Streets A, B and C) around the application
site will begin the start of a future street grid in this subarea. It will also facilitate key road
connections, particularly to Jones Branch Drive, in general conformance with the
Conceptual Grid of Streets in the Comprehensive Plan. The proposed streetscapes along
the new streets are designed to address the urban design recommendations in the
Comprehensive Plan and the Tysons Urban Design Guidelines. In addition, with the site
design placing the building at Jones Branch Drive and the parkland to the rear, and
augmented by offsite park space, the development sets a pattern for the creation of the
major planned park in the subarea. With these essential commitments, the application
fulfills the consolidation objectives and can set a pattern for future redevelopment of this
office park.

Public Facilities (Comprehensive Plan Recommendations)

The Comprehensive Plan’s strategy for implementing public facilities to serve Tysons is to
focus on dedications of land or building space with the initial rezoning applications in a
district (Page 91).

Practices employed by the County in the past to provide space for public
facilities in largely undeveloped suburban areas cannot be relied upon in an
intensely developed area where most of the land is privately owned. In
Tysons it will be critical that the land area or spaces for public uses are
incorporated within private developments at no cost to the public sector.
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While facilities may actually be constructed throughout the planning horizon
based upon need, it is critical that space for most, if not all, of these facilities
be secured as soon as possible. Therefore, rezoning proposals, through
proffers, should commit to provide the necessary land and/or space to
ensure that places will be available to construct facilities in concert with the
pace of growth.

The Plan specifies an elementary school is needed in the West Park Urban Neighborhood
Subarea 3, but this need was already addressed by the Arbor Row application (RZ 2011-
PR-023) with dedication of a parcel along Jones Branch Drive for the future school.
Therefore, to address the public facility recommendations, the applicant has proposed to
provide approximately 4,019 square feet of space to the County for 10 years at no cost.
The County is currently using the space as a voting precinct and for training first
responders. Staff expects that the space will now be used by the Fire Marshal Office
(FMO), but if the FMO does not need the space during this 10-year period, the space will
be provided for another public/community use. Additionally, if the space is redeveloped
before the lease expires, a comparable space and parking arrangements will be provided
in the same planning district. (The county originally received this space through proffers
associated with the Park Crest development, RZ 2002-PR-016, and the obligation will soon
end.) ‘

Staff finds public facility commitment to be in general conformance with the
Comprehensive Plan.

Street Grid and Design

The Comprehensive Plan provides recommendations for a conceptual street grid and for

street cross sections for various street types. The subject application shows a grid layout
for the proposed building consisting of Streets A, B, and C. Street C is shown to continue
offsite, connecting Jones Branch Drive to Westbranch Drive.

Figure 11 Street C connection
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The proposed street grid for the overall project is in general conformance with the
guidance in the Comprehensive Plan and begins the street grid in the area, allowing for
offsite connections and future extensions of Street B.

Staff does note that the applicant's proposed Street C is in close proximity to an existing
driveway which serves the office building at the corner of Jones Branch Drive and
Westbranch Drive. The applicant has submitted an access management waiver to VDOT
to allow the access point for Street C, but the waiver has not been approved at this time.
The applicant has contended that this waiver could be resolved while the site plan is being
processed; however, staff is concerned that because Street C is such an integral part of
the street grid that all VDOT waivers should be satisfactorily resolved during the zoning
application.

Pedestrian and Bicycle Facilities

The Comprehensive Plan also envisions a robust non-motorized transportation network for
Tysons Corner. The application accommodates the pedestrian primarily in the streetscape
network as discussed above.

The applicant has proffered to provide on-street bicycle lanes on both sides of the street
along Jones Branch Drive. The FDP also includes bike parking in a dedicated bike room
with spaces for occupants in the garage. Further, bicycle racks, bike lockers and/or bike
storage areas are proposed (with the specific amounts and locations shall be determined
at site plan review). Staff believes these commitments meet the Comprehensive Plan
recommendations for the provision of pedestrian and bicycle facilities.

Staff believes that the best way to ensure that Tysons develops as a true urban center (as
opposed to a collection of private developments) is to ensure that the entire transportation
system is in the public realm. To further that goal and to promote unification of the public
transportation network, staff recommended that the sidewalk be included within the public
right-of-way. As has been noted many times, safe pedestrian movement is vital to a
thriving downtown. The applicant has committed to include the sidewalk and landscape
amenity panel within the public right-of- panel and to dedicate the appropriate land area
accordingly.

Transportation Domand Management (TDM)

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

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

e The applicant intends to join the Arbor Row TDM Administrative Group, which is
in the vicinity of the property. Staff finds this approach preferable as it will allow
for reduced administrative tasks while improving the probabilities that trip
reduction goals will be met. However, if the applicant cannot join the Arbor Row
program, they will set up their own program for the individual site. The applicant
is committing to meet the Comprehensive Plan goals during all phases of
development of the site in conformance with a new approach to TDM. The
specific vehicle reduction goals are as follows:

Development Levels Pe_lr_:itleanit;:a%eu\égg:]cle
Up to 65 million SF of GFA 30%

65 million SF of GFA 35%

84 million SF of GFA 40%

90 million SF of GFA 43%

96 million SF of GFA 45%

105 million SF of GFA 48%

113 million SF of GFA 50%

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

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

e The applicant has committed to provide seed funds to help establish a Tysons-
wide Transportation Management Association (TMA), which would coordinate
TDM approaches throughout Tysons.

Staff believes that the applicant has provided a robust TDM package that will allow the
program goals to track closely with local and Tysons-overall development.. Staff believes
- the program will strongly encourage significant traffic reduction measures, addressing the
recemmendations of the Comprehensive Plan.
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Parking

Rather than requiring a minimum amount of parking, the PTC district regulations establish
parking maximums as an effective approach for reducing automobile use. These
maximums are seen as a critical component of an effective TDM program as a shortage of
readily availablo parking has a bearing on mode choice. The amount of parking provided
with the proposed development will conform to the parking provisions of PTC district. The
applicant has committed to providing parking within the minimums described by the Zoning
Ordinance. In addition, the applicant has agreed to exclude reserved parking spaces from
residential unit sales/leases (“unbundle” the parking and the unit). This “unbundling” would
allow available parking spaces to be used more efficiently, and will create an incentive for
residents to reduce car ownership.

Streetscape Design

The Urban Design section of the Comprehensive Plan provides detailed guidance on
streetscapes within Tysons. The Plan defines three streetscape zones: the landscape
amenity panel, the sidewalk, and the building zone. These zones are shown in the
following illustration. Each zone serves a distinct purpose and has varying dimensions
based on the adjacent street type and land use.
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Figure 12

While the streets, overall, have been designed to comply with the Transportation Design
Standards for Tysons Corner Urban Center, as adopted by the County and VDOT, the
applicant has asked for a waiver of on-street parking along the majority of Street C. Staff
has provided recommendations on this modification under separate cover. In general, staff
can support the removal of on-street parking as it is an interim condition until the adjacent
proporty to the south redevelops. The applicant is striving to preserve existing trees along
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this shared property line to the greatest extent possible in those areas where the parking is
omitted. The trees serve to buffer the parking structure on this adjacent property and they
are expected to remain until redevelopment of that site. In addition, the applicant has
proffered to replace and enhance the buffer with further landscaping. Therefore, staff can
support the requested waiver of construction.

In addition to the dimensions and conceptual design of the streetscape areas, the
applicant has proffered to provide a streetscape furnishings and materials plan with each
FDP. These details have been provided with FDP 2014-PR-012 and are generally
acceptable to staff.

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

Building and Site Design

The Comprehensive Plan guidance for building and site design includes elements such as:
build-to lines; bulk and massing; and step-backs. The subject application generally
adheres to these design recommendations. The proposed building has been sited along
build-to lines to create a consistent street wall. The applicant proposes a pedestrian
hierarchy to define those areas of the development where pedestrian activity will be
focused. The proffers commit to appropriate design articulation and fenestration
commitments for each zone within the hierarchy.

The CDP/FDP includes detailed plans, showing (illustrative) interior layouts of ground floor,
parking levels and roof area as well as detailed drawings of the building exterior (all four
sides) including building materials. Staff notes that future designs are expected to be in
substantial conformance with the style, type, character and form depicted in the drawings.
The proposed design hides any view of the parking structure in an attractive and active
way. Staff specifically finds the upper level plaza along Street B a seamless enhancement
of the park space, which takes good advantage of the spaces and provides a good link
between the building and the publicly accessible space.

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

Building Height

The application property falls within Tier 3 of the building height intensity zone as depicted
on the height map. Tier 3 recommends a height range of 130-175. The building is
proposed with a height of 55 to 90 feet. Any mechanical penthouses (which are excluded
from the height calculation per Sect. 2-506 of the ZO) are a maximum of 20 feet. Staff
finds that building height proposed in the application is in general conformance with the
Comprehensive Plan.
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Figure 13 Building Heights (Souree: Comprehensive Plan) ,

Tree Canopy and Plantings

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

The applicant has provided a utility plan showing the proposed landscaping with
conceptual utility layouts and sight distance lines. The applicant has committed to avoid
conflicts between landscaping and utilities to the greatest extent possible and to work with
the County to remain in substantial conformance with the planting scheme shown on the
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plan and, in the worst case scenario, to coordinate with UFMD prior to deletion of any tree
shown on the plan.

Urban Parkland Needs

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

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

Applying the urban parkland standard to the proposed development and assuming an
average household size of 1.75, there is a need for about 1.05 acres of publicly accessible
urban parkland onsite to serve the proposed development.

The development plan indicates the provision of 0.77 acres of onsite park space and 0.78
acres to be provided offsite—to include 0.66 acres on an adjacent parcel that currently
contains a stormwater management pond that would be filled to allow for park uses. The
remainder of the offsite park space is a 0.12 linear strip of land that would provide a
pedestrian sidewalk connection to Westpark Drive.

A common characteristic in the Tysons cases presented over the past few years is that,
more important than the total area of park space, is the quality of the public park spaces.
This application has provided high quality parks onsite with amenities and distinct spaces,
but perhaps more importantly, the parkland provided is a significant beginning for the
future proposed central park in this subarea. This parkland also establishes a pattern for
any future development proposed in this sector. The following graphic shows the park with
a star and depicts how this application sets the first piece of that park. Staff finds this
application is in harmony with the Comprehensive Plan and Park Plan recommendations.
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Figure 14 Park diagram for recommended park near subject site

Athletic Field Needs

In addition to the need for new urban parks, the Comprehensive Plan also recognizes the
need for a variety of small and large recreational facilities in Tysons to meet the need of
new residents, workers, and visitors. In the Tysons Corner Urban Center Areawide
Recommendations, Environmental Stewardship Chapter, Parks and Recreation Section,
Page 82, the Plan states the following:

...recreational facility service level standards in the Park and Recreation
element of the Countywide Policy Plan should be applied to new
development in Tysons, with adjustments made for urban demographics and
use pattemns. Using 2050 development projections, anticipated urban field
use pattemns, optimal athletic field design (lights and synthetic turf) and longer
scheduling periods, the adjusted need for athletic fields to serve Tysons is a
total of 20 fields... In general, the need for an athletic field is generated by the
development of approximately 4.5 million square feet of mixed use
development in Tysons.

The Plan suggests that “creative approaches can be used to ensure provision of
recreational facilities, especially athletic fields that meet service level
standards...[which] may include indoor and rooftop facilities.” The Plan also
indicates a preference for recreational facilities to be provided onsite or in an area
that serves the new development. The Plan text specifically lays out a hierarchy of
approaches:
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Provision of park land and facilities on-site is preferred. If on-site dedication and
facility provision are not possible, an equivalent off-site dedication and facility
construction within the same district should be sought as a substitution. Where it is
not possible to locate facilities within the district, locations that serve Tysons may
be substituted. As a last alternative, as for smaller sites, an equivalent monetary
contribution to fund local public parks within Tysons may be substituted.

Based on Comprehensive Plan guidance, the proposed development generates a
need for approximately one tenth of an athletic field. The applicant has proffered to
provide cash contribution that can be used to purchase land and develop one tenth
of an athletic field to serve Tysons. As discussed above, although not a part of this
application, this applicant owns more than 30 acres of adjacent land which can
follow the pattern set up by this application to create larger central park in the future.
If the same applicant dedicates adjacent land in the future for the creation of the
central park (which is expected to contain an athletic field), a portion of this
contribution can be credited back and/or applied toward facility construction costs to
offset needs generated by future development. Therefore, this contribution satisfies
the athletic field requirement for this development.

Other Recreational Facility Needs -

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

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

Using adopted recreational facility standards found in the Parks and Recreation element
(Appendix 2, Part B) of the Policy Plan, other publicly accessible recreational facilities
needed for this project area include %z a sport court and 4 of a playground.

The proposed development plan shows a small children’s play area in the onsite park and
a fenced off-leash dog park in the offsite park. As discussed below, all current reviews
suggest that the offsite park will be able to be converted from a pond to the dog park.
However, the applicant has also shown an alternative onsite fitness station which would be
provided if the pond cannot be filled. Therefore, publicly accessible recreational needs
will be met.
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.Figure 1 5 ?;{’;creational Amenities

Streams and Pond A

As described above, this application proposes to remove a manmade drainage pond on an
adjacent property (which is also owned by the applicant) in order to provide more area for

a large off leash dog park. Staff hotes that the pond itself (Pond A) is small and was

created as a part of a series of three ponds (A-C) which provide stormwater (SWM) for the
West*Park office park. However, the outfall channel between Pond A and Pond B is rather -
degraded. Staff reviewed the proposal against the Comprehensive Plan guidance and
required the applicant to provide detailed drainage studies to measure the impact of losing
this pond on the system of drainage/stormwater in. West*Park.

The Comprehensive Plan, both in its areawide and district recommendations, calls for
stream protection and restoration where possible. In this district, the Plan notes that the
ponds and small streams should be enhanced to add to the amenities of the
neighborhoods and calls for an urban park network from Tysons Central 123 to the areas
adjacent to the Dulles Airport Access Road (DAAR).

Given this Plan guidance, the request to fill in this pond and provide park land was
reviewed specifically against both planning and engineering criteria. Overall, staff
concluded that, with the filling of the pond, and treatment of the outfall areas which are
now incised and degraded, the existing stormwater system can be enhanced and better
used as an amenitized dog park. A preliminary drainage study was reviewed and
indicated that the overall water quality and quantity requirements of the area would be
satisfied with the removal of Pond A. However, even the preliminary study shows that the
drainage channels between Ponds A and B and the drainage channel downstream of the
ponds may need to be stabilized due to erosive velocities present today. The applicant
has agreed that, should stabilization be necessary, to stabilize the channel using natural
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features. Staff would like to see the applicant agree to stabilize these reaches whether or
not the engineering study shows such are needed, simply because these streams are
obviously degraded today.

Overall, however, since there is neither a floodplain or a resource protection area (RPA)
associated with this pond and staff has determined that the entire SWM system can
continue to function as it currently does without Pond A, staff is comfortable that the area is
enhanced due to the park amenities will create more benefits for the entire area.

Treatment ef Water Quality

The applicant is also enhancing the stream system by reducing the amount of runoff
impacting the streams and ponds. The applicant has pursued a variety of measures to
address stormwater management in a manner which attempts to satisfy both the
requirements of the Public Facilities Manual (PFM) and the Comprehensive Plan’s water
quality goals for the Tysons Corner Urban Center. These measures may include, but are
not limited to: retention of runoff from the proposed development; low impact development
(LID) measures; street tree planting areas designed as filter boxes; and infiltration and
detention (through the use of underground stormwater vaults where runoff may be
released gradually to protect stream channels that receive the runoff).

Under the CDP/FDP and proffers, the applicant has committed to retain/reuse the first inch
of rainfall to the extent practicable and has shown a refined scenario which includes a
specific goal of rainfall to be retained. The applicant will then meet this goal at site plan
although alternative measures may still be used (for example, a bio-retention tree pit may
be enlarged to compensate for a smaller green roof). Staff believes that this approach will
allow for continued refinement of the stormwater management commitment while removing
the subjective measurement of a goal from the site plan process.

The applicant indicates that 92% of the site is captured by a BMP and that the first inch of
rainfall will be retained onsite. In addition, the applicant has committed to achieve the
stormwater management design credit for Leadership in Energy and Environmental Design
(LEED). Therefore, staff finds that the application meets the goals for treatment of
stormwater identified in the Comprehensive Plan.

“Green” Buildings

The Comprehensive Plan recommends that zoning proposals for residential development
in the Tysons Corner Urban Center area provide green building commitments sufficient to
attain, at a minimum, the United States Green Building Council’'s (USGBC) Leadership in
Energy and Environmental Design (LEED) certification or its equivalent. The applicant has
committed to pursue at least LEED certification for this residential building. The applicant
has provided a set of green building commitments which are in conformance with Plan
guidance for compliance with these standards.
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Energy/Resource Conservation

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

e To provide a minimum of two electric vehicle recharging stations that serve four
parking spaces and conduit to facilitate additional future recharging stations within
the garage; and ' ,

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

Staff finds that the Plan recommendations related to energy conservation have been met
with this application.

Fairfax County Public Schools

The proposed development would be served by the Spring Hill Elementary, Longfellow
Middle and Mclean High Schools. Longfellow Middle and McLean High Schools are
projected to be over capacity within the next five years. The total number of students
generated by applications together is projected to be as follows:

Total
Elementary 16-24
Middle 5-7
High 8-12
Total 29-43

For the application, the applicant has proffered a contribution of $10,852 per student,
based on the number of students expected to be generated by utilizing the County’s
current formula, using the current ratios of 0.106 students per mid-rise dwelling unit.
Should the County modify the ration of students per subject multi-family unit or the amount
of the contribution per student, the amount of the contribution would be modified to reflect
whatever the current level was.

Sanitary Sewer

In the Tysons Corner Urban Center, prior to site plan submission, the applicant shall be
required to provide a sewer capacity analysis study to Wastewater Planning and
Monitoring Division of all the lines within the Urban Center to which its site contributes flow.

In addition, as development in the Tysons Corner Urban Center is expected to increase
dramatically based on the new Comprehensive Plan recommendations, the applicant
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should be aware that off-site trunk sewer upgrades might be necessary in the future, which
would be handled by a pro-rata share contribution.

Fire and Rescue

The subject property is serviced by the Fairfax County Fire and Rescue Department
Station #429, Tysons Corner. The requested rezoning currently meets fire protection
guidelines, as determined by the Fire and Rescue Department.

The CDP and FDP have been reviewed by the Fire Marshal and design review continues.
The applicant has proffered that at site plan, should changes be requested in

response to subsequent issues raised by the Fire Marshal (including adjustments to tree
locations, the streetscape and perimeter building areas as necessary to allow for required
emergency vehicle access), then these changes can occur provided such modifications
are made in consultation with the Fairfax County Department of Planning and Zoning
(DPZ), in substantial conformance with the intent of the CDP, FDP and these proffers.

Fairfax Water

The subject property is served by Fairfax Water. Fairfax Water can adequately serve this
site and would be expected to do so in the future.

Telecommunications '

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

ZONING ORDINANCE PROVISIONS (Appendix 18)

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

As noted, this case will contain a mix of residential and retail uses, but it will predominantly
be a residential development. The Zoning Ordinance provides requirements relating to
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parking, building height and bulk regulations, open space and intensity. All of these
requirements reflect the recommendations of the Comprehensive Plan and have been
discussed previously in the Plan analysis. It is staff's opinion, as expressed in this
analysis, that the applications meet these standards.

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

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

Waivers and Modifications Requested (for rezoning application unless otherwise noted)

e Waiver of Sect. 2-505 of the Zoning Ordinance to permit structures and vegetation
on a corner lot as shown on the CDP and FDP.

Sect. 2-505 of the Zoning Ordinance prohibits structures and vegetation on a corner lot
within a triangle determined by the street and sight lines. However, in this rezoning, all
buildings and vegetation have been reviewed against VDOT sight distance requirements
and have been found to be designed in a manner consistent with those requirements. In
addition, the applicant has proffered to provide a functional drawing showing, among other
things, sight distance lines at driveways and intersections. The proffers further note that if
vegetation conflicts with sight distance requirements, the applicant shall work with staff to
make minor adjustments to the tree location or remove lower branches. If necessary, the
trees can be relocated with coordination with staff. Due to the level of review of this
application and proffered considerations related to maintaining sight distances, staff
recommends approval of this waiver.

e Waiver of Par. 1 of Sect. 6-506 to permit a minimum district size of less than ten
(10) acres for a PTC zoned parcel.

Par. 1 of Sect. 6-506 of the Zoning Ordinance requires a minimum of ten (10) acres in
order to rezone to the PTC zoning district. However, the Ordinance allows this minimum
district area to be waived should a development proposal be in conformance with the
adopted Comprehensive Plan. To that end, and throughout the analysis of this application,
staff has reviewed the character of the application to determine that it is in conformance
- with the Plan. As previously stated, the application meets the consolidation
recommendations in the Comprehensive Plan. The development provides the intensity
and mix of uses recommended by the plan. The development also provides useful
transportation links by providing the grid of streets and pedestrian connections in the
subdistrict. The application also meets the Comprehensive Plan as it relates to parks,
landscaping, streetscaping, public facilities, stormwater and environmental
recommendations. As such, staff supports this waiver of the minimum district size.
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e Waiver to allow the use of underground stormwater management and best
management practices in a residential development.

As discussed in the stormwater analysis, staff is supportive of underground stormwater
management in the higher density developments expected in Tysons Corner. Waiver
request 25530-WPFM-001-1 (found in Appendix 11) has been reviewed by staff and
recommended for approval, with the imposition of conditions found in the waiver report and
including specifications for the design of the facilities, requirements for maintenance
agreements and financial commitments to ensure funds are available for appropriate
maintenance and any necessary reconstruction.

e Modification of the Zoning Ordinance Section 2-506 to allow for a parapet wall,
cornice or similar projection to exceed the height limit established by more than
three (3) feet, as may be indicated on the FDP to screen mechanical equipment.

The applicant has requested this waiver to provide an opportunity to architecturally screen
mechanical penthouse equipment and to provide for potential architectural elements above
the main roof line. Additionally, active recreational uses on roofs may require fencing,
screening and barriers exceeding three feet in height. As any such feature is to be shown
on any future FDPA, staff can support this waiver.

¢ Waiver of the Zoning Ordinance Section 17-201(3)(b) to provide any additional
interparcel connections to adjacent parcels beyond that shown on the plans and as
proffered.

The application provides for an interconnected grid of streets and demonstrates how the
grid may be extended in the future as surrounding properties develop. The proffers
commit to many of these streets being public and to the streets being dedicated at the time
of site plan approval. The applicant has further proffered to provide public access
easements along the private streets. With these commitments, adequate access is
provided to connect this development to the surrounding properties as they redevelop. It is
unclear where additional interparcel access would be requested, and staff notes that the
applicant will continue to need to meet all access management requirements as regulated
by VDOT. Therefore, staff believes that a waiver of additional interparcel connections is
appropriate in this instance.

¢ Modification of Zoning Ordinance Section 17-201 and PFM Section 8-0201.3to.
waive all trails and bike trails shown on the Comprehensive Plan in favor of the
streetscape and on-road bike lane system shown on the CDP/FDP.

On-street bike lanes are provided throughout this development and sidewalks are provided
along all streets as part of the streetscape in keeping with the urban recommendations of
the Comprehensive Plan. Therefore, staff can support the requested modification. -
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e Waiver of Zoning Ordinance Section 17-201 (7) to allow establishment of parking
control, signs and parking meters along private streets within the development.

In Tysons Corner, on-street parking will be an important part of providing parking for uses
and meeting street design standards. The owners of private streets may wish to regulate
the use of these parking spaces to serve their needs. Staff can support this waiver.

e Waiver of the Zoning Ordinance Section 17-201 (4) requiring any further dedication
and construction for widening of existing roads to address Comprehensive Plan
requirements beyond that which is indicated in the plans and proffers

The street grid and design has been extensively negotiated over the course of this
application and staff notes that the applicant has provided the requested street grid and
offsite connections. As such, staff can support this waiver.

Landscaping/Tree Canopy Waivers

The applicant has also requested the following landscaping modifications and/or waivers:

e Waiver/Modification of 5% interior parking lot landscape requirements under Section
13-202 of the Zoning Ordinance and Section 12-0514.2 of the PFM.

¢ Modification of PFM Section 12-0601.1b minimum planter opening area for trees
used to satisfy the tree cover requirement in favor of that shown on the plans.

¢ Moadification of PFM Section 12-0515.6b to allow trees located above any proposed
percolation trench or bioretention areas to count towards county tree cover
requirements as depicted on the CDP and FDP.

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

e Modification of the Zoning Ordinance and PFM for required tree preservation target
and ten percent canopy to be calculated as shown on the overall CDP area.

The minimum planting area opening requirements contained within the PFM are intended
to enhance the survivability of street trees in the application. The applicant has utilized
planting details in conformance with the Tysons Urban Design Guidelines, including the
use of structural soils and adequate soil volumes. These guidelines account for smaller
planter openings to allow for additional pedestrian accommodations.

The application provides details and specifications, with proffers, on how trees planted in
percolation trenches and bioretention areas will be planted, maintained and replaced.

As noted earlier, off-site (such as trees in public rights-of-way) and trees in easements do
not count toward the tree canopy requirements because of concerns about maintenance
and replacement. However, the applicant has proffered to maintain these trees and
replace them should they be damaged or removed. Were these street trees and trees in
easements counted per the PFM, the 10-year canopy would be met. In addition, given the
intensity of development envisioned by the Comprehensive Plan and this CDP, some sites
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within the entire development may not meet the 10-year tree canopy requirements;
however, the tree canopy requirements could be met when viewing the application as a
whole.

Given the proceeding proffer commitments and plan specifications, staff supports this
group of landscaping waivers/modifications.

Other Requested Waivers and Modifications

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

CONCLUSIONS AND RECOMMENDATIONS
Staff Conclusions

The development proposed here represents a next wave of development that can be
expected in Tysons, smaller than previous development proposals and further away from
the Metro. Nevertheless, it is still expected to conform to Tysons Plan guidance. The
proposed residential building has been reviewed against the Tysons Comprehensive Plan
Amendment and the PTC District Zoning Ordinance regulations.

Generally, the site is well designed in that the building is oriented towards Jones Branch
Drive and oriented towards the street. The building, site, landscape, streetscape, park
design and environmental enhancements fit well with what was envisioned in the
Comprehensive Plan. However, staff continues to suggest that the applicant agree to
some level of improvement in the outfall from Pond A, which is degraded and eroded today
as the applicant will already be making changes in the area as Pond A is filled and the
drainage pattern redesigned.

Overall, however, the proposed grid of streets accommodates both on-site needs and
serves the greater Tysons area by providing additional links in the transportation network
as well as creating a convenient pedestrian realm, including an offsite connection between
Jones Branch Drive and Westbranch Drive. Staff believes the development is a first step
in the pattern of development in the district which calls for the development of an urban
residential neighborhood and a central park. The applicant has also satisfied the athletic
field and public facility recommendation of the Comprehensive Plan.

Staff believes that these applications describe good example of a residential urban building
and therefore concludes that the subject applications are in harmony with the
Comprehensive Plan and in conformance with the applicable Zoning Ordinance provisions
with the implementation of the Draft Proffers contained in Appendices 1 of this Staff
Report.
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Recemmendatiens

Staff recommends approval of RZ 2014-PR-004 subject to the execution of proffers
consistent with those contained in Appendix 1.

Staff recommends approval of FDP 2014-PR-004, subject to the proposed development
conditions contained in Appendix 2 and the Board's approval of RZ 2014-PR-004

Staff recommends approval of PCA 88-D-005-08.

Staff recommends approval of the following modifications and waivers for RZ 2014-PR-
004

e Waiver to allow the use of underground stormwater management and best
management practices in a residential development (25530-WPFM-001-1) subject to
the Conditions dated June 10, 2014, contained in Attachment A of Appendix 11 of
the staff report.

o Waiver of Sect. 2-505 of the Zoning Ordinance to permit structures and vegetation
on a corner lot as shown on the CDP and FDP.

o Waiver of Par. 1 of Sect. 6-506 of the Zoning Ordinance to permit a minimum district
size of less than ten (10) acres for a PTC zoned parcel.

e Moadification of Sect. 2-506 of the Zoning Ordinance to allow for a parapet wall,
cornice or similar projection to exceed the height limit established by more than
three (3) feet as may be indicated on the FDP to screen mechanical equipment.

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

¢ Modification of Zoning Ordinance Section 17-201 and PFM Section 8-0201.3 to
waive of all trails and bike trails in favor of the streetscape and on-road bike lane
system shown on the plans.

o Waiver of Sect. 17-201(7) of the Zoning Ordinance to allow establishment of
parking control, signs and parking meters along private streets within the
development.

e Waiver of the Sect. 17-201(4) of the Zoning Ordinance requiring any further
dedication and construction for widening of existing roads to address Comprehensive
Plan requirements beyond that which is indicated in the Plans and proffers.
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e Waiver and/or Modification of Section 13-202 of the Zoning Ordinance and 12-
0514.2 of the PFM requiring 5% interior parking lot landscaping in favor of that
shown on the CDP/FDP.

¢ Modification of PFM Section 12-0515b minimum planter opening area for trees
used to satisfy the tree cover requirement in favor of that shown on the CDP and
FDP.

¢ Modification to allow trees located above any proposed percolation trench or
bioretention areas to count towards county tree cover requirements as depicted on
the CDP and FDP. '

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

¢ Madification of the Zoning Ordinance and PFM for required tree preservation target
and ten percent canopy to be calculated as shown on the overall CDP area.
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DRAFT PROFFERS
Ambherst Property, LLC

RZ 2014-PR-004
October 8, 2014

Pursuant to Section 15.2-2303(A) of the Code of Virginia (1950, as amended) and
Section 18-204 of the Zoning Ordinance of Fairfax County (1978, as amended), the property
owners and Applicant, for themselves and their successors and/or assigns (hereinafter referred to
as the “Applicant™), hereby proffer that the development of the parcels under consideration and
shown on the Fairfax County tax maps as 29-4 ((7)) 6 and 7B pt. (collectively, the “Property™)
shall be in accordance with the following conditions if, and only if, Rezoning applieation 2014-
PR-004 (this “Rezoning™) is granted.

GENERAL

1. Conceptual Development Plan. The Property shall be developed in substantial
conformance with the certain elements of 7915 Jones Branch Drive Conceptual/Final
Development Plan (“CDP/FDP/FDP”) dated February 3, 2014 and revised through
Oetober 2, 2014 prepared by VIKA Virginia, LLC, Design Collective, Inc. and Parker
Rodriguez.

2. Proffered CDP Elements. It shall be understood that the proffered elements of the CDP
are limited to the grid of streets, general location of the points of access, general location
of the building, general mix of uses, minimum and maximum gross floor area ("GFA"),
minimum and maximum building heights, build-to-lines, amount and general location
and character of urban park land, and general quality and character of the streetscapc (the
“Proffered Elements™). The Applicant has the option to request a Final Development Plan
Amendment (“FDPA”) for elements other than the Proffered Elements in accordance
with the provisions set forth in Scction 16-402 of the Zoning Ordinance.

3. Minor Modifications. Minor modifications to the proffered elements of the CDP/FDP
may be permitted when necessitated by sound engineering or that may become necessary
as part of FDPA approval or final site design or engineering, pursuant to Section 16-
403(4) of the Ordinance. The Applicant shall have the flexibility to modify the layout
shown on the CDP/FDP without requiring approval of an amended CDP/FDP provided
such changes are in substantial eonformance with the CDP/FDP as determined by the
Zoning Administrator. The building envelope, the number of dwelling units and floors,

~ and the amount of square footage may be adjusted as set forth on the CDP/FDP and in
these Proffers, as long as (i.) the building setbaeks from the property lines as shown on
the CDP/FDP are maintained; (ii.) the minimum and maximum number of residential
units and the minimum and maximum building heights comply with those shown on the
CDP/FDP; and (iii.) the redevelopment otherwise is in substantial conformance with the
CDP/FDP and these Proffers.
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Declarations/Owners Associations. The Applicant shall be obligated to provide for
various proffer and maintenance obligations, including but not limited to,
implementation, administration and funding of the TDM program, maintenance of the
private streets and sidewalks, streetscapes and furnishings therein, publicly accessible
park areas and any private utility systems (the “Obligations™). Should, in the future, the
Property become part of a larger coordinated development with more than a single
building, the Applicant shall cooperatc with the other relevant building(s) in the
recordation of an umbrella owners association (“UOA™) or the equivalent in the form of
one or more reciprocal easement and/or joint maintenance and/or joint development
agreements, and other governance documents as necessary (collectively referred to as
“UOA or equivalent”) to provide for the implementation and administration of the
Obligations. Upon request from the owner(s) of the larger coordinated development, the
Applicant shall coordinate and cooperate in the submission of such governance
documents to the Office of the County Attorney to ensure they provide for the various
proffers and maintenance obligations not otherwise covered by separate agreement with
Fairfax County and/or the Virginia Department of Transportation (“VDOT”). Said UOA"
or cquivalent may be expanded to include other nearby propertics. Prior to such time as a
UOA or the equivalent is created, the Applicant shall be responsible for the
implementation and administration of the Obligations.

PROPOSED DEVELOPMENT

Proposed Development. The minimum gross floor area (“GFA”) to be constructed on the
Property is 295,000 square feet and the maximum GFA permitted on the Property is
450,000 square feet (the “Proposed Development™). The primary use on the Property
shall be residential. Non-Residential uses as identitfied m the development tabulations on
Sheet C-2A of the CDP/FDP (the "Development Tabulations") may include any non-
residential use permitted in the PTC District, as limited by Section 6-505 “use
limitations,” or uses accessory to the primary use. Such Non-Residential uses may
include, but not be limited to, ATMs, business service and supply service establishments,
quick service food stores, fast food restaurants, community uses, health clubs and similar
commercial recreation uses, personal service establishments, professional offices, repair
service establishments, retail sales establishments, financial institutions, eating
establishments, educational and tutoring facilities, schools of special education, quasi-
public uses, garment cleaning establishments and similar uses, and may be provided at
the Applicant’s sole discretion in arecas shown on the CDP/FDP.

Uses allowed by special exception or special permit in the PTC District may be
authorized through a separate special exception or special permit process without the
nced for a PCA or CDP/FDPA if layout is in substantial conformance with the CDP/FDP
as determined by the Zoning Administrator.

Final Development Plan Amendments. Any FDPA approved for the Property shall
establish the range of GFA, range in the number of dwelling units and mix of uses for the
building within the limits established by these Proffers and the CDP/FDP. The specific
GFA and number of dwelling units for the building shall be established at final site plan.
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Should, in the future, the Property become part of a larger coordinated development with
more than a single building, the Applicant shall provide with each FDP and site plan a
tabulation listing of all existing buildings to remain and proposed buildings, along with
the GFA, uses, final building heights, and parking approved on the CDP, FDP and site
plan as may be applicable.

In addition, the following information shall be provided with each subsequent FDPA
filed on the Property, subject to modification with concurrence from the Department of
Planning and Zoning ("DPZ") based on the relevance of the item to the specific FDPA
request. '

A.

Tree Canopy Calculations. A tabulation indicating the tree canopy calculations of
the Property.

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

Functional Drawings/Sight Distance. Functional drawings to include proposed
right-of-way lines associated with public streets; vehicular sight distance lines at
all intersections within, and adjacent to, the FDPA area overlaid on the Landscape

Plan; and details with respect to utilities and/or vegetation conflicts with building

entrances and/or intersections as presented on the CDP.

Utilities. Approximate location of existing and proposed utilities to serve the area
of the FDPA including the location of the any utility vaults and stormwater
management facilities overlaid on the Landscape Plan.

Proposed Uses. A list of proposed uses and demonstration of how such uses meet
the applicable "Use Limitations" of Section 6-505 of the Ordinance.

Architectural Elements. Specific information on architectural elements, build-to
lines, and building heights as provided in Proffers 10, 12 and 15.

Streetscape. A graphic depiction of, and any adjustments to, the activated
streetscape elements as provided in Proffer 13.

Garage/Loading and Service Area Treatments. Proposed parking garage fagade
designs and refined loading and service area designs and treatments as provided in
Proffers 13.

Landscaping and Streetscape Furnishings. Detailed landscape plans as provided
in Proffer 20 and submission of a "Streetscape Furnishing and Materials Plan" as
provided in Proffer 21.

Parks and Recreation. For on-site parks and active recreation facilities, depiction
of special amenity features as provided in Proffer 43.
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K. Provisions for Bicycles. Bicycle parking and storage as provided in Proffer 33.

Parking Spaces. Refinement of the number of parking spaces as provided in
Proffer 36.

M. Stormwater Management. Identification of the location and preliminary design of
the stormwater management facilities including the access points to underground
vaults as provided in Proffer 48.

Should, in the future, the Property become part of a larger coordinated development with
more than a single building, the Applicant shall provide a tabulation indicating the
development status of all property subject to the larger coordinated development with
each FDPA and site plan submitted for the Property. The tabulation shall include a listing
of all existing buildings to remain and proposed buildings, along with the GFA, uses,
final building heights, and parking approved on the CDP, FDP and site plan as may be
applicable and shall be updated with each subsequent FDP and site plan approved for the
larger coordinated development.

Existing Structure and Interim Uses.

A. Any use that is permitted in the C-3 District, including any special permit and/or

' special exception uses, may also be permitted as an interim use in the existing

structure subject to the use limitations in Section 6-505. Parking for all interim

uses shall be provided either in accordance with Article 11 of the Zoming

Ordinance as permitted for C-3 uses or as permitted in the PTC District, at the
Applicant’s sole discretion.

B. Commercial off-street parking may be provided on an interim basis in existing
surface lots on the Property without approval of an FDP, Prior to issuance of a
Non-RUP for commercial off-street parking, the Applicant shall provide an
operational traffic analysis (“Operational Analysis”) of the points of access to the
parking lot(s) to the Fairfax County Department of Transportation (“FCDOT”)
and VDOT for review and approval. Such Operational Analysis shall be limited
to an assessment of those driveways serving the parking lot and any proposed
access controls.

Festivals, Fairs or Similar Activities. The Applicant, or their designee, shall be permitted
to operate festivals, fairs or similar activities, including, but not limited to, farmers'
markets and food vendors, on the Property, either in the existing surface parking lot or
within publicly-accessible privately owned open space shown on the CDP/FDP. The
Applicant shall coordinate with the Zoning Administrator regarding the issuance or
approval of a temporary special permit as may be required under the Zoning Ordinance,
which may include the establishment of an annual permit for continuing or seasonal
events,

Fire Marshal Evaluation. Changes to the CDP/FDP shall be permitted in responsc to the
review of site plans by the Fire Marshal, including adjustments to tree locations, the

Page 4
RZ 2014-PR-004



10.

11.

12.

13.

streetscape and perimeter building areas as necessary to allow for required emergency
vehicle access, without requiring approval of a PCA, CDPA or FDPA, provided such
modifications are made in consultation with DPZ and are in substantial conformance with
the CDP/FDP and these Proffers. While trees may be deleted or relocated in response to
Fire Marshal requirements, this does not relieve the Applicant from meeting the 10-year
tree canopy requirements as shown on the CDP/FDP.

ARCHITECTURAL AND URBAN DESIGN

Architectural Design. The architectural treatment of the proposed building shall create a
sense of identity and place, and shall create human scale through the use of unifying
elements such as materials, textures, color, window treatments, decorative details,
lighting, and landscaping as illustrated in the CDP/FDP. The building shall be designed
with high quality architecture and building materials as generally shown on Sheet A-4.0
of the CDP/FDP.

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

Build-to-Lines. Build-to-lines (“BTL”) have been depicted on the CDP/FDP, to create an
urban, pedestrian-oriented environment where the building is located close to the street
and pedestrian/streetscape areas are located between the building and the streets. In
general, building facades are intended to be configured in such a way as to provide a
continuous street wall along this line, but modifications to either side of the BTL shall be
permitted provided such are in general conformance with the CDP/FDP and are shown on
an approved FDP and/or site plan. Awnings and other architectural canopies attached to
the buildings shall not extend beyond the building zone, except as may be shown on the
approved FDP. At the time of site plan, the Applicant shall identify possible locations
along the street level, outside of the pedestrian sidewalk and landseape amenity panel, for
areas for outdoor dining,

Activated Streetscapes and Ground Floor Elements. Activated streetscapes shall be
provided by designing and constructing streetscapes and exterior facades of ground floor
areas adjacent to streets as generally depicted on the CDP/FDP. Modifications and further
refinements may be permitted with the approval of future FDPAs. The northeast corner of
the building fronting the Jones Branch Drive/Street A intersection shall generally be
designed and constructed with a ground floor having a minimum floor to floor height of
16 feet to accommodate Non-Residential uses or residential amenity uses designed to
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activate the streetscape. In addition, the Applicant shall provide for a hierarchy of
activated streetscapes as delineated on Sheet 1.0.01 of the CDP/FDP and described below.

A.

Jones Branch Drive and Street A. These streets are designated as Primary

Pedestrian Corridors and designed to accommodate moderate pedcstrian activity
and encourage interaction among the uses on the Property. These streets shall
generally incorporate thc following elements, which .may be adjusted with
approval of an FDPA:

(1)

(iD)

(iii)

(iv)

 Where Non-Residential uses are incorporated on the ground floor, a

minimum of 50% of the area of the street front ground floor facades shall
be constructed with glazed windows and doors or other transparent,
translucent materials.

Where Residential uses are incorporated on the ground floor, the building
design shall incorporate, to the degree feasible, a minimum of 25% of the
ground floor fagade below the ceiling, constructed with windows and/or
doors or other transparent materials or semi-transparent materials, and/or
incorporate entries in to individual dwelling units from the street level.
Residential units that have direct access to the streetscape from an
individual unit shall, to the degree feasible, utilize design features to
provide interior privacy (such as having a ground floor elevation that is
above the sidewalk grade).

‘Parking structures along the ground floor facades shall have screening

composed of architectural systems designed to mitigate views into the
parking structure from street level, or the general facade detailing of the
building above may be continued to the ground plane.

Loading/trash/service areas along Primary Pedestrian Corridors shall be
minimized. Where such loading/trash/service areas do occur along
Primary Pedestrian Corridors, they shall be screened from public view
through the use of roll down doors or similar treatment.

Streets B and C. These streets are designated as Secondary Pedestrian Corridors

and are designed to accommodate modest pedestrian activity and access to the
uses on the Property. Streets B and C shall generally incorporate the following
elements, which may be adjusted with approval of an FDPA:

(i)

Residential uses on the ground floor shall incorporate, to the degree
feasible, a minimum of 25% of the ground floor fagade below the ceiling,
constructed with windows and/or doors or other transparent materials or
semi-transparent materials, and/or incorporate entries in to individual
dwelling units from the street level. Residential units that have direct
access to the streetscape from an individual unit shall utilize design
features to provide interior privacy (such as having a ground floor
elevation that is above the sidewalk grade).
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14.

15.

16.

17.

(ii)  Parking structures along the ground floor facades shall have screening
composed of architectural systems designed to mitigate views into the
parking structure from street level, or the general fagade detailing of the
building above may be continued to the ground plane.

(iii)  Loading/trash/service areas shall be screened from public view to the
extent feasible through the use of roll down doors, architectural treatments
and other such similar treatments or by locating these areas at a distance
away from the streetscape area.

Parking Structure Facade. The proposed above grade parking structure shall be designed
to so include an active layer of occupied space. Parking garage and loading/trash/service
entrances may be adjusted with site plan approval, provided such relocation or
adjustment does not negatively impact the quality of the streetscape or significantly
increase the width of the loading entrance.

Building Heights. The minimum and maximum building heights for the proposed
building on the Property are identified on the CDP/FDP. The final height may be less
than the maximum height shown on the CDP/FDP but not less than the minimum.

Building height shall be measured in accordance with the provisions of the Fairfax
County Ordinance and shall be exclusive of those structures that are excluded from the
maximum height regulations as set forth in Section 2-506 of the Ordinance, including for
example, penthouses and other rooftop structures. Such penthouses and other rooftop
structures may be constructed as permitted under Section 2-506 of the Ordinance and

shall be a maximum of 20 feet. All building penthouses/rooftop structures shall be

screened and integrated into the architecture of the building.

Electric Transformers. The Applicant intends to provide electric transformers to serve
the Property within the building along Street C as shown in Sheets A-1.0 and A-4.1. In
the event this location is not acceptable to electric utility company, the Applicant reserves
the right to locate the electric transformers to another area along Streets A, B or C; the
location of which shall be determined in concert with DPZ, FCDOT and the Office of
Community Revitalization (“OCR”) without the requirement for a PCA, CDPA or FDPA.

Telecommunications Equipment. Telecommunications equipment may be placed on the
proposed building’s’ rooftop. Any such facilities must comply with the applicable
requirements of the Ordinance and be screened and/or setback sufficiently from the
perimeter of the roof and penthouse such that they are not visible from the surrounding
streets at street level. Other screening measures may be used such as including the
facilities as part of the architecture of the buildings, utilizing compatible colors, or
employing teleeommunication screening material and flush mounted antennas.
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18.

BUILDING PRACTICES

Residential Building Certifications.

A.

The Applicant shall include, as part of the building plan submission for the
residential building to be constructed on the Property, a list of specific credits
within the most current version of the U.S. Green Building Council’s Leadership
in Energy and Environmental Design New Construction (LEED®-NC) rating
system at the time of the project's registration, or other LEED rating system
determined to be applicable by the U.S. Green Building Council (USGBC), or its
equivalent (as determined jointly by the Applicant and Fairfax County), that the
Applicant anticipate attaining.

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

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

Prior to the building plan approval for the building to be :constructed, the
Applicant shall post a “green building escrow” in the form of cash or a letter(s) of
credit from a financial institution acceptable to DPWES as defined in the Public
Facilities Manual (PFM), in the amount of $2.00/square foot of GFA, as shown on
the approved site plan. This green building escrow shall be in addition to and
separate from other bond requirements and will be released upon demonstration
of attainment of LEED-NC certification, by the USGBC, under the project's
registered version of the LEED-NC rating system or other LEED rating system
determined, by the USGBC, to be applicable to each building. The provision to
EDRB of documentation from the USGBC that each building has attained LEED-
NC certification will be sufficient to satisfy this commitment.

At the time LEED-NC certification is demonstrated to the EDRB, the escrowed
funds and/or letter(s) of credit shall be released to the Applicant.

If prior to bond extension, reduction or final bond release for the building site,
whichever occurs first, the Applicant provides to EDRB documentation
demonstrating that LEED-NC certification for the building has not been attained
but that the building has been determined by the USGBC to fall within three (3)
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points of attainment of LEED-NC certification, 50% of the green building escrow
will be released to the Applicant; the other 50% will be released to Fairfax County
and will be posted to a fund within the County budget supporting implementation
of county environmental initiatives. If the certification is still in progress at the
time of application for the bond extension or reduction, the time frame for the
provision of the documentation described above shall be automatically extended
to the time of the next bond extension or extension. However, the documentation
must be provided prior to the final bond release for the building site.

If prior to the bond extension, reduction or final bond release for the building site,
whichever occurs first, the Applicant fails to provide documentation to EDRB
demonstrating attainment of LEED-NC certification or demonstrating that the
building has fallen short of LEED-NC certification by three (3) points or less, the
entirety of the escrow for that building will be released to Fairfax County and will
be posted to a fund within the County budget supporting implementation of
County environmental initiatives. If the certification is still in progress at the time
of application for bond extension or reduction, the time frame for the provision of
the documentation described above shall be automatically extended to the time of
the next bond extension or reduction. However, the documentation must be
provided prior to the final bond release for the building site.

As an alternative to the actions outlined in the Paragraphs A, C and D above, the
Applicant may choose, at its sole discretion, to pursue a certification higher than
LEED-NC, in which case the LEED-AP will provide certification statements at
the time of building plan review confirming that the items on the list of specific
credits will meet at least the minimum number of credits necessary to attain
LEED-NC Silver certification.

Prior to building plan approval for the building to be constructed, the Applicant
shall submit documentation, to EDRB, regarding the USGBC’s preliminary
review of design-oriented credits in the LEED program. This documentation will
demonstrate that the building is anticipated to attain a sufficient number of
design-related credits that, along with the anticipated construction-related credits,
will be sufficient to attain LEED-NC Silver certification. Under this alternative,
the Applicant is not required to provide a “green building escrow” unless the
Applicant fails to provide the above referenced documentation that the building is
anticipated to attain LEED-NC Silver certification.

Prior to final bond release of the building site, the Applicant shall submit
documentation to EDRB, confirming the status of LEED certification.

As an alternative to the actions outlined in the Paragraphs A, C, D and E above
the Applicant may select, subject to EDRB approval, an alternate residential
rating system such as Earth Craft or the 2012 National Green Building Standard
(NGBS) using the ENERGY STAR® Qualified Homes path for energy
performance that may be implemented without an escrow. If one of thc alternate
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19.

20.

residential rating systems listed herein is selected, the Applicant shall demonstrate
attainment of the selected certification from a rater recognized through the
selected program prior to the bond extension, reduction or final bond release for
the building site, whichever comes first. If the certification is still in progress at
the time of application for bond extension or reduction, the time frame for the
provision of the documentation described above shall be automatically extended
to the time of the next bond extension or reduction. However, the documentation
must be provided prior to the final bond release for the building site.

Sustainable Energy Practices. To promote efficient, renewable and sustainable energy
practices:

A. Electric Vehicle Charging Infrastructure. A minimum of two (2) electric vehicle
recharging stations that serve four (4) parking spaces and conduit to facilitate
additional future recharging stations shall be provided in the parking garage.

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

SITE DESIGN AND AMENITIES

Landscape Plan. The CDP/FDP includes a landscape plan for the Property consisting of
an overall plan and details regarding streetscapes, publicly accessible park areas,
courtyards and private amenity areas. Alterations and refinements to the landscaping
may be made with approval of a FDPA without the need for a PCA or CDPA. As part of
the first and all subsequent site plan submission for the Property, the Applicant shall
submit to the Urban Forestry Management Division ("UFMD") of the DPWES for review
and approval a detailed landscape plan that is in substantial conformance with the
quantity and quality of plantings and materials landscaping shown on the CDP/FDP, and
shall include, among other things, irrigation information, design details for tree wells and
other similar planting areas on structures and along streets, as well as tree canopy. These
details shall include the composition of planting materials, methods for providing
suspended pavement over tree root zones to prevent soil compaction, and methods for
ensuring the viability of plantings on structures and along streets. Adjustments to the type
and location of plantings shall be permitted to avoid conflicts with utilities and other site
engineering considerations.

The existing vegetation map on Sheet C-4 and the landscape plan on Sheet L0.00 identify
certain individual trees to be preserved as further detailed in Proffer 22. Should trecs
identified to be preserved along the south side of Street C fail to survive, thc Applicant
shall develop and implement a landscape plan to be approved by UFMD that will include
interim replacement street trees and additional plantings designed to scrcen views of the
adjacent uses.

Page 10
RZ 2014-PR-004




21.

Streetscaping.  Strcetscaping shall be installed throughout the Property as generally
depicted on the CDP/FDP. Streetscape elements shall include: a landscape amenity panel
located immediately behind the face of curb; a clear pedestrian sidewalk adjacent to the
landscape amenity panel; and a building zone between the pedestrian sidewalk and the
face of the building that is designed to allow access to the building and/or additional
landscaping adjacent to residential uses and also storefront browsing, outdoor display,
outdoor dining, and similar uses adjacent to Non-Residential uses. Streetscaping
elements may be adjusted at the time of site plan approval, provided the quality and
dimensions of the streetscape are in substantial conformance with that shown on the
CDP/FDP.

A. Street Trees. Tree planting sites are depicted on the CDP/FDP but remain subject
to revision as may be approved by the UFMD at the time of site plan review. The
Applicant shall retain the services of a certified arborist or Registered Consulting
Arborist to momtor the design and inspect the planting of the street trees and shall
notify UFMD in writing or by electronic mail no later than three business days
prior to tree pit construction to allow for County inspection. Where minimum
planting widths of eight (8) feet cannot be provided, alternative measures either as
identified in the "Tysons Urban Design Guidelines" (endorsed by the Board of
Supervisors on January 25, 2012) or as approved by the UFMD, shall be used to
satisfy the following specifications for all planting sites:

(1) A minimum of 4 feet open surface width and 16 square feet open surface
area for Category III and Category IV trees, with the tree located in the
center of the opcn area;

(i) A minimum rooting area of 8 feet wide (may be achieved with techniques
to provide un-compacted soil below pavement), with no barrier to root
growth within four feet of thc base of the tree on Jones Branch Drive and
within 3.5 feet of the base of the tree on Streets A, B and C;

(iii) A minimum soil depth of four (4) feet as measured to the shallow most
point of the tree pit;

(iv)  Soil volume for Category III and Category IV trees (as defined in Table
12.17 of the PFM) shall be 700 cubic feet per tree for single trees, but may
be reduced to a minimum of 400 cubic feet where necessary, such as
where utility locations preclude greater soil volume. For two trees planted
in a contiguous planting area, a total soil volume of at least 600 cubic feet
per tree shall be provided. For threc or morc trees planted in a contiguous
area, the soil volume shall equal at least 500 cubic feet per tree. A
contiguous area shall be any area that provides root access and soil
conditions favorable for root growth throughout the entire area.

(v) Soil speeifieations in planting sites shall be provided in the planting notes
to be ineluded in all site plan submissions;
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(vi)  All shade trees shall be a minimum of 3 to 3.5 inches in caliper at the time
of planting; all flowering trees shall be a minimum of 2 inch caliper at the
time of planting; and all new evergreen trees shall be a minimum of eight
(8) feet in height at the time of planting;

(vii)  Tree zones shall be installed with a fully automatic irrigation system; and

(viii) If some street trees have to be planted within utility easements, the
Applicant shall replace any street trees that are removed to facilitate
repairs of utilities in these easements.

Non-Invasive Plant Materials. Invasive species, as defined by the Fairfax County
PFM, shall not be used on the Property or in any off-site improvement areas
associated with the Property, such as off-site publically accessible park space.

Utility Locations. Ultilities, including, but not limited to water, sanitary sewer and
storm sewer utility lines, shall be installed within the street network to the
maximum extent feasible as determined by DPWES or shall be placed in locations
that do not conflict with the landscaped open space areas and streetscape elements
shown on the CDP/FDP and/or subsequent FDP as determined by DPWES. If
there is no other option, utilities may be placed within open space or streetscape
areas provided that the long-term health of trees and other plantings is ensured by
the provision of sufficient soil volume as outlined in these proffers, as determined
by the UFMD. Adjustments to the type and location of plantings shall be
permitted to avoid conflicts with utilities and other site engineering
considerations.

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

Sight Distance Considerations. If determined at the time of site plan approval that
street tree locations conflict with sight distance requirements, the Applicant shall
investigate whether limited pruning or minor adjustments to the locations of street
trees will alleviate sight distance concerns. In the event VDOT does not approve
the tree locations even after the changes anticipated above the Applicant shall be
permitted to relocate the affected street tree without the need for confirmation
from DPZ, subject to approval by the UFMD. If a tree that is deleted due to
VDOT requirements would result in a tree canopy below 10% on the Property, the
tree(s) shall be accommodated in another location on the Property, as approved by
DPZ in consultation with UFMD so as to ensure the 10% tree canopy is met.

Streetscape Furnishings and Materials and Lighting. Unified and high quality
streetscape materials and site furnishings to be used on the Property are shown on
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Sheet L3.01 of the CDP/FDP. Any modifications to these materials and
furnishings shall be compatible with those identified in the Tysons Urban Design
Guidelines, dated January 14, 2012, as may be amended and or modified.

All streetscape lighting shall be energy efficient. All on-site, outdoor and parking
garage lighting shall not exceed that permitted under the Outdoor Lighting
Standards of Section 14-900 of the Ordinance. The same or similar street lights
shall be used consistently throughout the Property. All parking lot and new
building mounted security lighting shall utilize full cut-off fixtures. Recessed
lighting shall be directionally shielded to mitigate the impact on the adjacent
properties.

Signage. Signage for the Property shall be provided in accordance with the
requirements of Article 12 of the Ordinance or as may be approved with a
Comprehensive Sign Plan ("CSP") for the Property.

The placement of traffic control signage on public streets shall be eoordinated
with VDOT. Wayfinding signage and elements may be provided as part of a CSP
for the Property or as part of a larger CSP for the Tysons area.

Maintenance. The Applicant shall maintain and replace in-kind all pedestrian
realm elements within the Property. The pedestrian realm includes all areas
between the back of curb and the building zone whether located within the public
right-of-way or on private land with public access easements. The Applicant shall
enter into the appropriate agreement, in a form approved by the Office of the
County Attorney, with the County (or other public entity, as needed) to permit the
Applicant to perform such maintenance. An alternative maintenance agreement,
such as a Business Improvement District, may be entered into upon written
agreement of both the County and the Applicant without the requirement for a
PCA. Maintenance commitments include, but are not limited to:

() All plantings including trees, shrubs, perennials, and annuals;
(i1) All associated irrigation elements;
(iii)  All hard surfaces;

(iv)  All streetscape furnishings including trash and recycling receptacles,
benches, bike racks and non-standard structures;

(v) All lighting fixtures, brackets and poles;

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

(vil)  Snow removal;

(viii) Leaf removal;
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(ix)  Trash, recycling and litter removal,
(x) Decorative retaining walls;
(xi)  Special drainage fcatures, such a Low Impact Design facilitics; and

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

22. Tree Preservation.

A.

Tree Prescrvation Plan. The Applicant shall submit a tree preservation plan and
narrative as part of the first and all subsequent site plan submissions. The tree
preservation plan and narrative shall be prepared by a certified arborist or
registered consulting arborist (the “Project Arborist”), and shall be subject to the
review and approval of UFMD. The tree preservation plan shall provide for the
preservation of those individual trees identified for preservation on Shect C-4 of
the CDP/FDP. It shall include an inventory which identifies the location, species,
size, crown spread and condition rating percent of all individual trees to be
preserved. The condition analysis shall be prepared using methods outlined in the
latest edition of the Guide for Plant Appraisal. Specific tree preservation
activities designed to maximize the survivability of trecs designated for
preservation shall be incorporated into the Tree Preservation Plan. Activities
should include, but are not limited to, crown pruning, root pruning, mulching and
fertilization.

Trce Preservation Walk-Through. The Applicant shall have the limits of clearing
and grading marked with a continuous line of flagging prior to the walk-through
meeting. During the tree preservation walk-through meeting, the Project Arborist
shall walk the limits of clearing and grading with a UFMD representative to
dctermine where adjustments to the clearing limits may be made to increase the
survivability of the individual trces to be saved and how such adjustments shall be
implemented. Trees that are identified as dead or dying may be removed as part
of the clearing operation. Any tree that is so designated shall be removed in a
manner that avoids damage to surrounding trees and associated understory
vegetation. If a stump is to be removed, this shall be done using a stump-grinding
machine in a manner causing as little disturbance as possiblc to nearby trees
identified for preservation.

Limits of Clearing and Grading. The Applicant shall conform strictly to the limits
of clearing and grading as shown on the CDP/FDP, subject to allowances
specified in these proffered conditions and for the installation of utilities and/or
sidewalks. 1f it is determined necessary to install utilities and/or sidewalks in
arcas 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 the
UFMD. A replanting plan shall be developed and implemented, subject to
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approval by the UFMD, DPWES, for any areas protected by the limits of clearing
and grading that must be disturbed for such trails or utilities. '

Tree Preservation Fencing. All trees shown to be preserved on the tree
preservation plan shall be protected by tree protection fencing. 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 as shown on the Tree Preservation Plan, demolition
plan, and Phase I and Phase II erosion and sediment control sheets, as niay be
modified by Paragraph E below.

All tree protection fencing shall be installed after the tree preservation walk-
through meeting but prior to any clearing and grading activities, including the
demolition of any existing structures. The installation of all tree protection
fencing shall be performed under the supervision of the Project Arborist, and
accomplished in a manner that does not harm existing vegetation that is to be
preserved. Three (3) days prior to the commencement of any clearing, grading or
demolition activities, but subsequent to the installation of the tree protection
devices, the UFMD, 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 the UFMD.

Root Pruning. 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
site plan submission. The details for these treatments shall be reviewed and
approved by the UFMD, accomplished in a manner that protects affected and
adjacent vegetation to be preserved, and may inelude, but not be limited to the
following:

(1) = Root pruning shall be done with a trencher or vibratory plow to a depth of
18 inches.

(ii) Root pruning shall take plaee prior to any clearing and gradmg, or
demolition of structures.

(i)  Root pruning shall be conducted with the supervision of the Project
Arborist.

(iv)  An UFMD representative shall be informed when all root pruning and tree
proteetion fence installation is complete. ,
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23.

Demolition of Existing Structures. The demolition of all existing features and
struetures within protected areas shown on the CDP/FDP shall be done by hand
without heavy equipment and conducted in a manner that does not impact
individual trees that are to be preserved.

Site Monitoring. During any clearing or tree/vegetation/structure removal on the
Property, a representative of the Applicant shall be present to monitor the process
and ensure that the activities are conducted as proffered and as approved by the
UFMD. The Project Arborist shall monitor all construction and demolition work
and tree preservation efforts in order to ensure conformance with all tree
preservation proffers, and UFMD approvals. The monitoring schedule shall be
described and detailed in the tree preservation plan.

Tree Appraisal and Bonding. The Project Arborist shall determine the
replacement value of the existing 30 inch Red Oak tree identified for presentation
in the northwest corner of the Property (the “Red Oak Tree”). The Red Oak Tree
and its value shall be identified on the Tree Preservation Plan at the time of first
submission of the site plan. The replacement value shall take into consideration
the age, size and condition of the Red Oak Tree and shall be determined by the
“Trunk Formula Method” contained in the latest edition of the Guide for Plan
Appraisal published by the International Society of Arboriculture, subject to
review and approval by UFMD.

At the time of the site plan approval, the Applicant shall post a -cash bond or a
letter of credit payable to the County of Fairfax to ensure preservation and/or
replacement of the Red Oak Tree (for which a tree value has been determined in
accordance with the paragraph above) should it die or be dying due to
unauthorized constrnction activities. The letter of credit or cash deposit shall be
equal to 50% of the replacement value of the Red Oak Tree. At any time prior to
final bond release for the improvements on the Property, should the Red Oak Tree
die, be removed, or be determined to be dying by UFMD due to unauthorized
construction activities, the Applicant shall replace the Red Oak Tree at its expense
with a tree in the same location to be a focal point, along with other trees that
together will have an equivalent canopy cover to the Red Oak Tree, as approved
by UFMD. In addition to this replacement obligation, the Applicant shall also
make a payment equal to the value of the Red Oak Tree. 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 the improvements on the Property, any amount remaining in the tree
bond required by this proffer shall be returned/released to the Applicant.

The Applicant reserves the right to try to preserve other trees on the Property, not
shown for preservation on Sheet C-4.

Interim Conditions and Standards. Due to the nature of the proposed development and

the existing conditions of adjacent properties, development may result in various interim
conditions on the Property or on adjacent properties where improvements are proffered.
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24.

The Applicant shall ensure such conditions provide reasonable pedestrian connections,
vehicular circulation, temporary streetscaping and landscaping, and public park
treatments as follows, or as may be adjusted with FDPA approval:

A.

Construction of an interim sidewalk a minimum of a five (5) feet in width and
installation of interim street lights along the north side of Street C between the
Property and Westbranch Drive.

Installation of street trees, with a minimum size of 2 inch caliper, approximately
every 50 feet, along the north side of Street A. Interim street tree planting shall
not be required to meet the minimum planting width/area standard for permanent
street trees.

Grading and seeding of areas on the Property where existing improvements are
removed to accommodate a portion of the proposed development, and are not
scheduled to commence construction within 18 months.

TRANSPORTATION IMPROVEMENTS

Grid of Streets. The Applicant shall construct and place into operation a grid of streets

throughout the Property as generally located and depicted on Sheets C-5 and C-9 of the
CDP/FDP. The functional classification of the strcets on and adjacent to the Property is
provided below:

Street Classifieation
Jones Branch Drive Collector
Strcet A Local
Street B Local
Street C Local

A.

Public Streets. Those streets constructed within the limits of the Property and
identified on the CDP/FDP as Street A, Street B and Street C shall be designed
and constructed as public streets. Public street improvements proposed herein
shall be subject to VDOT approval and be in general conformance with the
Transportation Design Standards for Tysons Corner Urban Center (the “Design
Standards”) of the Memorandum of Agreement approved by the Board of
Supervisors on September 13, 2011, as may be amended (the “MOA”), subject to
modifications/waivers as may be granted. The Applicant shall design and
construct these streets to meet the Design Standards and shall work diligently with
VDOT and the County during the site plan approval processes to cnsure that the
improvements proposed to existing and new public streets will be accepted into
the VDOT system for maintenance. Right-of-way necessary for the existing and
new public streets, as may be further qualified by these Proffers, shall be
dedicated and conveyed to the Board of Supervisors in fee simple, as applicable,
at the time of site plan approval. It is understood that for an interim period of
time, the section of Street C between Street B and Westbranch Drive will be a
private street, not maintained by VDOT. It is envisioned that with future
Page 17
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redevelopment in the vicinity of the Property, this section of Street C will become
a public street. A public access easement in a form acceptable to the County
Attorney shall be recorded over the private section of Street C.

The Applicant shall diligently pursue VDOT acceptance of improvements to
existing streets and new public streets, for secondary street maintenance in
accordance with the process outlined in VDOT’s Secondary Street Acceptance
Requirements (the “SSAR”), as amended, including VDOT’s written certification
that such streets and/or improvements have been constructed in a manner
consistent with the VDOT approved plans and compliant with all applicable
regulations ("VDOT's Written Certification™). In the event the Board of
Supervisors has not requested that VDOT accept the dedicated new public streets
or improvements into the secondary street network for niaintenance within five
(5) years of VDOT’s Written Certification, such street(s) may be retained by the
Applicant upon notification to, and the concurrence of FCDOT, as a private street
subject to a public access and niaintenance agreement in a form acceptable to the
County Attorney. In such event, a PCA, CDP/FDPA and/or FDPA will not be
required.

Rights-of-Way. The Applicant shall dedicate and convey in fee simple to the
Board of Supervisors rights-of-way for each of the public streets listed in
Paragraph A above. Dedication shall include the area of the adjacent landscape
amenity panel and sidewalk and shall occur at the time of site plan approval, with
the following exceptions:

(i) If at the time of site plan approval it is determined that stormwater
management facilities, electric vaults or other similar facilities proposed to
be located beneath the landscape amenity panel/sidewalk will prevent
VDOT and/or Fairfax County from accepting the landscape amenity
panel/sidewalk within the proposed right-of-way, the Applicant shall
provide dedication and/or vacation of existing fee siniple right-of-way
nieasuring 18 inches from the proposed face of curb line and shall reserve
for potential future dedication the landscape amenity panel and sidewalk
areas. A temporary public access shall be recorded over the reserved
landscape amenity panel/sidewalk areas until such tinie as they are
dedicated. This reservation area shall include easements for the installation
of signage necessary for safety and operation of the street as well as
parking regulation equipnient by VDOT and/or the County. In addition,
the Applicant shall provide easements within the amenity panel/sidewalk
area for bus shelters as determined at the timie of FDP or site plan.
Conveyance of the amenity panel/sidewalk areas to the Board of
Supervisors shall occur following construction of the street and streetscape
improvenients and final street acceptance inspection by Fairfax County
and/or VDOT subject to the stipulations in these Proffers.

Should it be determined following final street acceptance inspection that
the landscape amenity panel and sidewalk areas continue to be
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(iif)

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

If at the time of site plan approval it is unclear whether stormwater
management facilities, electric vaults or other similar facilities proposed to
be located beneath the landscape amenity panel/sidewalk will be
acceptable to VDOT, Dominion Power and/or Fairfax County, the
Applicant shall provide dedication measuring 18 inches from the proposed
face of curb line at the time of site plan approval and shall reserve for
potential future dedication the landscape amenity panel and sidewalk
areas. A temporary public access easement in a form acceptable to the
County Attorney shall be recorded over the reserved landscape amenity
panel/sidewalk areas until such time as such areas are dedicated. The
reservation area shall include easements that allow for the installation of
signage necessary for safety and operation of the street as well as parking
regulation equipment by VDOT and/or the County. In addition, the
Applicant shall provide easements for bus shelters as determined at the
time of site plan. Conveyance of the amenity panel/sidewalk areas to the
Board of Supervisors shall occur following construction of the street and
streetscape improvements and final street acceptance inspection by Fairfax
County and/or VDOT subject to the stipulations in these Proffers.

Should it be determined following final street acceptance inspection that
the landscape amenity panel and sidewalk areas are not acceptable to
VDOT and/or the County to be included in the right-of-way, the
reservation of potential future dedication of the landscape amenity panel
and sidewalk areas shall be released and a public sidewalk and utility
easement, in a form acceptable to the County Attorney, shall be granted in
its place. This easement shall allow for the installation of signage
necessary for safety and operation of the street as well as parking
regulation equipment by VDOT and/or the County. In addition, the
Applicant shall provide easements within any privately-owned amenity
panel/sidewalk area for bus shelters identified on the CDP/FDP or any
subsequent FDPA, as determined at the time of site plan.

Naming. The Applicant reserves the right to providc different names for the
streets than those shown on the CDP/FDP.
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Meaning of Construct. For purposes of these transportation proffers, “construct”
shall mean that a committed road improvement is substantially complete and is
available for use by the public for travel whether or not the improvement has been
accepted for maintenance by the state.

25. Jones Branch Drive.

A.

The Applicant shall design and construct improvements to Jones Branch Drive
along the Property’s frontage as generally depicted on Sheet C-5 of the CDP/FDP.
Jones Branch Drive shall be improved and restriped in general accordance with
the typical section depicted on Sheet C-9, as an undivided four-lane Collector,
with two travel lanes in each direction, a parking lane along the Property’s
frontage and one bicycle lane in each direction, and variable pavement provided
to accommodate pavement transitions as may be required by VDOT.

Improvements to Jones Branch Drive along the Property’s frontages shall include

a pavement section designed to accommodate bicycle lanes on both sides of the
street. To the extent feasible, striping of a bicycle lane on the cast side of Jones
Branch Drive shall be extended from the Property to Westpark Drive as shown on
Sheet C-5. Striping of bicycle lanes shall be subject to the approval of the County
and VDOT.

The final design of the improvements to Jones Branch Drive as generally
described above shall be further refined in conjunction with the submission of the
site plan for the Property. Improvements to Jones Branch Drive shall be
constructed prior to the issuance of the first RUP for the Property.

26. Strects A and B.

A.

The Applicant shall design and construct Street A and Street B through the
Property as generally depicted on Sheet C-5 of the CDP/FDP. They shall be
constructed in general accordance with the typical section depicted on Sheet C-9
as a Local Street consisting of two (2) travel lanes (one in each direction) and two
parking lanes.

The final design of Streets A and B as generally described above shall be further
refined in conjunction with the submission of the site plan for the proposcd
building on the Property. Street A and Street B shall be constructed prior to the
issuance of the first RUP for the Property.

27. Street C.

A.

The Applicant shall design and construct Street C through the Property and across
adjacent properties, identified on the 2014 Fairfax County tax maps as 29-4 ((7))
8 and 11A, connecting Jones Branch Drive and Westbranch Drive as generally
depicted on Sheet C-5 of the CDP/FDP. It shall be constructed as an interim
section of a Local Street consisting of two (2) travel lanes (one in each direction),
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28.

29.

30.

parking lancs provided in select locations, and a six (6) foot wide interim
sidewalk on the south side as shown on Sheets C-5 and C-9. It is anticipated that
future redevelopment by others on adjacent propertics will improve Street C to its
ultimate condition with parking lancs on both sides of the strcet, as shown on
Sheet C-8A. The section of Street C between Street B and Westbranch Drive will
initially be provided as a private street; a public access easement in a form
acccptable to the County Attorney shall be recorded over this private section of
Street C prior to site plan approval.

B. The final design of the improvements to Street C as generally described above
shall be furthcr refined in conjunction with the submission of the site plan for the
Property. Street C shall be constructed prior to the issuance of the first RUP for
the Property.

Public Street Standards. All public strcct improvements proposed herein shall be subject
to VDOT approval, and shall be in general conformance with standards included in
Attachment D (Transportation Design Standards for Tysons Corner Urban Center) of the
Memorandum of Agreement approved by the Board of Supervisors on Septcmber 13,
2011, as may be amended, subjcct to any permitted modifications and/or waivers that
may be granted. p

Tysons Grid of Strcets Transportation Fund. The Applicant shall make a contribution to
the County’s Tysons Grid of Streets Transportation Fund for each market rate residential
unit and each square foot of new non-residential space constructed on thc Property in
keeping with the rates and applicable rate adjustments set forth in the Guidelines for the
Tysons Grid of Streets Transportation Fund endorsed by the Board of Supervisors on
January 8, 2013 (the “Grid Guidelines™). This contribution is not subject to further
adjustment outlined in Proffer 53 and shall not apply to any public-use facilities
constructed on the Property. The contribution shall be paid on or before the issuancc of
the initial RUP or Non-RUP for the building based on the actual GFA of non-residential
space and/or the actual number of market rate residential units in the building,.

The Applicant shall receive and deduct credits against the contributions as approved by
the County in conformance with the Grid Guidelines. Pursuant to the Grid Guidelines, the
Applicant shall receive credit for the hard and soft costs associated with the construction
of the segment of Street C from the Property’s western boundary to Westbranch Drive.

Tysons-wide Transportation Fund. The Applicant shall make a contribution to the
County’s Tysons-widc Transportation Fund for each market rate rcsidential unit and each
square foot of new non-residential space constructed on the Property in kecping with the
rates and applicablc rate adjustments sct forth in the Guidelines for the Tysons-wide
Transportation Fund endorsed by the Board of Supervisors on January 8, 2013 (the
“Tysons-wide Guidelines”). This contribution is not subject to further adjustment
outlined in Proffer 53 and shall not apply to any public-usc facilitics constructed on the
Property. The contribution shall be paid on or before thc issuance of the initial RUP or
Non-RUP for the building bascd on the actual GFA of non-rcsidential spacc and/or the
actual number of market rate residcntial units in the building.
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32.

33.

34.

35.

The Applicant shall receive and deduct credits against the contributions as approved by
the County in keeping with the Tysons-wide Guidelines.

Inter-Parcel Access. At the time of site plan approval for the Property, the Applicant
shall record an inter-parcel access easement, in a form acceptable to the County Attorney,
to permit a future connection from property identified on the 2014 Fairfax County tax
maps as 29-4 ((7)) 4 to Street C as shown on Sheet C-5 of the CDPA/FDPA, or as may be
alternatively determined at the time of site plan approval. In order to facilitate the
construction of the inter-parcel access connection by others, the Applicant shall provide
construction easements at no cost to the constructing party upon 30 days written demand

.by the County.

BICYCLE, BUS AND PEDESTRIAN FACILITIES

Bicycle Circulation, In combination with the street and streetscape improvements
identified in these Proffers, the Applicant shall stripe on-street bicycle lanes on both sides
of Jones Branch Drive along and across from the Property’s frontage. To the extent
feasible, striping of a bicycle lane on the east side of Jones Branch Drive shall be
extended from the Property to Westpark Drive as shown on Sheet C-5. Striping of
bieycle lanes shall be subject to the approval of the County and VDOT.

Bicycle Parking. Bicycle racks, bike lockers, and/or bike storage areas shall be
provided with the specific amounts and locations determined at the time of site plan
approval in consultation with the FCDOT Bicycle Coordinator. Bicycle racks located
outside of building and parking garage shall be inverted U-style racks or other design
consistent with the Tysons Urban Design Guidelines and approved by
FCDOT. The total number of bike parking/storage spaces provided shall be generally
consistent with the Fairfax County Policy and Guidelines for Bicycle Parking. The
applicant shall also provide wayfinding signage to assist bicyclists m locatmg bike
parking; such signage to be approved by FCDOT.

Marked Crosswalks. The Applicant shall install marked pedestrian crosswalks at all
locations shown on Sheet C-5 of the CDP/FDP, subject to VDOT approval. The
crosswalk aligning with the linear pedestrian pathway described in Proffer 43A (iii) is an
interim location for a crosswalk. At the time of site plan approval for the Property, the
Applicant shall escrow with DPWES the cost of relocating the crosswalk east to the
intersection of Street B and Street C.

Bus Shelter. The Applicant shall relocate the existing bus shelter located along its Jones
Branch Drive frontage on to adjacent property north of the Property as shown on Sheet
C-6 of the CDP/FDP, as may be adjusted at final site plan as approved by FCDOT. The
bus shelter shall be relocated and available for public use prior to the construction of the
new streetseape along the Property’s Jones Branch Drive frontage.
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36.

37.

38.

PARKING

Zoning Ordinance Requirements. Parking on the Property shall be provided in

accordance with the parking requirements for the PTC District set forth in Section 6-509
and Article 11 of the Fairfax County Ordinance, and as shown on the CDP/FDP. Tandem
and valet parking, shall be permitted and, subject to Board approval, shall count toward
parking requirements. Tandem parking spaces may be used for residential units with two
cars. The exact number of spaces to be provided shall be determined at the time of site
plan approval based on the specific uses, number of residential units and bedroom mix.

- Parking Stipulations.

A.

Subject to VDOT approval, the Applicant shall provide surface parking spaces
along the streets as generally as shown on the CDP/FDP and as may be adjusted
with site plan approval. The spaces may be part of or in addition to the total
number of required parking spaces to be provided. If requested by the County
and/or VDOT, signs shall be installed that restrict the use of on-street parking
spaces on the Public Streets.

The Applicant reserves the right to restrict the use of spaces along any interim
private streets (whether temporary or permanent), through appropriate signage or
such other means as the Applicant determines, that otherwise are not required to
satisfy the parking requirements for use as temporary, leasing, short term parking,
zip car parking and/or similar use.

The Applicant shall be permitted to install and maintain parking controls on the
existing surface parking lot on the Property, without the requirement for a FDP, in
order to control Metro-related parking by the general public.

The sale or lease rates of parking spaces shall be “unbundled” from the purchase
price or lease rate of the individual dwelling umts; meaning a unit’s purchase
price or lease rate shall be exclusive of parking costs.

Future Parking Revisions.

A.

Ordinance Revisions. The Applicant reserve the right to provide parking at
revised rates as may be permitted by a future amendment to the Fairfax County
Ordinance. Optional use of revised rates shall not require a CDP/FDPA or PCA,
provided there is no increase in the size or height of above-grade parking
structures.

Increases. The Applicant reserve the right to seek a special exception for an
increase in parking for the Property; such special exception application shall not
require a CDP/FDPA or PCA, provided there is no increase in the size or height
of above-grade parking structures.
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TRANSPORTATION DEMAND MANAGEMENT

39.  Tysons Transportation Management Association. The Applicant shall contribute towards

the establishment of a transportation management association (the "TMA"), which has
been established for the Tysons Corner Urban Center and to which all other Tysons
property owners will also contribute.

A.

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

The TMA contribution shall be paid prior to site plan approval for the proposed
building on the Property, but in any event no later than ten (10) years from the
date of rezoning approval.

The Applicant may, in its sole discretion, join or otherwise become associated
with the TMA established for the purpose of administering TDM programs in the
Tysons Corner Urban Center and transfer some or all administrative, marketing
and/or monitoring and similar functions of the Applicant’s TDM program
described in Proffer 40 to the TMA, whereupon portions of Proffer 40 related to
administration, marketing and monitoring shall be void and of no further force or
effect. Further, if determined by FCDOT that a proactive, private TDM program
is no longer necessary, the TDM structures described in Proffer40 may be
rendered null and void in whole or in part without the need for a PCA.

40, Transportation Demand Management Plan.

A.

The Applicant intends to join the Arbor Row TDM Administrative Group, a TDM
Administrative Group active in the vicinity of the Property. The design,
implementation and administration of a transportation demand management
program for the Property will be in keeping with the proffered elements of the
Arbor Row TDM Program as described in the Arbor Row Transportation Demand
Management Plan prepared by M.J. Wells + Associates, Inc. dated February 22,
2012, as revised through August 31, 2012, and as may be amended (the "TDM
Plan"), with the following modifications:

The target trip reductions objectives for the Property shall be as follows:

Development Levels Percentage Vehicle Trip Reduction
Up to 65 million sq. ft. of GFA 30%
65 million sq. ft. of GFA 35%
84 million sq. ft. of GFA 40%
90 million sq. ft. of GFA 43%
96 million sq. ft. of GFA 45%
105 million sq. ft. of GFA 48%
113 million sq. ft. of GFA 50%
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The Applicant shall notify FCDOT in writing of its joining of the Arbor Row
TDM Administrative Group within 30 days of acceptance by the Arbor Row
Administrative Group or prior to site plan approval for the new building to be
constructed on the Property whichever first occurs.

TDM Alternative Program. The Applicant reserves the right to design, implement
and administer its own TDM Program as outlined below. Should the Applicant
choose to develop and implement a TDM Program separate from Arbor Row,
notification of the same shall be provided in writing to FCDOT prior to site plan
approval for the new building to be constructed on the Property. Such separate
program shall be approved by FCDOT prior to the issuance of the first building
permit for the new building to be constructed on the Property. In such event, the
Applicant shall not be required to secure approval of a PCA, CDPA or FDPA.

(1) Proffered Elements. The proffered elements of the TDM Program as set
forth below are more fully described in the 7915 Jones Branch Drive
Transportation Demand Management Plan prepared by Wells +
Associates, Inc. dated August 21, 2014 (the "TDM Plan"). It is the intent
of this Proffer that the TDM Plan will adapt over time to respond to the
changing transportation related circumstances of the Property, the
surrounding community and the region, as well as to technological and/or
other improvements, all with the objective of meeting the trip reduction
goals as set forth in these Proffers. Accordingly, modifications, revisions,
and supplemcents to the TDM Plan as coordinated with FCDOT can be
made without the necd for a PCA provided that the TDM Plan continues
to reflect the proffered elements of the TDM Program as set forth below.

(ii)  Definitions. For purposes of this Proffer, “Build Out” shall be deemed to
occur upon the issuance of 95% of all Residential Use Permits ("RUPs")
for the residential units site plan approved and constructed on the
Property.

(iii)  Trip Reduction Objective. The objcctive of this TDM Program shall be to
reduce the vehicle trips generated by residents of the Property during
weekday peak hours associated with the adjacent streets as more fully
described in the TDM Plan, by meeting the percentage vehicle trip
reductions established by the Comprehensive Plan as set forth below.
These trip reduction percentages shall be multiplied by the total number of
residential vehicle trips that would be expected to be generated by the uses
developed on the Property as determined by the application of the Institute
of Traffic Engineers, 9th Edition, Trip Generation rates and/or equations
(the "ITE Trip Generation"), and the number of trips determined by the
product of such equation shall be referred to herein as the "Maximum
Trips After Reduction."”
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(iv)

V)

(vi)

(vii)

Reduction Targets. For purposes of this calculation, the maximum
number of dwelling units proposed to be constructed on the Property as
determined at the time of site plan approval for the proposed building shall
be applied to the calculation described in the preceding sentence. The
target reductions shall be as follows:

Development Levels Percentage Vehicle Trip Reduction
Up to 65 million sq. ft. of GFA 30%
65 million sq. ft. of GFA 35%
84 million sq. ft. of GFA 40%
90 million sq. ft. of GFA 43%
96 million sq. ft. of GFA " 45%
105 million sq. ft. of GFA - 48%
113 million sq. ft. of GFA 50%

Summary of Existing Development. The trip reduction goals outlined
above are predicated on the achievement of specific development levels
within the Tysons Comer Urban Center as anticipated in the
Comprehensive Plan, Prior to undertaking trip measurements, the TDM
Program Manager (described in Paragraph E below) shall, in consultation
with the County, provide a summary of the then existing development
levels in Tysons Corner (based on RUPs and Non-RUPS issued) in order
to determine the appropriate vehicle trip reduction goal.

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

TDM Program Components. The TDM Program shall include, but not
necessarily be limited to, the following components, each of which is
more fully described in the TDM Plan:

a. TDM Program Management.
b. TDM Program Branding.

c. Program Web Site.

d. Promotion of Real Time Transit Information.
€. Transportation Access Guide.
f. Pedestrian/Bicycle Accommodations.
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(viii)

(ix)

g. Transportation Fair

h. Live/work/play marketing

i. Carsharing Placement and Services
] Parking Management.

k. Business Center

1. Try Transit Campaign

Transportation Demand Management for Non-Residential Uses. Certain
components of the TDM Plan will benefit the potential Non-Residential
uses on the Property. The TPM shall make available information on those
components to any Non-Residential uses on the Property. Such uses shall
not be subject to monitoring nor will remedies and penalties be assessed
against those uses.

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

a. TDM Program Manager. The Applicant shall appoint and
continuously employ, or cause to be employed, a TDM Program
Manager (TPM) for the Property. The TPM shall be appointed by
the Applicant no later than sixty (60) days after the issuance of the
first building permit for the first new building to be constructed on
the Property. The TPM duties may be part of other duties
associated with the appointee. The Applicant shall notify FCDOT
and the District Supervisor in writing within 10 days of the initial
appointment of the TPM. Thereafter the Applicant shall do the
same within ten (10) days of any change in such appointment.

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

1) Details as to the components of the TDM program that will
be put into action that year;
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2) Any revisions to the budget needed to implement the
program for the coming calendar year;

3) A summary of existing development levels in the Tysons
Corner Urban Center, as well as those specific to the
Tysons North Central District; '

4) A determination of the applicable Maximum Trips After
Reduction for the Property;

5) Provision of the specific details associated with the
monitoring and reporting requirements of the TDM
program in accordance with the TDM plan; and

6) Submission of the results of any Person Surveys and
Vehicular Traffic Counts conducted on the Property in
conjunction with each year’s Annual Report.

The Annual Report and Budget shall be reviewed by FCDOT. 1f
FCDOT has not responded with any comments within sixty (60)
days after submission, then the Annual Report and Budget shall be
deemed approved and the program elements shall be implemented.
If FCDOT responds with comments on the Annual Report and
Budget, then the TPM will meet with FCDOT staff within fifteen
(15) days of receipt of the County's comments. Thereafter, but in
any event, no later than thirty (30) days after the meeting, the TPM
shall submit such revisions to the program and/or budget as
‘discussed and agreed to with FCDOT and begin implementation of
the approved program and fund the approved TDM Budget.
Thereafter, the TPM shall update the Annual Report and TDM
Budget for each succeeding calendar year, modify or enhance
program elements and establish a budget to cover the costs of
implementation of the program for such year. Thec expected annual
amounts of the TDM Budget are further described in the TDM
Plan.

TDM Account. The Applicant through the TPM, shall establish a
separate interest bearing account with a bank or other financial
institution qualified to do business in Virginia (the "TDM
Account") within 30 days after approval of the initial TDMWP and
TDM Budget. All interest earned on the principal shall remain in
the TDM Account and shall be used by the TPM for TDM
purposes. The TDM Account shall be funded by the Applicant,
through the TPM. The TDM Account shall not be eliminated as a
line item in the governing budget and that funds in the TDM
Account shall not be utilized for purposes other than to fund TDM
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stratcgies/programs and/or specific infrastructure needs as may be
approved in consultation with FCDOT.

Funding of the TDM Account shall be in accordance with the
budget for the TDM Program elements to be implemented in the
following year. In no event shall the TDM Budget exceed $70,100
(this amount shall be adjusted annually in accordance with Proffer
53). The TPM shall provide written documentation to FCDOT
demonstrating the establishment of thc TDM Account within ten
(10) days of its establishment. The TDM Account shall be
replenished annually thereafter following the establishment of each
year's TDM Budget. The TDM Account shall be managed by the
TPM.

TDM Remedy Fund. At the same time the TPM creates and funds
the TDM Account, the TPM shall establish a separate interest
bearing account (referred to as the "TDM Remedy Fund) with a
bank or other financial institution qualified to do business in
Virgima. Funding of the TDM Remedy Fund shall be made one
time on a building by building basis at the rate of $0.30 per gross
square foot of new residential uses on the Property. Funding shall
be provided by the Applicant prior to the issuance of the first initial
RUP for the new building. This amount shall be adjusted annually
in accordance with Proffer 53. Funds from the TDM Remedy
Fund shall be drawn upon only for purposes of immediate nccd for
TDM funding and may be drawn on prior to any TDM Budget
adjustments as may be required.

TDM Incentive Fund. The "TDM Incentive Fund" is an account
into which the Applicant, through the TPM, shall deposit
contributions to fund a multimodal incentive program for initial
purchasers/lessees within the Property. Such contributions shall be
at the rate of $0.02 per gross square foot of new residential uses to
be constructed on the Property and provided prior to the issuance
of the first RUP for the proposcd building.

TDM Penalty Fund. The "TDM Penalty Fund" is an account into
which the TPM shall deposit penalty payments as may be required
to be paid pursuant to this Proffer for non-attainment of trip
reduction goals. The County may withdraw funds from the TDM
Penalty Fund for the implementation of additional TDM Program
elements/incentives and/or congestion management associated
with the Tysons North Central District, or for other TDM-related
improvements or programs within Tysons Corner. To secure the
Applicant's obligations to make payments into the TDM Penalty
Fund, the TPM shall provide the County with a letter of credit or a
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cash escrow as further described below. Prior to the issuance of
the first RUP or for the new building on the Property, the TPM
shall:

1) Establish the TDM Penalty Fund, if not previously
established by the TPM, and/or

2) Deliver to the County a clean, irrevocable letter of credit
- issued by a banking institution approved by the County or
escrow cash in an interest-bearing account with an escrow
agent acceptable to DPWES to secure the Applicant's
obligations to make payments into the TDM Penalty Fund
(the "Letter of Credit or Cash Escrow"). The Letter of
Credit or Cash Escrow shall be issued in an amount equal
to $0.05 for each square foot of new residential GFA
shown on the approved site plan for the Property. Until the
Letter of Credit or Cash Escrow has been posted, the
figures in the preceding sentence shall be adjusted annually
in accordance with Proffer 53. Once the Letter of Credit or
Cash Escrow has been posted, there shall be no further
adjustments or increases in the amount thereof. The Letter
of Credit or Cash Escrow shall name the County as the
beneficiary and shall permit partial draws or a full draw.
The foregoing stated amount of the Letter of Credit or Cash
Escrow shall be reduced by the sum of any and all previous
draws under the Letter of Credit or Cash Escrow and
payments by the TPM into the TDM Penalty Fund as
provided below.

Monitoring. The TPM shall verify that the proffered trip
reduction goals are being met through the completion of Person
Surveys, Vehicular Traffic Counts of residential uses and/or other
such methods as may be reviewed and approved by FCDOT. The
results of such Person Surveys and Vehicular Traffic Counts shall
be provided to FCDOT as part of the Annual Reporting process.
Person Surveys and Vehicular Traffic Counts shall be conducted
for the Property beginning one year following issuance of the final
initial RUP for the new building to be constructed on the Property.
Person Surveys shall be conducted every three (3) years and
Vehicular Traffic Counts shall be collected annually until the
results of three consecutive annual traffic counts show that the
applicable trip reduction goals for the Property have been met. At
such time and notwithstanding the provisions below, Person
Surveys and Vehieular Traffic Counts shall thereafter be provided
every five (5) years. Notwithstanding the aforementioned, at any
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time FCDOT may suspend such Vehicle Traffic Counts or Person
Surveys if conditions warrant.

Remedies and Penalties.

1)

Pre-Stabilization. If the Maximum Trips After Reduction

for the Property is exceeded as evidenced by the Vehicular
Traffic Counts outlined above, then the TPM shall meet
and coordinate with FCDOT to address, develop and
implement such remedial measures as may be identified in
the TDM Plan and annual TDMWP,

a)

Such remedial measures shall be funded by the
Remedy Fund, as may be necessary, and based on
the expenditure program that follows:

Maximum Trips Exceeded Expenditure

Up to 1% No Remedy needed
1.1% to 3% 1% of Remedy fund
3.1%to 6% 2% of Remedy Fund
6.1% to 10% 4% of Remedy Fund
Over 10% 8% of Remedy Fund
b) If the results of the traffic counts conducted during

Pre-Stabilization show that the trip reduction goals
have been met site-wide for three (3) consecutive
years in accordance with the goals outlined on the
table below, then a portion of the Remedy Fund as
outlined in the same table below shall be released
back to the building owners through the TPM. The
amount released will be relative to the amount
contributed by those buildings constructed and
occupied at the time Vehicular Traffic Counts. Any
funds remaining in the Remedy Fund after such
release will be carried over to the next consecutive
three (3) year period.
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Up to 65,000,000 Sgnare 65-84,000,000 Sqnare Feet 84-90,000,000 Sqnare Feet
Feet of GFA in Tysons of GFA in Tysons of GFA in Tysons
Meet o Cumulative % Mect or Cumulative % Meet o Cumulative %
Exceed Trip , Exceed Trip Exceed Trip
Remedy Fund Remedy Fund Remedy Fund
Goal for 3 Goal for 3 Goal for 3
Returned Returned Returned
years by: years by: years by:

0% - 4.9% 30% 0.0% - 4.9% 50% 0.0% - 4.9% 65%

5% - 10% 50% 5% - 10% 65% 5% - 8% 80%
10.1% - 15% 65% 10.1% - 13% 80% 8.1% - 10% 90%
15.1% - 18% 80% 13.1% - 15% 90% >10% 100%

18.1 - 20% 90% >15% 100%

>20% 100%
e —— | —— | | —————]
90-96,000,000 Sqnare Feet 96-113,000,000 Sgnare Feet 113,000,000+ Sqnare Feet
of GFA in Tysons of GFA in Tysons of GFA in Tysons
Meet or Cumulative % Meet o Cumulative % Mect or Cumulative %
Exceed Trip Exceed Trip Exceed Trip
Goal for 3 Remedy Fund Goal for 3 Remedy Fund Goal for 3 Remedy Fund
Returned ) Returned Returned
years by: years by: years by:
0.0% - 4.9% 80% 0.0% - 4.9% 90% > 0.0% 100%
5% - 8% 90% 5% 100%
>8% 100%
c) There is no requirement to replenish the TDM
Remedy Fund at any time. Any cash left in the
Remedy Fund will be released to the TPM for final
distribution to the Applicant/Owner once three
consecutive annual Traffic Counts conducted upon
Stabilization show that the trip reduction goals have
been met.
2) Upon Stabilization.

a) If the TDM Program monitoring, as evidenced by

the Vehicular Traffic Counts outlined

above,

reveals that the Maximum Trips After Reduetion for
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b)

d)

the Property is exceeded, then the TPM shall meet
and coordinate with FCDOT to address, develop
and implemcnt such remedial measurcs as may be
identified in the TDM Plan and annual TDMWP
and funded by the Remedy Fund (if available) as
may be necessary, commensurate with the extent of
deviation from the Maximum Trips After Reduetion
goal as set forth in accordance with the expenditure
schedule outlined above.

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

If despite the implementation of remedial efforts,
the applicable Maximum Trips After Reduction

‘(based on the existing development levels in the

Tysons Corner Urban Center as described in
Paragraph (iv) above) are still exceeded after three
consecutive years, then, in addition to addressing
further remedial measures as set forth in this
Proffer, the TPM shall be assessed a penalty
according to the following:

Exceeded Trip Goals Penalty
Less than 1% No Penalty Due
1% to 3% 5% of Penalty Fund
3.1% to 6% 10% of Penalty Fund
6.1% to 10% 15% of Penalty Fund
Over 10% 20% of Penalty Fund

The Applicants through the TPM shall make the
payments required by this Proffer into the TDM
Penalty Fund upon written demand by the County,
and the County shall be authorized to withdraw the
amounts on deposit in the TDM Penalty Fund. If
the Applicants fail to make the required penalty
payment to the TDM Penalty Fund within thirty
(30) days after written demand, the County shall
have the ability to withdraw the penalty amount
directly from the Letter(s) of Credit or Cash
Escrow(s).
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e) The maximum amount of penalties associated with
the Property, and the maximum amount the
Applicants shall ever be required to pay pursuant to
the penalty provisions of this Proffer, including
prior to and after Stabilization, shall not in the
aggregate exceed the amount of the Letter(s) of
Credit or Cash Escrow(s) determined and computed
pursuant to the provisions of the above proffer.
There is no requirement to replenish the TDM
Penalty Fund at any time. The Letter(s) of Credit
and/or any cash left in the Cash Escrow(s) (either
Penalty and/or Remedy Funds) shall be released to
the TPM once three consecutive counts conducted
upon Stabilization show that the Maximum Trips
After Reduction have not been exceeded.

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

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

Continuing Implementation. The Applicants through the TPM
shall bear sole responsibility for continuing implementation of the
TDM Program and compliance with this Proffer. The TPM shall
continue to administer the TDM Program in the ordinary course in
aceordanee with this Proffer including submission of Annual
Reports.
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41.

42.

1. Notice to Owners. All owners of the Property shall be advised of
the TDM Program set forth in this Proffer. The then current owner
shall advise all successor owners and/or developers of their
funding obligations pursuant to the requircments of this Proffer
prior to purchase and the requirements of the TDM Program,
including the annual contribution to the TDM Program (as
provided herein), shall be included in all initial and subsequent
purchase documents.

m. Enforcement. If the TPM fails to timely submit a report to
FCDOT as required by this Proffer, the TPM will have sixty (60)
days within which to cure such violation. If after such sixty (60)
day period the TPM has not submitted the delinquent report, then
the Applicants shall be subject to a penalty of $100.00 per day not
to exceed $36,500.00 for any one incident, Such penalty shall be
payable to Fairfax County to be used for transit, transportation, or
congestion management improvements within the vicinity of the

Property.
AFFORDABLE/WORKFORCE HOUSING
Affordable Dwelling Units. If required by the provisions of Part 8 of Article 2 of the

Ordinance, Affordable Dwelling Units ("ADUs") shall be provided pursuant to said
regulations unless modified by the ADU Advisory Board.

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

The WDUs generated by the residential building on the Property shall be provided within
said building. A minimum of ten percent (10%) of the dwelling units designated as ADUs
and WDU s shall be designed and constructed with Universal Design features, as determined
by the Applicant. The WDUs shall have a bedroom mix similar to that provided in the market
rate units. Additionally, in the event that parking spaces are guaranteed to be made
available for lease to individual market rate dwelling units, at least one (1) parking space
shall be made available for lease by each ADU and/or WDU in the development.
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43.

Notwithstanding the foregoing, the Applicant reserves the right to enter into a separate
binding written agreement with the appropriate Fairfax County agency as to the terms and
conditions of the administration of the WDUs following approval of this Application.

‘Such an agreement shall be on terms mutually aceeptable to both the Applicant and

Fairfax County and may occur after the approval of this Application. Neither the Board
of Supervisors nor Fairfax County shall be obligated to execute such an agreement. If
such an agreement is executed by all applicable parties, then the WDUs shall be
administered solely in accordance with such an agreement and the provisions of this
Proffer as it applies to WDUs shall become null and void. Such an agreement and any
modifications thereto shall be recorded in the land records of Fairfax County.

PARKS AND RECREATIONAL FACILITIES

Publicly Accessible Park Space.

A. The Applicant shall provide park space on the Property and off-site on adjacent
properties that will be open and accessible to the public as depicted on the
CDP/FDP. While these park spaces will be retained in private ownership, the
Applicant shall record public access easement(s) ensuring that the park space(s)
are open to the public for periods of time consistent with traditional Fairfax
County parks and providing for perpetual private maintenance. The public access
easements shall also reserve to the Applicants the right to reasonably restrict
access for limited times for special events, security, maintenance and repairs
and/or safety purposes.

Three public park spaces shall be provided as follows:

(1) A park space of approximately 0.77 acres shall be provided on the
Property between Street B and the western property line. Park featurcs
shall include an open lawn panel, fountain and fountain stream, a
naturalized play hill with stepping stumps. and slide, wooden decking
around the Red Oak Tree, paths, benches, lighting and landscaping as
depicted on Sheets 1.1.01, L.1.02 and 1.2.03 of the CDP/FDP, as may be
adjusted/refined at the time of site plan approval.

(i) A park space of approximately 0.66 acre shall be provided off-site on
property identified on the 2014 Fairfax County tax maps as 29-4 ((7))
11A, immediately adjacent and connected to the on-site park described in
Paragraph (i) above. Park features shall include a fenced dog park,
benches, and supplemental landscaping as depicted on Sheets L1.01 and
L1.02, as may be adjusted/refined at the time of site plan approval.
Development of this park space will require the filling of an existing pond.
In filling the pond, the Applicant shall comply with the requirements of
the PFM as it relates to on-site storm drainage, adequate outfall and
stormwater management as determined at the time of final site plan. As an
alternative, the Applieant reserves the right to not fill in the pond and
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44,

instead construct the alternate park plan with outdoor fitness equipment as
generally shown on Sheet L1.02 of the CDP/FDP.

(iii)) A linear park space of approximately 0.12 acre shall be provided off-site
on property identified on the 2014 Fairfax County tax maps as 29-4 ((7))
8. This park space will include a concrete pedestrian path a minimum of
five (5) feet in width, trees, benches and lighting and will provide a
connection between Street C and Westpark Drive as depicted on Sheets
L1.0I and LI.02, as may be adjusted/refined at the time of site plan
approval.

Adjustments to the designs and specific details with regard to recreational
facilities, park furnishings and finishes may be made at the time of site plan
approval, provided such adjustments and details are in substantial conformance
with the quality and character of that shown on the CDP/FDP.

A wayfinding and signage system shall be developed in coordination with the
County at the time of site plan approval and installed by the Applicant to ensure
the public can easily identify and access the publicly accessible park spaces.

Prior to the issuance of a building permit for the residential building on the
Property, a site plan for the three publicly accessible park spaces described in
Paragraph A above, shall be approved and bonded. Construction of the three
publicly accessible park spaces shall occur concurrently with development of the
residential building and shall be substantially complete and available for public
use as soon as possible.

It is anticipated that the park space provided will be the first phase of a larger
neighborhood park that will be constructed by others with the future
redevelopment on adjacent parcels (the “Future Expanded Park™). As such, it is
likely that some of the park facilities and amenities described in these Proffers
will be altered in the future to make space available for other park facilities
including an athletic field. Such alterations may be approved with a FDPA on the
Property without the necessity of a PCA or CDPA.

Amenities and Facilities for Residents. The Applicant shall provide on-site recreational

facilities for the future residents of the Property. Pursuant to Paragraph 2 of Section
6-508 and Paragraph 2 of Section 16-404 of the Ordinance regarding developed
recreational facilities, the Applicant shall expend a minimum of $1700.00 per market-rate
and workforce residential unit on such recreation facilities. Prior to final bond release for
the Property, the balance of any funds not expended on-site, as determined by DPWES
shall be contributed to the Fairfax County Park Authority for the provision of recreation
facilities serving Tysons Corner.

The specific facilities and amenities to be provided shall be determined at the time of site
plan approval. Amenities to be provided may include, but not be limited to:
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45.

46.

A. Private exterior recreational areas/courtyards with seating areas, walking paths,
specialty landscaping, lawn areas, hardscape areas, passive recreation areas, and
swimming pools;

B. Clubroom for community gatherings; and

C. Fitness center with exercise equipment such as stationary bikes, treadniills, weight
machines, free weights, etc. and/or sports courts.

Athletic Field Contribution. The Applicant shall contribute to the future developnient of
an athletic field on the Future Expanded Park or the acquisition and development of
athletic fields elsewhere serving the Tysons area by establishing an interest-bearing
account referred to herein as the "Athletic Field Fund” and making a contribution in
accordance with one of the following two options:

A. The Applicant may contribute $1.81 per square foot for the niaximum approved
GFA on the Property to the Athletic Field Fund on or before June 30, 2015. Such
contribution made prior to June 30, 2015 shall not be subject to adjustment as
described in Proffer 53.

B. The Applicant may contribute $2.38 for each square foot of actual GFA
constructed on the Property at the tinie of issuance of the first RUP or Non-RUP
for the new building. This contribution shall be subject to adjustment as described
in Proffer 53.

Upon thirty (30) day written notice from1 Fairfax County, the Applicant shall release the
funds in the Athletic Field Fund, including any accrued interest, to Fairfax County or its
designee for use in the acquisition, design and construction of athletic fields serving the
Tysons area.

Should the Applicant or its affiliate be the party in the future that dedicates additional
land for the athletic field and constructs said field on the Future Expanded Park (or
elsewhere as may be determined with a future rezoning application), the Applicant or its
affiliate shall be entitled to a credit for the aniount contributed pursuant to Paragraph A
above toward the developnient of the athletic field, or a return of the contributed aniount,

including any accrued interest, pursuant to Paragraph B above for use in developing the
athletic field. ‘

PUBLIC FACILITIES

Public Space. The Applicant shall make available for use by Fairfax County or its
designee for a period of ten (10) years starting August 28, 2015, space consisting of
approximately 4,019 square feet of GFA within the existing office building on property
identified on the 2014 Fairfax County tax niaps as 29-4 ((7)) 7B. Said space shall be
utilized by Fairfax County Fire Marshal Office for training, nieetings, administrative
activities and related uses, for community meeting space, and as a polling space (the
“FMO Space”). Said space shall be provided at no cost to the County in keeping with the
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47.

48.

stipulations found in the existing lease agreement between the County and the
Applicant’s affiliate for the FMO Space. Sixteen parking spaces for the FMO Space shall
also be made available at no cost, six of which shall be reserved and marked exclusively
for the tenant and ten shall be available to the tenant on a non-exclusive basis.

Should it be determined prior to the expiration of the lease that the FMO Space is no
longer needed in this location, the space shall be provided for another public/community
use.  Public/community use of this space shall be limited to museums, art
galleries/studios, educational facilities, cultural centers, indoor recreational activities,
County or State offices, polling places or other uses mutually agreed upon by the
Applicant and the County. Should the Applicant seek to redevelop the building in which
the Public Space is located prior to the expiration of the lease, then the Applicant shall
provide alternate comparable space and parking arrangements (as determined in concert
with the County) in the North Central District of Tysons for the remainder of the lease
period. The Applicant shall provide one year’s advance notification of the Applicant’s
intent to provide alternate comparable space.

Public School Contribution. Per the Residential Development Criteria Implementation
Motion adopted by the Board of Supervisors on September 9, 2002, and revised July,
2006, the Applicant shall contribute $10,825 per expected student (based on a ratio of
0.106 students per residential unit) to the Fairfax County School Board to be utilized for
capital improvements and capacity enhancements to schools that any students generated
by the Property will attend. Such contribution shall be made prior to the issuance of the
first RUP for new building and shall be based on the actual number of dwelling units
built in the building.

If, prior to site plan approval for the residential buildings, Fairfax County should modify,
on a county-wide basis, the expected ratio of students per subject multi-family unit or the
amount of the contribution per student, the amount of the contribution shall be modified
to reflect the then current ratio and/or contribution. This contribution is not subject to the
provisions of Proffer 53. 1f the County should decrease the ratio or contribution amount,
the amount of the contribution shall be decreased to reflect the current ratio and/or
contribution.

STORMWATER MANAGEMENT

Stormwater Management.

A. Stormwater Management ("SWM") measures for the Property shall be designed to
protect receiving waters downstream of Tysons Corner by reducing runoff from
impervious surfaces using a progressive approach. This progressive approach
shall, to the maximum extent practicable, subject to the determination of the
Department of Public Works and Environmental Services (DPWES), retain on-
site and/or reuse the first inch of rainfall. Proposed SWM and Best Management
Practice ("BMP") facilities shall follow a tiered approach as identified by the
County which may include infiltration facilities (where applicable), rainwater
harvesting/detention vaults, runoff reducing and other innovative BMPs.
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Plans submitted subsequent to this rezoning shall identify the use of certain Low
Impact Development ("LID") techniques that will aid in runoff volume reduction
and promote reuse throughout the site. As a part of the L.1D techniques proposed,
the Applicant shall provide green roofs both intensive and/or extensive, bio-
retention (traditional and urban) areas, soil amendments, dry swales, pervious
hardscapes/streetscapes, and infiltration.

Additionally, the SWM facilities shall be designed to accommodate not just the
pre-developed (existing) peak release rates, but also strive to preserve and/or
improve the pre-developed (existing) runoff volumes and reduce pollutant runoff
as contemplated within the stormwater management-related credits of the
project’s registered version, or the most current version, of the U.S. Green
Building Council’s applicable Leadership in Enviroumental Education and Design
(LEED”) rating system (e.g., for LEED-NC 2009, the Stormwater Design-
Quantity Control and Stormwater Design-Quality Control eredits [Sustainable
Sites 6.1 and 6.2]). The above noted SWM Facilities shall be designed, to the
maximum extent practicable, to meet the requirements of the stormwater
management-related credits of the project’s registered version or the most current
version of the U. S. Green Building Council’s applicable LEED rating system for
each building/phase of the development based upon the LEED Boundary
identified with each building/phase.

At the time of a FDPA submission affecting stormwater management, the
Applicant shall provide calculations showing the proposed volume reductions and
shall work cooperatively with DPWES and DPZ to ensure that the stormwater
management measures that would be sufficient to meet the requirements of the
aforementioned LEED credits will be provided and that the first inch of rainfall
will be retained or reused to the maximum extent practicable. Supporting
information shall be included that is of sufficient detail, subjeet to determination
by DPWES in coordination with the Environment and Development Review
Branch of DPZ, to demonstrate the viability of the proposed stormwater
management strategy for the area subject to the FDPA. This information shall
include the following:

(1) For any BMP involving infiltration of water into the ground, soil testing
information documenting that the soil will be able to support the proposed
infiltration measure(s); and

(i1) For any measure involving storage and reuse of stormwater runoff,
documentation supporting assumed levels of water usage.

The requirements of Paragraph B may be met on an individual FDPA basis or be
based upon the total area of the Property. Extended detention facilities and
extended release techniques may be used to augment the proposed volume
reductions. It is further understood that interim or temporary SWM and BMP
measures may be required during any interim phase of the Property.
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The FDPA shall include the location and preliminary design of the SWM facilities
including the access points to underground vaults. Access points, detailed at the
time of FDPA, shall be located outside of the landscape amenity panel and
sidewalk zone of the streetscape to the extent feasible.

With each site plan submission, the Applicant shall provide refined calculations
illustrating conformance with the proposed volume reductions shown on the
CDP/FDP. The specific SWM facilities shall be determined at the time of site
plan, and as may be approved by the DPWES. While it is anticipated that
compliance with the goal of retaining and/or reusing the first inch of rainfall and
meeting the requirements of the aforementioned LEED credits will be confirmed
at site plan by utilizing the proposed retention credits identified by the County as
part of its stormwater spreadsheet, the Applicant reserves the right to utilize any
combination of LID measures (existing and future) to meet this goal, subject to
the review and approval of DPWES. Similarly, if all other County suggested
stormwater alternatives have been attempted, the Applicant reserves the right to
over detain the runoff from a one-inch rainfall to a release rate that mimics that of
a "good" forested condition.

Where it is the Applicant's intent to use a rainwater harvesting system ("RWHS")
for stormwater credit, variations in reuse water demand may create fluctuations in
draw down of the RWHS tank(s). If storage time will exceed 10 days, due to
seasonal variation in demand, the Applicant shall have the right to discharge
excess volumes off site during non-rainfall periods in a manner and at release
rates as allowed by the PFM or as approved by the Director of DPWES. To the
extent practicable, such discharges shall mimic release rates from a good forested
condition for a sigmficant majority of rainfall events, and/or excess volume shall
be directed to other facilities using a "treatment train" approach, if possible, as
approved by the Director of DPWES. 1f for any reason the designed dedicated
end use(s) becomes unavailable because of some change, the Applicant shall
provide an approved alternative end use or install a properly designed BMP
treatment system to achieve runoff reduction and treatment of the runoff.

As part of the development, the Applicant proposes the removal of an existing wet
pond on adjacent Parcel 11A (referred to as Pond A) and the filling of the pond
area for the ereation of park space, as shown on Sheet C-6 of the CDP/FDP. The
Applicant prepared and submitted a preliminary drainage study for the watershed
draining to Pond C (located on property identified as 2014 Fairfax County Tax
Map 29-2 ((15)) A8) for review and approval by Fairfax County during the FDP
review process. Prior to the approval of a site plan that proposes filling in Pond
A, a reach specific drainage study and channel adequacy analyses shall be
performed for the reaches between Pond A and Pond C. This study shall confirm
that the flows in the channel are lower than that identified in the preliminary
drainage study. Further, if the channel outfall analyses indicate that the
downstream drainage channel or Pond B (located on property identified as 2014
Fairfax County Tax Map 29-4 ((7)) C1, C2 and 11A) is inadequate or adversely
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49.

50.

51.

52.

impacted by the removal of Pond A, a stream stabilization/restoration plan shall
be submitted in accordanee with the provisions of Chapter 124 of The Code and
the Public Facilities Manual. The stream stabilization/restoration plan shall strive
to use natural channel designs and avoid approaches such as armoring banks with
rip-rap, concrete or using berms. The plan may also include vegetated buffers
along parking lots adjacent to the channels downstream of Pond A and removal of
existing concrete flumes that convey parking lot runoff into the channel. If the
downstream drainage channel or Pond B is found to be inadequate or adversely
impacted by the removal of Pond A, the approved stream stabilization/restoration
plan shall be implemented concurrent with the filling of Pond A. As an
alternative, the Applicant reserves the right to not fill in Pond A and instead
construct the alternate park plan and facilities shown on Sheet 1.1.02 of the
CDP/FDP.

Tree Replacement. As shown on the CDP/FDP, the Applicant is requesting a
modification of PFM Section 12-0505.6B to allow for trees located above any
proposed pereolation trench or bio-retention area to eount toward the 10-year tree
canopy requirement. In the event that any of the said trees may need to be removed
for maintenance or repair of those facilities, the Applicant shall replace removed
trees as determined by the UFMD to sustain the 10-year canopy.

MISCELLANEOUS

Tree Preservation and Planting Fund Contribution. At the time of site plan approval for
the new building on the Property, the Applicant shall make a one-time contribution of
$931.00 to the Fairfax County Tree Preservation and Planting Fund.

Metrorail Tax District Buyout for Certain Residential Uses. At least sixty days prior to
recording any residential condominium documents that would change the use of all or
any portion of the Property that either 1) is zoned to permit multi-family residential use
but is not yet used for that purpose or ii) from use as a multi-family residential real
property that is primarily leased or rented to residential tenants or other occupants by an
owner who is engaged in such a business, in either case therefore taxable for purposes of
the now existing Phase I Dulles Rail Transportation Improvement District (the "Phase I
District") to a use that is not subject to the Phase I District tax, the Applicant shall
provide a written notice to the Director of the Real Estate Division of the Fairfax County
Department of Tax Administration advising that the Applicant intends to record such
condominium documents for that portion of the Property. Prior to recording the
condominium documents, the Applicant shall pay to Fairfax County a sum equal to the
then-present value of Phase I District taxes estimated by the County to be lost as a result
of that change in use.

Zoning Administrator _Consideration. Notwithstanding the foregoing, upon
demonstration that, despite diligent efforts or due to factors beyond the Applicant’s
control, proffered improvements sueh as, but not limited to, transportation, publicly-
accessible park areas, athletic fields, trail connections, and offsite easements, have been
delayed (due to, but not limited to, an inability to secure necessary permission for utility
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53.

54.

55.

56.

57.

{A0628312 proffers 10/8/14 clean}

relocations, VDOT approval for traffic signals, necessary easements and/or site plan
approval) beyond the timeframes specified, the Zoning Administrator may agree to a later
date for complction of these transportation improvement(s).

Adjustment in Contribution Amounts. All monetary contributions specified in these
Proffers shall adjust on a yearly basis from the base year of 2015 and change effective
each January 1 thereafter, based on changes in the Consumer Price Index for all urban
consumers (not seasonally adjusted) (“CP1-U”), both as permitted by Virginia State Code
Section 15.2-2303.3, except for contributions to the Tysons Grid of Streets
Transportation Fund, the Tysons-wide Transportation Fund and public schools, which are
subject to separate annual adjustments by the Board of Supervisors.

Advanced Density Credit. Advanced density credit is reserved consistent with the
provisions of the Fairfax County Ordinance for all eligible dedications described herein
or as may be required by Fairfax County or VDOT.

Severability. Pursuant to Section 18-204 of the Ordinance, any portion of the Property
may be the subject of a proffered condition amendment (“PCA”), Special Exception
(“SE”), Special Permit (“SP”), or Final Development Plan Amendment (“FDPA”)
without joinder and/or consent of the owners of the other portions of the Property,
provided that such PCA, SE, SP or FDPA does not materially adversely affect the other
phases. Previously approved zomng applications applicable to the balance of the Property
that 1s not the subject of such a PCA, SE, SP or FDPA shall otherwise remain in full force
and effect.

Successors and Assigns. These Proffers will bind and inure to the benefit of the
Applicant and its successors and assigns. Each reference to “Applicant” in this proffer
statement shall include within its meaning and shall be binding upon Applicant’s
successor(s) in interest and/or the owners from time to time of any portion of the Property
during the period of their ownership. Once portions of the Property are sold or otherwise
transferred, the associated proffers bccome the obligation of the purchaser or other
transferee and shall no longer be binding on the seller or other transferce. With respect to
any portion of the Property subject to a COA, the COA shall have liability for
performance of any applicable proffers, but not the individual condominium owners.

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

[SIGNATURES BEGIN ON NEXT PAGE)]
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APPLICANT/CONTRACT PURCHASER OF
TAX MAP 29-4 ((7)) 6, 7B PT.

AMHERST PROPERTY, LLC, a Delaware limited liability
company ‘

By: Amherst JV LLC, a Delaware limited liability
company, its sole member/manager

By: KF Amherst LLC, a Virginia limited liability company,
its managing member

By: Kettler Asset Management LL.C, a Virginia limited
liability company, its manager

By: Kettler Inc., a Virginia corporation, its sole
member/manager

By: Andrew W. Buchanan
Its: President

[SIGNATURES CONTINUE ON NEXT PAGE)]




TITLE OWNER OF
TAX MAP 29-4 ((7)) 6, 7B PT.

PS BUSINESS PARKS, L.P., a California Limited
Partnership

By: PS Business Parks, Inc., its Sole General Partner

By: Maria R. Hawthorne
Its: Executive Vice President and CAO

[SIGNATURES END]



APPENDIX 2

DEVELOPMENT CONDITIONS
October 15, 2014
FDP 2014-PR-004

If it is the intent of the Planning Commission to approve Final Development Plan
FDP 2014-PR-004 to allow a residential building and park spaces on property located at
Tax Map 29-4 ((7)) 6, 7B (pt) staff recommends that the Planning Commission condition
the approval by requiring conformance with the following development conditions.
These conditions are in addition to the proffered commitments approved with RZ 2014-
PR-004. :

1. Any plan submitted pursuant to this final development plan shall be in substantial
conformance with the approved CDP/FDP entitled “7915 Jones Branch Drive,”
prepared by Vika Virginia, LLC and Parker Rodriguez, and dated December 18, 2013
as revised through October 2, 2014, and these conditions. Minor modifications may
be permitted pursuant to Sect. 16-402 of the Zoning Ordinance. '

2. At such time as the applicant may renegotiate the lease for the improvements or land
associated with Tax Map Parcel 29-4 ((7)) 11A, the applicant shall request
permission to improve the drainage conditions from the surface parking lot located on
said property, which shall include, but not be limited to, providing a vegetated buffer
to reduce the amount and velocity of stormwater runoff.

3. A site plan for the improvements shown on this FDP shall not be filed unless and until
the access management waiver for Street C's intersection with Jones Branch Drive is
approved by the Virginia Department of Transportation (VDOT).



APPENDIX 3
County of Fairfax, Virginia
MEMORANDUM

Office of the County Attorney

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

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

DATE: September 3, 2014

TO: Suzanne Wright, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Jo Ellen Groves, Paralegalj’f
Office of the County Attorney

SUBJECT: Affidavit
Application No.: PCA 88-D-005-08
Applicant: Ambherst Property, LLC
PC Hearing Datc: 10/29/14
BOS Hearing Date: 11/18/14

REF.: 124309

Attached is an affidavit which has been approved by the Office of the County Attorncy for the
referenced case. Please include this affidavit dated 8/29/14, which bears my initials and is
numbered 124309, when you prepare the staff report.

Thank you for your cooperation.

Attachment

cc: (w/attach) Jonathan Buono, Planning Technician I (Sent via e- mall)
Zoning Evaluation Division
Department of Planning and Zoning

\s17PROLAWPGCO1\Documents\124309\JEG\A ffidavits\631995.doc




REZONING AFFIDAVIT

DATE: August29, 2014
(enter date affidavit is notarized)

I, Elizabeth D. Baker, agent , do hereby state that | am an
enter name of applicant or authorized agent
( pp gent) |74 30q
(check one) [ ] applicant
[v] applicant’s authorized agent listed in Par. 1(a) below

in Application No.(s): PCA 88-D-005-08
(enter County-assigned application number(s), e.g. RZ 88-V-001)

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

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

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

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middle initial, and (enter number, street, eity, state, and zip code) (enter applieable relationships
last name) listed in BOLD above)
~ Ambherst Property, LLC 1751 Pinnacle Drive #700 Applicant/Contract Purchaser of
McLean, VA 22102 Tax Map 29-4 ((7)) 6, 7B pt.
Agents:

Lueas A. Davis
Graham D. Tyrell
Erin C. Lipari
Asheel P. Shah
Maria R. Hawthorne

_PS Business Parks, L.P. 701 Western Avenue Title Owner of Tax Map
Glendale, CA 91201 29-4 ((7)) 6, 7B pt.
Agents:
Maria R. Hawthorne
Joseph D. Russell, Jr.
Edward A. Stokx

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

* In the case of a condominium, the title owner, contraet purchaser, or lessee of 10% or more of the units in the
eondominium.
** List as follows: Name of trustee, Trustee for (name of trust, if applieable), for the benefit of: (state name of

each beneficiary).

\MORM RZA-1 Updated (7/1/06)



Page 1 of 2
Rezoning Attachment to Par. 1(a)

DATE: August29, 2014

(enter date affidavit is notarized)
for Application No. (s): PCA 88-D-005-08 124309
(enter County-assigned application number (s))

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

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships
last name) listed in BOLD above)
- Walsh, Colucei, Lubeley & Walsh, P.C. 2200 Clarendon Boulevard Attorncys/Planners/Agent
(f’k/a Walsh, Colucci, Lubeley, Emrich Suite 1300
& Walsh, P.C.) Arlington, VA 22201
Agents: Attorney/Agent
- Martin D. Walsh Attorncy/Agent
Lynne J. Strobel Attorney/Agent
Timothy S. Sampson Attorney/Agent
" M. Catharine Puskar Attorney/Agent
Sara V. Mariska Attorney/Agent
G. Evan Pritchard Attorney/Agent
Jonathan D. Puyvak (former) Attorney/Agent
Andrew A. Painter Attorney/Agent
Matthew J, Allman Planncr/Agent
Elizabeth D. Baker Planner/Agent
‘Inda E. Stagg Planner/Agent

"Elizabeth A. Nicholson

~VIKA, Incorporated 8180 Greensboro Drive, Suite 200 Engineers/Agent
McLean, VA 22102
_Agents:
John F. Amatetti
Robert R. Cochran
Jeffrey A. Kreps
P. Christopher Champagne
Joseph D. Amatetti
« Douglas L. Koeser

Engineers/Agent
VIKA Virginia, LLC 8180 Greensboro Drive, #200
’ McLean, VA 22102
Agents:
-John F. Amatetti
Robert R. Coshran
Jeffrey A, Kreps
P. Christopher Champagne
Joseph D. Amatetti
Douglas L. Koeser

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

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



Rezoning Attachment to Par. 1(a)

DATE: August 29,2014

(enter date affidavit is notarized)

for Application No. (s);: PCA 88-D-005-08

Page 2 of 2

24209

(enter County-assigned application number (s))

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

Relationship column.

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

- ParkerRodriguez, Inc.

Agents:

Dennis B. Carmichael
“Trini M. Rodriguez
Daniel A, Avrit

Erica M. Thum

- M.J. Wells & Associates, Inc.
Agents:
-Christopher L. Kahatt
Michael R. Pinkoske
Kevin A. Berger
-Design Collective, Ine.
Agents:
Michael S. Goodwin

Nicolas F. Mansperger
Matthew A. D'Amico

(cheek if applicable) v1

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

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

101 N. Union Street, Suite 320
Alexandria, VA 22314-3231

1420 Spring Hill Road, Suite 600
McLean, Virginia 22102

601 E. Pratt Street, #300
Baltimore, MD 21202

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

Landscape Architects/Agent

Transportation Consultant/
Agent

Architect/Agent

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



Page Two
REZONING AFFIDAVIT

DATE: August 29,2014
(enter date affidavit is notarized) (243 Oéj

for Application No. (s): PCA 88-D-005-08
(enter County-assigned application number(s))

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

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

CORPORATION INFORMATION

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

1751 Pinnacle Drive #700

McLean, VA 22102

DESCRIPTION OF CORPORATION: (check one statement)

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

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

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

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

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name)
~ Ambherst JV LLC, Sole Member

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President,
Vice President, Sceretary, Treasnrer, etc.)

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

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

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



Page 1 of 6
Rezoning Attachment to Par. 1(b)

DATE: August 29,2014

(enter date affidavit is notarized) | ZUBHA
for Applieation No. (s): PCA 88-D-005-08

(enter County-assigned application number (s))

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

1751 Pinnacle Drive #700

McLean, VA 22102

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
‘KF Amherst LLC, Manager
Members: PSB Amherst LLC,; PSB Amherst Investors LLC

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

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

1751 Pinnacle Drive #700

McLean, VA 22102

DESCRIPTION OF CORPORATION: (check one statement)
[v1 There are 10 or less shareholders, and all of the shareholders are listed below.
[ 1 There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ 1 There are more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Kettler Asset Management LLC (owns less than 10% of Ambherst Property LLC)

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

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

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




Page 2 of 6
Rezoning Attachment to Par. 1(b)

DATE: August 29,2014

(enter date affidavit is notarized) 24 %09
for Application No. (s): PCA 83-D-005-08

(enter County-assigned application number (s))

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

1751 Pinnacle Drive #700

McLean, VA 22102

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
-PS Business Parks, L.P.

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasnrer, etc,)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
- PSB Ambhcrst Investors LLC

1751 Pinnacle Drive #700

McLean, VA 22102

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
‘PS Business Parks Inc,

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Viee-President, Seeretary, Treasnrer, ctc.)

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

FORM RZA-1 Updated (7/1/06)
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Rezoning Attachment to Par. 1(b)

DATE: August 29, 2014

(enter date affidavit is notarized) \Z\‘( %00’
for Application No. (s): PCA 88-D-005-08
(enter County-assigned application number (s))

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

- PS Business Parks Inc.
1751 Pinnaele Drive #700
McLean, VA 22102

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
A publiely traded Real Estate Investment Trust.

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Viee-President, Secretary, Treasurer, etc.)

Joseph D. Russell, Jr., President and Chief Executive Officer; Edward A. Stokx, EVP and Chief Financial Officer;

Maria R. Hawthorne, EVP

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Walsh, Colueei, Lubeley & Walsh, P.C. (f/k/a Walsh, Colucei, Lubeley, Emrieh & Walsh, P.C.)
2200 Clarendon Boulevard, Suite 1300
Arlington, Virginia 22201
DESCRIPTION OF CORPORATION: (check one statement)
[ 1 Thereare 10 or less shareholders, and all of the shareholders are listed below.
[#] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no shareholders are Jisted below.

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

David J. Bomgardner, E. Andrew Bureher, Thomas J. Colueei, Mighael J. Coughlin, Peter M. Dolan, Jr., Jay du Von, William A. Fogarty,
John H. Foote, H. Mark Goetzman, Bryan H. Guidash, Miehael J. Kalish, Miehael D. Lubeley, J. Randall Minehew, G. Evan Pritehard,
-M., Catharine Puskar, John E. Rinaldi, Kathleen H, Smith, Lynne J. Strobel, Garth M. Wainman, Nan E. Walsh, Martin D. Walsh

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Viee-President, Seeretary, Treasurer, ctc.)

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

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



Page 4 of 6
Rezoning Attachment to Par. 1(b)

DATE: August29, 2014

(enter date affidavit is notarized) 24 209
for Application No. (s): PCA 88-D-005-08

(enter County-assigned application number (s))

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

8180 Greensboro Drive, Suite 200

McLean, VA 22102

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
John F. Amatetti, Charles A. Irish, Jr., Harry L. Jenkins, Robert R. Cochran, Mark G. Morelock, Jeffrey B. Amateau, Kyle U. Oliver,
P. Christopher Champagne

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

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

8180 Greensboro Drive, #200

McLean, VA 22102

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

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

John F. Amatetti, Charles A. Irish, Jr., Harry L. Jenkins, Robert R. Coehran, Mark G. Moreloek, Jeffrey B. Amateau, Kyle U, Oliver,
P. Christopher Champagne

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Viee-President, Secretary, Treasurer, etc.)

(cheek if applieable) s1 There is more corporation information and Par. 1(b) is continued further on a
“Rezoning Attachment to Par. 1(b)” form.

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




Page 5 of 6
Rezoning Attachment to Par. I(b)

DATE: August 29, 2014

(enter date affidavit is notarized) U330
for Application No. (s): PCA 88-D-005-08 e i

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip eode)
™ ParkerRodriguez, Inc.

101 N. Union Street, Suite 320

Alexandria, VA 22314-3231

DESCRIPTION OF CORPORATION: (check one statement)
[v1 There are 10 or less shareholders, and all of the shareholders are listed below.
[ 1 There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ 1 There are more than 10 shareholders, but no shareholder owns 10% or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
~ Trini M. Rodriguez
* James E. Parker

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasnrcr, eic.)

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

1420 Spring Hill Road, Suite 600

McLean, Virginia 22102

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
N M.]. Wells & Assoeiates, Inc. Employee Stock Ownership Trust. All employees are eligible plan participants; however, no one employee
owns 10% or more of any class of stock.

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasnrer, etc.)

(eheck if applicable) 1 There is more corporation information and Par. 1(b) is continued further on a
“Rezoning Attachment to Par. 1(b)” form.

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



Page 6 of 6
Rezoning Attachment to Par. 1(b)

DATE: August 29,2014

(enter date affidavit is notarized) | O
for Application No. (s): PCA 88-D-005-08 et

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip eode)
~ Design Collective, Inc.

601 E. Pratt Street, #300

Baltimore, MD 21202

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

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

~ Design Collective, Inc. Employcc Stock Ownership Trust. All employces are eligible plan participants; howevcr, no one employee owns
10% or more of any class of stock.

NAMES OF OFFICERS & DIRECTORS: (enter first name, middlc initial, last name, and title, e.g.
President, Vice-President, Secretary, Trcasurer, etc.)

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

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

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

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

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

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




Page Three
REZONING AFFIDAVIT

DATE: August 29, 2014
(enter date affidavit is notarized)

24309

for Application No. (s): PCA 88-D-005-08
(enter County-assigned application number(s))

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

PARTNERSHIP INFORMATION

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code)
« PS Business Parks, L.P.

701 Western Avenue

Glendale, CA 91201

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

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

.Sole General Partner:
«PS Business Parks, Inc.

. PS Business Parks, L.P. is the Operating Partnership for PS Business Parks, Inc. (a publicly traded real estate investment trust) and is the
entity through which PS Busincss Parks, Ine. conducts all of its business.

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

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

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



Page Four
REZONING AFFIDAVIT

DATE: August 29, 2014
(enter date affidavit is notarized) |2 ?Doq

for Application No. (s): PCA 88-D-005-08
(enter County-assigned application number(s))

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

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

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

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

EXCEPT AS FOLLOWS: (NOTE: I[fanswer is none, enter “NONE” on the line below.)

None

(check if applicable) [ ] There are more interests to be listed and Par. 2 is continued on a
“Rezoning Attachment to Par. 2” form,

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



Page Five
REZONING AFFIDAVIT

DATE: _August 29,2014
(enter date affidavit is notarized)

for Application No. (s): PCA 88-D-005-08 lZ%BDﬂ
(enter County-assigned application number(s))

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

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

None

(NOTE: Business or financial rclatiouships of the type described iun this paragraph that arise after
the filing of tbis applicatiou and hefore each public hearing must be discloscd prior to the
public hcarings. See Par. 4 below.)

(check ifapplicable) [ ] There are more disclosures to be listed and Par. 3 is continued on a
“Rezoning Attachment to Par. 3” form.

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

WITNESS the following signature: @ ,. o ,
f’/j’{] m/ﬂ%) [

(check one) [ ] Applicant j [v] Applicant’s Authonzed Agent

Elizabeth D. Baker, agent
(type or print first name, middle initial, last name, and title of signee)

Subsc_ribed and sworn to before me this 29 _ day of August 20 14 | in the State/Comm.
of Virginia , County/City of Arlington

Cintint & AN

Noﬁ}?Public

My commission expires: 11/30/2015

KIMBERLY K. FOLLIN

7 Registration # 233945
YORM RZA-1 Updated (7/1/06) Nomy




County of Fairfax, Virginia

DATE: September 3, 2014
TO: Suzanne Wright, Staff Coordinator
Zoning Evaluation Division

Department of Planning and Zoning

FROM: Jo Ellen Groves, Paralegal
Office of the County Attorney

SUBJECT: Affidavit

MEMORANDUM

Office of the County Attorney
Suite 549, 12000 Government Center Parkway
Fairfax, Virginia 22035-0064

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

Application No.: RZ/FDP 2014-PR-004

Applicant: Ambherst Property, LLC
PC Hearing Date: 10/29/14
BOS Hearing Date: 11/18/14

REF.: 124311

Attached is an affidavit which has been approved by the Office of the County Attorney for the
referenced case. Please include this affidavit dated 8/29/14, which bears my initials and is

numbered 124311, when you prepare the staff report.
Thank you for your cooperation.

Attachment

cc: (w/attach) Jonathan Buono, Planning Technician I (Scnt via e-mail)

Zoning Evaluation Division
Department of Planning and Zoning

\\s17PROLAWPGC01\Doeuments\12431 1\JEG\Affidavits\631990.doe



REZONING AFFIDAVIT

DATE: August29, 2014
(enter date affidavit is notarized)

|, Elizabeth D. Baker, agent , do hereby state that I am an
(enter name of applicant or authorized agent)
124%(]

(check one) [
[v

applicant
applicant’s authorized agent listed in Par. 1(a) below

]
]
in Application No.(s): RZ/FDP 2014-PR-004

(enter County-assigned application number(s), e.g. RZ 88-V-001)

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

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

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

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships
last name) listed in BOLD above)
N\ Ambherst Property, LL.C 1751 Pinnacle Drive #700 Applicant/Contract Purchaser of
McLean, VA 22102 Tax Map 29-4 ((7)) 6, 7B pt.
Agents:
Lucas A. Davis ~
Graham D. Tyrell
Erin C. Lipari

Asheel P. Shah
Maria R. Hawthorne

- PS Business Parks, L.P. 701 Western Avenue Title Owner of Tax Map
Glendale, CA 91201 29-4 ((7)) 6, 7B pt.
Agents:
Maria R. Hawthorne
Joseph D. Russell, Jr.
Edward A. Stokx

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

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units in the
condominium.
** List as follows: Name of trustee, Trustee for (name of trust, if applicable), for the benefit of: (state name of

each beneficiary).

ﬂfORM RZA-1 Updated (7/1/06)



Rezoning Attachment to Par. 1(a)

DATE: August 29,2014

(enter date affidavit is notarized)

for Application No. (s): RZ/FDP 2014-PR-004

Page 1 of 2

l243] |

(enter County-assigned application number (s}))

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed
together, ¢.g., Attorney/Agent, Contract Pnrchaser/Lessee, Applicant/Title Owner, etc. Fora
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the

Relationship column,

NAME

(enter first name, middle initial, and

last name)

-Walsh, Colucci, Lubeley & Walsh, P.C.
(f/k/a Walsh, Colucci, Lubeley, Emrich

& Walsh, P.C.)

. Agenfs:
Martin D. Walsh
Lynne J. Strobel
Timothy S. Sampson
M. Catharine Puskar
Sara V. Mariska
G. Evan Pritchard
Jonathan D. Puvak (former)
Andrew A. Painter
Matthew J. Allman
Elizabeth D. Baker
Inda E. Stagg

_ Elizabeth A. Nieholson

~VIKA, Incorporated

Agents:

John F. Amatctti

Robert R. Cochran

Jeffrey A. Kreps

P. Christopher Champagne
Joseph D. Amatetti
Douglas L. Koeser

. VIKA Virginia, LLC

Agents:

John F. Amatetti

Robert R. Cochran

Jeffrey A. Kreps

P. Christopher Champagne
Joseph D. Amatetti
Douglas L. Koeser

(check if applieable)

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

vl

ADDRESS

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

2200 Clarendon Boulevard
Suite 1300
Arlington, VA 22201

8180 Greensboro Drive, Suite 200
MeLean, VA 22102

8180 Greensboro Drive, #200
Melean, VA 22102

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

Attorneys/Planners/Agent

Attorncy/Agent
Attorney/Agent
Attorney/Agent
Attomey/Agent
Attorney/Agent
Attorney/Agent
Attorney/Agent
Attorney/Agent
Attorney/Agent
Planner/Agent

Planner/Agent

Planner/Agent

Engincers/Agent

Engineers/Agent

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



Rezoning Attachment to Par. 1(a)

DATE: August29,2014

(enter date affidavit is notarized)

for Application No. (s): RZ/FDP 2014-PR-004

Page 2 of 2

| 243 (|

(enter County-assigned application number (s))

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed
together, e.g., Attorney/Agent, Contraet Pnrehaser/Lessee, Applieant/Title Owner, ctc. Fora
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the

Relationship column.

NAME

(enter first name, middle initial, and

last namc)
“ParkerRodrigucz, Inc.

Agents;

Dennis B, Carmichael
Trini M. Rodriguez
Daniel A. Avrit

Erica M. Thum

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

Christopher L. Kabatt
Michael R. Pinkoske

Kevin A. Berger

- Design Collcctive, Inc.
Agents:

‘Michael S, Goodwin

Nicolas F. Mansperger
Matthew A. D'Amico

(check if applicable)

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

v]

ADDRESS

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

101 N. Union Street, Suite 320
Alexandria, VA 22314-3231

1420 Spring Hill Road, Suite 600
McLean, Virginia 22102

601 E. Pratt Street, #300
Baltimore, MD 21202

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

Landscape Architects/Agent

Transportation Consultant/
Agent

Architect/Agent

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



Page Two
REZONING AFFIDAVIT

DATE: August 29,2014
(enter date affidavit is notarized) l 21’66 ”

for Application No. (s): RZ/FDP 2014-PR-004
(enter County-assigned application number(s))

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

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

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Ambherst Property, LLC
1751 Pinnaele Drive #700
McLean, VA 22102

DESCRIPTION OF CORPORATION: (check one statement)

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

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

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

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

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name)
~Amherst JV LLC, Sole Member

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President,
Vice President, Secretary, Trcasurer, etc.)

(check if applicable)  |/] There is more corporation information and Par. 1(b) is continued on a “Rezoning
Attachment 1(b)” form,

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

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



Page I of 6
Rezoning Attachment to Par. 1(b)

DATE: August29,2014

(enter date affidavit is notarized) | Z"( 6 l
for Application No, (s): RZ/FDP 2014-PR-004

(enter County-assigned application number (s))

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

1751 Pinnacle Drive #700

McLean, VA 22102

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
¥ KF Amherst LLC, Manager
Members; PSB Amherst LLC, PSB Amherst Investors LLC
\ \

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Viee-President, Secretary, Treasurer, efc.)

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

1751 Pinnaclc Drive #700

McLean, VA 22102

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
<Kettler Asset Management LLC (owns less than 10% of Amherst Property LLC)

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Viee-President, Seeretary, Treasurer, etc.)

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

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



Page 2 of 6
Rezoning Attachment to Par. I(b)

DATE: August 29,2014

(enter date affidavit is notarized) | 24 3()
for Application No. (s): RZ/FDP 2014-PR-004

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
~ PSB Amherst LL.C

1751 Pinnaclc Drive #700

McLean, VA 22102

DESCRIPTION OF CORPORATION: (check one statement)
[v1 There are 10 or less shareholders, and all of the shareholders are listed below.
[ 1 Thereare more than 10 shareholders, and all of the shareholders owning 10% or more of any
elass of stock issued by said corporation are listed below.
[ 1 There are more than 10 shareholders, but no shareholder owns 10% or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
“PS Business Parks, L.P.

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g,
President, Vice-President, Secretary, Treasnrer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
-PSB Amberst Investors LLC

1751 Pinnacle Drive #700

McLcan, VA 22102

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
\PS Business Parks Inc.

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasnrer, etc,)

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

FORM RZA-1 Updated (7/1/06)
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Rezoning Attachment to Par. 1(b)

DATE: August 29,2014

(enter date affidavit is notarized) | 243
for Application No. (s): RZ/FDP 2014-PR-004

(enter County-assigned applieation number (s))

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

~ PS Business Parks Inc.
1751 Pinnacle Drive #700
McLean, VA 22102

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
A publicly traded Real Estate Investment Trust,

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
Presideut, Vice-President, Secretary, Treasurer, etc.)

Joseph D. Russell, Jr., President and Chief Executive Officer; Edward A. Stokx, EVP and Chief Financial Officer;
Maria R, Hawthorne, EVP

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
~Walsh, Colucei, Lubeley & Walsh, P.C. (f’k/a Walsh, Colucci, Lubeley, Emrich & Walsh, P.C.)

2200 Clarendon Boulevard, Suite 1300

Arlington, Virginia 22201

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

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

David J. Bomgardner, E. Andrew Burcher, Thomas J. Colucci, Michael J. Coughlin, Peter M. Dolan, Jr., Jay du Von, William A, Fogarty,
John H. Foote, H. Mark Goetzman, Bryan H. Guidash, Michael J. Kalish, Michael D. Lubeley, J. Randall Minchew, G. Evan Pritchard,
M. Catharine Puskar, John E. Rinaldi, Kathleen H. Smith, Lynne J. Strobel, Garth M, Wainman, Nan E. Walsh, Martin D. Walsh

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

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

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




Page 4 of 6
Rezoning Attaechment to Par. 1(b)

DATE: August 29, 2014

(enter date affidavit is notarized) | 2431
for Applieation No. (s): RZ/FDP 2014-PR-004

(enter County-assigned applieation number (s))

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

8180 Greensboro Drive, Suite 200

McLean, VA 22102

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
* John F. Amatetti, Charles A. Irish, Jr., Harry L. Jenkins, Robert R. Cochran, Mark G. Morelock, Jeffrey B. Amateau, Kyle U, Oliver,
P. Christopher Champagne

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-Presidcent, Secretary, Treasnrer, etc.)

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

8180 Greensboro Drive, #200

McLean, VA 22102

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

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

" John F. Amatetti, Charles A. lrish, Jr., Harry L. Jenkins, Robert R, Coehran, Mark G. Morelock, Jeffrey B. Amateau, Kyle U. Oliver,
P. Christopher Champagne

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Viee-President, Seeretary, Treasnrer, etc.)

(check if applicable) 1 Therc is more corporation information and Par. 1(b) is continued further on a
“Rezoning Attachment to Par. 1(b)” form.

FORM RZA-1 Updated (7/1/06)
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Rezoning Attachment to Par. I(b)

DATE: August 29,2014

(enter date affidavit is notarized) [ Z"( Al
for Application No. (s): RZ/FDP 2014-PR-004

(enter County-assigned applieation number (s))

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

101 N. Union Street, Suite 320

Alexandna, VA 22314-3231

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Trini M. Rodriguez
James E. Parker

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

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

1420 Spring Hill Road, Suite 600

McLean, Virginia 22102

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

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

. M.J. Wells & Associates, Inc. Employee Stock Ownership Trust. All employees are eligible plan participants; however, no one employee
owns 10% or more of any class of stock.

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Viee-President, Seeretary, Treasurer, etc.)

(eheck if applieable) [] There is more corporation information and Par. 1(b) is eontinued further on a
“Rezoning Attachment to Par. 1(b)” form.

FORM RZA-1 Updated (7/1/06)
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Rezoning Attachment to Par. 1(b)

DATE: August 29, 2014

(enter date affidavit is notarized) ’ZL{/O’ [ ‘
for Application No. (s): RZ/FDP 2014-PR-004

{enter County-assigned application number (s))

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

601 E. Pratt Street, #300

Baltimore, MD 21202

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Design Colleetive, Inc. Employee Stoek Ownership Trust. All employees are eligible plan participants; however, no one employee owns
10% or more of any class of stock.

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Sccretary, Treasurer, ete.)

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

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

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

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Viee-President, Secretary, Treasnrer, eic.)

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

FORM RZA-1 Updated (7/1/06)
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REZONING AFFIDAVIT

DATE: August 29,2014
(enter date affidavit is notarized) tZL( o) H

for Application No. (s): RZ/FDP 2014-PR-004
{enter County-assigned application number(s})

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

PARTNERSHIP INFORMATION

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

PS Business Parks, L.P,
701 Western Avenue
Glendale, CA 91201

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

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

Sole General Partner:
‘PS Busincss Parks, Inc.

PS Business Parks, L.P. is the Operating Partnership for PS Business Parks, Inc. (a publicly traded real estatc investment trust) and is the
entity through which PS Busincss Parks, Inc. conducts all of its business, )

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

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders
has no shareholder owning 10% or more of any elass of stock. 7n the case of an APPLICANT, TITLE OWNER,
CONTRACT PURCHASER, or LESSEE™* of the land that is a partnership, corporation, or trust, such successive breakdown
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER or LESSEE™* of the land.
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate
partnerships or eorporations, whieh have further listings on an attachment page, and referenee the same footnote numbers on
the attachment page.

FORM RZA-1 Updated (7/1/06)
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REZONING AFFIDAVIT

DATE: August 29,2014
(enter date affidavit is notarized) (2% o) 0L

for Application No. (s): RZ/FDP 2014-PR-004
(enter County-assigned application number(s))

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

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

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

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

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

None

(check if applicable) [ ] There are more interests to be listed and Par. 2 is continued on a
“Rezoning Attachment to Par, 2” form.

FORM RZA-1 Updated (7/1/06)
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REZONING AFFIDAVIT

DATE: August 29, 2014
(enter date affidavit is notarized) 12_%5 ( ]

for Application No. (s): RZ/FDP 2014-PR-004
(enter County-assigned application number(s))

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

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

None

NOTE: Bnsiness or financial relationships of the type described iﬂ this paragraph that arise after
p
the filing of this application and before each public hearing mnst be disclosed prior to the
public hearings. See Par. 4 below.)

(check if applicable) [ ] There are more disclosures to be listed and Par. 3 is continued on a
“Rezoning Attachment to Par, 37 form.

4, That the information eontained in this affidavit is complete, that all partnerships, corporatious,
and trnsts owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each
and every pnblie hearing on this mattcr, I will reexamine this affidavit and provide auy changed
or snpplemental information, inelnding business or financial relationships of the type described
in Paragraph 3 above, that arise on or after the date of this applieation.

WITNESS the following signatnre: AN 4

(check one) [ ]prliﬁn‘[ [v] Applicant’s Authorized Agent

Elizabcth D. Baker, agent
(type or print first name, middle initial, last name, and title of signee)

Subscribed and sworn to before me this 29 day of August 20 14 in the State/Comm.

of Virginia , County/City of Arlington
L W/Jﬁ’ Ve /28

N@iary Public

My commission expires: 11/30/2015
RIMBERLY K. FOL [;‘45
K R istration # 283
¥ 0RM RZA-1 Updated (7/1/06) 0 ‘Notary Public-
COMMONWEALTH.OF VIRGINIA




APPENDIX 4

Elizabetb D. Baker WaLsH Coruccl

Senior Land Use Planner LuBerLEYy & WALSH PC
(703) 528-4700 Ext. 5414
ebaker@arl thelandlawyers.com

July 16,2014

Barhara C. Berlin

Director, Zoning Evaluation Division

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

Re: Request for Rezoning from the C-3 District to the PTC District
Ambherst Property LLI.C (the “Applicant”)
TM 29-4 ((7)) 6 and part 7B (the “Application Property”)

Dear Ms. Berlin:

Please accept this letter as a revised statement of justification for a proposed rezoning of property
located in the North Central District of Tysons. The Applicant, Amherst Property LLC, a joint
venture hetween PS Business Parks and Kettler, is the contract purchaser of Parcel 6 and part of
Parcel 7B. The Applicant is requesting a rezoning of the Application Property from the C-3
(Office) District to the PTC (Planned Tysons Corner Urban) District and approval of a combined
Conceptual and Final Development Plan ("CDP/FDP") in order to permit the constrnction of a
residential mixed use development with an overall floor area ratio (“FAR”) of up to 1.8, It is
envisioned that development of the Application Property will be the first phase in a multi-phased
redevelopment of the area bounded by Jones Branch Drive, Westpark Drive and Westbranch
Drive. When complete, redevelopment of this area will transform this suburban style office park
into a new residential community with services and parks in keeping with the vision of the
Comprehensive Plan for Tysons.

Property Deseription — The Application Property totals 5.75363 acres and is located west of
Jones Branch Drive approximately 400 feet north of its intersection with Westpark Drive in the
Providence Magisterial District. It is part of what is referred to as the West*Park Office Park.
Parcel 6, previously referred to as the Amherst site, is developed with a six story office building
of 135,296 square feet of gross floor area and an associated surface parking lot. The part of
Parcel 7B included in the application is a surface parking lot serving the Brunswick office
building located on the remainder of Parcel 7B.

The existing uses are accessed from Jones Branch Drive. The Application Property is within 2
mile of both the MclLean and Tysons Corer Metro Stations. Adjacent uses include low rise
office buildings and surface parking lots. A small pond exists immediately west of the
Application Property and is part of a larger stormwater management system serving the site.

ATTORNEYS AT LA

703 528 4700 ¥ WWW.THELANDLAWYERS.COM
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Zoning History — The Application Property is zoned C-3 which allows office uses and accessory
uses. It is subject to proffers associated with RZ 88-D-005 and its subsequent amendments, the
most recent being PCA 88-D-005-7. A partial proffered condition amendment (PCA) has been
filed concurrently with this rezoning application to delete the Application Property from PCA
88-005-07 to permit it to be rezoned to the PTC District. No other proffer changes are being
requested. Proffer VIII in the approved proffers for PCA 88-D-005-7, dated September 14,
2011, permits the filing of partial PCAs provided there is no material adverse impact on the
remainder of the properties subject to PCA 88-D-005 and specifles that future PCA applications
to remove any individual parcel or assemblage of parccls from PCA 88-005-07 for the purpose
of rezoning such parcels to a new zoning district shall be deemed to not have a material adverse
effect on the balance of thc property subject to RZ 88-D-005, even if the removal of such parcels
cause the properties left in PCA 88-005-07 to exceed the proffered floor area ratios.

Description of Development Proposal

The proposed development seeks to begin the transformation of this portion of West*Park, an
older suburban style office park, into a residential community with convenient service uses,
parks and amenities. A grid of streets will be initiated that can be extended when adjacent
properties choose to redevelop along with a pedestrian network to provide safe and convenient
passage for those working and residing in the North Central section of Tysons.

One multifamily residential building is proposed with this application, The building will be
between 5 and 7 stories and have a maximum height of approximately 90 feet. While the
primary use of the building is residential with between 275 and 400 dwelling units, portions of
the ground level along the Jones Branch Drive frontage have been designed to accommodate
retail, service, and/or resident amenity uses.

Jones Branch Drive will be widened slightly to pcrmit the addition of parallel parking spaces in
keeping with the Tysons Urban Design Guidelines ("UDG"). Designated as a Collector street,
the Applicant's Joncs Branch Drive frontage will include a minimum 20 foot wide streetscape.
Additions to the public grid of streets include:

o Street A will be a new local street on the northern boundary of the Application Property.
It will provide access to the parking garage for the proposed building and the adjacent
Brunswick Building and access to the planned park.

o Street B will be a new local street located west of the proposed building and separating it

- from the public park space to the west. Street B will connect proposed Street A and Street

C and ultimately will be extended northward to connect with other new streets expected
with future redevelopment.

o Street C will be a new local street located along the southern boundary of the Application
Property and will extend westward across adjacent properties identified on Tax Maps 29-
7 as ((7)) 8 ("Parcel 8") and 11A ("Parcel 11A") to link Jones Branch Drive with
Westbranch Drive. This will add significantly to both vehieular and pedestrian




Page 3

connectivity in the area. Initially, Street C will be constructed with an interim section
with on-street parking provided in select areas, respecting the existing development on
adjacent properties to the south and west, The portion of Street C located west of Street B
will be a private street. 1t is anticipated that with the redevelopment of adjacent parcels,
Street C west of Street B will be widened to inelude parking on both sides of the street
‘and will be dedicated as a public street. '

With the exception of parallel parking on the adjacent streets, all parking will be structured. The
architects have designed the structured parking not to be visible from the streets; residential or
retail/service uses will wrap the parking structure, Access to the parking garage will be provided
from Streets A and C. A loading and service area is located along Street C.

The proposed building has been designed with a strong relationship to thc adjacent streets to
creatc the new urban form envisioned in the Tysons Plan. A portion of the Jones Branch Drive
frontage will be activated with an area of retail/service or amenity uses with an expanse of glass
to visually connect the interior of the building with activity on the street. An outdoor room at the
corner of Jones Branch Drive and Street A will include special paving, landscaping, shade
structures and movable tables and chairs. Along Streets A, B, and C individual residential units
will be accessed from front doors on the street, thereby creating activity on all four sides of the
building.

Both public and private park areas are proposed to serve the recreational needs of the residents
and the larger community:

e A new public park is proposed west of Street B. This area is planned with an open lawn
panel, a dog exercise area, a children's playground, walking paths and benches. The park
will include approximately 0.77 acre on the Application Property and 0.66 additional acre
on adjacent Parcel 11A. The park design contemplates removal of the existing pond on
Parcel 11A. An alternate park design has been included in the CDP/FDP in the event the
pond remams, It is anticipated that this park will be expanded in the future with the
redevelopment of adjacent parcels.

e An off-site linear park on Parcel 8 is also proposed with this application. This
approximate 15 foot wide area will include a sidewalk, benches, and supplemental
landseaping and will provide a pleasant and convenient pedestrian connection between
the proposed park and uses along Westpark Drive, including the new Arbor Row
development.

e Two private outdoor amenity spaces are proposed. A swimming pool, sun deck, seating,
outdoor dining and landscaping will be provided on an elevated terrace located on the
west side of the building overlooking Street B and the public park beyond. An open
stairway will provide easy access from the strect to the terrace. This wide, gracious
terrace will visually connect the private and public amenity spaces and will also provide
variation in the massing of the building along the park frontage. A lushly landscaped Zen
garden with water feature, walking path and outdoor rooms will occupy the interior
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courtyard of the building and provide an inviting backdrop to the main lobby and interior
amenity areas.

The proposed development includes between 295,000 and 450,000 gross square feet (“GSF”)
with an overall floor area ratio (“FAR™) of between 1.18 and 1.80. The mix of uses is
approximately 97 -100% residential and 0 - 3% retail/service/amenity uses.

Land Use Mix and FAR
Use GFA Perecntage of FAR
Total [1] [2]
Residential 295,000 - 437,700 100 - 97% 1.18-1.75
Non-Residential 0- 12,300 0-3% 0-0.05
TOTAL 295,000 - 450,000 1,18 — 1.80

(17 Percentages are based on the maximum GFA scenario.
[2] Calculation of FAR is based on land area and density credits totaling 250,628 SF,

Comprehensive Plan Recommendations

The Application Property is located in the North Central District of Tysons Corner Urban Center
in the Area I1 Plan (the “Plan”). Guidance is provided in both the Areawide Recommendations
and in the more site specific North Central - Subarea 3 West Park Urban Neighborhood
recommendations. The Base Plan recommendation for the Property continues to be office use
with support retail and service uses at existing intensities, which average about 0.60 FAR. Under
the Redevelopment Option, the Property is envisioned as part of an Urban Residential
Neighborhood and is recommended for Residential Mixed Use, which is described as primarily
residential uses with a mix of other uses which may include office, hotel, art/civic and supporting
retail and service uses.

Redevelopment intensity recommendations are based on a tiered approach. In general, the Plan
recommends a FAR of up to 1.5 or 1.8 FAR with a 20 percent bonus density available for the
provision of affordable or workforce housing. However, the Intensity Section of the Plan
indicates that redevelopment areas between % and %2 mile from the Tysons Corner Metro Station
can achieve an intensity of up to 2.0 FAR or 2.4 FAR with a 20 percent bonus density for
affordable or workforce housing. VIKA Incorporated, the project's engineer, has prepared an
area tabulation that shows that 106,372 square feet, or 2.44196 acres, of the Application Property
are located within a Y2 mile of Tysons Corner Station the thus eligible for increased FAR. The
remainder of the Application Property is located outside the Y2 mile radius (144,256 SF) and is
recommended for up to 1.5 FAR (1.8 FAR with bonuses). Applying 2.4 FAR to 106,372 square
feet of land and 1.8 FAR to 144,256 square feet of land results in a potential GFA of 514,953 for
the Application Property. The Applicant is currently requesting approval of 450,000 GFA of
development, but intends to seek approval of the 64,593 square feet of unused GFA with a future
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application for expansion of this PTC zoning, which will also require a concurrent proffered

condition amendment application for this Application Property.

[1] Intensity calculations are based on the maximum GFA scenario.,
[2] Includes 42% of the building GFA.
[3] Includes 58% of thc building GFA.

Intensity Tiers and FAR
Intcnsity Tiers Land Arca and GFA FAR
Density Credits
< 1/2 mile 106,372 SF | 189,000 [2] 1.78
Non-TOD 144,256 SF | 261,000 [3] 1.81
>1/2 mile
TOTAL 250,628 SF 450,000 1.80

The proposed rezoning and CDP/FDP are in keeping with the intensity recommendations of the
Plan. The maximum FAR proposed is 1.80. The mix set forth in the tabulations on the CDP/FDP
is a minimum of 97% residential and maximum of 3% retail/service/amenity uses.

The Plan also provides guidance on consolidation, street grid, urban design, urban park standards
and a host of other topics. Below is a description of how the proposed rezoning and CDP/FDP
for the Application Property meets the major elements of the Plan and the specific subdistrict
recommendations. Where the description of compliance with the major elements also satisfies
the subdistrict recommendations, it is so noted and not repeated.

Plan Guidance

Applicant’s Proposal

Major Elements of the Plan

OMix and arrangement of uses

The proposed mix of uses is in keeping with overall
guidance in the Land Use section and the West Park
Urban Neighborhood recommendations. The
Conceptual Land Use Map identifies the Application
Property as appropriate for Residential Mixed Use,
allowing predominately residential uses. Multi-
family residential uses account for 97 to 100%, and
retail/service/amenity uses are proposed at 0 to 3%.
The retail or, service use is proposed along Jones
Branch Drive helping to enhance the pedestrian
environment,
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OAffordable and workforce housing

Twenty percent of the residential units will be
provided as workforce housing in keeping with the
Plan guidance. The Property is located beyond Y4
mile from a metro station and thus is entitled to
bonus intensity of twenty percent for the provision of
Workforce Dwelling Units (WDUs). In accordance
with Comprehensive Plan recommendations, beyond
a 1/4 mile of a metro station, any units created with
bonus floor area should be excluded from the twenty
percent WDU calculation. WDU bonus calculations
are provided on Sheet C2-A of the CDP/FDP,

OGreen building expectations

The residential structure will be designed and
constructed to meet a minimum of LEED (NC)
certification or an equivalent.

OStormwater Management

With the use of innovative stormwater management
techniques and facilities, the Applicant's proposal
will help protect the downstream receiving waters in
the Tysons area from further degradation and
provide sufficient controls to proportionally improve
the condition of the receiving waters.

1t is the intent of this application to commit to a
stormwater management plan which not only
attempts to mimic the pre-developed peak release
rates for the 1-, 2- and 10-year storms, but also the
pre-developed runoff volumes for the [- and 2-year
storms. In order to control both the post-developed
peak flow rates and reduce the post-developed runoff
volumes (similar to LEED), it is the intent of the
stormwater management plan to make use of certain
low impact development (L1D) techniques that will
aid in water runoff reduction and reuse, below is a
list of possible alternatives to provide water quality
and quantity:

e Stormwater infiltration in the public park
spaees.

e Landscaped (green) roofs (interior courtyard
and elevated terrace) will allow for a portion
of the runoff volume to be decreased through
the uptake by plantings on the green roof.

* Tree box filters will also allow for a degree
of plant uptake, and can also be designed to
infiltrate portions of the runoff volume,
depending on the characteristics of the insitu
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soils.

¢ - Pervious hardscapes/streetscapes will allow
for infiltration of portions of the runoff
volume through the pervious surface into
storage below where it will be held for
infiltration into the ground, depending on the
characteristics of the insitu soils,

O Transportation

°Grid of streets on and off-site

The Applicant has proposed a network of streets to
provide accessibility and connectivity. The goal was
to create a grid that is both effective and practical.
The grid includes 1) a new local street, identified as
Street C, located along the southern boundary of the
Application Property and extending westward across
adjacent properties to provide a new connection
beiween Jones Branch Drive with Westbranch Drive;
2) a new local street, identified as Street A, on the
northern boundary of the Application Property
paralleling Street C; and 3) a new local street, Street
B, connecting Street C and Street A. Ultimately,
Street B will be extended northward and connect
with other new streets expected with future
redevelopment,

°Vehicle trip reduction objectives

The Applicant’s proffers commit to an initial vehicle
trip reduction goal of 25% for residential uses in
keeping with Plan recommendations.

°Parking management

Parking management is critical to the success of a
TDM program. Details of the parking management
plan will be provided in the TDM program.

°Phasing to transportation improvements
and programs

The proposed building and the associated grid of
streets will be constructed in one phase.

°Traffic impaet analysis evaluating three
time periods; first phase, interim phase and
plan build-out

With only one building proposed, the TIA is based
on plan build-out only.

OUrban Design

°Achievement of the building, site design,
and public realm design guidelines to
achieve the urban aesthetic vision for
Tysons.

Design Collective, the project’s architect, has studied
the physical characteristics of the Application
Property and has identified design opportunities and
challenges. It has also reviewed in the vision and
design guidelines for Tysons as set forth in the Plan,
The proposed site design is the first step in the
creation of a new urban residential neighborhood
center. Together, the landscape architect and
architect have recommended a building form,
massing, streetscapes, pedestrian connections, public
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open spaces, and private amenity spaces -- all
designed with the Urban Design section of the Plan
in mind.

°A variety of buildings heights with the
tallest buildings in the ranges specified by
the building height map.

The Application Property falls within Building
Height Tier 3, with a maximum building height of
between 130 and 175 feet as shown on the
Conceptual Building Height map of the Plan. The
proposed maximum height of 90 feet is in keeping
with the Plan’s building height map.

°Shadow and wind studies demonstrating
that the design creates an inviting
environment and does not cause a canyon
effect.

The architects have sited the building to avoid
canyon effects and to ensure sufficient natural light,
particularly in public spaces. A shadow study has
been provided in the CDP/FDP,

OUrban park standards

A preliminary analysis of the urban park standards
and the needs of the future residents and visitors of
the Application Property have bcen prepared. The
urban park standard recommended for Tysons Urban
Center is 1.5 acres for each 1000 residents and 1.0
acre for each 10,000 employees. With a maximum
of 400 dwelling units, 1.05 acres of publically
accessible park space is recommended in the Plan.
Overall approximately 0.77 acre of park area is
provided on the Application Property, with a
commitment to provide an additional approximate
0.66 acrc of park on adjacent Parcel 11A and 0.12
acre on Parcel 8for a total of approximately 1.55
acres. This park area will include an open lawn
panel, a dog exercise area, a children's playground,
walking paths and benches and can be expanded in
the future with rezoning and redevelopment of
nearby properties. In addition, private amenity arcas
are proposed on the terrace roof and interior
courtyard of the residential building.

[J Active recreation facilities

Active recreational facilities such as swimming
pools, sunning terracc and fitness center are
proposed within the building. A children's play area
and an open lawn that can be used for volleyball,
badminton, Frisbee, lawn bowling or other lawn
games is proposed in thc public park. An off-leash
dog park will provide physical activities for dogs and
their owners. The Applicant will also be contributing
to the construction of a rectangular athletic field
anticipated with the future redevclopment of
adjacent parcels, the dctails of which will be
included in the proffers.
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OPublic Facilities

In addition to extending of the grid of streets and

providing of parks and open spaces, the Applicant is
providing rent free space in the adjacent Brunswick
Building to house County Fire and Safety programs.

The details of this public facility contribution will be

detailed in the proffers.

DD Demonstrating how other properties in the
subdistrict and in the general vicinity of the
proposal can develop in conformance with
the Plan

The Applicant had developed an overall master plan
for the area demonstrating how adjacent parcels that
are not a part of the Application Property can
develop with a variety of buildings, heights and uses
in conformance with the Plan, This plan has been
included in the CDP/FDP for illustrative purposes

-only.

Subarea 3 West Park Urban Neighborhood - Redevelopment Option Guidance
Development proposals should provide for the following:

(0 The mix of uses should include a small
office component, hotels, public uses,
ground levcl retail and service uses. The
intcnsities and land use mix should be
consistent with the Areawide Land Use
Recommendations

The Applicant has designed the ground floor space at
the corner of Jones Branch Drive and Street A to
accommodate retail/service uses, While it is not
anticipated that this will be a strong retail location in
the short term, the Applicant will not preclude
inclusion of these convenient uses as the market
permits. ]

00 Logical and substantial parcel
consolidation should be provided that results
in well-designed projects that function
efficiently on their own, include a grid of
streets and public open space system, and
integrate with and facilitate the
redevelopment of other parcels in
conformance with the Plan.

If consolidation cannot be achieved, as an
alternative, coordinated proffered
development plans may be provided.

The Applicant has considered consolidating the
Application with other adjacent properties that it
controls. However, due to existing leases, it is not
possible to consolidate at this time, The Applicant
has prepared conceptual plans for the development
of the majority of land bounded by Jones Branch
Drive, Westpark Drive and Westbranch Drive to
demonstrate that the proposed development does not
preclude redevelopment of adjacent sites in
conformance with Plan guidance, In fact the
Applicant's proposed grid of streets and open space
system, which is in conformance with the Tysons
vision, sets the stage for the future redevelopment.

00 Development proposals should show how
the proposed development will be integrated
within the subarea as well as the abutting
districts/subdistricts through the provision
of the grid of streets. In addition to the grid
of streets, pedestrian and bike eirculation
improvements should be provided that also
improve eonnectivity.

The coneeptual plans included in the CDP/FDP
illustrate how the proposed development integrates
with future development. The proposed grid is based
on the conceptual grid in the Plan, The Applicant
will be making provision for a bike lane on Jones
Branch Drive and pedestrian circulation throughout.

| In addition to the streetseapes, pedestrian eirculation

will be enhaneed through the walking paths in the
park and the off-site linear park on adjaeent Parcel
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11A providing a convenient pedestrian connection
between the proposed park and uses along Westpark
Drive, including the new Arbor Row development

O The area’s ponds and small streams
should be enhanced and provide a green
network that links this subarea to the Tysons
Central 123 District and to the employment
area adjacent to the DAAR. The major open
space feature in this area is an 8 to 10 acre
park, which provides an opportunity for
both active and passive recreational
facilities and a focus for civic gatherings for
residents and employees. At this new park
or at other locations in this area, there
should be at least two new athletic fields to
serve the residents of this area.

It is the intention of the Applicant to provide the first
phase of a major open space feature and green
network. This first phase would include park space
with a variety of features. Approximately 0.77 acre
is located on the Application Property and 0.665 acre
is located off-site on adjacent Parcel 11A. This area
would be expanded when adjacent properties are
rezoned and redeveloped as depicted conceptually in
the illustrative plans provided within the CDP/FDP.
The expanded park can accommodate a full size
rectangular athletic field and other amemties. The
Applicant will be contributing to the future
construction of this field; the details of which will be
in the proffers. An athletic field west of Westbranch
Drive and adjacent to Jones Branch Drive was
recently provided with RZ 2011-PR-023 and
provides the second field recommended for this area.

Two ponds and a small stream are located
immediately west and north of the Application
Property. One of the ponds is in the area proposed
for off-site park by the Applicant. This pond would
be filled to incorporate it in to the park. The
Applicant has discussed this proposal with the U.S,
Army Corps of Engineers and is pursuing the
appropriate approvals/permits. The Applicant has
provided an alternate park design in the event the
pond is not removed.

O Residential developments should include
recreational facilities and other amenitics for
the residents, and provide for
affordable/workforce housing as indicated
in the Areawide Land Use
Recommendations.

The proposed residential building will include a
comprehensive package of recreational amenities,
including indoor and outdoor leisure facilities. This
will include a swimming pool, sunning terrace and
fitness center. Twenty percent workforce dwelling
units will be provided in keeping with
Comprehensive Plan guidance.

O Public facility, transportation and
infrastructure analyses should be performed
in conjunction with any development
application, The results of these analyses
should identify necessary improvements, the
phasing of these improvements with new
development, and appropriate measures to

The Traffic Impact Statement (“TIA”) prepared by
Wells + Associates, Inc. details the impacts of the
proposed development on the transportation
infrastructure and identifies appropriate mitigation
measures.
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mitigate other impacts.

0 A specific public facility nced identified | An elementary school site was identified with

for this area is an elementary school; the recently approved application RZ 2011-PR-023. The
school should either be located ncxt to the proposed school will be sited on property located
area’s large urban park to utilize this open north and west of the Application Property.

space amenity or be located elsewhere in
this subarea on property which can
accommodate ifs recreational needs.

0 The maximum building heights in this The proposed maximum building height of 90 feet is
subarea are between 75 to 175 feet, as in keeping with the Plan’s height recommendations.
shown conceptually on the building height
map in the Areawide Urban Design
Recommendations.

Waivers and Modifieations

To the best of our knowledge, there are no known hazardous or toxic materials on the
Application Property or any planned with the proposed use. A number of Zoning Ordinance
modifications and - waivers as wecll as Public Facilities modifications are requested to
accommodate the proposed development. These modifications and waivers are detailed on Sheet
C-2 of the CDP/FDP. Waivers related to the Tysons urban road design standards are provided
on Sheets S-3 and S-4 of the CDP/FDP.

Implementing the Tysons Vision

Approval and construction of the proposed development will create an exciting new urban
neighborhood offering attractive homes to help address the current imbalance between those who
work and live in Tysons. This proposal will set the stage for a multi-phased transformation of a
suburban office park into a pedestrian friendly, mixed use community. The proposed public
parks and streetscapes will invite pedestrians to explore this new neighborhood. A connected
street grid will promote the new urban form envisioned in the Plan and establish the pattcrn for
future development. Provision of on-site workforce housing will encourage diversity and the
construction of sustainable buildings will promote environmental awareness. Contributions to
athletic fields and public facilities will help ensure a vibrant and well-served community.

Very truly yours,
WALSH, COLUCCI, LUBELEY & WALSH, P.C.

L;%;’ ~ ﬁf@‘ifw/@ /guww

Elizabety D. Baker
Senior Land Use Planner

{A0615929.DOC / 1 SOJ 7.16.14 000613 000118}




APPENDIX 5

COMMONWEALTH OF VIRGINIA

COUNTY OF FAIRFAX

4100 CNAIN BRIDGE ROAD
FAIRFAX, VIRGINIA 2202

October 31, 1990

Mr. G. T. Halpin, Chairman/CEQ
The West Group

1600 Anderson Road

Mclean, Virginia 22102

Re: Rezoning Application
Number RZ 88-D-005

Dear Mr. Halpin:

Enclosed you will find a copy of an Ordinance adopted by the Board of
Supervisors at a regular meeting held on October 15, 1990, granting, as
proffered, Rezoning Application RZ 88-D-005 in the name of West+Mac Associates
Limited Partnership, et al, to rezone certain property in the Dranesville
District from the I-3 and I-4 Districts; Sign Control and Highway Corridor
Districts to the C-3 pistrict; Sign Control and Highway Corridor Districts,

~ subject to the proffers dated October 3, 1990, on subject parcels 29-2 ((15))
4B, A5, 24, 29-4 ((7)) 12, 4, 6, 7B, 7AY, C2, Cl, 11aA, 8, 1, 2, 3, 9, 5a, 10,
1al, 1a2, a5, A2, and A3 consisting of approximately 193.67 acres.

The Board also:
° Modified the transitional screening;

] Waived the barrier requirement along the property adjacent to the
R-30 parcel; and



RZ 88-D-005 QOctober 31, 1990

=2~
° Waived the 75-foot setback requirements from the Dulles Airport
Access Road, consistent with current development.

Sincerely,
& e
rllbW\(Aﬁ- {(L}\/V‘
Nancy Veprs
Clerk to the Board of Supervisors

NV:ins

cc: Dena M. Siri
Real Estate Division, Assessments
Melinda M, Artman, Deputy
Zoning Administrator
Barbara A, Byron, Director
Zoning Evaluation Division
Fred R. Beales, Supervisor
Base Property Mapping/Overlay
Robert Moore, Transportation Planning Division,
Office of Transportation
Kathy Ichter, Transportation Road Bond Division,
- Office of Transportation
Department of Environmental Management
A. V. Bailey, Resident Engineer
Virginia Department of Transportation
Richard Jones, Manager, Land Acquisition & Planning Division
Fairfax County Park Authority



At a reqular meeting of the Board of Supervisors of Fairfax County,
virginia, held in the Board Room in the Massey Building at Fairfax, Virginia,
on the 15th day of October, 1990, the following ordinance was adopted:

AN ORDINANCE AMENDING THE ZONING ORDINANCE
PROPCSAL NO. RZ 88-D-005

WHEREAS, West+Mac Associates Limited Partnership, et al, filed in the
proper -form, an application reguesting the zoning of a certain parcel of land
hereinafter described, from the I-3 and I-4 Districts, Sign Control and Highway
Corridor Districts to the C-3 District, Sign Control and Highway Corridor
Districts,

WHEREAS, at a duly called public hearing the Planning Commission
considered the application and the propriety of amending the Zoning QOrdinance
in accordance therewith, and thereafter did submit to this Board its
recommendation, and

WHEREAS, this Board has today held a duly called public hearing and
after due consideration of the reports, recommendation, testimony and facts
- pertinent to the proposed amendment, the Board is of the opinion that the
Ordinance should be amended,

NOW, THEREFCORE, BE IT ORDAINED, that that certain parcel of land
situated in the Dranesville District, and more particularly described as
follows (see attached legal description):

Be, and hereby is, zoned to the C-3 District, Sign Control and Highway Corridor
Districts and said property is subject to the use regulations of said

C-3 District, Sign Control and Highway Corridor Districts and further
restricted by the conditions proffered and accepted pursuant to Va. Code Ann.,
§15.1-491(a), which conditions are incorporated into the Zoning Ordinance as it
affects said parcel, and

BE IT FURTHER ENACTED, that the boundaries of the Zoning Map heretofore
adopted as a part of the Zoning Ordinance be, and they hereby are, amended in-
accordance with this enactment, and that said zoning map shall annotate and
incorporate by reference the additional conditions governing said parcels.,

GIVEN under my hand this 15th day of October, 1990,

-

& oo
LA g U
Nancy venrs

Clerk to the Board of Supervisors
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RECEIVED
GRFICE OF COMPREHENSIVE PLANRING
PROFFERS
TS 1990
RZ 88-D-005 0CT 7
October 3, 1990 ZOMING EYALUATION DIVISION

Pursuant to 15.1-491(a) of the Code of Virginia, 1950 as
amended, and Section 18-203 of the Zoning Ordinance of the County
of Fairfax (1978 as amended) ("zO"), subject to the Board of
Supervisors’ approval of the requested rezoning to the C-3 zoning
district, Applicants (West*Mac Associates Limited Partnership,
WEST*PARK Associates Limited Partnership, Washington Hall
Corporation, and NMTBA) and their successors and assigns
(hereinafter "Applicants") hereby proffer to the following
conditions. If this rezoning application is approved, the
proffered conditions described below supersede all previously
approved proffered conditions applicable to the property. The
property (hereinafter referred to as the "Subject Property")
consists of approximately 199.48 acres. The word "Applicants"
shall be used when proffers relate to the Subject Property in its
entirety. Any future modification(s) to these proffers which
affect only a specific building or land area may be approved by
the Board of Supervisors upon application for a proffered
condition amendment by the individual owner of the specific
building or land area without amending this entire proffer
statement.

I. Generalized Development Plan ("GDP"). The location of

buildings shown on the GDP dated September 5, 1990 shall be
considered for illustrative purposes only. Specific tabulations

for floor area ratios, green space, parking, and final location
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of proposed buildings and parking structures shall be determined
at the time of site plan review and approval. At time of each
site plan submission, a copy of the site plan shall be submitted
to the Fairfax County Planning Commission for review for
conformance with these proffers. The GDP is not proffered in its
entirety, but certain elements of the GDP as specifically
described below are proffered.

A. Floor Area Ratios ("FAR"). The total FAR on the 199.48
acre Subject Property for office and accessory uses (as defined
in the 20) shall not exceed 0.54 FAR. Individual sites within
the gross tract area may exceed 0.54 FAR, but under no
circumstances will the cumulative FAR of the Subject Property
exceed 0.54 FAR. No individual building shall exceed 1.0 FAR.

B. Building Heijght. All buildings, withvthe exception of
those Buildings 19, 20, and 30 as shown on the GDP, shall not
exceed 75 feet in height and 45 degree angle of bulk plane as
defined in the Fairfax County Zoning Ordinance. Buildings 19,
20, and 30 shall not exceed 90 feet in height and 25 degree
angle of bulk plane as defined in the Fairfax County Zoning
Ordinance. |

C. Setbhacks om_the Dulles Access Road. Applicants shall
adhere to the building and parking structure setbacks shown on
the GDP in that area abutting the Dulles Access Road access ramp
right-of-way and along the remainder of the property line east of
the.ramp right-of-way and abutting the Dulles Access Road. After

the final location of the on-site roadway for Buildings 26, 27,
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28 and 29 is determined, the buffer area within the setback shall
consist of existing trees when  possible or plantings of
native trees, at a minimum size of 4"-6" in caliper at a minimum
density of one per 20 linear feet of Dulles Access Road frontage.
This proffer is not applicable to Outparcel A, as defined in
subsequent paragraph H.

D. Landscaping. Future buildingvsites shall be landscaped
using a mix of shade, ornamental and evergreen trees (6 to 8 feet
in height at time of planting) of a quantity and species
consistent with existing WEST*PARK landscaping and as generally
illustrated on sheet 6 of 6 of the GDP. All landscaping plans
submitted at time of site plan submission shall be reviewed and
approved by the County Arborist.

E. |Transitional Screening and Barrier. Applicants shall
provide transitional screening and barrier along north side of
Jones Branch Drive from the centerline of Park Run Drive west to
the east side of the Springhill/International/Jones Branch Drive
intersection;consistent with Transitional Screening and Barrier
Modification No. 9055 dated November 23, 1987 and its referenced
landscape plan dated November 18, 1987 by Huntley, Nyce and
Associates, but excluding the frontage of Outparcel A. The said
modification amends the barrier and yard width to 10 - 15 feet
and provides for a combination of save area and supplemental
planting. Transitional screening and barrier for Building 30

shall be in conformance with Proffer H.2 on Page 6.
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F. Trail Systems. In lieu of the trail system as shown on
the County—wide trails plan, continuous four-foot wide concrete
sidewalks along all public street frontages shall be provided
with each site plan submittal and installed prior to issuance of
the first non-residential use permit for any building subject to
an approved site plan showing sidewalk within the Subject
Prcperty. Applicants shall coordinate trail/sidewalk ccnnections
with adjacent properties in the locations as shown on the GDP.

G. Storm Water Management.

1. Applicants shall provide both existing and future
storm water management facilities in conformance with Public
Facilities Manual standards to serve the entire Subject Property,
as approved by Department of Environmental Management ("DEM") and
Department of Public Works (“DPW").

2. Water Quality. Subject to the approval of DPW and
DEM at time of site plan review and»approval of Building 24 or
25, whichever is earlier, and unless otherwise waived, Pond C as
shown on the GDP shall be designed as a wet pond Best Management
Practice ("BMP") and storm water detention facility egquivalent to
Water Supply Protection Overlay District ("WSPOD") standards.
Applicants shall preserve (i.e. leave in its natural state) the
area contiguous to Pond C shown as "SAVE" area on the GDP. An
additional buffer area contiguous to the "SAVE" érea shall be
provided as shown and noted on the GDP. The existing stcrm
drainage easement shall be adjusted to accommodate Pond C.

3. 0il/Grit Separators. The existing riser structure

within Pond C as shown on the GDP shall be modified or replaced
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to provide an oil/grit separator. The location, design and type
of such device shall be at the sole discretion of the Applicants,
but subject to reasonable review and approved by DEM and/or DPW
at time of site plan review and approval of Building 24 or 25,
whichever is earlier.

4, 0il/grit separators shall also be provided in
conjunction with site plans for future parking structures for
Buildings 19, 20, 23, 24 and 25.

5. 0il/grit separators as defined in 3 and 4 above
shall be designed in harmony with the methods recommended in
Chapter 8 of the 1987 Metropolitan Washington Council of
Governments (COG) document entitled Controlling Urban Runoff: A
Practical Manual for Planning and Designing Urban BMP’s or with

other methods approved by DEM. The oil/grit separator(s) shall
be cleaned via vacuum pumping in accord with Section 8.8 of the
aforementioned COG documents, at least two (2) times per year or
as reqguested by DEM not to exceed four (4) times per year. The
qualifications of the maintenance operator shall be reviewed and
approved by the appropriate Fairfax County agency as determined
by DEM. 0il/grit separator maintenance records shall be kept on-
site and shall be made available to County officials upon
regquest. In order to facilitate a possible County study of the
effectiveness and maintenance needs of o0il/grit separators,
access to the property shall be provided upon regquest from the
County.

H. Environmental Quality Corridoxr (EQC).

1. Applicants shall preserve in an undisturbed state

the EQC as generally depicted on the GDP subject to the
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following. The EQC may be crossed by utilities, roadways, and
trails in a manner that will minimize disturbance in the EQC.
Any disturbed areas will be re-vegetated as approved by the
County Arborist. In the event that ‘clearing and grading is
required within the EQC area, the disturbed area shall be re-
vegetated by ground cover and re-forested by trees pursuant to
Section 12-04037A of the Public Facilities Manual. The area
preserved as the EQC buffer shall be deemed to satisfy
transitional screening and barrier requirements in the areas
where the EQC and transitional screening yards coincide.

2. EQC west of West*Mac Phase V (Building 30).
Applicants will provide, subject to these proffers, by easement
or dedication not later than the time of site plan approval for
Building 30, an area equal to at 1least twelve and one-half
percent (12.5%) of the Building 30 property (consisting of
13.5453 acres), consisting of a natural buffer strip extending at
least 25 feet in width from the common property line between the
Lincoln property and the Building 30 property commencing at the
property corner immediately north of the Westpark Drive right-of-
way and ending at the property corner immediately west of the
Park Run Drive right-of-way conditioned upon the waiver of any
transitional yard, barrier, and screening requirements between
the two parcels.

3. EQC between Building 26 and Building 28. Applicants
shall prohibit any construction within the conservation/storm

drainage easement recorded at Deed Book 6927 at page 249 and
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generally shown on the GDP, except minor construction as provided
for in the easement document (utility crossing, trails,
maintenance, etc.) shall be installed so as to minimize
disturbance. Applicants agree to identify and mark
archaeological site 44FX1348 contained within the Conservation
Easement. If site is to be impacted by any future construction,
Applicants shall contact the Environmental and Heritage Resources
Branch of the Office of Comprehensive Planning 30 days prior to
commencement of construction activity to determine whether a
Phase II archaeological study is necessary.

I. Limits of Clearing and Grading. Applicants Shall use
best efforts to adhere to the general limits of clearing and
grading as shown on the GDP. Actual 1limits of clearing and
grading shali be determined at time of site plan review and
approval. Any major difference between limits of clearing and

grading on the GDP and site plan is subject to approval by County

Arborist.
II. Noise Attenuation. Applicants agree to 1limit interior

noise level to 50 dBA Ldn in all future buildings located within
the area impacted by highway noise having levels between 70 dBA
Idn and 75 dBA Ldn. Applicants agree to provide acoustical
treatment for all new structures located within 940 feet from the
centerline of Dulles Acoess Road and within 210 feet from the
centerline of International Drive. Applicants agree to treat
all new buildings, other than parking structures and unoccupied

accessory buildings (i.e. generator enclosures, mechanical




Proffers .
RZ 88-D-005
Page 8
eguipment buildings, etc.), with the following acoustical
attributes:

o Exterior walls shall have a 1laboratory sound
transmission class (STC) of at least 39.

o] Doors and windows shall have an STC rating of at least
28. If windows are fixed and serve as walls, they shall have
same rating as specified for exterior walls.

o] Adequate measures to seal and caulk surfaces will be
prdvided.

IIT. Transportation Proffers.

A. Destination Station. Prior to December 31, 1990,
subject to County approval of a subdivision plat, Applicants
agree to dedicate and convey in fee simple to the Board of
Supervisors a 4.2 acre parcel of land (hereinafter referred to as
"Outparcel A") as depicted on the GDP subject to the following‘
conditions:

1. Recordation of a restrictive covenant in a form
similar to Exhibit A for Outparcel A. Said covenant shall limit
the use of Outparcel A to a bus destination station, kiss and
ride lot, or mass transit facility. Further, covenant shall
specifically preclude‘the use of the site as a general or
commercial parking lot.

2. The Applicants shall provide post-development storm
water detention for Outparcel A up to but not exceeding the

volume of the original design computation level as indiocated on
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6796-DS-01-1 as approved on March 25, 1988 associated with
Outparcel A.

3. Upon conveyance of Outparcel A to the Board of
Supervisors, any necessary approvals for Outparcel A for |uses
described in I.1 above shall not require Applicants to file a
special exception or proffered condition amendment on Subject
Property.

4. Dedication of Outparcel A shall be deemed to be
subject to an advanced dedication and reservation of density
pursuant to Paragraph 5 of Article 2-308 for 128,065 square feet
(4.2 aores x 43,560 x 0.69 FAR) and such density credit will be
included and may be used in FAR calculations for any buildings or
sites within the 199.48 acre application.

5. Provision of a 25-foot wide trénsitional screening
yard and barrier situated entirely upon Outparcel A along the
eastern side of oOutparcel A to buffer the Destination Station
from the West*Mac project.

6. The extent of this obligation extends solely to the
4.2 acre site shown on the GDP inclusive of any future right-of-
way or easement dedications.

7. Upon cohveyance of Outparcel A, Applicants shall
provide Fairfax County funds not to exceed $100,000.00 for an
architectural and engineering design of the Destination Station.

B. Tysons Corner Area Wide Transportatjon Contribution.

1. Applicants shall contribute to Fairfax County $2.85
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per FAR square foot (gross floor area, excluding cellar) with
the following exceptions:

o 2All existing buildings shall be exempt from
$2.85 payment to the extent that there is no increase in FAR
square feet (gross floor area, excluding cellar) above the area
shown in "Floor Area Computation" Table appearing on sheet 5 of
6 in the GDP dated September 5, 1990.

o Building 18 as shown on the GDP which is
139,474 FAR square feet,

o West*ﬁac Buildings 26, 27, 28, 29, and 30

inclusive comprising 1,460,259 gross square feet‘on 48.5115 acres
of land area.
The $2.85 per square foot, as increased by escalations to the
Engineering News Record, Constfuction Cost Index from the date
of rezoning approval, shall be paid directly to the County of
Fairfax at issuance of building permits for the applicable
building area and shall be used for Tysons Corner Area Wide
Transportation Improvements in ofder of the following priorities
as determined by the Board of Supervisors:

o Destination Station on Outparcel A.

o Additional toll lanes and toll booths on the

Dulles Access Road.
© Metrorail or Dartrail design and development.
2. Applicants shall contribute $7,500.00 per acre in
lieu of $2.85 square feet described . in III.B.1 above for Tysons

Corner Area Wide Transportation Fund improvements upon issuance
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of building permit for Bﬁilding 30 or within five (5) years of
the date of the Board’s approval of this rezoning application,
whichever first occurs. Said contribution shall not exceed
$101,625.00 ($7,500.00 x 13.5 acres).

Applicants have previously paid $232,500.00 ($7,500.00 x 31
acres) for Buildings 26, 27, 28, 29 and Outparcel A. Therefore,
Buildings 26, 27, 28, 29 and any density credit for Outparcel 2
(Destination Station 4.2 acres) shall be exempt from $2.85 per
square foot contribution as outlined in éaragraph III.B.1 above.
C. Signaljzation. Applicants shall design and escrow funds, as
determined by Virginia Department of Transportation ("VDOT"), for
traffic signal equipment and installation at the intersection of
Park Run Drive and Jones Branch Drive and at the intersection of
Park Run Drive and Westpark Drive, subject to the approval of
VDOT. The traffic signal design and escrow at the intersection
of Park Run Drive and Jones Branch Drive shall be provided when
necessary wérrants are met as determined by VDOT, or by December
31, 1993, or at time of issuance of non-residential use permits
for Building 27, 28 or 29, whichever is earlier. The traffic
signal design and escrow at Park Run Drive and Westpark Drive
shall be provided when necessary warrants are met as determined
by VDOT or at time of issuance of non-residential use permit for
Building 30, or December 31, 1995, whichever is earlier.

D. Jones Branch Drive Improvements. Upon request from
Fairfax County or at time of site plan submission for Building 27

or 29, whichever is earlier, Applicants shall dedicate and convey
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in fee simple to the Board of Supervisors right-of-way along the
property’s Jones Branch Drive frontage of a sufficient width to
provide an additional lane on the north side of the westbound
approach of existing Jones Branch Drive from Park Run Drive to
the east side of Springhill Road/International Drive
intersection. Any dedication of land associated with this
proffer shall be deemed to constitute an advance dedication with
reservation of density pursuant to Article 2-308, Paragraph 5 of
the Zoning Ordinance. Applicants shall construct the additional
lane within the dedicated right-of-way as above described as
follows: Applicants shall submit plans for the additional 1lane
at the time of site plan submission for Building 27, 28 or 29,
but no 1later than Decenmber 31, 1991. Applicants shall
substantially complete construction sufficient to open for
traffic within six months of approval of plans and issuance of
- permits and shall open roadway to traffic upon receipt of
appropriate DEM and VDOT approvals to do so. In the event that
Fairfax County elects to construct the additional 1lane,
Applicants shall reimburse the County for the cost of
construction not to exceed $30,000.00 and payable to the Tysons
Corner Area Wide Transportation Fund within six months of VDOT
acceptance of the road for maintenance.
E. Transportation System Management.,

1. Within six months of approval of this rezoning,

Applicants shall prepare in coordination with the Office of

Transportation ("OT") a Draft Transportation Management Program
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("TSM Program") that attempts to reduce vehicular trips by 20% in
the Tysons Quadrangle. After mutual agreement of the Draft TSM
Program by OT and Applicants, Applicants shall prepare and OT and
Applicants shall mutually agree on a Final TSM program consistent
with Draft TSM Program. The Final TSM Program shall be
implemented‘on a schedule mutually acceptable to Applicants and
OT, but commence no later than gighteen months of the date of
approval of this rezoning.

2. Applicants shall contribute $270,000.00 to
implement the Final TSM Program and said funds shall be
distributed by the Applicants in accordance with a mutually
agreed to Funds Distribution Program that shall be an integral
part of the Final TSM Program.

3. Applicants shall provide OT with an evaluation of
the Final TSM Program at the end of the third and sixth calendar
years of the program to determine whether adjustments are
necessary to the TSM Program. If OT and/or Applicants determine
adjustments are necessary, Applicants shall implement adjustments

subject to the limitations of the $270,000.00 fund.

-y
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West*Mac Associates Limited Partnership

By: Federal Home Loan Mortgage Corporation
General Partner

.y |
By:figﬁﬁléalyﬂsz,{jiﬁ@éza/

Maxide B. Stokes
Vice President, Administration
and Corporate Properties

WEST*PARK Associates Limited Partnership

By: Southfork Corporation
General Partner

Washington Hall Corporation

By:fé%\,/w/g[div;\~_~
Anthony B. Kuklin
Vice President

/AYbert W. Moore

/// President

NMTBA




DESCRIPTION OF THE LAND OF
WEST*PARK ASSOCIATES LIMITED PARTNERSHIP, WEST*MAC ASSOCIATES
LIMITED PARTNERSHIP, NATIONAL MACHINE TOOL BUILDERS ASSOCIATION
AND LOTS A-1-A, A-1-B, A-1-C, A-2-A, A-2-B, C-1, C-2
1, 2, 3, 4, 6, 7A, 7B, 8, 9, 10, 11A, 12A WESTPARK SUBDIVISION
"~ DRANESVILLE DISTRICT, FAIRFAX COUNTY, VIRGINIA

PARCEL ONE: THE LAND OF WEST*MAC ASSOCIATES LIMITED PARTNERSHIP,

WEST*PARK ASSOCIATES LIMITED PARTNERSHIP, AND LOT 12A, WESTPARK
SUBDIVISION

BEGINNING AT A POINT at the intersection of the northern right-of-way of
JONES BRANCH DRIVE, Route #5062, 100 feet wide and the eastern right-of-way
of INTERNATIONAL DRIVE, Route #684, variable width.

THENCE with said eastern right-of-way of INTERNATIONAL DRIVE the
following courses and distances:

NO4°04’17"W 11.56 feel to a point;

121.79 feet along the arc of a circle curving to the
right having a radius of 82.00 feet, a delta of 85°05'42", a
tangent of 75.26 feet, a chord and chord bearing of
N51°32'15"W 110.90 feetl to a point;

N52°14’30"W 8.74 feel to a point;

NOB°51°54"W B9.95 feel to a point;

N20°16'40"E 98.16 feel to a point;

N23°50°08"E 7.00 feet to a point on the

southern line of DULLES AIRPORT ACCESS ROAD, Variable Width.

THENCE with said southern right-of-way of DULLES ACCESS ROAD and
proceeding with the western right-of-way of INTERSTATE ROUTE #495 the
following courses and dislances:

N76°12’20"E 171.49 feet to a point;
N78°22'50"E 270.42 feet to a point;
NB4°00'58"E 365.49 feet to a point;
N76°58'59"E 304.14 feet Lo a point;
589°44'26"E 225.50 feetl to a point;
N03°33'17"W 30.47 feet Lo a point;
N86°51'35"E 541.38 feel to a point; . "
576°55’52"E 154.64 feel to a point;
N13°30'08"E 45.06 feet Lo a point;

NB6°51’35"E 656.60 feel to a point;
S78°21'05"E 199.10 feel to a point;
N76°48'55"E 436.60 feet to a point;
S87°20’25"E 440.50 feet to a point;
574°22'55"E 820.10 feet to a point;
554°13'22"E 216.09 feetl to a pouint;
S53°47'05"E 106,30 feel to a point;
S31°09’45"E 385.90 feet to a point;
S16°03’25"E 468.45 feet to a point;

507°10’55"W 403.10 feel to a point being the
northeastern corner of LOT 5, WESTPARK SUBDJIVISION.
THENCE with the northern line of LOT § S82°48'56"W 427.87 feet to a point

HUNTLEY, NYCE AND ASSOCIATES, P. C. April 3, 1990
F-1800



DESCRIPTION OF THE . LAND OF WEST*PARK ASSOCTIATES LIMITED
PARTNERSHIP, ETC.

on the eastern right-of-way of the aforementioned JONES BRANCH DRIVE said
point being the northwestern corner of LOT 5.

THENCE with the eastern and northern right-of-way of JONES BRANCH
DRIVE the following courses and distances:

NO0O7°11’04"W 356.16 feet to a point;

980.77 feet along the arc of a circle curving to the left
having a radius of 653.42 feet, a delta of 86°00’00", a tangent
of 609.32 feet, 8 chord and chord bearing of N50°11'04"W
891.26 feet to a point;

586°48'56"W 1,020.01 feet to a point;

582.30 feet along the arc of a circle curving to the
right having a radius of 2,109.75 feet, a delta of 15°48'58",
a tangent of 293,06 feet, a chord and chord bearing of °
N85° 16’35"W 580.54 feet to a point;

N77°22’06"W 633.37 feet to a poini;

610.33 feet along the arc of a circle curving to the left
having a radius of 2,088.36 feet, a delta of 16°44'41", a
tangent of 307.36 feei, a chord and chord bearing of
N85°44°’26"W 608.16 feel to a point;

S$85°53’13"W 1,017.96 feet to the point and place of

beginning and CONTAINING 72.4725 ACRES OF LAND,

PARCEL TWO: LOTS 4,6,7A,7B,8,11A,C~1,C-2, WESTPARK SUBDIVISION

BEGINNING AT A POINT on the southern right-of-way of aforementioned
JONES BRANCH DRIVE at its intersection with the easiern right-of-way of
WESTBRANCH DRIVE, Route #5457, 100 feet wide.

THENCE with said southern right-of-way and eastern right of way of JONES
BRANCH DRIVE the following courses and distances:

N86°48'56"E 422.00 feet to a point;
769.54 feet along the arc of a circle curving to the
right having a radius of 553.42 feet, a delta of 86°00°'00", a
tangent of 461.65 feet, a chord and chord bearing of
S47°01'16"E 709.02 feet to a point; '
S07°11'04"E 639.23 feet to a point;
276.46 feet along the arc of a circle curving to the
right having a radius of 360.00 feei, a delta of. 44°00'00", a
tangent of 145.45 feet, a chord and chord bearing of
S14°48'56"W 269.72 feet to a point;
S$36°48'56"W 951.64 feet to a point;
41.02 feet along the arc of a circle curving to the
right having a radius of 25.00 feet, a delta of 94°00'00", a
tangent of 26.81 feet, a chord and chord bearing of
583°48'656"W 36.57 feet
to a point on the northern right-of-way of WESTPARK DRIVE, Route #5061, 100
feet wide.
THENCE with the northern right-of-way of said WESTPFARK DRIVE

HUNTLEY, NYCE AND ASSOCIATES, P. C. April 3, 1990
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DESCRIPTION OF THE LAND OF WESTXPARK ASSOCIATES LIMITED
PARTNERSHIP, ETC.

N49°11'04"W 864.57 feet to a point; 39.27 feet along the arc of a circle curving
to the right having a radius of 25.00 feet, a delta of 90°00’00", a tangent of 25.00
feet, a chord and chord bearing of N04°11'04"W 35.36 feet to & point on the
aforementioned eastern right-of-way of WESTBRANCH DRIVE. ,
THENCE with the eastern right-of-way of WESTBRANCH DRIVE the following
courses and distances:
849.43 feet along the arc of a circle curving to the left
having a radius of I,108.11 feet, a delta of 44°00°00", a
tangent of 446.90 feet, a chord and chord bearing of
N18°48'56"E 828.71 feet to a point;
NO03°11'04"W 710.62 feet to a point,
39.27 feet along the arc of a circle curving to the
right having a radius of 25.00 feet, a delta of 90°00’00", a
tangent of 25.00 feet, a chord and chord bearing of
N41°48’56"E 35.36 feet
to the point and place of beginning and CONTAINING 44.1939 ACRES OI' LAND.

PARCEL THREE: LOTS 1, 2, 3, AND 9, WESTPARK SUBDIVISION AND THE LAND OF
NATIONAL MACHINE TOOL BUILDERS ASSOCIATION.

BEGINNING AT A POINT ON the southwestern right-of-way of aforementioned
WESTPARK DRIVE at its intersection with the southeastern right-of way of
aforementioned WESTBRANCH DRIVE.

THENCE with said southwestern right-of-way of WESTPARK DRIVE the
following courses and distances:

S49°11'04"E 1,336.76 feel to a point;

318.49 feet along the arc of a circle curving to the
right having a radius of 176.00 fect, a delta of 103°41’00", a
tangent of 223.99 feet, a chord and chord bearing of
S02°39’26"W 276.78 feel to a point;

183.74 feet along the arc of a circle curving to the left
having a radius of 590.87 feet, a delta of 17°49°01", a tangent
of 92.62 feet, a chord and chord bearing of S45°35'25"W
183.00 feet to a point being the eastern corner of PARCEL

3, TYSONS II.

THENCE with the northeastern line of PARCEL 3, TYSONS II N48°11°04"W
1,517.53 feet to a point being the southernmost point al the -southweslern
terminus of aforemcntioned WESTBRANCH DRIVE. -

THENCE with the southeastern right-of-way of WESTBRANCH DRIVE
N40°48'56"E 375.00 feet to a point; 39.27 feet along the arc of a circle curving
to the right having a radius of 25.00 feet, a delta of 90°00’00", a tangent of 25.00
feet, & chord and chord bearing of N85°48'56"E 35.36 feet to the point and place
of beginning and CONTAINING 13.9268 ACRES OF LAND.

HUNTLEY, NYCE AND ASSOCIATES, P. C. April 1, 1990
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DESCRIPTION OF THE LAND OF WEST*PARK ASSOCIATES
PARTNERSHIP, ETC.

PARCEL FOUR: LOT 10, WESTPARK SUBDIVISION

LIMITED

BEGINNING AT A POINT ON the southweslern right-of-way of aforementioned

WESTPARK DRIVE al its

aforementioned WESTBRANCH DRIVE.

THENCE with

intersection with the northwestern right-of way of

said northweslern right-of-way of WESTBRANCH DRIVE -

$40°48’56"W 375,00 feel to a point on the northeastern line of PARCEL 3, TYSONS

II at the

southwestern terminus of WESTBRANCH DRIVE.

THENCE with said northeastern line of PARCEL 3, TYSONS II N49°02'39"W

555.02 fcel to a point being the southern corner of PARCEL B,

SUBDIVISION, .
THENCE with the eastern line of said PARCEL B, WESTPARK SUBDIVISION
N30°06'36"E 381.80 feel to a poinl on the aforementioned southwestern right of
way of WESTPARK DRIVE.
THENCE with said southwestern right-of-way of WESTPARK  DRIVE the
- following courses and distances:

261.00 feet along the arc of a circle curving to the
right having a radius of 1,446.21 feel, a della of 10°20'25",
a tangent of 130.85 feet, a chord and chord bearing of
S54°21'11"E 260.65 feet to a point; :

S49°11'04"E 341.35 feet to a point;

39.27 feet along the arc of a circle curving to the
right having a radius of 25.00 feet, a delta of 90°00'00", a
tangent of 25,00 feel, a chord and chord bearing of
S04°11'04"E 35.36 feet

WESTPARK

to the point and place of beginning and CONTAINING 5.3820 ACRES OF LAND.

PARCEL FIVE: LOT A-1-A, A-1-B, A-1-C, A-2-A, A-2-B, WESTPARK SUBDIVISION

BEGINNING AT A POINT on aforementioned northern right-of-way of
WESTPARK DRIVE al its interseclion with the western right-of-way of
aforementioned WESTBRANCH DRIVE.
' THENCE with said northern right-of-way of WESTPARK DRIVE the following
courses and distances:

N49°11'04"W 341.35 feet to a point;

1264.51 feet along the arc of a circle curving to the
left having a radius of 1,546.21 feet, a delta of 46°51'26", a
tangent of 670.02 feet, a chord and chord bearing of
S76°36’47T"E 1229.56 feel Lo a point;

36.39 feet along the arc of a circle curving to the
right having a radius of 25.00 feet, a declta of 83°23'44", a
tangent of 22.27 feet, a chord and chord bearing of
N54°20'38"W 33.26 fcet to a point;

SB4°15°54"W 10.07 feet to a point on the

eastern right-of-way of PARK RUN DRIVE, Route #6062, 80 feel wide.

HUNTLEY,
F-1800
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DESCRIPTION OF THE "LAND OF WEST*PARK ASSOCIATES LIMITED
PARTNERSHIP, ETC.

THENCE with said eastern right-of-way of PARK RUN DRIVE the following
courses and distances: :
649.52 feet along the arc of a circle curving to the
right having a radius of 2,440.38 feet, a delta of 15°14'59",
a tangent of 326.69 feet, a chord and chord bearing of
N0O4°59736"W 647.61 feet to a point;
NO02°37°55"F 340.64 feet to a point:
S76°13’24"E 10.19 feet to a point;
43,50 feel along the arc of a circle curving to the
right having a radius of 25.00 feel, a delta of 99°41'26", a
tangent of 29.63 feet, a chord and chord bearing of
N52°2B’37"E 38B.22 feet
to a point on the southern right-of-way of aforementioned JONES BRANCH DRIVE.
THENCE with said soulhern right-of-way of JONES BRANCH DRIVE the
following courses and distances:
10.74 feet along the arc of a circle curving to the
right having a radius of 1,988.40 feet, a delta of 00°18°34",
a langent of 5.37 feel, a chord and cherd bearing of
§77°31'24"E 10.74 feet to a point;
S77°22'06"E 633.37 feet to a point:
~ 609,99 feet along the arc of a circle curving to the left
having a radius of 2,209.75 feel, a delta of 15°48°58", a
tangent of 306,95 feel, a chord and chord bearing of
$85°16’35"E 608.05 feet to a point;
N86°48°56"E 448.01 feet to a poini;
39.27 feet along the arc of a circle curving to the
right having a radius of 25.00 feet, a delta of 90°00°00", a
- tangent of 25.00 feet, a chord and chord bearing of
S48°11’04"E 35.36 feet
to a point on the western right-of-way of aforementioned WESTBRANCH DRIVE.
THENCE with the western right-of-way of WESTBRANCH DRIVE the following
courses and distances:
S03°11'04"E 710.62 feel to a point;
772.64 feet along the arc of a circle curving to the
right having a radius of 1,006.11 feet, a delta 9f’ 44°00°00",
a tangent of 406.49 feel, a chord and chord bearing of
S18°48’56"W 753.79 feet to a point;
39.27 feet along the arc of a circle curving to Lhe
right having a radius of 25.00 feel, a delta of 90°00'00", a
tangent of 25.00 feet, a chord and chord bearing of
S85°48'56"W 35.36 feel to the point and place of beginning.

and containing 44.1580 ACRES OF LAND

PARCEL SIX: A PORTION OF THE LAND OF WEST*MAC ASSOCIATES, LIMITED
PARTNERSHIP

HUNTLEY, NYCE AND ASSOCIATES, P. C. April 3, 1990
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DESCRIPTION OF THE LAND OF WEST*PARK ASSOCIATES LIMITED
PARTNERSH1P, ETC.

BEGINNING AT A POINT on the northern right-of-way of the aforementioned
WESTPARK DRIVE at its intersection with the western right-of-way of PARK RUN
DRIVE.

THENCE with the northern line of WESTPARK DRIVE the following courses
and distances: ‘

S581°26'30"W 18.80 feet to a point;

471.84 feet along the arc of a circle curving to the left
having a radius of 850.00 feet, a della of 31¢48'20", a tangent
of 242.17 feet, a chord and chord bearing of S65°32'20"W
465.81 feet to a point;

S549°38'10"W 720,17 feet to a point being the

soulheastern corner of the land of TYSON'S 1 LIMITED PARTNERSHIP.

THENCE with the socutheastern line of the land of TYSON’S I LIMITED
PARTNERSHIP the following courses and distances:

' N04°14’59"E 139,95 feel to a point;

N18°54’16"E 385.81 feel to a point;

N25°38'28"E 415.96 feet to a point;

N40°06’33"E 629.87 feet to a point;

S587°22'05"E 245.00 feet to a point on the

western right-of-way of PARK RUN DRIVE.

THENCE with said western right-of-way of PARK RUN DRIVE the following
courses and distances:

661.16 feet along the arc of a circle curving to the left
having a radius of 2,520.38 feet, a delta of 15901'43", a
tangent of 332.49 feel, a chord and chord bearing of
S04°53'01E 659.27 feel to a point;

584°15'54"W 10.07 feet to a point:

40,93 feet along the arc of a circle curving to the
right having a radius of 25.00 feet, a delta of 93°48'48", a
tangent of 26.72 feet, a chord and chord bearing of
S$34°32'06"W 36.51 feet

to the point and place of beginning and CONTAINING 13.5453 ACRES OF LAND.

THE SIX PARCELS DESCRIBED HEREIN COMPRISE A TOTAL ACREAGE OF
193.6785 ACRES OF LAND.

~

HUNTLEY, NYCE AND ASSOCIATES, P. C. April 3, 1990
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Generalrzed Development FPlan to KRezone the Properties of
West*Park Associates, West*Mac Associates, Washington
Hall Corporation and the Nalional Machine Tool
Builders Association From [-3 and I-4 to (-3
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10/15/90

5:00 p.m. Item - RZ-88-D-005 — WEST*MAC ASSOCIATES LIMITED PARTNERSHIP, ET AL
‘ Dranesville District

On Wednesday, October 10, 1990, the Planning Commission voted
unanimously (Commissioner Strickland not present for the vote; Commissioner
Hanlon absent from the meeting) to recommend to the Board of Supervisors
approval of RZ-88-D-005, subject to execution of the proffers dated
October 3, 1990.

The Commission further voted unanimously (Commissioner Strickland
not present for the vote; Commissioner Hanlon absent from the meeting) to
recommend to the Board of Supervisors modification of the transitional
screening and waiver of the barrier requirement along the property adjacent
to the R-30 parcel.

The Commission also voted 8-0-1 (Commissioner Harsel abstaining;
Commissioner Strickland not present for the vote; Commissioner Hanlon absent
from the meeting) to recommend to the Board of Supervisors waiver of the
75-foot setback requirement from the Dulles Airport Access Road, consistent
with current development.



Planning Commission Meeting
October 10, 1990
Verbatim Excerpts

RZ-88-D-005 — WEST*MAC ASSOCIATES LIMITED PARTNERSHIP, ET AL

After Close of the Rublic Hearing
Chairman Murphy: Rublic hearing is closed; recognize Mr. Hubbard.

Commissioner Hubbard: Thank you, Mr. Chairman. I think it's appropriste to
begin with ——- by commending staff work. We've come a long way in two years
and —- due primarily to the fine staff work. We have letters that I'd like to
enter into the record. Mr. Strickland mentioned the one from the MCA,

Mr. Herb Becker. We all received one from Freddie Mac from Westpark. We also
have a letter from Mr. Angle of Tysons II regarding the, an adjacent parcel
C-7 in site plan review, and its impact on the R-30 which, R-30 parcel which
Tysons II owns. I'd like to enter all those into the record. Having said
that, we have an application before us for C-3 proffered to an overall FAR of
.54 but guided primarily by an existing Comprehensive Plan for Tysons. Much
as I too would prefer an application for mixed-use on this 193 acres with a
strong residential component, we have an existing Plan that very clearly
specifies mixed-use areas and Westpark is not one of tham. And due to the
courageous action of the Executive and the Board, we don't even have a
land-use classification system to bank on, but then I've already talked —-
mentioned that several times. What we have is a development proposal of 4.7
million square feet, of which 2 million is constructed, 1.9 million is
grandfathered under site plans filed before Cs and Is, whatever that means,
and a request for an additional .7 million square feet. For the additional .7
million square feet and the flexibility of phasing the entire project over
twenty years and getting around due diligence we have the applicant proffering
5.3 million dollars in transportation funds, a TSM program commitment for
$270,000 plus a review process coordinated with OT, the dedication of 4.2
acres for a destination station with a $1D0,000 contribution to architectural
and engineering design. We have site improvements including a lane on Jones
Branch Drive at the intersection of International Drive and Spring Hill Road,
two signals at Park Run and Jones Branch and at Westpark Drive intersections.
We have BMPs retrofitted on the site. And more importantly, we have an
application consistent witb the Plan land-use recommendation and existing
development. Consistent witb tbe request of tbe McLean Citizens Association,
we bave the site plans returning to the Planning Commission for review. We
bave an individual cap of 1.0 FAR on any single building. We have staff's
endorsement, the citizens' endorsement and on balance an application that I
can support. Mr. Chairman, I MOVE THE PLANNING GOMMISSION RECOMMEND TO THE
BOARD OF SUPERVISORS APPROVAL OF RZ-88-D-0D5, SUBJECT TO THE EXECUTIONS OF THE
PROFFERS DATED OCTOBER 3, 1990.

Commissioner Byers: Second.

Commissioner Bobzien: Second.
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Chairman Murphy: Seconded, Mr., Bobzien, Mr. Byers. Discussion of --
Commissioner Sell: Mr. Chairman?
Chairman Murphy: -- the motion? Mr. Sell.

Commissioner Sell: I'd just like to take the opportunity to congratulate
everybody who worked on this particular application case the citizens -— the
Dranesville Planning Commissioner, the staff, the applicant. I think this is
an outstanding application and it shows what we cen do when we really put our
mind to it. To me, the most far reaching thing is that in these proffers we
really nailed down the fact that mass transportation is coming to this
corridor and that’s been difficult; that took longer than two years as

Mr. Hubbard knows. And I think that's a significant part of this
application. I just congratulate everybody who worked on it. Thank you.

Chairman Murphy: Further discussion of the motion? All those in favor of the
motion to recommend to the Board of Supervisors that it approve RZ-88-D-005,
say aye,

Commissioners: Aye.

Chairman Murphy: Opposed? Motion carries. Mr., Hubbard.

Commissioner Hubbard: Mr. Chairman, I have two more. I MOVE THAT THE
PLANNING COMMISSION RECOMMEND TO THE BOARD OF SUPERVISORS MODIFICATION OF THE
TRANSITIONAL SCREENING AND WAIVER OF THE BARRIER REQUIREMENT ALONG THE
PROPERTY ADJACENT TO THE R-30 PARCEL,

Commissioners Byers and Bobzien: Second.

Chairman Murphy: Seconded by Mr. Byers, Mr. Bobzien. Discussion of that
motion? All those in favor of the motion, say aye.

Commissioners: Aye.

Chairman Murphy: Opposed? Motion carries, Mr. Hubbard,

Commissioner Muhbard: Mr. Chairman, I MOVE THE PLANNINC COMMISSION RECOMMEND
TO THE BOARD OF SUPERVISORS WAIVER OF THE 75-FOOT SETBACK REQUIREMENT FROM THE
DULLES AIRPORT ACCESS ROAD CONSISTENT WITH CURRENT DEVELOPMENT.

Commissioners Byers: Second,

Commissioner Bobzien: Second,

Chairman Murphy: Seconded, Mr., Byers, Mr, Bobzlen. Diacussion of that
motion? All those in favor of the motion, say aye. '
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Commissioners: Aye.

Chairman Murphy: Opposed?

Commissioner Harsel: I abstain.

Chairman Murphy: Motion carries. Mrs. Harsel abstains.
Commissioner Hubbard: Thank you, Mr. Chairmﬁn.
Chairman Murphy: Thank you very much.

1/

(The first two motions passed unanimously with Commissioner Strickland not
present for the vote; Commissioner Hanlon absent from the meeting.)

{The third motion passed by a vote of 8-0-1 with Commissioner Harsel

abstaining; Commissioner Strickland not present for the vote; Commissioner
Hanlon absent from the meeting.)

PAM



County of Fairfax, Virginia

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

November 21, 2012

John C. Mc¢Granahan, Jr.
Huntton and Williams LLP

1751 Pimacle Drive, Suite 1700
McLean, VA 22102

RE: Proffered Condition Amendment Application PCA 88-DD-005-07
(Concurrent with Rezoning Application RZ 2011-PR-023)

- Dear, Mr. McGranahan:

Enclosed you will find a copy of an Ordinance adopted by the Board of Supervisors at a
regular meeting held on November 20, 2012, approving Proffered Condition Amendment
Application PCA: 88-D-005-07 in the name of Cityline Partners LI.C. The Board’s action
amends the proffers for Rezoning Application RZ 88-D-005, previousty approved for
commercial development at an overall Floor Area Ratio (FAR) of approximately 0.58 to permit
deletion of 27.25 acres of land resulting in a remaining FAR of approximately 0.65. The
subject property is located on the N. and S. sides of Westpark Drive, E. and W. of Westbranch
Drive, bounded on the N. and E. by Jones Branch Drive, on approximately 85.93 acres of land
zoned C-3, HC and SC [Tax Map 29-2 ((15)) B2; 29-4 (7)) A4, C1, C2, 1, 1Al, 1A2, 2,3, 5A,
6, 7Al, 7B, 8, 9, 10 and 11A], in the Providence District and is subject to the proffers dated
September 14, 2011. o

Please note that this application was approved concurrently with RZ 2011-PR-023. Please note
_that on October 17, 2012, the Planning Commission approved Final Development Plan
Applications FDP 2011-PR-023, FDP 2011-PR-023-02, and FDP 2011-PR-023-03.

Sincerely,

CoteineP Claanore_-

Catherine A. Chianese
Clerk to the Board of Supervisors

Office of the Clerk to the Board of Supervisors

" Fuairfax, Virginia 22035

Phone: 703-324-3151 ¢ Fax: 703-324-3926 ¢ TTY: 703-324-3903
Email: clerktothebos@fairfaxcounty.gov

http./hvww fairfecourty.govibosclerk
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Chairman Sharon Bulova

Supervisor Linda Smyth, Providence District

Tim Shirocky, Acting Director, Real Estate Division, Dept. of Tax Administration
Barbara Berlin, Director, Zoning Evaluation Division, DPZ

Diane Johnson-Quinn, Deputy Zoning Administrator, Dept. of Planning and Zoning
Thomas Conry, Dept. Manager ~ GIS - Mapping/Overlay

Angela K. Rodeheaver, Section Chief, Transportation Planmngl.)msmn

Donald Stephens, Transportation Planning Division
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Charlene Fuhrman-Schulz, Dcvclopment Officer, DHCD/Design Development Division
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Denise James, Office of Capital Facilities/Fairfax County Public Schools

Karyn Moreland; Chief Capital Projects Sections, Dept. of Transportation




At a regular meeting of the Board of Supervisors of Fairfax County, Virginia, held in the
Board Auditorium in the Government Center at Fairfax, Virginia, on the 20th day of November,
2012, the following ordinance was adopted. -

AN ORDINANCE AMENDING THE ZONING ORDINANCE
PROFFERED. CONDITION AMENDMENT PCA 88-D-005-07
(Concurrent with Rezoning Application RZ 2011-PR-023)

WHEREAS, Cityline Partners LLC, filed in the proper form an application to amend the
proffers for RZ 88-D-005 hereinafter described, by amending conditions proffered and accepted
pursuant to Virginia Code Ann. 15.2-2303(a), and

WHEREAS, at a duly called public hearing the Planmng Commission considered the
application aund the propriety of amending the Zoning Ordinance in accordance therewith, and
thereafter did submit to this Board its recommendation, and :

WHEREAS, this Board has today held a duly called public hearing and after due
consideration of the reports, recommendation, testimony and facts pertinent to the proposed
amendment, the Board is of the opinion that the Ordinance should be amended,

NOW, THEREFORE, BE IT ORDAINED, that that certain parcel of land situated in the
Providence District, and more particularly described as follows (see attached legal description):

Be, and hercby is further restricted by the amended conditions proffered and acc eptt;d pursuant to
Virginia Code Ann., 15.2-2303(a), which conditions are incorporated into the Zoning Qrdinance
as it affects said parcc] and

BE IT FURTHER ENACTED, that the boundaries of the Zoning Map heretofore adopted
as a part of the Zoning Ordinance be, and they hereby are, amended in accordance with this
enactment, and that said zoning map shall annotate and incorporate by reference the additional
conditions governing said parcels.

GIVEN under my hand this 20th day of November, 2012,

@Tkauv\z)é Cleanore_

Catherine A. Chianese
Clerk to the Board of Supervisors




APPENDIX 6

County of Fairfax, Virginia
MEMORANDUM

DATE: September 2, 2014

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

FROM: Pamela G. Nee, Chief @R
Environmert and Development Review Branch, DPZ

SUBJECT: Land Use Analysis:
RZ/CDP 2014-PR-004, Amherst Property LLC
FDP 2014-PR-004, Ambherst Property LLC

This memorandum, prepared by Brenda Cho, includes citations from the Comprehensive Plan that
. provide guidance for the evaluation of the subject Rezoning (RZ), Conceptual Development Plan
(CDP), and Final Development Plan (FDP) applications dated December 18, 2013, as revised
through August 21, 2014, and the latest proffers dated August 21, 2014. The extent to which the
application conforms to the applicable guidance contained in the Comprehensive Plan is noted.
Possible solutions to remedy identified issues are suggested.

DESCRIPTION OF THE APPLICATION

- The subject application is located at 7915 Jones Branch Drive on Tax Map Parcels 29-4 ((7)) 6 and
29-4 ((7)) 7B pt. The application site measures 250,628 square feet in area, and the applicant seeks
to rezone the site from the C-3 Office District to the Planned Tysons Corner Urban (PTC) District.

- The application property is located within the Urban Neighborhood subdistrict of the North Central

District. ‘ ‘

A residential building up to 450,000 square feet in area and 90 feet in height is proposed for the site.
A maximum of 12,300 square feet of ground floor retail is proposed for the building. 275 to 400
residential units are proposed for the building. A concurrent FDP application (FDP 2014-PR-004) is
filed for the building with the CDP. With the FDP, approximately 2,500 square feet of retail and the
maximum residential square footage of 450,000 square feet are proposed; however, 450,000 square
feet or 1.80 FAR is the maximum overall gross floor area (GFA) proposal.

Department of Plauuiug aud Zouing
Planning Division
12055 Government Center Parkway, Suite730

Fairfax, Virginia 22035-5509 ;
Phone 703-324-1380 :
Exccllence * Tuuovation * Stewardship Fax 703-653-9447  BLANNING
Integrity * Teamwork * Public Servicc www fairfaxcounty.gov/dpz/ & ZONING




Barbara C. Berlin
RZ/CDP/FDP 2014-PR-004
Amherst Property LLC
Page 2

LOCATION AND CHARACTER OF THE AREA

The subject property is located near the intersection of Jones Branch Drive and Westpark Drive, and
portions of thc site are within % mile of both the Tysons Corner Metrorail and McLean Metrorail
stations. There is an existing 6-story office building with surface parking on the site, which will be
demolished with redevelopment, There are commercial uses around the site and a hotel across Jones
Branch Drive.

COMPREHENSIVE PLAN CITATIONS:

Land Use

The Comprehensive Plan Areawide Recommendations for Tysons may be accessed at:

http://www.fairfax county.gov/dpz/comprehensiveplan/area2/tysons1.pdf

The Comprehensive Plan District Recommendations for Tysons may be accessed at:

http://www.fairfaxcounty.gov/dpz/comprehensiveplarﬂareaZ/tysonsZ.pdf

In the Fairfax County Comprehensive Plan, 2013 Edition, Area 11, Tysons Corner Urban Center,
District Recommendations, as amended through April 29, 2014, on Pages 171 — 178, the Plan, as
applied to the application area, states the following:

“North Central

The land use pattern in the North Central District, which is located primarily between
West Park Drive and the DAAR, will allow for a transition between Tysons Central 123 and the
adjacent community north of Tysons. The DAAR serves as an additional buffering element.
Office uscs would be mostly located adjacent to the DAAR, providing easy access from the Toll
Road and continuing the office focus east in the Tysons West District.

Moving into the heart of the district, residential land uses could be concentrated along a
potential circulator route. The district is envisioned to become a vibrant, mixcd use residential
neighborhood, with local-serving retail, dedicated parks and civic uses, and a pedestrian-friendly
street network for residents and workers in the neighborhood.

The local streets, along with a finer grid of streets and a linear park/green network, would
lead people to the circulator and encourage them to walk. As the central feature of the district, the
circulator could help shape its urban form. Having a mix of uses, portions of the North Central
District should develop with a 24-hour environment,

0:12014 Development Review Reports\Rezonings\RZ_FDP 2014-PR-004_7915_Jones_Braneh_Drive_fu.doex
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The district’s ponds and small streams should be enhanced to add to the amenities of the
neighborhoods. Urban parks could include a green network leading from Tysons Central 123 to the
employment area adjacent to the DAAR. A new 8 to 10 acre urban park will be a central feature
of this district that provides both active and passive recreational facilities and a focus for civic
gatherings for residents and employees.

. The land use concept for the North Central District is shown in the map below. The district is
composed of two subdistricts: an office subdistrict and an urban neighborhood subdistrict.

Guidance for evaluating development proposals in each subdistrict is contained in the
Areawide Recommendations and the following subdistrict recommendations. Redevelopment
options are dependent on the degree to which necessary public infrastructure can be provided and
Plan objectives and development conditions set forth in the Areawide and subdistrict guidance can
be satisfied by development proposals.

URBAN NEIGHBORHOOD SUBDISTRICT

This subdistrict is south and west of Jones Branch Drive and north of the Tysons Central
123 District. The western half of the subdistrict is developed with multifamily use. The eastern half
of the subdistrict is developcd with suburban office buildings with mostly surface parking, The
vision is to have substantial redevelopment (especially in the eastern portion) that
willtransform the area into urban neighborhoods. The subdistrict has three subareas.

Subarea 3: West Park Urban Nejghborhood

This area is comprised of about 88 acres, bounded by Jones Branch Drive on the north
and east, the Tysons Central 123 District on the south, and the Subarea 2 neighborhood on the
west. This area contains the central portion of the West Park office development.

Base Plan

This area is planned for office with support retail and service uses at existing intensities,
which average about 0.60 FAR. ”

Redevelopment Option

With the provision of Metrorail and circulator service linking Subarea 3 to the rest of
Tysons, the vision for this area is to redevelop to urban residential neighborhoods at substantially
higher intensity. Redevelopment of this area to an urban residential neighborhood should be
considered if it will provide affordable and workforce housing and if the redevelopment is
phased with the provision of circulator service. Prior to operation of circulator service, the area
should be developed in residential use up to 1.5 FAR. Redevelopment proposals should provide
right-of-way or otherwise accommodate the circulators and make appropriate contributions toward

0:\2014 Development Review Reports\Rezonings\RZ_FDP 2014-PR-004_7915_Jones_Branch_Drive_lu.docx
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their construction cost. In addition, higher intensity may be allowed in this subarea for property
within 1/2 mile distance of the Tysons Central 123 Metro station. See the Intensity section of the
Areawide Land Use Recommendations,

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

The successful redevelopment of this area is closely linked to the redevelopment of the
adjacent South West Park Subarea in the Tysons Central 123 District. West Park Urban
Neighborhood is planned to redevelop from a suburban office park to a primarily residential area
with supporting uses, including ground level retail and public facilities. South West Park is
planned for a mix of uses with a concentration of office uses. To ensure that the redevelopment of
each of these areas is consistent with the overall land use goals for Tysons, the total amount of office
development in the two subareas combined should be no more than 3 million square feet.

e The vision is to redevelop this subarea into an urban residential neighborhood. In addition to
a significant increase in intensity, more diversity in land use is an essential element for
creating urban neighborhoods. The mix of uses should include a small office component,
hotels, public uses, ground level retail and service uses. The intensities and land use mix
should be consistent with the Areawide Land Use Recommendations.

e Logical and substantial parcel consolidation should be provided that results in well-
designed projects that function efficiently on their own, include a grid of streets and public
open space system, and integrate with and facilitate the redevelopment of other parcels in
conformance with the Plan. To ensure the provision of public facilities, a street grid, and the
desired land use pattern, redevelopment proposals in this subarea should consolidate with
a significant portion of the South West Park Subarea in the Tysons Central 123 District.
‘This level of consolidation would be sufficient in size to permit redevelopment in several
phases that are linked to the provision of public facilities and infrastructure and
demonstrate attainment of critical Plan objectives such as TDM mode splits, green
buildings and affordable/workforce housing. If consolidation eannot be achieved, as an
alternative, coordinated proffered development plans may be provided as indicated in the
Areawide Land Use Recommendations.

e Redevelopment should occur in a manner that fosters vehicular and pedestrian access and
circulation. Development proposals should show how the proposed development will be
integrated within the subarea as well as the abutting districts/subdistricts through the
provision of the grid of streets. In addition to the grid of streets, pedestrian and bike
eirculation improvements should be provided that also improve connectivity. The ability to
rcalize planned intensities will depend on the degree to which access and circulation
improvements are provided consistent with the Areawide Urban Design and
Transportation Recommendations.

0:\2014 Development Review Reports\Rezonings\RZ_FDP 2014-PR-004_7915_Jones_Branch_Drive_lu.docx
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e Urban design and open space amenities, such as streetscapes, plazas, courtyards,
landscaping, lighting and seating should be provided according to the Areawide Urban
Design Recommendations and consistent in quantity with the urban park and open space
standards in the Areawide Environmental Stewardship Recommendations. The area’s
ponds and small streams should be enhanced and provide a green network that links this
subarea to the Tysons Central 123 District and to the employment area adjacent to the
DAAR. The major open space feature in this area is an 8 to 10 acre park, which provides an
opportunity for both active and passive recreational facilities and a focus for civic
gatherings for residents and employees. At this new park or at other locations in this
area, there should be at least two new athletic fields to serve the residents of this area.

e Residential developments should include recreational facilities and other amenities for the
residents, and provide for affordable/workforce housing as indicated in the Areawide Land
Use Recommendations.

o Public facility, transportation and infrastructure analyses should be performed in
conjunction with any development application. The results of these analyses should
identify necessary improvements, the phasing of these improvements with new
development, and appropriate measures to mitigate other impacts. Also, commitments
should be provided for needed improvements and for the mitigation of impacts identified in
the public facility, transportation and infrastructure analyscs, as well as improvements and
mitigation measures identified in the Areawide Recommendations.

e In addition, a specific public facility need identified for this area is an elementary school; the
school should either be loeated next to the area’s large urban park to utilize this open space
amenity or be located elsewhere in this subarea on property which can accommodate its
recreational needs. An alternative site on Jones Branch Drive is shown on the Conceptual
Land Use Map.

e The maximum building heights in this subarea are between 75 to 175 feet, as shown
conceptually on the building height map in the Areawide Urban Design
Recommendations. As indicated undcr the building height guidance in the Areawide
Urban Design Recommendations, building heights should vary within the subarea.”

TYSONS COMPREHENSIVE PLAN LAND USE CATEGORIES (Page 22).
Residential Mixed Use

TYSONS COMPREHENSIVE PLAN BUILDING HEIGHT TIERS (Page 116):
Tier 3 (130’ - 175)

0:12014 Development Review Reports\Rezonings\RZ_FDP 2014-PR-004_7915_Jones_Branch_Drive_lu.docx
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LAND USE ANALYSIS

The land use analysis evaluates whether the application is in general conformance with
Comprehensive Plan objectives such as land use, intensity, and consolidation.

Land Use and Intensity

- The subject application is designated as the Residential Mixed Use land use category on the
Comprehensive Plan’s Conceptual Land Use Map for Tysons (see Page 22). The Plan defines this
category as follows (see Pages 21-23):

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

The proposed development will be predominantly or all residential, depending on the extent of retail
built (up to 12,300 square feet in area) on the ground floor, The proposed building will be built
between 5 to 7 stories or 55 to 90 feet in height. The type of retail use may include any non- -
residential use permitted in the PTC District, such as personal service establishments, fast food
restaurants, retail sales establishments, etc. An initial allocation of 2,500 square feet of retail use is
proposed with the FDP. A total maximum of 450,000 square feet in area or 1.80 FAR is proposed
for the site as noted in the Development Tabulations and proffers (see Proffer 5, Proposed
Development, August 21, 2014),

The application site is planned as “Non-TOD Urban Character” for intensity, and the
Comprehensive Plan guidance for the site recommends residential use up to 1.5 FAR prior to the
Circulator’s operation, Thc applicant requests a 20% bonus (additional .30 FAR) for providing
Workforce Dwelling Units (WDUSs) on site, which is supported by the Comprehensive Plan’s
Affordable Housing recommendations (Pages 33 — 35). Staff believes the proposed land use and
intensity is in eonformance with the Comprehensive Plan.

Phasing Developmeht to Transportation and Pnblie Faeilities
An important element of the Comprehensive Plan for Tysons is the guidance on phasing
development to transportation improvements and public facilities (Pages 29-31). Regarding

transportation, the Plan states the following:

“Individual rezoning cases in Tysons should only be approved if the development is being
phased to one of the following transportation funding mechanisms:

0:12014 Development Review Reports\Rezonings\RZ_FDP 2014-PR-004_7915_Jones_Branch_Drive_lu.docx
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e A Tysons-wide CDA or a similar mechanism that provides the private sector’s share of
the Tysons-wide transportation improvements needed by 2030;

o A smaller CDA or a similar mechanism that provides a significant component of the
private sector’s share of the Tysons-wide improvements needed by 2030; or

e Other binding commitments to phase development to the funding or construction of one
or more of the Tysons-wide improvements needed by 2030.”

The Plan also recognizes the critical role that the Tysons Transportation Fund plays in funding
transportation improvements and the need to increase the contribution rate as part of a
comprehensive funding strategy (Page 71);

“Numerous small-scale improvements in Tysons Corner have been funded over the years
through the Tysons Transportation Fund, a voluntary contribution for new commercial
development. In 2009, the rate for this contribution was $3.87 per square foot for non-
residential development and $859 per unit for residential development adjusted annually for
inflation. However, this fund does not provide a stable and ongoing source of private sector
funding. Moreover, it would generate only a small percentage of the funding needed for the
improvements listed in Table 7 that are required for the continued development of Tysons
Corner. As part of an overall strategy for funding transportation needs, the contribution rate
for the Tysons Transportation Fund should be reassessed.”

On January 8, 2013, the BOS created a Tysons Transportation Service District, established the
Tysons-wide and Tysons Grid of Streets transportation funds, and adopted guidelines for
administering the two new funds.

The applicant currently comnmits proffers (Proffers 29 and 30, Tysons Grid of Streets Transportation
Fund and Tysons-wide Transportation Fund August 21, 2014) that address the Comprehensive Plan
‘recommendations for phasing development to transportation improvements, which includes a credit
request for the hard and soft costs associated with constructing “Street C”” as shown on the CDP,
These commitments are in conformance with the Comprehensive Plan, subject to Fairfax County
Department of Transportation’s review of the proposed improvements to be credited against the
monetary contributions,

The Comprehensive Plan’s strategy for implementing public facilities in Tysons is dedications of
land or building space with the initial rezoning applications in a district (Page 91).

“Practices employed by the County in the past to provide space for public facilities in largely
undeveloped suburban areas cannot be relied upon in an intensely developed area where
most of the land is privately owned. In Tysons it will be critical that the land area or spaces
for public uses are incorporated within private developments at no cost to the public sector.
While facilities may actually be constructed throughout the planning horizon based upon
need, it is critical that space for most, if not all, of these facilities be secured as soon as
possible, Therefore, rezoning proposals, through proffers, should commit to provide the
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necessary land and/or space to ensure that places will be available to construct facilities in
concert with the pace of growth.”

An elementary school is cited in the Comprehensive Plan text and on the Conceptual Land Use map
as a public facility need in the West Park Urban Neighborhood Subarea 3, which was addressed by
another application (RZ 2011-PR-023, “Arbor Row”’) with dedication of a parcel along Jones Branch
Drive for the future school. The applicant proposes to allocate approximately 4,019 square feet of
space for 10 years to the County or its designee at no cost (Proffer 46, Public Space, August 21,
2014). The space will be used by the Fire Marshal Office (FMO), but, if the FMO no longer needs
the space before the 10-year lease expires, the space will be provided for another public/community
use such as an educational facility or cultural center. Additionally, if the space is redeveloped before
the lease expires, a comparable space and parking arrangements will be provided in the same
planning district. The public facility commitment is in general conformance with the Comprehensive
Plan,

Affordable and Workforee Honsing

The applicant is proposing to meet the Comprehensive Plan guidance for the provision of affordable
and workforce housing (Pages 33-35) by proffering to adhere to the Board of Supervisors’ Tysons
Corner Urban Center Workforce Dwelling Unit Administrative Policy Guidelines dated June 22,
2010, These guidelines may be accessed at:

http://www.fairfaxcounty.gov/dpz/tysonscorner/tysons_wdu_policy guidelines_flnal_signed,pdf

The applicant is committing to provide 20% of workforce dwelling units (WDUs) on site, in addition
to any required affordable dwelling units (ADUs), based on the total number of residential units
constructed (Proffer 42, Workforce Dwelling Units, August 21, 2014). A non-residential
contribution towards affordable housing is not recommended for this application since ground level
retail is exempt from the calculation of the contribution amount, and the applicant only proposes
ground floor retail at this time. This commitment is in general conformance with the Comprehensive
Plan guidance on affordable and workforce housing.

Coordinated Development and Pareel Consolidation

The Comprehensive Plan’s consolidation guidance for the subject application is as follows (North
Central District, Urban Neighborhood Subdistrict, Subarea 3: West Park Urban Nelghborhood
Recommendations, Pages 176 — 177):

“Logical and substantial parcel consolidation should be provided that results in well-
designed projects that function efficiently on their own, include a grid of streets and public
open space system, and integrate with and facilitate the redevelopment of other parcels in
conformance with the Plan, To ensure the provision of public facilities, a street grid, and the
desired land use pattern, redevelopment proposals in this subarea should consolidate with a

0:2014 Development Review Reports\Rezonings\RZ_FDP 2014-PR-004_7915_Jones_Branch_Drive_lu.docx
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significant portion of the South West Park Subarea in the Tysons Central 123 District. This
level of consolidation would be sufficient in size to permit redevelopment in several phases
that are linked to the provision of public facilities and infrastructure and demonstrate
attainment of critical Plan objectives such as TDM mode splits, green buildings and
affordable/workforce housing,. If consolidation cannot be achieved, as an alternative,
coordinated proffered development plans may be provided as indicated in the Areawide Land
Use Recommendations.”

Additionally, the Comprehensive Plan also sets five specific objectives for consolidations (Page 36):

“In all cases, consolidations or coordinated development plans should meet the following
objectives:

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

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

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

* Provision of parks and open space as set forth in the Environmental Stewardship section
of the Areawide Recommendations, either on-site or within the subdistrict through
partnership; : '

* Provision of land and/or building space for public facilities as set forth in the Public
Facilities section of the Areawide Recommendations;

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

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

The Comprehensive Plan guidance for consolidation within the West Park Urban Neighborhood
Subarea 3 notes that.“redevelopment proposals in this subarea should consolidate with a significant
portion of the South West Park Subarea in the Tysons Central 123 District.” The South West Park
Subarea is located along the southern boundary (across Westpark Drive) of the North Central
District where the application is located. “Arbor Row” (RZ 2011-PR-023) was approved in
November 2012 by the Board of Supervisors (BOS) that eneompasses the entirety of the South West
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Park subarea, However, the applicant proposes to provide an off-site linear park with a pedestrian
path, benches, trees and lighting between Street C and Westpark Drive, which will connect the
application and “Arbor Row” sites. Additionally, the applicant proposes to provide two other park
spaces, including .66 acre, off-site park which will include a dog park next to a proposed .77 acre
on-site park (across Street B). :

Though the application is a proposal for a single residential building, the applicant proposes the
~development as part of a broader conceptual master plan, as shown on Supplemental Sheet S-1 in the
CDP/FDP. The application site’s development does not limit redevelopment options for adjacent
parcels, as shown on Supplemental Sheet S-2 (“Concept Master Plan Massing”) since neighboring
parcels can be redeveloped (or even remain) in a compatible manner. . Additionally, the three new
proposed streets (Streets A, B and C) around the application site will facilitate key road connections,
particularly to Jones Branch Drive, in general conformance with the Conceptual Grid of Streets in
the Comprehensive Plan. The proposed streetscapes along the new streets are also designed to
address the urban design recommendations in the Comprehensive Plan and the Tysons Urban Design
Guidelines. As previously noted, the applicant also proffered public space at no cost for 10 years to
the County. With these essential commitments, the application fulfills the consolidation objectives.

Parking

The Comprehensive Plan provides recommendations on maximizing the efficiency of parking to
encourage transit use, walking, and bicycling; to limit the urban design impacts of parking; and to
ensure that parking is priced such that spaces are available for those who choose to drive. The Plan
recommends specific strategies for managing parking on Pages 64-65:

“As the Tysons Corner area is developed, and the land use and transportation infrastructure
matures, parking requirements should be examined to determine if they are adequate for the
changing conditions. Rather than supplying parking for each individual use, parking should
be treated as a common resource for multiple uses. Implementing this practice will reap
many advantages in creating a more walkable environment. Providing transit service, an
effective mix of uses, and an appropriate network of sidewalks will reduce automobile use
and, consequently, the need to provide parking.

Additional methods listed below should be pursued to ensure the appropriate amount of
parking is provided.

» Encouraging shared parking arrangements across parcel lines.

» Creating a parking management entity to coordinate shared parking efforts, enforce
parking regulations, apply parking pricing strategies where beneficial, and monitor
parking demand and supply regularly.

» Securing parking management agreements such as parking pricing.

* Unbundling parking from commercial and residential leases and sales.
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o Allowing on-street parking, and where appropriate, counting those spaces towards
parking requirements,

o Implementing “Smart Parking” technolo gy to maximize parking utilization.
Providing preferential parking for carpools, vanpools, and car-sharing vehicles.
Reductions for shared parking on mixed use sites.”

Since the application area is in a non-TOD District, parking will be provided between 75 ~ 110% of
specified rates, as noted in the Zoning Ordinance. Unbundling parking from the sale or lease of
residential units (Proffer 37, Parking Stipulations, August 21, 2014) is proposed in accordance with
the suggested methods in the Comprehensive Plan. The applicant also proposes to provide surface
parking spaces along the streets, which may be part of or in addition to the total number of required
parking spaces to be provided with the application.

URBAN DESIGN ANALYSIS
Street Grid and Design

The Comprehensive Plan provides recommendations for both street grids (Pages 46-47, and 96) and
street cross sectxons (Pages 48-56).

The application parcels will be split by a new strcet (Street B) and bounded by two new streets
(Streets A and C). One new block is proposed with the application, and it generally conforms with
the Plan, which recommends block lengths ranging from 400 to 600 fcet in length. The block
measures approximately 400 feet along Streets A and B, which will be local public streets and
approximately 350 feet along Jones Branch Drive, which is a collector street. Street C is proposed as
a local public street (with a private stretch between Street B and Westbranch Drive) and will connect
Westbranch Drive and Jones Branch Drive. Street C will be built as an interim section with two
travel lanes and on-street parking along some portion of each side (Proffer 27, Street C, August 21,
2014). The ultimate section (see Sheet C-8A of the CDP/FDP) of Street C, which will have
continued parking lanes on each side of the street, will be completed when the adjacent parcel
redevelops in the future. Streets A and B are proposed as local public streets with two travel lanes
and two parking lanes to be constructed prior to the first RUP issued for the site (Proffer 26, Streets
A and B, August 21, 2014). Street A is proposed along the northern periphery of the site and will be
built between Street B and Jones Branch Drive. Street B is proposed along the western portion of tbe
site and will be built between Street A and Street C. The overall proposed street grid is in general
conformance with the Comprehensive Plan.

- Streetseape Design

The Urban Design section of the Comprehensive Plan 'prbvides detailcd guidance on streetscapes
(Pages 96-108). The Plan defines three streetscape zones including the landscape amenity panel,
sidewalk, and building zone. Each zone serves a distinct purpose and has varying dimensions based
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on the adjaeent street type and land use. In the context of the overall goals of the Comprehensive
Plan, the streetscape designs proposed in the subject applications are in general conformance with
the Plan.

Buildiug Height

- The subject property is within the Tier Three area, which rccommends a height range of 130’ - 175°.
A single residential building with possible ground floor retail is proposed for the site at a height
between 55° to 90°, The total proposed building height does not include any architectural
embellishments or mechanical penthouses, which will be a maximum height of 20 feet. The
applieant commits to the rangc of building heights (Proffer 15, Building Heights, August 21, 2014)
and also proposed to sereen any building penthouses or rooftop structurcs into the building’s
architecture. The proposed building height is in conformance with the Comprehensive Plan,

PGN: BJC
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APPENDIX 7

| MEMORANDUM

DATE: September 4, 2014

TO: Barbara Berlin, Director
Zoning Evaluation Division, DPZ

FROM: Michael Davis, Acting Chief
Site Analysis Section, DOT

FILE: 3-4 (RZ 2013-PR-004)

SUBJECT: RZ/FDP 2013-PR-004 - 7915 Jones Branch Drive (Amherst)
Land Identification Maps: 29-4 (7 6 & part of 7B

This department has reviewed the subject rezoning and final development plan submittal
including proffers and development plans dated August 21, 2014. The applicant is proposing
to construct one residential building, with the potential for several retail or service areas on
the ground floor. '

The applicant has addressed a majority of the critical transportation issues identified in the
Comprehensive Plan in this application. These are outlined below.

o Jones Branch Drive - Right-of-way (ROW) is to be dedicated to accommodate the
following elements: .
a. Streetscape elements that meet urban design guidelines in the Comprehensive Plan
b. "An 8 foot wide parking lane along the property frontage
c. Bike lanes on both side of the street
d. Two, 11 foot wide through lanes

o Three new grid streets (A, B and C) - Streets A, B and C are all local, public streets,
as-recommended in the Comprehensive Plan. In addition to accommodating these
streets in the development proposal, the applicant intends to construct an offsite
portion of Street C to connect Jones Branch Drive to Westbranch Drive.

o TDM - The applicant has agreed to design a TDM program to meet the goals outlined
in Table 5 of the Plan, Table 5 has achievement goals based on square footage of
total development -in Tysons. The effectiveness of a TDM program is based in part on
high density mixed-use development in addition to multimodal opportunities.

Fairfax County Staff restructured the way TDM proffers will be handled in any Tysons
Corner zoning application in 2012, so as to better achieve the goals of the
Comprehensive Plan. Previously, developers made a contribution in the form of a
Penalty Fund to be accessed upon stabilization, if trip reduction goals were still not

Fairfax County Department of Transportation £
4050 Legato Road, Suito 400 g

Fairfax, VA 22033-2895 @

Phone: (703) 877-5600 TTY: 711

Fax: (703) 877-5723
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Ms. Barbara Berlin, Director
September 4, 2012
Page 2 of 3

o

being met. The County felt that these funds could be better utilized if they were

contributed to a Remedy Fund, which could be accessed at any point by the applicant

to enhance the TDM program when trip goals were not achieved. In addition to
reducing the Penalty Fund, a contribution is to be made by a developer to establish a -

Tysons-wide Transportation Management Association (TMA). The TMA will capitalize on

the synergies of multiple developments throughout Tysons while reducing the operating

costs of individual TDM programs by applicants., This new methodology makes better
use of the proffered contributions and will ultimately have a more positive impact on
reducing trips throughout Tysons Corner. The following bullets describe some of the
commitments made by the Applicant.

a. The applicant has indicated that joining the Arbor Row TDM administrative group,
which is located in the vicinity of the property, is an option for TDM
implementation, This will enable a more comprehensive program, as well as
expedited review and processing for County Staff as a result of fewer status
reports to review and a single point of contact for all new buildings.

Should the applicant not join the Arbor Row TDM administrative group, they have also

proffered to the standard TDM program that includes the following elements:

b. The applicant has committed to meet the Plan goals during: all phases of
development of the site, in conformance with a new approach to TDM.

c. The applicant has agreed to substantially increase the contribution to the Remedy
Fund in lieu of a large contribution to a Penalty Fund so that money would be
immediately available and accessible to-enhance the TDM program in the event
that goals are not being met. '

d. The applicant agreed to make a non-refundable contribution to a Tysons wide
Transportation Management Association {TMA) for seed money. The TMA will
provide synergies between developments in Tysons and help reduce trips through
an area wide TDM program that the applicants can join if they so choose.

e. The applicant agreed to monitor their TDM program with annual traffic counts and
surveys every three years, This is a significant improvement from monitoring
programs in the past. Annual traffic counts will enable the county to review
transportation in Tysons on an area wide basis and identify future concerns or
areas for improvement. ‘

f. The applicant agreed to pay a $100 per day non-compliance fee for failure to
submit their annual report by the date outlined in the proffers. Assuring that TDM
programs are operating as proffered is very important to the County, and the o
annual reports provide information on the TDM programs, trip levels in Tysons and
commuter .behavior.

g. The applicant is proffering a detailed implementation plan for the TDM program
that will also provide the flexibility to modify the program both to address changes
necessary during the life of the project. : '

Tysons-wide Transportation Contributions for Table 7 Improvements — The commitment

made by the Applicant remains consistent with the approved rates for 2014.
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Q

Tysons Grid of Streets Transportation Fund - The Applicant commits to a contribution
of $6.57 per square foot of non-residential GFA or $1,020 per each residential unit,
and reserves the right fo claim credit against this contribution for off-site
improvements that are not site traffic derived.

General Transportation Commitments - In addition to the above the applicant has

made the following commitments

a. Dedication of the street-side pedestrian areas to public use. This has been
identified as a critical element to provide a multimodal street environment. Also,
off-street pedestrian connections have been added across the redevelopment area
to give pedestrians a multitude of access choices.

b. Street C will create a new access point on Jones Branch Drive that is close to an
existing driveway access for the neighboring property. As such, an access
management waiver from VDOT is needed. The applicant has submitted this waiver
request to VDOT, and it is currently under review. An Inter-parcel access easement
between the subject property and the neighboring property (identified as 29-4 ((7))
4) will be recorded to help with access management issues along Street C. The
easement sets the stage for a future access point, should the neighboring property
redevelop. '

While the Applicant has made an excellent effort to work with staff on the previous items, a
few outstanding issues remain. These are outlined below.

o]

The Bus Shelter Proffer (34) should state that the bus shelter relocation may be
adjusted at final site plan “as approved by” FCDOT, instead of “in concert with.”
Proffer 53 — The Tysons Grid of Street Transportation Fund and the Tysons-Wide
Transportation Fund should be removed from the list of exempted contributions. These
will escalate through a separate process on a yearly basis.

Proffer 16 — Should the electric transformers need to be relocated, the applicant
should proffer to coordinate the location with FCDOT since they reference areas along
Streets A, B or C and the location of the transformers could impact the VDOT street
acceptance process. ‘

MAD/JCH
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COMMONWEALTH of VIRGINIA

DEPARTMENT OF TRANSPORTATION

CHARLES A. KILPATRICK, P.E. 4975 Alliance Drive
COMMISSIONER Fairfax, VA 22030

September 18, 2014

To: Ms. Barbara Berlin
Director, Zoning Evaluation Division

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

Subject: RZ 2014-PR-004/PCA 1988-D-005-08 Amherst Properties LLC
Tax Map # 29-4((07))0006 & 7B

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

I have reviewed the above plan submitted on August 29, 2014, and received September 5,
2014. The following comments are offered:

3. Loading vehicle turning templates need to be provided for the southern entrance
on Jones Branch Drive. VDOT did not receive the attached turning templates as
stated in the responses.

5. The entrance radii should be identified on the plan. Street intersection radii
were indicated, but the entrance radii were not. The Parking Access and
Loading Access entrance radii do not appear to even accommodate a
passenger vehicle being able to access the site without utilizing the entire
entrance width to make the turn. Some of these access points are also next to
pedestrian crossings, which compounds the problem if vehicles were to jump
the curb trying to turn.

6. The entrance widths should have 24’ of pavement plus the curb and gutter
based on the Tysons Standards. The loading entrance width of 16’ does not
appear to be able to accommodate a delivery vehicle and allow the driver to exit
the vehicle without difficulty. We recommend this access be at least 20’ wide to
allow for some maneuverability. If delivery drivers can’t access the loading area,
they will be forced to load and unioad in the street.

If you have any questions, please call me.

cc: Ms. Angela Rodeheaver
fairfaxrezening2014-PR-004rz2AmherstPrepLLCS-18-14BB

We Keep Virginia Moving




DEPARTMENT OF TRANSPORTATION

CHARLES A. KILPATRICK, P.E. 4975 Alliance Drive
COMMISSIONER Fairfax, VA 22030
July 16, 2014

Mr. Michael Pinkoske, PTP
Wells & Associates

1420 Spring Hill Road

Suite 610

Tysons Corner, Virginia 22102

Re: = RZ 2014-PR-004 7915 Jones Branch Drive TIA

~ Fairfax County
Dear Mr. Pinkoske:
The above study dated March 11, 2014, and received on March 12, 2014, has been
reviewed by Traffic Engineering. Previous comments have been addressed and VDOT
has no further comments.

If you have any questions, give me a call or send me an Email.

Sincerely,

Kevin Nelson
Transportation Engineer

cC: Fairfax Permits
traffic2014-PR-004tia2.7915JonesBranchDr7-16-14MP-W&A

We Keep Virginia Moving
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County of Fairfax, Virginia

MEMORANDUM

DATE: September 2, 2014

TO: Barbara Berlin, Director
Zoning Evaluation Division,

FROM: arbara A. Byfon, ctor
Office of Community Revitalization

SUBJECT: OCR Comments — 7915 Jones Branch Drive
RZ/FDP 2014-PR-004

The Office of Community Revitalization (OCR) has reviewed the above referenced rezoning
application (RZ), including Final Development Plan (FDP) and Draft Proffers, dated
August 21, 2014. The following analysis and recommendations are offered for consideration
regarding these applications.

RZ/FDP 2014-PR-004
General Comments:

The overall design meets the Urban Design intent of the Comprehensive Plan for a pedestrian-
oriented residential development. The application creates a pedestrian scale urban block which
is generally consistent with the expected scale of the urban form in Tysons. Furthermore, the
pedestrian hierarchy defines multiple primary pedestrian corridors, and the building
architecture and streetscape design are focused on the public realm. This is achieved through
an activated street edge at the ground level, regular tree spacing, and articulated building mass
in the upper level of the building. The proposed streetseape will inelude anenities and street
trees planted with sufficient soil volume to ensure their survival. Many of the tree spaces also
allow for the treatment of stormwater. A palette of streetscape materials and furnishings has
been coordinated within the developinent.

The proposal also provides pedestrian links to existing adjacent developments to the south.
- Finally, the design provides the first portion of an at-grade publie urban park space and

Office of Community Revitalization

12055 Government Center Parkway, Suite 1048
Fairfax, VA 22035

703-324-9300, TTY 711

www.fcrevit.org

Office » Commercial » Residential



provides elevated private recreation space that is connected to the pedestrian realm via stairs,
as well as visual access to the public parkland.

Detailed Comments:

1. Street Grid and Block Length: The application area consists of a 5,75 acre parcel within
an existing office building currently owned by PS Business Parks. The property is
along Jones Branch Drive, and has no other existing public street access. The applicant
proposes to create three new public streets: Street A is an east-west street along the
northern side of the building; Street B is a north-south street; and, Street C, will be an
east-west street providing a new street link between Jones Branch Drive and
Westbranch Drive. These streets are proposed to create the grid of streets around this
application area, which is one development block. The block lengths vary from 300 to
420 feet in length,

The proposed block size meets the recommendations from the Tysons Urban Design
Guidelines (TUDG), with a perimeter length of less than 2,000 feet, less than 600 ft for
any block segment, block ratios that are less that 2:1, and a rectangular shape.

2. Proposed Uses and linpacts on Urban Design: The applicant proposes a primarily
residential structure, with public functions located adjacent to the street and the
possible addition of a mimnal amount of ground floor retail uses. The proposed
arrangement of uses works well together to ereate a vibrant, active place. The proposed
off-site park and included amenities appear well integrated with the residential use.

3. Pedestrian Hierarchy: The applieant has provided a Pedestrian Hierarchy Plan and has
utilized the recommended language providcd in the TUDG to describe the corridor
types. The priinary on-street pedestrian path is along Jones Branch Drive. In addition
to the on-street sidewalks, the applicant has provided a pedestrian pathway off-site
connecting Street C to the south of the site to Westpark Drive. This pathway provides a
more direct pathway to the Tysons Corner Metrorail station, which is approximately
0.5 mi from the site. .

a. The materials and width of the proposed off-site path are not defined in the
FDP. The pedestrian path width and materials should be shown on the FDP or
- specified in the proffers.

4, Streetscape Design: The application is consistent with recommendations of the
Comprehensive Plan and TUDG regarding streetscape dimensions. The applicant has
also provided a Streetscape and Park Site Furnishings Plan as part of the FDP.

a. The plans indicate potential locations for electrical and stormwater vaults
throughout the development. The vaults are proposed to be kept out of the clear
sidewalk zone whieh is eonsistent with the TUDG.




b. Proffer 16 does not provide enough protection the proposed streetscape against
the impact of potentially relocating the electric transformers. The applicant -
should commit to relocate the electric transformers only through the proffer
interpretation process, or additional details governing restrictions to protect the
proposed streetscape should be included in Proffer 16.

. Building Design: The building design and massing is consistent with the

recommendations of the TUDG. Active uses, including retail, lobby spaces and access

. to 1% floor residential units are located along the primary and secondary pedestrian

corridors, and access to public park space is provided from secondary corridors. The
result contributes to a diversity of design within Tysons that is engaging and
welcoming for the pedestrian.

. Parking Garage Design: Parking is provided in an above-ground parking structure that

is integrated with the building. The design provides residential and/or retail uses around
the building at ground level to provide a pleasant pedestrian experience with no
exposed garage fagades and the only at-grade surface parking provided as on-street
parking,

. Urban Parks: The applicant has proposcd a public park partially off-site along Street B

that will serve residents and visitors. The public park may become Phase I of a larger
community park space identified in the Comprehensive Plan, with redevelopment of
adjacent properties. In addition to the public park, there are two proposed private park
spaces for building residents; an interior courtyard and an elevated terrace.

. Public Facilities: The applicant has proposed to provide approximately 4,000 sq.ft. in

an off-site office building for use by the Fairfax County Fire Marshal’s Office and
community meeting space startmg in August, 2015, for a period of ten years at no cost
to the County.

. Metrorail Buy-Out: The applicant has proposed changes to previously approved .

proffer language governing the Metrorail tax district buyout conditions.
a. The applicant has proposed changing the buy-out trigger to “registration with
the Common Interest Community Board”. The trigger should be changed to
“the recordation of residential condominium documents for any portion of the

Property™.

Suzanne Lin, DPZ/ZED/PD
Scott Sizer, Revitalization Program Manager, OCR
OCR File
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County of Fairfax, Virginia
MEMORANDUM

DATE: September 2, 2014

TO: Barbara Berlin, Director
Zoning Evaluation Division, DPZ

FROM:  Pamela G. Nee, Chief G¥h
Environment and Development Review Branch, DPZ

SUBJECT: ENVIRONMENTAL ASSESSMENT for: RZ/CDP/ FDP 2014-PR-004
7915 Jones Braneh Drive

This memorandum, preparcd by Mary Ann Welton, includes citations from Comprehensive Plan
that provide guidance for the evaluation of the subject Rezoning application and Conceptual
Development Plan (CDP) application, reviscd proffers and the Final Development Plan, all of
which have been revised through August 21, 2014, The extent to which the application conforms
to the applicable guidance contained in the Comprehensive Plan is noted. Possible solutions to
remedy identified issues are suggested. Other solutions may be acceptable, provided that they
achieve the desired degree of mitigation and are in harmony with Plan policies.

COMPREHENSIVE PLAN CITATIONS:

The Comprehensive Plan is the basis for the evaluation of this application. The assessment of the
proposal for conformity with the environmental recommendations of the Comprehensive Plan is
guided by the following citations from the Plan:

The Fairfax County Comprehensive Plan, 2013 Edition, Area 11 Tysons Corner Urban Center, as
amended through April 29, 2014 under Arcawide Recommendations, Environmental Stewardship
section, pages 72-84, addresses Stormwater Management, Natural Resource Management, Tree
Canopy Goals, Information and Communication Technology, Green

Buildings and Environmental Stewardship Guidelines and may be accessed at:

http://www.fairfaxcounty.gov/dpz/ comprehensiveplan/areaZ/tysons1 pdf

Excerpts from the Environmental Stewardship section of the Tysons are also included below.

Department of Planning and Zoning
_ Planning Division
12055 Government Center Parkway, Suite730
Fairfax, Virginia 22035-5509 ;
Phone 703-324-1380 s crurers or
Excellence * Innovation * Stewardship Fax 703-324-3056 PLANNING
Integrity * Teamwork * Publie Service www fairfaxcounty.gov/dpzz & ZONINO
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The Fairfax County Comprehensive Plan, 2013 Edition, Area Il Tysons Corner Urban Center, as
amended through April 29, 2014 Areawide Recommendations under Environmental Stewardship,
page 74 states:

“Stormwater Management

Tysons Comer is located in the headwaters area of several of the county’s watersheds. . ..
Redevelopment offers considerable opportunities to improve upon past stormwater
management practices.

Receiving waters downstream of Tysons should be protected by reducing runoff from
impervious surfaces within Tysons. ... Achieving a goal of retaining on-site and/or reusing
the first inch of rainfall will ensure that runoff characteristics associated with the site will
mimic those of a good forest condition for a significant majority of rainfall events.

Measures to reach this goal may include application of Low Impact Development (LID)
Tcchniques (including but not limited to rain gardens, vegetated swales, porous pavement,
vegetated roofs, tree box filters, and water reuse). The incorporation of LID practices in
the rights-of-way of streets will also support this goal; such efforts should be pursued
where allowed. There is also a potential for the establishment of coordinated stormwater
management approaches to address multiple development sites.”

The Fairfax County Comprehensive Plan, 2013 Edition, Area 11 Tysons Comer Urban Center, as
amended through April 29, 2014 Areawide Recommendations under Environmental Stewardship,
page 82-84 states:

Stormwater Degign

“Stormwater management and water quality controls for redevelopment should be
designed to return water into the ground where soils are suitable or reuse it, where
allowed, to the extent practicable. Reduction of stormwater runoff volume is the single
most important stormwater design objective for Tysons. Reduction could occur through
techniques that use plants or soils via landscaping measures, through techniques that reuse
harvested rainwater in a variety of ways, and/or through approaches that infiltrate water
into the ground to replenish aquifers and provide summer base flows to local streams.

Redevelopment projects in Tysons should incorporate innovative stormwater management
measures in a manner that will, first and foremost, optimize reduction of stormwater
runoff volume and control of peak flows for the remaining stormwater that cannot be
completely captured on-site.

The following are recommended for applications for which a significant increase in
- density/intensity is proposed (e.g., a redevelopment option is being pursued):

+ Stormwater quantity and quality control measures should be provided that are
substantially more extensive than minimum requirements, with the goal of reducing

N:\2014 Development Review Reports\RZ\RZ 2014-PR-004_Ambherst_env_.docx



Barbara Berlin :
RZ/CDP/FDP 2014-PR-004
Page 3 ’

the total runoff volume and/or significantly delaying its entry into the stream system,
The emphasis should be on Low Impact Development (LID) techniques that
evapotranspire water, filter water through vegetation and/or soil, return water into
the ground or reuse it.

+ LID techniques of stormwater management should also be incorporated into new and
redesigned streets where allowed and practicable.

» At a minimum, the first inch of rainfall should be retained on-site through
infiltration, evapotranspiration and/or reuse. If, on a given site, the retention on-site
of the first inch of rainfall is demonstrated not to be fully achievable, all available
measures should be implemented to the extent possible in order to support this goal
and achieve partial retention of the first inch of rainfall.

* At a minimum, stormwater management measures that are sufficient to attain both.
the stormwater design-quantity control and stormwater design-quality control credits
of the most current version of the LEED-NC or LEED-CS rating system (or the
equivalent of these credits) should be provided. If, on a given site, the attainment of
the stormwater design LEED credits (or equivalent) is demonstrated not to be fully
achievable, all available measures should be implemented to the extent possible in
support of this goal. '

» Equivalent approaches may incorporate coordinated stormwater management on
multiple development sites and/or off-site controls. Additional stormwater
management efforts should be encouraged.

. Restoration and/or stabilization of degraded streams on dcvelepment sites should be
pursued where feasible; restoration and stabilization techniques that incorporate
ecologically and aesthetically beneficial, vegetated appreaches are preferred. Off-
site efforts to restore and/or stabilize streams in Tysons Comner should alsc be
eneouraged.

The above guidelines are intended to improve stormwater management controls
sufficiently to allow for improvements to the habitat and recreational values of streams
in Tysons Comer through natural restorative processes and/or through restoration
projects,”

The Fairfax County Comprehensive Plan, 2013 Edition, Area II Tysons Corner Urban Center, as
amended through April 29, 2014 Areawide Recommendations under Environmental Stewardship,
pages 74-75 state:

‘“Natural Resources Management
Protection, enhancement and management of natural resources in the existing stream

valley parks in Tysons is critical to the long term viability of those habitats, .., Without
active management of the natural resources in these parks, habitat and stream quality will
continue to decline.

N:\2014 Development Review Reports\RZ\RZ_2014-PR-004_Ambherst_env_,doex




Barbara Berlin
RZ/CDP/FDP 2014-PR-004

Page 4

Contributions from development in Tysons towards stream restoration and stabilization in
the Scotts Run, Old Courthouse Spring Branch, Rocky Run and Pimmit Run watersheds
should be encouraged as part of a comprehensive strategy to restore the water quality and

_ecological health of Tysons’ streams, Associated improvements to the receiving streams

and downstream areas could provide greater stability and water quality and improve
instream habitat, Stream restoration will also enhance the stream valley parks which are
key components of Tysons’ green network.

Environmental enhancement efforts should be encouraged and should include efforts such
as restoration planting in natural areas, invasive plant control, deer management, stream
restoration, and creating new natural areas (including both forested areas and meadows)
where disturbed areas currently exist. These expanded natural areas could build on the
stream valley parks, adding land that increases riparian buffers and enhances stream valley
corridors. Natural areas outside of Resource Protection Areas could serve as nodes for
human activity and greatly improve quality of life while relieving stress on existing
riparian areas. Stream valley park expansions should not include large hardscape areas

(other than trails) and resources management should drive park design.”

The Fairfax County Comprehensive Plan, 2013 Edition, Area II Tysons Corner Urban Center, as
amended through April 29, 2014 Areawide Recommendations under Environmental Stewardship,
page 76 states:

“Green Buildings

Currently Fairfax County encourages new buildings in mixed use centers to have
Leadership in Energy and Environmental Desigu (LEED) certification, or the equivalent.
The concept of green buildings recognizes that certain design and construction practices
can increase the efficiency of resource use, protect occupants’ health and productivity, and
reduce waste and pollution... Non-residential development in Tysons should achieve
LEED Silver certification or the equivalent, at a minimum. Residential development
should be guided by the Policy Plan objectives on Resource Conservation and Green
Building Practices.. ..

In addition to green buildings, green roofs (also referred to as vegetated roofs) can
enhance the natural environment within Tysons. Green roofs use the traditionally unused
part of the building to grow vegetation. Public benefits of green roofs include increased
stormwater retention, reduced greenhouse gas emissions, and improved air quality through
filtration of airborne particles. Where green roofs are not provided, other roofing systems
containing highly reflective materials may be considcred, as they can reduce heat
absorption and thereby conserve energy and reduce related greenhouse gas emissions.”

The Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended
through July 1, 2014, pages 7-9 state:
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“QObjective 2: Prevent and reduce pollutiou of surface aud gronndwater
resources. Protect and restore the ecological integrity of
streams in Fairfax County.

Policy a. Maintain a best management practices (BMP) program for Fairfax
County and ensure that new development and redevelopment
complies with the County’s best management practice (BMP)

requirements. . . .
Policy j. Regulate land use activities to protect surface and groundwater
resources. . . . :
Policy k. For new development and redevelopment, apply better site design

and low impact design (LID) techniques such as those described
below, and pursue commitments to reduce stormwater runoff
volumes and peak flows, to increase groundwater recharge, and to
increase preservation of undisturbed areas. In order to minimize the
impacts that new development and redevelopment projects may
have on the County’s streams, some or all of the following practices
should be considered where not in eonflict with land use
compatibility objectives:

- Minimize the amount of impervious surface created.

- Site buildings to minimize impervious cover associated with
driveways and parking areas and to encourage tree
preservation,

- Where feasible, convey drainage from impervious areas into
pervious areas. . . .

- Encourage fulfillment of tree cover requirements through
tree preservation instead of replanting where existing tree
cover permits. Commit to tree preservation thresholds that
exceed the minimum Zoning Ordinance requirements. . . .

- Encourage the use of innovative BMPs and infiltration
techniques of stormwater management where site conditions
are appropriate, if consistent with County requirements.

- Apply nonstructural best management praetiees and
bioengineering praetices where site eonditions are
appropriate, if eonsistent with County requirements. . . .

- Maximize the use of infiltration landseaping within
streetseapes eonsistent with County and State requirements.

"
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The Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended
through July 1, 2014, page 10 states:

“Objective 3;

Policy a,

Protect the Potomac Estuary and the Chesapeake Bay from the
avoidablc impacts of land use activities in Fairfax Couuty.

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

The Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended
through July 1, 2014, page 18 states: '

“Objective 10:

Policy a:

Policy b:

Conserve and restorc tree cover on developed and developing
sites. Providc trec cover on sites where it is absent prior to
dcvelopment,

Protect or restore the maximum amount of tree cover on developed
and developing sites consistent with planned land use and good
silvieultural practices.

Require new tree plantings on developing sites which were not
forested prior to development and on public rights of way....”

The Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended
through July 1, 2014, pages 19 -21 state:

“Objeetive 13:

Policy a.

Design and construct buildings and associatcd landscapes to
use encrgy watcr resources efficiently and to minimize

short- and long-tcrm negative impaets on the environment and
building occupants.

In consideration of other Policy Plan objcctives, encourage the
application of energy conservation, water conservation and other
green building practices in the design and construction of new
development and redevelopment projects. These practices may
include, but are not limited to:

- Environmentally-sensitive siting and construction of
development;

- Application of low impact development practices, including
minimization of impervious cover (See Policy k under
Objective 2 of this section of the Policy Plan),
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Optimization of energy performance of structures/energy-
efficient design; -

Use of renewable energy resources;

Use of energy efficient appliances, heating/cooling systems,
lighting and/or other products;

Application of best practices for water conservation, such as -
water efficient landscaping and innovative wastewater
technologies, that can serve to reduce the use of potable
water and/or reduce stormwater runoff volumes;

Reuse of existing building materials for redevelopment
projects;

Recycling/salvage of non-hazardous construction,
demolition, and land clearing debris;

Use of recycled and rapidly renewable building
materials;

Use of building materials and products that originate
from nearby sources;

Reduction of potential indoor air quality problems

through measures such as increased ventilation, indoor
air testing and use of low-emitting adhesives, sealants,
paints/coatings, carpeting and other building materials;

Reuse, preservation and conservation of existing
buildings, including historic structures;,

Retrofitting of other green building practices within
existing structures to be preserved, conserved and

reused;

Energy and water usage data collection and performance
monitoring;

Solid waste and recycling management practices; and

Natural lighting for occupants.
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Encourage commitments to implementation of green
building practices through certification under established
green building rating systems for individual buildings (e.g.,
the U.S. Green Building Council’s Leadership in Energy
and Environmental Design for New Construction [LEED-
NC®] or the U.S. Green Building Council’s Leadership in
Energy and Environmental Design for Core and Shell
[LEED-CS®] program or other equivalent programs with
third party certification). An equivalent program is one that
is independent, third-party verified, and has regional or
national recognition or one that otherwise includes multiple
green building concepts and overall levels of green building
performance that are at least siinilar in scope to the
applicable LEED rating system, Encourage commitments to
the attainment of the ENERGY STAR® rating where
available. Encourage certification of new homes through an
established residential green building rating system that
incorporates multiple green building concepts and has a
level of energy performance that is comparable to or
exceeds ENERGY STAR qualification for homes.
Encourage the inclusion of professionals with green building
accreditation on development teams, Encourage
commitments to the provision of information to owners of
buildings with green building/energy efficiency measures
that identifies both the benefits of these measures and their
associated maintenance needs.

Policy b, Within the Tysons Comer Urban Center, Suburban Centers,

' Community Business Centers, Industrial Areas and Transit Station
Areas as identified on the Concept Map for Future Development,
unless otherwise recommended in the applicable area plan, ensure
that zoning proposals for nonresidential development or zoning
proposals for multifamily residential development incorporate green
building practices sufficient to attain certification through the
LEED-NC or LEED-CS program or an equivalent program
specifically incorporating multiple green building concepts, where
applicable, where these zoning proposals seek at least one of the
following;

- Development in accordance with Comprehensive Plan
Options;

- Development involving a change in use from what would be
allowed as a permitted use under existing zoning;

- Development at the Overlay Level; or
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- Development at the high end of planned density/intensity
ranges. For nonresidential development, consider the upper
40% of the range between by-right development potential
and the maximum Plan intensity to constitute the high end
of the range.

Where developments with exceptional intensity or density are
proposed (e.g. at 90 percent or more of the maximum planned
density or intensity), ensure that higher than basic levels of green
building certification are attained....”.

ENVIRONMENTAL ANALYSIS

This section characterizes the environmental concerns raised by an evaluation of this site and the
proposed land use. Solutions are suggested to remedy the concerns that have becn identified by
staff. There may be other acceptable solutions. Particular emphasis is given to opportunities
provided by this application to conserve the County’s remaining natural amcnities.

Analysis for this application addresses the overall conceptual development plan, final
development plan and proffered commitments for the 5.75 acre subject property,

Water Quality Proteetion and Stormwater Management Best Management Practices

The vision for Tysons Corner Center, as expressed in the Environmental Stewardship section of
the Comprehensive Plan, sets the goal in mixed use centers to achieve water quantity, above and
beyond previous requirements. As noted in the citations above, the Tysons Corner Plan poses the
important challenge for new development in Tysons “...a goal of retaining on-site and/or reusing
the first inch of rainfall will ensure that runoff characteristics associated with the site will mimic
those of a good forest condition for a significant majority of rainfall events,”

The 5.75 acre subject property is located within the Scotts Run watershed, west of the Capitol
Beltway, northwest of Route 123 on the west side of Jones Branch Drive in Subdistrict 3:
Westpark Neighborhood in the North Central District. The subject property is currently
developed with one office building and surface parking. This redevelopment proposes one
residential mixed use building up to a maximum of 7 stories. Stormwater management will be
achieved predominately through the use of soil amendment areas, infiltration trenches, extensive
green roofs, bioretention filters at curb extensions, rooftop disconnection to stormwater planters
and a LEED reuse vault. The stormwater checklist indicates that the revised stormwater plan will
capture the first inch of rainfall from 92% of the site.

In support of the Tysons Plan, the stormwater narrative for this application states that the
stormwater program for this development is designed to attain three goals —

' + to eapture the first inch of rainfall;

* to demonstrate eomplianee with LEED; and
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* to demonstrate compliance with the detention requirements of the Public Facilities
Manual such that the peak release rate for the post developed site for the 2 year and
10 design storms will achieve a level equal to or less than the peak release rate for
the 2 year and 10 design storms in the existing condition.

As noted in the Stormwater profier, #48. C. the subject site drains to Pond C of the Westpark
series which is located north of the subject property. As part of this development plan, the
applicant proposes to fill offsite wet Pond A of the Westpark series in order to create an open
space recreation area. Some analysis has currently been performed to ensure that the filling of
Pond A will not have negative downstream impacts. However, the stormwater proffer commits to
a detailed outfall and channel analysis between Pond A and Pond C at the time of site plan
review. If inadequacies are present at that time the applicant commits to a stream stabilization
plan in accordance with the Chapter 124, the County’s Stormwater Management Ordinance and
the Public Facilities Manual. Ultimately the applicant reserves the right to allow Pond A to
remain intact, pending the detailed outfall and channcl analysis with the option to maintain pond
A as a feature of the open space area, ‘

The proffer also indicates that more advanced calculations will be provided at site plan in order to
demonstrate that the volume reductions committed to at the time of rezoning will be achieved
with the specific facilities which will be shown on the site plan. If other low impact development
(LID) measures are required at site plan, then the proffer commits to additional measures, as
necessary, subject to review and approval by DPWES.,

The adequacy of stormwater management/best management practice (SWM/BMP) facilities and
outfall will be subject to revicw and approval by the Department of Public Works and
Environmental Services (DPWES).

- On May 24, 2011, the Virginia Soil and Water Conservation Board adopted Final Stormwater
Regulations, which became effective September 13,2011, The regulations require all local
governments in Virginia to adopt and enforce new stormwater management requirements; these
new requirements must be effective on July 1, 2014. In support of this legislation, the Fairfax
County Board of Supervisors adopted the Stormwater Management Ordinance as an amendment
to the Code of Fairfax County on January 28, 2014,

http://www _fairfaxcounty.gov/dpwes/stormwaterordinance/chapter 124.pdf

Staff from thc DPWES administers the stormwater management ordinance, whiéh became
effective July 1, 2014,

Greeu Buildings

The vision for Tysons Corner as expressed in the Comprehensive Plan recommends, at a
minimum, the achievement of the United States Green Building Council’s (USGBC) LEED Silver
certification for non-residential development and LEED certification for residential development,
The 7915 Jones Branch Drive application encompasscs one residential mixed-use building with
the development of an offsite park/ open space area. The applicant has provided a proffer which
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commits to achieve the Plan goal of LEED NC certification for residential with an escrow of
$2.00 per square foot to be posted prior to building plan approval, In addition, the proffer
includes the option for the applicant to seek the next higher level — LEED Silver with no escrow
for this residential building. According to the proffer, instead of LEED certification, the applicant
may select subject to Department of Planning and Zoning approval, an alternative residential
rating systems implemented without an escrow such as Earth Craft or 2012 National Green
Building Standard using the Energy Star Qualified Homes path for energy performance. The
green building proffer for this application conforms to the Tysons Plan for green buildings.

Sustainable Energy Practiees

This application includes a proffered commitment to sustainable energy practices for this
development. The applicant proposes to provide:

e atleast two electric vehicle recharging stations that serves four parking spaces and conduit
to facilitate additional future recharging stations in the parking garage for the building; and

e aggregated non-proprietary energy and water consumption data as practical for the
building.

PGN: MAW
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County of Fairfax, Virginia

MEMORANDUM

DATE: August 27, 2014

TO: Suzanne Wright, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Bin Zhang, Tysons Corner Site Reviewer
Site Development and Inspections Division
Department of Public Works and Environmental Services

SUBJECT: Rczoning Application #RZ 2014-PR-004;
LDS Project #25530-ZONA-004-1;
7915 Jones Branch Drive CDP/FDP dated August 21, 2014;
Tax Map #029-4-((7))-0006, 0007B Part, & 001 1A Part;
Scotts Run Watershed; Providence District

Wec have reviewed the subject application and offer the following stormwater management
comments,

Chesapeake Bay Preservation Ordinauee (CBPQO)
There is no Resource Protection Area (RPA) designated on the site,

Floodplaiu
There is no regulated floodplain on the site. There is localized 100 year floodplain on the

offsite park area, and floodplain and storm drainage easement associated with it.

Downstream Draiuage Complaiuts
There are no applicable downstream drainage complaints on file.

Stormwater Quality Coutrol

Currently, stormwater quality control rcquirements are satlsﬁed by an existing offsite wet pond
(Pond C). Thc applicant has proposcd to meet the site’s water quality rcquiremcnts through a
combination of runoff reduction practiccs, such as infiltration, green roof, soil amcndment,
different types of bioretention, and the existing wet pond.

Stormwater Quautity Coutrol
Currently, stormwater quantity control requirements are satisfied by an existing offsite wet
pond (Pond C). Pond C has been designed to control the subject property with an assumed

Dcpartment of Pnblic Works and Environmental Services
Land Development Services,

12055 Government Center Parkway, Suite 444

Fairfax, Virginia 22035-5503

Phone 703-324-1780 » TTY 711 « FAX 703-324-3908
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curve number of 92. The applicant indicates that the post development curve number will not
exceed 92. Therefore, the offsite pond is sufficient to detain the 2-yr and 10-yr storm. In
addition, a combination of runoff reduction practices, such as infiltration, green roof; soil
amendment, and differcnt types of bioretention, have been implemented to further reduce the
site runoff. Please be aware that using offsite pond requires an offsite detention waiver, and a
maintenance agreement with the owner of Pond C.

Adegnate Ontfall

An outfall narrative has been provided. The applicant has identified the point where the
drainage area excecds 100 times the site area. There are two open natural channel located
downstream of the site. The 2-year runoff remains within the bed and bank. However, the
velocity through the channels appears to be erosive. The applicant is aware that stream channel
improvements may be required to stabilize the channels to meet the PFM outfall requirements.

Tysons Corner Urban Center, Areawide Reeommendations

The Environmental Stewardship Guidelines state that the reduction of stormwater runoff
volume is the single most important stormwater design objective for Tysons. Applications
with a significant increase in density/intensity (e.g. redevelopment option is being pursued)
should provide stormwater control measures that are substantially more extensive than
minimum requirements. Among other recommendations, the first inch of runoff should be
retained on-site through infiltration, evapotranspiration and/or reuse. In addition, the
stormwater measures should be sufficient to attain the stormwatcr quality and quantity control
credits of LEED (or equivalent). 1f, on a given site, it is demonstrated not to be fully
achievable, all available measures should be implemented to the extent possible in order to
support these goals.

The applicant has provided a preliminary computation on Sheet 12 stating that 92% of the site
area is captured by a BMP, and 1.00 inch of rainfall will be retained on-site through the use of
runoff reduction methods including rainwater harvesting, vegetated roof, infiltration trench and
different types of bio-retention.

In addition, the stormwater measures should be sufficient to attain the stormwater quality and
quantity control credits of LEED SS 6.1 & 6.2. The preliminary computations have heen
provided on Sheet 13. ‘

Other Comments:

With respect to the preliminary design information that is shown on the CDP/FDP, DPWES
offers the following additional comments:

1) Sheet C-2.

Department of Pnblic Works and Environmental Services
Land Development Services,
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a) Waiver of PFM Section 6-0303.8, to allow underground SWM vault located in
residential blocks of the proposed development.

A Public Facilities Manual modification request to allow underground detention
facilities in residential developments is required. In accordance with PFM § 6-
0303.8, the Board of Supervisors must take action on the waiver request in
conjunction with the rezoning application. Once reviewed by DPWES, staff will
provide a recommcndation in a separate memorandum.

b) Deviations/Modifications of Sections 6-1304.2C, 6-1304.2F, 6-1304.41, 6-1306.3F, 6-
1307.2C, 6-1307.2E, 6-1307.2F, 6-1307.2G, and 6-1309.2C of the required SWM and
BMP design criteria.

Sufficient details have not been provided to comment upon the design. The
applicant must include on the Site Plan an Alternative Design Narrative, as
specified in PFM Section 2-1200, including, but not limited to, the detailed design,
supporting data and a description of the applicable requirements, and justification
why they cannot be met. Please note that any alternativc submitted for
consideration hy the Director must comply with other applicable provisions, such as
the building code, per PFM 2-1200.1G.

¢) The applicant stated that “Applicants request the Board support these PEM Waivers
and Modifications and direct the director to grant these waivers/modifications at Sitc
Plan”.

Staff will complete a final review of the modifications/deviations once the detailed
design is submitted with the final Sitc Plan, in accordance with the requiremcnts,
policies and procedures in effect at the time. Please note it is the policy of DPWES
that staff does not take final action on such requests when there is a pending Board
action, as we wish to avoid conflicts with the Board’s action. In addition, DPWES
rcview of the list of deviation is in no way a guarantee or indication of future
approval of any nonconforming design, detail, description, computation or other
representation provided.

Please note that although the Director of DPWES may consider alternative standards, in
accordance with PFM Section 2-1200, such alternatives would only be approved in
circumstanccs where it is demonstrated that the cxisting standards cannot be met. Any
alternativc that does not meet all achievable standards and specifications at thc time of
Site Plan would not be approved, and other facilities would be required to control the
stormwater runoff, such that the total runoff volume reduction, as specified on the
CDP/FDP, is achieved.

Department of Pnblie Works and Environmental Serviees
Land Development Serviees,
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2) Sheet C-7. Staff recommends coordinate location of electric duct banks with Dominion
early in the process to avoid delay at Site Plan.

3) Sheet C-16. Sufficient details have not been provided to comment upon the requested
waivers. The applicant must include on the Site Plan an Alternative Design Narrative, as
specified in PFM Section 2-1200, including, but not limited to, the detailed design,
supporting data and a description of the applicable requirements, and justification why they
cannot be met. The applicant is aware of this.

4) With the elimination of Pond A, a Drainage Study needs to be completed to ensure that no
adverse impact would be caused to the Westpark Area. In addition, the applicant shall
demonstrate that the overall stormwater quantity/quality requirements are being achieved.
The applicant indicates that a detailed Drainage Study shall be performed with final Site
Plan. A Preliminary Drainage Study has been reviewed by DPWES and the study indicates
that the overall water quality and quantity requirements of the Westpark Area would still be
satisfied. However, the drainage channel between Pond A and Pond B, and the drainage
channel downstream of Pond B would need to be stabilized due to the erosive velocities.
As part of the final Site Plan, scope of channel stabilization shall be determined along with
the Adequate Outfall Analysis. This is also going to be specified in the proffer language.

5) Staff recommends that the applicant work on the overall streetlight design and draft
maintenance agreement for streetlights to facilitate subsequent site plan reviews. The
applicant is aware of this.

6) Staff recommends that the applicant include on the CDP/FDP computations showing
compliance with the new stormwater regulations. The applicant indicates that this project
has obtained VPDES Permit prior to July 1, 2014, and would only need to comply with the
old design criteria.

7) Be advised that the proposed, interior structured parking may have exit requirements
affected by how the building plan is submitted to DPWES for approval. If the “7915 Jones
Branch Drive” design is submitted as more than one building on a building plan, then code
will require that at least one half of the exits from the structured parking will need to
directly access the outside (2009 Virginia Construction Code Section 1025 Horizontal
Exits). DPWES staff is available to discuss further upon request.

Recent and Fnture County Codc aud rcgulation changces:

Implementing the Environmental Stewardship Guidelines for the Tysons Corner Urban Center
will require a progressive approach to stormwater management that recognizes evolving
technology and incorporates innovative stormwater management measures and techniques,

Department of Pnblie Works and Environmental Services
Land Development Services,

12055 Government Center Parkway, Suite 444
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Achieving the goals and objectives may require the use of alternative standards which might
not be entircly consistent with, or even addressed in, the current PFM based on the unique
characteristics of the urban environment. Recognizing that such alternatives standards may
differ from the current requirements, the PFM was amended to add § 2-1200 (Tysons Corner
Urban Center), effective May 1, 2013, to allow alternatives to be approved by the Director of
DPWES in circumstances where strict application of the PFM standard cannot be met for a
particular site and where new or creative urban designs are proposed, subject to certain criteria.
If such alternatives are proposed, the Site Plan shall include the final design, construction,
operation and maintenance details, computations, supporting data, descriptions and rationale.
The Director will also consider the possible impacts on public safety, the environment,
aesthetics and maintenance burden, and may impose conditions. Any alternatives must be in
substantial conformance with the development plans and proffers, consistent with any
applicable urban design guidelines and standards, and comply with federal, state or local codes
and regulations, etc., from which variances may not be grantcd at the loeal level.

On January 28, 2014, the Fairfax County Board of Supervisors adopted the Stormwater
Management Ordinance (Ordinance), Chapter 124 of The Code of the County of Fairfax,
Virginia, and related amendments to the Public Facilities Manual (PFM). The new Ordinance
and PFM amendments implement the Virginia Stormwater Management Act (Va. Code Ann. §
62.1-44.15:24, et seq.) and Virginia Stormwater Management Program (VSMP) Regulation
(9VAC25-870 et seq.). The Ordinance becomes effective July 1, 2014. Land-disturbing
activities that are not exempt from the Ordinance and that either do not have coverage under
the state General Permit for Discharges of Stormwater from Construction Activities prior to the
effective date, or do not meet the criteria for grandfathering, must comply with the new
technical requirements contained in Article 4 of the Ordinance.

The County is also participating in the ongoing eode changes of the national and state building
codes to, among other things, enhance and expand the provisions regarding rainwater
harvesting and reuse within buildings.

Notwithstanding any notes, analysis, computations, narrative, facilities, details and/or design
presented on the CDP/FDP, or statements in the Proffers, the final design, construction,
operation and maintenance of the site, including, but not limited to, the stormwater facilities,
shall be subject to review and approval by DPWES, in accordance with all applicable Codes,
requirements, standards, specifications, policics and procedures in effect at the time of Site
Plan approval. :

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

cc:  Durga Kharel, Chicf, Central Branch, SDID, DPWES
Zoning Application File

Department of Public Works and Euvironmental Services
Land Development Services,

12055 Government Center Parkway, Suite 444

Fairfax, Virginia 22035-5503
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County of Fairfax, Virginia

MEMORANDUM

DATE: June 10, 2014

TO: Suzanne Lin, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Bin Zhang, Tysons Corner Site Reviewer
Site Development and Inspections Division
Department of Public Works and Environmental Services

SUBJECT: Ambherst at Westpark, RZ 2014-PR-004; Tax Map Numbers; Tax Map #029-
4-07-0006, 0007B Part, & 0011A Part; Providence District

REFERENCE:  25530-WPFM-001-1, Waiver Request to Allow Underground Stormwater
Vaults in a Residential Development '

In the referenced waiver request dated April 22, 2014, the applicant seeks a waiver by the
Board of Supervisors (Board) in conjunction with the approval of the subject rezoning, to allow
underground stormwater management facilities in a residential development, in accordance
with Section 6-0303.8 of the Public Facilities Manual (PFM). The Board may grant a waiver
after taking into consideration possible impacts on public safety, the environment, and the
burden placed on prospective homeowners for maintenance. Underground stormwater
management facilities located in residential developments allowed by the Board:

e shall be privately maintained;

¢ shall be disclosed as part of the chain of title to all future owners responsible for
maintenance of the facilities;
shall not be located in a County storm drainage easement; and,

« shall have a private maintenance agreement, in a form acceptable to the Director of
the Department of Public Works and Environmental Services (DPWES), executed
before the construction plan is approved.

The applicant has submitted a rezoning application to allow up to 400 dwelling units. With the
waiver request, the applicant included exhibits showing the location of the BMP Facility, and
cost estimates for the construction and annual maintenance of the vault.

Department of Pnblie Works and Environmental Serviees
Land Development Serviees,

12055 Government Center Parkway, Suite 444

Fairfax, Virginia 22035-5503

Phone 703-324-1780 « TTY 711 - FAX 703-324-3908
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ANALYSIS:
An analysis of the possible impacts on public safety, the environment, and the burden placed
on prospective home owners for maintenance is as follows:

Impacts on Public Safety — The design, location and access points of the stormwater vault are
critical attributes that affect the potential impact on public safety. The applicant indicates that
the access points are typically located in surface parking areas or next to paved areas/travel
lanes. Children are less likely to play and gain unauthorized access to the facility when the
access points are not located in public open spaces. In any location, locking manhole covers
and doors must be provided at each access point.

A note on the CDP states “the applicant reserves the right to vary the number, size, shape,
and location of the depicted stormwater management facilities with final engineering, as
approved by DPWES and in substantial conformance with the FDP.” If it is the intent of the
Board to approve the waiver request, staff recommends a condition that requires any changes
in the design, including, but not limited to, the location, number, size, shape, access points
and function of the vaults, be subject to approval by DPWES, in accordance with all applicable
requirements, policies and procedures in effect at the time of final Site Plan.

If it is the intent of the Board to approve the waiver request, staff recommends the applicant
be required to provide liability insurance in an amount acceptable to Fairfax County as a
condition of the waiver. A typical liability insurance amount is $1,000,000 against claims
associated with underground facilities. The private maintenance agreement shall also hold
Fairfax County harmless from any liability associated with the facilities.

Impacts on the Environment — The surrounding areas are developed and the proposed
underground facility will outfall into a piped storm drainage system. Therefore, staff does not
believe there will be any adverse impact on the environment from the proposed underground
facility.

Burden Placed on Prospective Homeowners for Maintenance and Future Replacement — The
financial burden of the prospective homeowners is dependent upon the anticipated annual
maintenance costs, the projected cost of future replacement of the vaults, the form of
ownership (e.g. rental apartments vs. condominium owner’s association), and the number of
dwelling units. The annual maintenance costs are dependent upon factors such as size,
location, access, and number of vaults, function, and frequency and methods of required
maintenance activities. The future replacement costs are dictated by the final design, such as
the number, size, and location of vaults, as well as the expected life span of the construction
materials.

The proposed mixed-use development consists up to 400 dwelling units, and as much as
2,500 SF of retail and commercial space. The applicant indicates that due to the high number
of residential units proposed, costs for maintaining and/or replacing the facility would not place
a significant burden on the HOA or any residents. Additionally, some of the dwelling units
could be apartment instead of condominiums.

Department of Public Works and Environmental Services
Land Development Serviees,

12055 Government Center Parkway, Suite 444

Fairfax, Virginia 22035-5503

Phone 703-324-1780 - TTY 711 » FAX 703-324-3908
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The applicant has provided estimates of the total construction cost for the underground
detention vault, as well as annual maintenance cost. The applicant estimates the total
construction cost at approximately $420,000, and the corresponding annual maintenance cost
is $1,500. Assuming a 50-year lifespan for the concrete vault structure, the annual cost would
be $9,900 including contribution toward the replacement reserve fund. The anticipated annual
maintenance cost is approximately $33.56 per residential unit per year. The replacement
reserve fund (i.e., account) must be separate from the annual maintenance fund (i.e., account)
to ensure the monies are available at the time replacement is required and have not been
previously spent on maintenance activities.

Staff recommends that, if it is the intent of the Board to grant the waiver, the applicant be
required to establish a financial plan for the operation, inspection, maintenance and future
replacement of the underground facility. The applicant should be required to establish, as part
of the owners documents, a fund for the annual maintenance and a separate reserve fund to
cover future replacement of the facility, based on the initial construction cost, and an
estimated 50-year lifespan (for concrete products). Staff recommends that the applicant prior
to Site Plan approval, deposit in an escrow account an amount equal to the estimated cost for
the residential units’ responsibility of the first 20 years of maintenance of the facilities (based
on the current estimate provided, a minimum of $30,000 for the vault). The funds must not be
made available to the owners association until after final bond release.

A maintenance agreement must be executed prior to site plan approval. Regular and frequent
inspections of the stormwater management facilities are critical to ensure proper operation
and maintenance. The access points must be located, designed and constructed in a manner
in that does not hinder the frequent inspections and routine maintenance of the facilities. The
total weight of the access covers and/or opening mechanisms (e.g. spring-loaded hinges)
must be designed so that the covers can be opened by one person without the need of
additional mechanical lifting equipment (e.g., a crane).

The applicant should also be required, as a waiver condition, to address future replacement of
the underground facility as part of a private maintenance agreement with the County. In order
to maximize the useful life of the underground facility and minimize maintenance issues, staff
recommends that, if it is the intent of the Board to grant the waiver, then the applicant must be
required to construct the underground facilities with only reinforced concrete products.

The applicant must also provide that disclosure will be made in the chain of title of the owners’
responsibility for maintenance and the associated waiver conditions.

RECOMMENDATION:

DPWES recommends that the Board approve the waiver to allow the underground stormwater
detention facility to be located in Amherst at Westpark, subject to conditions with the
Proposed Waiver Conditions, 25530-PFM-001-1, dated June 10, 2014, contained in
Attachment A,

If you have any questions, or need further assistance, please contact me at 703-324-1720.

' Department of Pnblic Works and Environmental Serviccs
Land Development Serviees,

12055 Government Center Parkway, Suite 444

Fairfax, Virginia 22035-5503

Phone 703-324-1780 » TTY 711 » FAX 703-324-3908
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ATTACHED DOCUMENTS:
Attachment A — Proposed Waiver Conditions, #25530-WPFM-001-1, June 10, 2014
Attachment B — PFM Section 6-0303.8

cc: William Marsh, DPWES Tysons Urban Center Coordinator, LDS, DPWES
Durga Kharel, Branch Chief, Site Development and Inspections Division, DPWES
DPWES Zoning Application File (25530-ZONA-004-1)
DPWES Waiver File (25530-WPFM-001-1)

Department of Public Works and Environmental Services
Land Development Services,

12055 Government Center Parkway, Suite 444

Fairfax, Virginia 22035-5503

Phone 703-324-1780 « TTY 711 » FAX 703-324-3908
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Proposed Waiver Conditions-
25530-WPFM-001-1
June 10, 2014

(Concurrent with RZ 2014-PR-004 Amherst at Westpark)

If it is the intent of the Board of Supervisors to approve Waiver #25530-WPFM-001-1 in
conjunction with RZ 2014-PR-004 for Amherst at Westpark, to allow underground
stormwater management facilities in a residential development in accordance with Section
6-0303.8 of the Public Facilities Manual (PFM), staff recommends the Board condition the
approval by requiring conformance with the following conditions:

1.

This approval is limited to the Amherst at Westpark mixed use development, as
proposed with RZ 2014-PR-004. Notwithstanding any notes, and/or narratives included
on the CDP/FDP, any substantial changes to the development plan, such as adding a
residential component with underground stormwater vaults in another part of the
development, will require Board approval of a revised waiver and conditions.

Notwithstanding any notes, analysis, narrative, and/or preliminary design presented on
the CDP/FDP, the final design, construction, operation and maintenance of the
underground stormwater detention vaults, including, but not limited to, the function,
number, size, shape, location, access and discharge, shall be subject to review and
approval by the Director of the Department of Public Works and Environmental Services
(DPWES), in accordance with these conditions, and all applicable Codes, requirements,
standards, specifications, policies and procedures in effect at the time of Site Plan
approval.

To provide greater accessibility for inspection and maintenance purposes, the
underground facilities shall have a minimum interior height of 72" and the access points
must be located, designed and constructed in a manner in that does not hinder the
frequent inspections and routine maintenance of the facilities. The total weight of the
access covers and/or opening mechanisms must be designed so that the covers can be
opened by one person without the need of additional mechanical lifting equipment, and
be located, to the extent possible, within the private streets or travel lanes and not within
the open space areas of the proposed development, as determined by DPWES.

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

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 Site Plan approval.

10f2
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7.

The private maintenance agreement shall address:

o County inspection and all other issues as may be necessary to insure that the
facilities are maintained by the property owners in good working condition
acceptable to the County so as to control stormwater generated from the
development of the site. ,

e A condition that the applicant, property owners, their successors or assigns shall
not petition the County to assume future maintenance responsibility or replace the
underground stormwater facilities.

o Establishment of a reserve fund for future replacement of the underground
stormwater facilities.

o 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.

o 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.

o A statement that Fairfax County shall be held harmless from any liability associated
with the underground stormwater facilities.

Operation, inspection and maintenance procedures associated with the underground
facilities shall be incorporated in the site construction plan and private maintenance
agreement, which insure safe operation, inspection and maintenance of the facilities.

A financial plan for the owner to finance regular maintenance and full life cycle
replacement costs shall be established prior to final construction plan approval. The
plan shall include a line item in the annual budget for routine operation, inspection and
maintenance; a separate line item for the annual deposits toward future replacement
(based on the initial construction costs and an estimated 50-year lifespan for concrete
products); and a separate reserve fund (i.e., account) for the future replacement of the
underground facilities.

Prior to final construction plan approval, the applicant shall escrow sufficient funds for
the benefit of the owner which will cover 20-years of maintenance of the underground
facilities. These monies shall not be made available to the owners’ association, or
equivalent, until after final bond release.

10. All future purchasers of any of the residential units shall be advised prior to entering into

11.

a contract of sale, that the owner is responsible for the operation, inspection,
maintenance and replacement of the underground facilities.

The owner and its successors and assigns shall disclose, as part of the chain of title, to
all future property owners, the presence of the underground stormwater facilities and
the owner’s responsibility for operation, inspection, maintenance and replacement of
such facilities, by including the following language within the deed for each lot and the
record plat:

“The owner and its successors and assigns are responsible for the operation,
inspection, maintenance and replacement of the underground stormwater facilities
as set forth in the maintenance agreement entered into with the County.”

20f2



ATTACHMENT B
Public Facilities Manual (PFM) Section 6-0303.6

Underground detention facilities may not be used in residential developments, including rental
townhouses, condominiums and apartments, unless specifically waived by the Board of
Supervisors (Board) in conjunction with the approval of a rezoning, proffered condition
amendment, special exception, or special exception amendment. In addition, after receiving
input from the Director regarding a request by the property owner(s) to use underground
detention in a residential development, the Board may grant a waiver if an application for
rezoning, proffered condition amendment, special exception, and special exception amendment
was approved prior to, June 8, 2004, and if an underground detention facility was a feature
shown on an approved proffered development plan or on an approved special exception plat.
Any decision by the Board to grant a waiver shall take into consideration possible impacts on
public safety, the environment, and the burden placed on prospective owners for maintenance
of the facilities. Any property owner(s) seeking a waiver shall provide for adequate funding for
maintenance of the facilities where deemed appropriate by the Board. Underground detention
facilities approved for use in residential developments by the Board shall be privately
maintained, shall be disclosed as part of the chain of title to all future homeowners (e.g.
individual members of a homeowners or condominium association) responsible for maintenance
of the facilities, shall not be located in a County storm drainage easement, and a private
maintenance agreement in a form acceptable to the Director must be executed before the
construction plan is approved. Underground detention facilities may be used in commercial and
industrial developments where private maintenance agreements are executed and the facilities
are not located in a County storm drainage easement.
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TO: Barbara Berlin, AICP, Direetor
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Sandy Stallman, AICP, Manager é//
Park Planning Branch, PDD
DATE: April 2,2014

SUBJECT: RZ/FDP 2014-PR-004, 7915 Jones Branch Drive (Amherst Property)
Tax Map #: 29-4 (7)) 6 & 7B

The Park Authority staff has reviewed the proposed Coneeptual Development Plan/Final
Development Plan (CDP/FDP), dated February 3, 2014, for the subjeet property. This
memorandum provides comments regarding impacts to park and recreation resources and levels
of serviee of the proposed development,

BACKGROUND

The subject property is approximately 5.75 acres, located in the Tysons North Central District of
Tysons Corner. Contextually, the site is found near the intersection of Jones Branch and
Westpark Drives. The CDP shows up to 400 new multi-family dwelling units, and based on an
average household size of 1.75 im Tysons, the proposed development could add up to 700 new
residents to the Providence Supervisory District. Additionally, the application proposes up to
12,300 sq. ft. GFA for retail and/or service commercial uses,

COMPREHENSIVE PLAN GUIDANCE

The Park Authority analysis is based on the policies in the Parks and Recreation seetion of the
Countywide Policy Plan, including Objective 2, Policies g, j, and k; Objective 5, Policies a and
b; Objective 6, Policy c. and Appendix 2, Part B: Park Facility Service Level Standards, The
evaluation is also based on guidance provided in the Tysons Cormer Urban Center Environmental
Stewardship and Tysons North Central District—Urban Neighborhood Sybdistrict: Subarea 3
sections of the Comprehensive Plan, In addition, specific recommendations for land in the
Tysons North Central District— Urban Neighborhood Subdistrict: Subarea 3 include the
following (Tysons Corner Urban Center, District Recommendations):

“The area’s ponds and small streams should be enhanced and provide a green network that links
this subarea to the Tysons Central 123 District and to the employment area adjacent to the
DAAR. The major open space feature in this area is an 8 to 10 acre park, which provides an
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opportunity for both active and passive recreational facilities and a focus for civic gatherings for
residents and employees. At this new park or at other locations in this area, there should be at
least two new athletic fields to serve the residents of this area.” (p. 178)

“Residential developments should include recreational facilities and other amenities for the
residents...” (p. 178)

ANALYSIS AND RECOMMENDATIONS
Urban Parkland Needs

The Plan for Tysons Cornet calls for a comprehensive system of public open spaces to serve
residents, visitors and workers. This system of public spaces should includc parks of different
types (pocket parks, civic plazas, common greens, recreation-focused parks, linear parks/trails,
and natural resource areas) to enhance the quality of life, health and the environment for those
who live, work and visit Tysons Comner, In the Tysons Corner Urban Center Areawide
Recommendations, Environmental Stewardship Chapter, Parks and Recreation Section, Page 81,
the Plan states the following:

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

Applying the urban parkland standard to the overall proposed development, the application
generates a need for about 1.05 acres of new urban parkland. The development plan shows 0.77
acres of onsite park space and 0.78 acres to be provided offsite for park and recreation use.
About 0.66 acres of the offsite space is on an adjacent parcel that currently contains a stormwater
management pond that would need to be filled in to allow for park uses. The remaining offsite
space is a 0.12-acre linear strip of land that will provide a pedestrian sidewalk connection to
Westpark Drive.

The application proposes to provide the following new urban park spaces:

Onsite Park — This 0.77 acre park space located at the western end of the proposed
development, adjacent to future Street B is a Common Green type urban park planned to
include both passive and active elements, including a small children’s play area,
interactive fountain, bench seating, open lawn areas, crisscrossing pathways, bioretention
areas, landscape trees and plants, and a wooden deck with moveable chairs and tables for
outdoor dining. On a recent site visit to the subject property, staff noted several utility
boxes in the vicinity of the proposed wooden deck. These elements are not shown on the
CDP/FDP, Future revisions to the plan set should show which, if any, of these utility
boxes are to remain. Sheet 1.1.02 shows two on-street parking spaces along future Street
B adjaeent to Onsite Park. On-street parking should be provided along the full length of
the park to ensure enough parking will be available for park visitors not arriving on foot.
The on-street parking will also function as a safety buffer between pedestrians in the park
and moving traffic along Strcct B.
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Offsite Park — This 0.66 acre park space located adjacent and to the west of Onsite Park
is also of the Common Green type and is planned to include a fenced off-leash dog park
in the location of a stormwater management pond that is to be filled in, The fenced in
area is a good size to support an off-leash dog park. Sheet 1.1.02 shows a 6” high steel
fence enclosure with a double-gated entry, bench seating, and a bioretention area,

Offsite Linear Park — This 0.12 acrc park space is a 15 foot wide Linear Park extending
between future Street C to Westpark Drive that will provide a sidewalk connection to
provide convenient pedestrian access to the Arbor Row development along Westpark
Drive and the Tysons Corner Metro Station located about % mile to the south, Linear
Park will also mclude benches and supplemental landscaping.

Evaluation — The application generates a need for about 1,05 acres of new urban parkland. An
onsite park space of 0,77 acres and offsite parcel of 0,66 acres combine to ereate a well-designed
Common Green type urban park, An additional 0.12 acre offsite dedication will provide a linear
pedestrian connection to points to the south.

Athletic field needs

In addition to the need for new urban parks, the Comprehensive Plan also recognizes the need for
a variety of small and large recreational facilities to meet the need of new residents, workers, and
visitors to Tysons Corner. In the Tysons Corner Urban Center Areawide Recommendations,
Environmental Stewardship Chapter, Parks and Recreation Section, page 82, the Plan states the
following; :

“...recreational facility service level standards in the Park and Recreation element of the
Countywide Policy Plan should be applied to new development in Tysons, with
adjustments made for urban demographics and use patterns, Using 2050 development
projections, antieipated urban field use patterns, optimal athletic field design (lights and
synthetic turf) and longer scheduling periods, the adjusted need for athletic fields to serve
Tysons is a total of 20 fields...in general, the need for an athletic field is generated by the
development of approximately 4.5 million square feet of mixed use development in
Tysons.”

Based on Comprehensive Plan guidance for provision of one full-service athletic field per 4.5
million square feet of new GFA, the proposed development generates the need for 0.10 athletic
field. The size of the proposed development is small enough that a monetary contribution
towards athletic field development would be appropriate, The applicant’s Statement of
Justification indicates the applicant’s intent to contribute (an unspecified amount of) funds for
this purpose, In addition, the applicant, PS Business Parks, is the owner of more than 30 acres of
adjacent land. The applicant has indicated their intent at a future date to dedicate additional land
adjacent to the proposed park spaees to help fulfill the Comprehensive Plan vision for a large
central park in this subdistrict, At the time of dedication of a larger land area for a central park, a
full size athletic field could be constructed.

Evaluation — The proposed development generates a need for 0,10 athletic fields. To offset the
need for this small fraction of an athletic field, the applicant should contribute $2,38 per sq. ft.
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GFA to Fairfax County to support public purchase of land and construction of facilities to serve
athletic field needs in Tysons. Ifthe same applicant dedicates adjacent land in the future for
athletic field development, a portion of the funds could be credited back and/or applied towards
facility construction costs to offset needs generated by future development.

Otlier recreational facility needs

In the Tysons Corner Urban Center Areawide Recommendations, Public Facilities Chapter,
Parks Section, Page 88, the plan states the following:

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

Using adopted recreational facility service level standards found in the Parks and Recreation
element (Appendix 2, Part B) of the Policy Plan, the publicly accessible recreational facilities
needed to address the planned growth for this project area include 1/2 sport court, and 1/4
playground. The development plan shows a small children’s play area in the Onsite Park and a
fenced off-leash dog park in the Offsite Park. Thesc uses will satisfy the recreational needs
generated. If for any reason the offsite pond cannot be filled in, the dog park or another
comparable facility (such as a sport court) should be provided in the onsite park space. -

Evaluation — The proposed redevelopment plan generates a need for 1/2 sport court, and 1/4
playground. This need will be met onsite in the proposed Common Green through provision of a
small children’s play area in Onsite Park and a fenced off-leash dog park in Offsite Park, If for
any reason the offsite pond cannot be filled in, the dog park or another comparable facility (such
as a sport court) should be provided in Onsite Park.

Private recreation and amenity areas

The Fairfax County Zoning Ordinance requires provision of open space and recreational features
within Planned Development Districts (see Zoning Ordinance Sections 6-110 and 16-404). The
minimum expenditure for park and recreational facilities within these districts is sct at $1,700 per
non-ADU residential unit for outdoor recreational facilities to serve the development population.
Whenever possible, the facilities should be located within the residential development site, The
plan reflects a total of up to 400 residential units. If no ADUs are provided, the Ordinance-
required amount to be spent on-sitc is $680,000. Any portion of the amount not spent onsite
should be conveyed to the park authority for recreational facility construction at one or morc
park sites in the service area of the development.

The plan shows two private outdoor amenity spaces within the building footprint, A swimming
pool, sundeck, seating, outdoor dining and landscaping will be provided on an elevated terrace
two stories up located on the west side of the building overlooking future Street B and the
common green public park. An open stairway will connect this private terrace to the street and
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provide easy access to the public realm, Thc second private amenity space is an interior
courtyard at ground level that will be furnished with sofa seating, patio dining tables and chairs,
grills, a water feature, fire pit, patios, planting beds, lawn areas and trees.

Evaluation — The $1,700 per unit Ordinance-required expenditure on onsite recreational facilities
can be spent on the private terraces and other possible recreational features such as club rooms,
media rooms, fitness equipment and game tables. With 400 non-ADU units proposed, the
Ordinance-required amount to be spent on-site is $680,000.

SUMMARY

This section summarizes the recommendations included in the preceding analysis section, The
analysis identified the following major issues:

» The application generates a need for about 1,05 acres of new urban parkland. An Onsite Park
space of 0.77 acres and Offsite Park of 0.66 acres combine to create a well-designed
Common Green type urban park. An additional 0.12 acre offsite dedication will provide a
linear pedestrian connection to points to the south.

e The proposed development generates a need for 0,10 athletic fields. To offset the need for
this small fraction of an athletic field, the applicant should contribute $2.38 per sq. ft. GFA to
Fairfax County to support public purchase of land and construction of facilities to serve
athletic field needs in Tysons. If the same applicant dedicates adjacent land in the future for
athletic field development, a portion of the funds could be eredited back and/or applied
towards facility construction costs to offset needs generated by future development.

o The proposed redevelopment plan generates a need for 1/2 sport court, and 1/4 playground.
This need will be met onsite in the proposed Common Green through provision of a small
children’s play area in Onsite Park and a fenced off-leash dog park in Offsite Park. If for any
reason the offsite pond cannot be filled in, the dog park or another comparable facility (such
as a sport court) should be provided in Onsite Park.

» The $1,700 per unit Ordinanee-required expenditure on onsite reereational facilities can be
spent on the private terraces and other possible recreational features such as club rooms,
media rooms, fitness equipment and game tables. With 400 non-ADU units proposed, the
Ordinance-required amount to be spent on-site is $680,000.

Please note the Park Authority would like to review and comment on draft proffers and
development conditions related to park and recreation issues. We request that draft proffers and
development conditions be submitted to the assigned reviewer noted below for review and
comment prior to completion of the staff report and prior to final Board of Supervisors approval,

FCPA Reviewer: Andrea L. Dorlester
DPZ Coordinator: Suzanne Lin




Barbara Berlin, AICP
RZ/FDP 2014-PR-004, Amherst Property.
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Copy: Kirk W, Kincannon, Director
Cindy Messinger, Deputy Director/CFO
Sara K. Baldwin, Deputy Director/COO
Cindy Walsh, Director, Resource Management Division
David Bowden, Director, Planning & Development Division
Andrea L. Dorlester, Planner IV, Park Planning Branch, PDD
Cathy Lewis, Branch Manager, ZED, DPZ
Suzanne Lin, Planner ITI, Zoning Evaluation Division, DPZ
Chron File
File Copy
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County of Fairfax, Virginia

MEMORANDUM

DATE: September 4, 2014

TO: Suzanne Wright, Staff Coordinator
Zoning Evaluation Division, DPZ

FROM: Todd Nelson, Urban Forester 11
Forest Conservation Branch, DPWES

SUBJECT: 7915 Jones Branch Drive; RZ/FDP 2014-PR-004

RE: Request for assistance dated August 27, 2014

This review is based on the Conceptual/Final Development Plan (CDP/FDP) RZ 2014-PR-004
stamped "Received, Department of Planning and Zoning, August 22, 2014."

General Comment: Urban Forest Management Division (UFMD) comments and
recommendations on the previously submitted CDP/FDP were provided to DPZ in memos dated
April 2, 2014, June 5, 2014, and August 1, 2014. These comments and recommendations appear
to be adequately addressed. The following comments are provided to address interior parking lot
landscaping, buffer planting, and tree preservation. Additional proffer language has been
recommended to address these comments:

1. Comment: The four trees identified as ‘proposed trees to be counted towards interior
parking lot landscaping ealculations’ located along Jones Branch Drive are not providing
shade to the area counted as parking lot.

Recommendation: Trees used to meet the interior parking lot landscaping calculations
should be provided along Streets A, B, and C to provide shade to the area(s) counted as
parking lot.

2. Comment: There appears to be an opportunity to provide additional landscaping along
southern property boundary to screen the Application property from offsite Lot 4.

Reeommendation: Additional landscaping, consisting of a mix of evergreen trees and
shrubs, should be provided along the southern property boundary to screen the Application
property from offsite Lot 4.

Depariment of Pnblie Works and Environmental Serviees
Urban Forest Management Division

12055 Government Center Parkway, Suite 518

Fairfax, Virginia 22035-5503

Phone 703-324-1770, TTY: 711, Fax: 703-653-9550
www.fairfaxcounty.gov/dpwes
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3. Comment: Several trees located along the ‘Sidewalk Connection to Metro’ are shown to be
removed on sheet C-4 however, these trees are identified as ‘existing trees to remain’ on

sheet L1.01.

Recommendation: The trees identified as to be removed on sheet C-4 should be clearly
shown and identified as ‘to be removed’ on all sheets.

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

TLN/
UFMDID #:188801

ce: DPZ File

Department of Public Works and Environmental Services

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

Fairfax, Virginia 22035-5503

Phone 703-324-1720, TTY: 703-324-1877, Fax: 703-324-8359

www. fairfaxcounty.gov/dpwes
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Department of Facilities and Transportation Services

FAIRFAX COUNTY Office of Facilities Planning Services
PUBLIC SCNOOLS 8115 Gatehouse Road, Suite 3300
Falls Churoh, Virginia 22042
February 25, 2014

TO: Barbara Berlin, Director

Zoning Evaluation Division

Fairfax County Department of Planning & Zoning

,{.

FROM: L.ee Ann Pender, Director ,%

Office of Facilities Planning ServiCes
SUBJECT: RZ/FDP 2014-PR-004, Amherst Property
ACREAGE: 5.75 acres
TAX MAP: 29-4 ((7)) 5, 7B pt.
PROPOSAL.:

The rezoning application requests to rezone the site from the C-3 district to the PTC district. This project
would develop the site in to a residential mixed use building, containing between 275 to 400 multi-family
units.

ANALYSIS:
Schaol Capacities

The schools serving this area are Spring Hill Elementary, Longfellow Middle, and MclLean High schools.
The chart below shows the existing school capacity, enroliment, and projected enroliment,

Spring Hill ES

1,043/1,043 950 998 45 1,018 25
Longfeliow MS 1,347/1,347 1,332 1,387 -50 1,551 -204
McLean HS 1,986 /1,966 2,073 2,147 -161 2,352 -366

Capacities based on 2015-2019 Capital Improvement Program (Decembar 2013)
Project Enroliments based on 2013-14 to 2018-19 6-Year Projeotions (Apnl 2013)

The school capacity chart above shows a snapshot in time for student enrollments and school capacity
balances. Student enroliment projections are done on a six year timeframe, currently through school year
2018-19 and are updated annually. At this time, if development occurs within the next five years, McLean
and Longfellow are projected to have capacity deficits. Spring Hill is projected to have a slight surplus.
Beyond the six year projection horizon, enroliment projections are not available.

Capital Improvement Program Projects

The proposed 2015-19 Capital Improvement Program (CIP) does not include any major capital projects at
the subject schools. However, enroliments at both McLean and Longfellow will be monitored; projected
capacity deficits may potentially be addressed through boundary changes and/or capacity enhancements.

Development Impact
Based on the number of residential units proposed, the chart below shows the number of anticipated
students by school level based on the current countywide student yield ratio.
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RZ/FDP 2014-PR-004, Amherst Property

' Proposed
Elementary .059 275 to 400 18 to 24
Middie 017 275 to 400 Sto7
High .030 275 to 400 81012
29 to 43
total
2012 Countywide student yield ratios (August 2013)
RECOMMENDATIONS:
Proffer Contribution

A net of 29 to 43 new students is anticipated (16 to 24 Elementary School, 5 to 7 Middie School and 8 to
12 High School). Based on the approved proffer formula guidelines, a proffer contribution between
$313,925 (29 students x $10,825) to $465,475 (43 students x $10,825) is recommended to offset the
impact that new student growth will have on surrounding schools. It is recommended that the proffer
contribution funds be directed as follows:

...to be utilized for capital improvements to Fairfax County public schools to address impacts on
the school division resulting from [the applicant's development].

It is also recommended proffer payment occur at the time of site plan or first building permit approval. A
proffer contribution at the time of occupancy is not recommended since this does not aliow the school
system adequate time to use the proffer confribution to offset the impact of new students.

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

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

Proffer Notification :

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

ADDITIDNAL INFORMATION:

Future Development Impacts

In addition, Spring Hill, Longfellow, and McLean also are receiving schools for several other significant
developments that are approved or pending approval in Tysons Corner and the nearby McLean area.
Student yields from these developments are likely to impact receiving schools. These developments
include:
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RZ/FDP 2014-PR-004, Amherst Property

RZ 2010-PR-014A Georgelas Approved 478 MFHR 41
RZ 2010-PR-014B Georgelas Approved 1,812 MFHR 167
Deferred
RZ 2010-PR-014C Georgelas Indefinitely 305 to 1,254 MFHR 26 to 109
RZ 2010-PR-014D Georgelas . Approved 671 to 1,810 MFHR 59 to 158
14310 222 MFHR

RZ 2010-PR-014E Georgelas Approved and 10-12 SFA 210 30
RZ 2011-PR-017 MR Comimons Approved 2,571 MFHR 283
RZ-FDP 2012.DR-019 Eim Street Pending 240 MFHR 27
RZ-FDP 2013-DR-002 Writ LP Pending 253 MFMRHR 28

*Not in Spring Hill ES Attendance Area
LAP/gjb

- Attachment: Locator Map

cc. Patty Reed, School Board Member, Providence District
Jane Strauss, School Board Member, Dranesville District
Pat Hynes, School Board Member, Hunter Mill District
liryong Moon, Chairman, Schoof Board Member, At-Large
Ryan McElveen, School Board Member, At-Large
Ted Velkoff, Schoot Board Member, At-Large
Jeffrey Platenberg, Assistant Superintendent, Facilities and Transportatlon Services
Marty K. Smith, Cluster |, Assistant Superintendent
Kevin Sneed, Director, Design and Construction Services
Eflen Reilly, Principal, McLean High School
Carole Kihm, Principal, Longfellow Middle School
Roger Vanderhye, Principal, Spring Hill Elementary School
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MEMORANDUM

DATE: February 19,2014

TO: Suzanne Lin
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Sharad Regmi, P.E.
Engineering Analysis and Planning Branch

- SUBJECT: - Sanitary Sewer Analysis Report

REF: Application No. RZ/FDP 2014-PR-004/ PCA 88-D-005-08
Tax Map No. 029-4 ((07)) - 6 & 7B

The above referenced zoning application is within Tysons Corner Urban Center (see attached
map). As such, prior to site plan submission, the applicant shall be required to provide sewer
capacity analysis study to Wastewater Planning and Monitoring Division of all the lines within
the Urban Center which its site contributes flow to. If it is determined that any of the lines
within the Tysons Corner Urban Center are inadequate, the applicant will be required to
perform necessary upgrades prior to or eoncurrent with site plan submission.

For sanitary trunk sewers that serve the Tysons Corner Urban Center but are located beyond
the boundary of the Center, the projected wastewater flow is anticipated to increase
significantly, resulting in potentially overloading the system. To accommodate the added flow,
pipe improvement will be necessary in the future, hence, the possibility of pro-rata share may
be applicable.

If you have any questions or comments, please do not hesitate to eontact me at 703-324-5008.

FAIRFAX COUNTY s . .
WASTEWATER MANAGEMENT Department of Pnblic Works and Environmental Serviees

Wastewater Planning & Monitoring Division
12000 Government Center Parkway, Suite 358
Fairfax, VA 22035

Phone: 703-324-5030, Fax: 703-803-3297
Quatity of Life www fairfaxcounty.gov/dpwes

Quindity of Wai
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County of Fairfax, Virginia
| MEMORANDUM

DATE: April 22, 2014

TO: Barbara C. Beﬂin, Director
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Eric Fisher, GIS Coordinator
Information Technology Section
Fire and Rescue Department

SUBJECT: Fire and Rescue Department Preliminary Analysis of Rezoning/Final
Development Plan Application RZ/FDP 2014-PR-004 concurrent with Proffered
Condition Amendment PCA 88-D-005-08

The following information is submitted in response to your request for a preliminary Fire and
Rescue Department analysis for the subject:

1. The application property is serviced by the Fairfax County Firc and Rescue Department
Station #429, Tysons Corner

2. After construction programmed ___ (1/a) this property will be servieed by the fire
station (/a) ‘

Prondly Protecting and

. . Fire and Rescne Department Y
Serving Our Community 4100 Chain Bridge Road ||
Fairfax, VA 22030 *@'
703-2462126 || i,

www fairfaxcounty.gov/fire
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’ FairfaxWater o
FAIRFAX COUNTY WATER AUTHORITY - s
8580 Arlington Boulevard, Fairfax, Virginia 22031 Zohing Evaluation Division
: www fairfaxwater.org
PLANNING & ENGINEERING
DIVISION
ngie Bain Hedges, P.E.
(703, 269-6325 February 24, 2014
Fax (703) 289-6382
Ms. Barbara Berliﬁ, Director
Fairfax County Department of Planning and Zoning
12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5505
Re: RZ2014-PR-004
FDP 2014-PR-004
PCA 88-D-005-08
7915 Jones Branch Drive

Tax Map: 29-4
" Dear'Ms. Berlin:

.The following information is submitted in response to your request for a water
service analysis for the above application:

1. The property can be served by Fairfax Water.
2. Adequate domcstic water service is available at the sitc from an existing 12-inch

water main located in Jones Branch Road and existing 6-inch and 8-inch water
main located onsite. See the enclosed water system map.

3. Depending upon the configuration of any proposed on-site water mains,
additional water main extensions may be necessary to satisfy fire flow
requirements and accommodate water quality concerns.

If you have any questions rcgarding this information pleasc contact Ross Stilling
at (703) 289-6385.

Sincerely,

Traci K. Goldberg, P.E.
Manager, Planning Department

Enclosure
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6-501

Purpose and Intent

The PTC District is established for the Tysons Corner Urban Center as defined in the
adopted comprehensive plan to implement the mix of uses, densities and intensities under
the redevelopment option set forth in the adopted comprehensive plan. The PTC District
regulations are designed to provide the necessary flexibility to transform the designated
Tysons Comer Urban Ceuter area from a suburban office park and activity center into an
urban, mixed-use, transit, bicycle and pedestrian oriented community to promote high
standards in urban design, layout and construction and to otherwise implement the stated
purpose and intent of this Ordinance. To create mixed-use downtowns near mass transit,
higher development intensities are to occur within approximately one half (}4) mile of the
four Metrorail Station entrances, identified as Transit Oriented Development (TOD)
Districts in the adopted comprehensive plan. The remaining areas, the Non-Transit
Oriented Development (Non-TOD) Districts, are to be developed into lively urban
neighborhoods that include an appropriate mix of uses, densities and intensities that are

compatible to adjacent communities, In both TOD and Non-TOD Districts, development-

should be designed in an integrated manner that will enhance the urban character. Smaller,
freestanding structures are generally discouraged and shall only be considered when such
use is designed in an urban form that creates or enhances an appropriate street edge and
implements the stated purpose and intent of the district.

To be granted this zoning district, the applicant shall demnonstrate the developroent
furthers the yision of the Tysons Corner Urban Center, as identified in the adopted
comprehensive plan, by meeting, at a minimum, the following objectives,

1.  Contribute to a tiered intensity of development having the highest intensities located
closest to the transit stations and provide the mix of residential, office and
commeércial uses necessary to achieve a vibrant, urban environment,

2.  Contribute to the nctwork of open space and urban parks, to include stream valley
parks, pocket parks, common greens, civic plazas and athletic fields for the workers
and residents of Tysons.

3. Promote environmental stewardship by implementing green building design;
efficient, renewable and sustaiable energy practices; incorporating low impact
devclopment strategies, such as innovative stormwater management and green roofs
and achieving the tree canopy goals for Tysons.

4. Further the implementatiqn of the urban grid of streets and the described strect

hierarchy for Tysons.

5. - Reduce the amount of single occupant vehicle trips by limitmg the amount of
provided parking, encouraging shared parking arrangements among uses, permitting
the inclusion of managed tandem parking spaces, and implementing various
Transportation Demand Management strategies, such as transit subsidies, carpool and
vanpool services, employee shuttles, car-sharing programs and bicycle
accornmodations.
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Contribute to the necessary public facilities to support the projected job and
population growth, includimg schools, fire-and police services, a library, public,

‘utilities, and an arts center,

Contribute to the specified streetscape and apply the wurban design guidelines
specified for build-to lines, building articulation, fenestration, ground floor
transparency and parking design to create an integrated. urban pedestrian-friendly
environment,

. Contribute to mp]ementmg the workforce and affordable housmg policies for Tysons

to provide housing to various income levels.

To these ends, a development proposa] within the Tysons Comer Urban Center that

utilizes the redevelopment option as set forth ‘in the adopted comprehensive plan shall only
be considered by the Board in conjunction with a rezoning application to this district. Such
rezoning to and development under this district will be permitted only in accordanee with
development plans prepared and approved in accordance with this Part and the provisions
of Article 16.

General Standards

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

1.

The planned development shall substantially conform to the adopted comprehensive
plan with respect to type, character, intensify 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 p]armed 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 undeve]oped properties in aceordance with the adopted
comprchensive plan.




16-102

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

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

1. In order to complement-development on adjacent properties, at all ‘peripheral
boundaries of the PDH, PRM, PDC, PRC Districts the bulk regulations and
landscaping and screening provisions shall generally conform to the provisions of
that conventional zoning district which most closely characterizes the particular type
of development under consideration. In the PTC District, such provisions shall only
have general applicability and only at the periphery of the Tysons Corner Urban
Center, ag designated in the adopted comprehensive plan,

2. Other than those regulations specifically set forth in Article 6 for a particular P
district, the open space, off-street parking, loading, sign and all other similar
regulations set forth in this Ordinance shall have general application in all planned
developments.

3, Streets and driveways shall be designed to generally conform to the provisions set
forth in this Ordinance and all other County ordinances and regulations controlling
same, and where applicable, street systems shall be designed to afford convenient
access to mass transportation facilities, In addition, a network of trails and sidewalks -
shall be coordinated to provide access to recreational amenities, open space, public
facilities, vehicular access routes, and mass transportation facilities,




APPENDIX 19

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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



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

~ Zoning Ordinance.

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

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

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

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

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

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

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

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

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

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

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

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

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

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



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

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

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

PROFFER: A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property.
Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the
land. Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning
action of the Board and the hearing process required for a rezoning application applies. See Sect. 15.2-2303 (formerly 15.1-481) of the
Code of Virginia.

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

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

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

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

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

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

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

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

TRANSPORTATION SYSTEM MANAOEMENT (TSM) PROGRAMS: This term is used to describe a full spectrum of actions that may be
applied to improve the overall efficiency of the transportation network. TSM programs usually consist of low-cost alternatives to major
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit
promotion or operational improvements to the existing roadway system. TSM includes Transportation Demand Management (TDM)
measures as well as H.0.V. use and other strategies associated with the operation of the street and transit systems.




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

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

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

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

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

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

Abbreviations Commonly Used in Staff Reports

A&F Agricultural & Forestal District PDOH Planned Development Housing

ADU Affordable Dwelling Unit PFM Public Facilities Manual

ARB Architectural Review Board ) PRC Planned Residential Community

BMP Best Management Practices RC Residential-Conservation

BOS Board of Supervisors RE Residential Estate

BZA Board of Zoning Appeals RMA Resource Management Area

COG Council of Governments RPA Resource Protection Area

CBC Community Business Center RUP Residential Use Permit

CDP Conceptual Development Plan RZ Rezoning

CRD Commercial Revitalization District ‘ SE Special Excepticn

DOT Department of Transportation SEA Special Exception Amendment

DP Development Plan SP . Special Permit

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

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

GDP Generalized Development Plan VDOT Virginia Dept. of Transportation

GFA Gross Floor Area VPD Vehicles Per Day

HC Highway Corridor Overlay District VPH Vehicles per Hour

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

PCA Proffered Condition Amendment ZPRB Zoning Permit Review Branch

PD Planning Division )

PDC Planned Development Commercial
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