
PCA/RZ/FDP APPLICATION ACCEPTED: February 5, 2014 
PLANNING COMMISSION: October 29, 2014 

BOARD OF SUPERVISORS: November 18, 2014 @3:30p.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, 78 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. 

Excellence * Innovation * Stewardship 
Integrity * Teamwork * Public Service 

Suzanne Wright 

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 ~E~A~'i:~~~ 
www.fairfaxcountv.gov/dpz/ &ZONING 



Staff recommends approval of FOP 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 88-0-005-08. 

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

• 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. 

• Waiver of Sect. 2-505 of the Zoning Ordinance to permit structures and 
vegetation on a corner lot as shown on the COP and FOP. 

• Waiver of Par. 1 of Sect. 6-506 of the Zoning Ordinance to permit a minimum 
district size of less than ten (1 0) acres for a PTC zoned parcel. 

• 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 FOP to screen mechanical equipment. 

• 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. 

• 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. 

• 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. 

• 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 COP/FOP. 

• 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 COP and 
FOP. 

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



• 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 COP 
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 TIY 711 (Virginia Relay Center). 



Proffered Condition Amendment 
PCA 88-D -005-08 
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Applicant: 
Accepted: 
Proposed: 

Area: 
Zoning Dist Seet: 
Loeated: 

Zoning: 
Overlay Dist: 
MapRefNum: 

AMHERST PROPERTY LLC 
0210512014 
AMEND RZ 88-D-005 TO PERMIT DELETION 
OF LAND AREA 

5.75 AC OF LAND; DISTRICT- PROVIDENCE 

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

C-3 

029-4- /07 I 10006 107 I /0007B (part) 

22 
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Proffered Condition Amendment 
PCA 88-D -005-08 
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A-637 
3Cl A-325 

Applicant: 
Accepted: 
Proposed: 

Area: 
Zoning Dist Sect: 
Located: 

Zoning: 
Overlay Dist: 
Map RefNum: 

AMHERST PROPERTY LLC 
0210512014 
AMEND RZ 88-D-005 TO PERMIT DELETION 
OF LAND AREA 

5.75 AC OF LAND; DISTRICT- PROVIDENCE 

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

C-3 

029-4- 107 I 10006 107 I 10007B (part) 
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Rezoning Application 
RZ 2014-PR-004 

Applicant: AMHERST PROPERTY LLC 
Accepted: 02/05/2014 
Proposed: MIXED USE 
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: FROM C- 3 TO PTC 
Overlay Dist: 
MapRefNum: 029-4-/07/ /0006 /07/ /0007B (part) 

Final Development Plan 
FDP 

Applicant: AMHERST PROPERTY LLC 
Accepted: 02/05/2014 
Proposed: MIXED USE 
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: PTC 
Overlay Dist: 
MapRefNum: 029-4- /07 I /0006 /07/ /0007B (part) 



Rezoning Application 
RZ 2014-PR-004 

Applicant: AMHERST PROPERTY LLC 
Accepted: 0210512014 
Proposed: MIXED USE 
Area: 5. 75 AC OF LAND; DIS1RICT- PROVIDENCE 

Zoning Dist Sect: 
Located: WEST OF JONES BRANCH DRIVE 

APPROXIMATELY 400 FEET NORTH OF ITS 
INTERSECTION WITH WESTPARK DRIVE 

Zoning: FROM C- 3 TO PTC 
Overlay Dist: 
MapRefNum: 029-4- 107 I 10006 107 I I0007B (part) 

Final Development Plan 
FDP 2014-PR-004 

Applicant: AMHERST PROPERTY LLC 
Accepted: 0210512014 
Proposed: MIXED USE 
Area: 5.75 AC OF LAND; DISTRICT- PROVIDENCE 

Zoning Dist Seet: 
Located: WEST OF JONES BRANCH DRIVE 

APPROXIMATELY 400 FEET NORTH OF ITS 
INTERSECTION WITH WESTPARK DRIVE 

Zoning: PTC 
Overlay Dist: 
MapRefNum: 029-4- 107 I 10006 107 I I0007B (part) 
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FCA 88..0..005..8- UPDATED GROSS FLOOR AREAS 

FLOOR AREA RATIO COMFUTATION TABULATION 

LAND BAY 
FLOCRAREA RATIC 

FAA 
LANDBAYA 1 8 0.46 
Sl OVED ROM LAND BAY 0.44 

TOTAL 

LAND BAY 

INCLUDED 

FLCORAREA RATIO 
FAR 

FLOORAREARATIC 
FAR 

LANDBAYE 1.00 

FLOOR AREA RATIO 
LANOBAY FAR 

LANDBAYF Shonandoah Staffo 10.8660 327813 0.69 
NOlE: IT IS UNDERSTOCD THATTHE30.0097 ACRES "THATCOMPRJSELAND BAYEMAY BESUBDIVICED 
INTO lWO (2) CR MORE LGTS Cf RECORD, 'MTH ONE (1) lOT CONSISTING Of APPROXlMAlEL Y S.O 
ACRES CONTAINING ONLY A STORMWAlERMANAGEMENTFACILITY. IT IS FURTHER UNDERSTOOD THAT 
THE ENTIRE AMOUNT Of GROSS FLOOR AREA (1,307,223 SOUARE FEET ATTRIBUlED TO THIS LAND BAY} 
MA.Y BE lOCAlED ON THE REMAINING +/-2S ACRES Of THE SllE, NOlVI/ITHSTANDING THE FACT "THAT 
1HISMAYRESULTIN ONTHE-+/-25ACRES. 

TOTAL E, F 
+TOTAL LAND AREA DESTINATICN STATION 

TCTALLANDAREA 
+TOTAL PRIGR ROWDEDICATICN 

437S22 

4.0542AC 
146.9931AC 
5.9419AC=162.9.167AC 

TOTAL ACREAGE FOR FAR COMPUTATION OF GRAND TOTAL= 1S2.,_9367 AC or 6,661,92.3 SF 

(5) THE OVV'NERS OF LAND BAY A EXCHANGED A 10,6679 ACRE SllE FCR A 13.5453 ACRE SllE IN LAND 
BAY D'MTH NC CHANCE IN CROSS FLODRAREABY EITHER PARTY. 
(6) Land Bay M, 13.6463 Ar!res/ 590,033 GFA wasdalalad tram Land Bay A. 
(1) GFA INCLUDES CORREOTIONS TO REFLECTUPDAlED CONSISlENTMEASUREMENT CF GfAFGR 
EXISTING BUILDINGS, 

AOT1JAL OFABUILTON SITE MOVEO FROM LANOBAY "C'IS 17S940·UNBUILT AVAILABLE GFA IS 9 756. 

~:Revision to the tabs tor the sole purpose of removing the Amherst land Bay to 
allowarezoningtothePTODistrict. 

LEGEND 

wcM':u:·zwsm)M =AREAS TO BE DELETED 

-=PROPERTY PREVIOUSLY 
-DELETED BY PCA 88-D-005-7 

WAIVERS I MODIFICATIONS REQUIRED 
THE APPLICANT HEREBY REQUESTS A WAIVER GF THE GENERALJZED DEVELOPMENT 
PLAN REQDIREMENT OF THIS POA QUE TO THE FAOT THAT PARCELS ARE ONLY 
BEl NO REt.tOVED AND NO CHANCES -ARE FROFOSED TO THE REMAINING PARCELS. 
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PCA CERTIFIED 
PLAT 
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7915 JONES BRANCH 
PROIIIDENOEOISTRIOT DRIVE 

FAIRFAXCOUNTY,IIIROINIA 

: ' 
21SPA 



7915 JONES BRANCH DRIVE 
CONCEPTUAL I FINAL DEVELOPMENT PLAN 

RZ I FDP 2014-PR-004 
PROVIDENCE DISTRICT 

FAIRFAX COUNTY, VIRGINIA 
INITIAL SUBMISSION DECEMBER 18,2013 

FEBRUARY 3, 2014 

RECEIVED 
Department of Planning & zoning 

OCT 0 2 2014 
Zoning Evaluation Division 

TAX MAP/VICINITY MAP 

SCALE - I" ~ 1000' 

SHEET INDEX: 

CNIL 
C'-1 COVERSHEET 
C-2 NOTES 
C-2A NOTES AND TABULATIONS 
C'-J EXISTING COI>.'DITIONS PLAN 
C-3A E:X:lSTING CONDffiONS OVERAll 
C-4 EXISTING YEGETA TION MAP AND CALCULATIONS 
C-4A TREE PRESERVATION PLAK DETAILS AND NOTES 
C-48 EXISTING TREE PRESERVATION DETAILS 
L-1 ,00 ll.LUSTRA TIVE LA.NDSCAPB MASTER PLAN (SHOWN HERE FOR CONTEXT.! 
C'-5 OVERALL C'ONCEP1UA1JFINAL DEVELOPMENT PLAN 
C-6 CONCEPTUALIFINAL DEVELOPMENT PLAN 
C-7 PREUMTNARY PROPOSBDUTrLITY LAYOUT 
l'-8 TRAFFIC CIRCULATION & SIGHT DISTANCE PLAN 
f'-RA ULTIMATE STREET ''C'H (BY OTHERS} 
C-9 EXISTING & PROPOSED STREET SECliONS PLAN 
C-10 AREAANDMETROCONTEXTPLAN 
C-ll S'lDRMWATERMANAOEJI.lENTMAP 
C-12 :STORMWATER MANAGEMENT GOAL lli AND SUPPORTING DATA 
C-13 LEED I PFM S1URMWATER MANAGEMENT COMPUTATIONS 
C-14 STORMWATERCOMPUTATIONS 
C-l5 STORMWATI<.R J1.1ANAGEMENT DETAlLS 
C-16 STORMWATER MANAGEMENT NARRATIVES 
C-17 ADEQUATE OUTFALL MAP 
C-18 AVERAGEGRADECALCULATIONEXHJBIT 

ARCHITECTURE 
A-1 ,0 GROUND FLOOR PLAN 
A-T .2 TYPICAL LEVEL 
A-2.0 BOILDING SECTIONS 
A-3.0 SHADOW SroDY- MARCH I SEPTEMBER 
A-3.1 SHADOW SroDY- JUNE 
A-3.2 SIIADOW STilDY- DECEMBER 
A-4.0 ELEVATIONS 
A-4.l ELEVATIONS 
A-5.0 VIEWS 
A-5.1 vrnws 

LANDSCAPE 
LO.OO OVHRAT.T.T.ANDSCAPEf>JTRPLAN 
LO,Ol ClRCULA110N HfERARCHY PLAN 
T.l.OO TLLUSTRATIVELANDSCA.PJ:: MASTERPLAN 
Ll.Ol LANDSCAPEIPARKPLAN 
L1.02 HARDSCAPE PLAN 
L2.0l STREETSCAPEENLARGEMENTS 
L2.02 STREETS CAPE ENLARGEMENTS AND PERSPECTIVES 
L2.03 PARK ENLARGEMENTS 
L2.03u WOOD DECK ENLARGEMENT PLAN I SECTIONS 
L2.04 PARK SECTIONS 
L2.05 ROOF TERRACE AND COURTYARD ENLARGEMENTS 
U06 ROOF TERRACE SECTIONS 
L2.07 COURTYARD SECTIONS 
L2.08 COURITARDSECTIONS 
L3.0l STREETS CAPE AND PARK SITE FURNISHINGS 

SUPPLEMENTAL SHEETS 
S-i CONCEPlUAL MASTER PLAN 
S-2 CONCEPTUAL MASTER PLAN MASSING 
S-3 FIREACCESSEXHIBIT 
S-4 TYSONS CORNER TRANSPORTATION DESIGN STANDARDS SUI\.1MARY 

MAY 16,2014 
JULY 16,2014 

AUGUST 21,2014 
OCTOBER 02, 2014 

ILLUSTRATIVE DEVELOPMENT PERSPECTIVE 
TAXMAPNOS. 

29-4 ((7)) PARCEL 6 
AND PART OF 

29-4 ((7)) PARCEL 7B 

APPLICANT: 
AMHERST PROPERTY LLC 

C/O KETTLER 
175 I PINNACLE DRIVE #700 
McLEAN. VIRGINIA 22102 

GRAHAM TYRRELL (703) 641-5358 

ATTORNEY: 
WALSH, COLUCCI, LUBELEY, & WALSH, PC 

2200 CLARENDON BOULEVARD, 13TH FLOOR 
ARLINGTON, VIRGINlA 22201 

MARTIN WALSH 
ELIZABETH BAKER 

(703) 528-4700 

ARCHITECT: 
DESIGN COLLECTIVE. INC. 

601 EAST PRATT STREET, SUITE 300 
BALTIMORE, MARYLAND 21202 

MICHAEL GOODWIN 
(410) 685-6655 

ENGINEER: 
VIKA VIRGINIA, LLC 

8180 GREENSBORO DRIVE, SUITE 200 
TYSONS, VIRGINlA 221 02 

ROBERT COCHRAN, L.S. (703) 442-7800 

LANDSCAPE ARCHITECT : 
PARKER RODRIGUEZ 
101 N. UNION STREET 

ALEXANDRIA, VIRGINIA22314 
DE~SCARNUCHAEL 

(703) 548-50IO 

TRANSPORTATION: 
WELLS+ ASSOCIATES, INC. 

1420 SPRING HILL ROAD, SUITE 610 
TYSONS, VIRGINIA 22102 

MIKE PINKOSKE (703) 917-6620 

VJKA lfVV7388F 
SHEETC-l 



1. THEPRDPERlYlHATISlHESIJBJECTQFTHISREZDNIIJGCONSISl'50FPI\IICELSIOENlltlEDONlHE2013FAIRFAX 
COIJNlYTAX ASSESSMENT MAP AS 29-4 ((7)) 6 AND PART OF 029-4 ((07)) 7B.lHEPROPERn IS CURRENTLY 
ZONED C-3. lliE PURPIH Of lHIS APPUCATIIJN IS TO REZONE THE PROPERlYE!IOM C-J TC PTC, AND TO 
OE\IElDPTHEPROPERlYASGENERALLYSHO~ONlliECOP/FOP 

2 THEHCRIZONTALDA1HMISVIRGINIASTA1EGI11DIJORTH.VOS'63. 

J THE TCPOCRARHY SHOWN HERECN WAS AELD RUN BY VIKA VIRGINIA, INC. AND lHE CONTOUR IHlERVAL IS TWO 
(2) FEU. 

4. THE BOUNDARY INFORMAllON WAS PREEAREO BY VIKA VIRt:INIA. INC. 

5. THEPROPERlYISLOCATTiliNlHEURBANNEJCHBORHOOOSUB-QISTRICTOFTHENORTHCENTRALOISTRICTOF 
lliEn'SIJNSCCRNERURBANCENTEROFTHEFAIRFAXCOidPREHENSIVEPLAN. 

5. PUBUQ WAlEN AND SANITARY SEWER liNE AVAILABLE AND \\ILL BF EX"lENOED TO SERVE THE OEVELDPMENT. 

7. STORMWAlER MANAGfMENTANQ BMP FACIUTIES FCR lliE PRCPOSED OEVELOPMENTW.LL BE PROVIDED ON SITE 
THROUGH A COI.4DINA11CN OFUO DEVICES ASOEPICTEDHERElN (SEE SHEETSC-11 TOC-17) IN ACCORDANCE 
W.TH THE TYSONS URBAN STOPMWATER PLAN. 

B TOlHEBESTOfOORKNO'M.IDGE,NOCRAVESITESOPSTRUCTURESMARKINCABURIALSlTEN<E 
PRESENTCNTHESUB.I:CTPROPERlY. 

9. TDTHEBESTOPWRKNOWU:OGE,NOHAZAROOUS~TO)(ICSUBSTANCESARfKNO\\NTOEXISTONlliE 
SUB~CTPROPERlY. 

1C. THEEN1lRESUB~CTPRIYERTYIS NOTLDCATEO'MTHIN A RMA ZCilE. NO MAJOR FLOODPLAIN, R.P.A. OR 
ENVIROIJMENTALQUN.JTfCORRlO~WRREN1LYEXlSTONlHISPROPERTf.lHEPEISANt:X1SllNCMINOR 

fLOODPLAIN IN THE AREA or THE PROPOSEil OFFSITE PARK IMPROVEMENT. (SEE SHEET C-3A) 

11. THIS SITE IS IMPRO\IEll 'MlH A 6-STOPY OFFICE BUILDING CONSTRUClED APPROX1MA1UYIN J977. "!HE BUILDING 
ISPLANNEDTOBEDFMCUSHED.DEVELOPMENTISEXPECTEDTOCOMMENCCUPONCOMPL£110NOFALLREOUIREQ 
FMRFAX COUNlYPWJ PRCOESSINC AND APPROVALS. COMMENGEMENTOFOEVELOPMENT IS ALSO SIJBJECTTC 
MARKET DEMAND 

12.THEOEVELOF"MENTCONFORMSTOTHEPRO\IlSICNSOfALLI\IIPUCI\BL£STANOARQSWITHlHEEXCEPTIONOf 
WAI'I£RS AND MOUIACAllONS REQUESlED OH THIS SHUT AND APPROVED W.TH THIS REZONING. 

13.l.AHOSCAPEDOPENSI'ACEAREASSHOI'IIlHEREONMAYBEMCOIAEDATTHE1lMEOFEtJCINEEREOSITEPLAN, 
PRO\IIOEQSUBSTANTIALCCNFORMANCETOSIZE,FUNCTIONI\iJDQUAUTi'OFTHESEAREASISMAINTAINED. 

14.THEHUILD!NCFOOlPRINT5.GARAGES,Pl.AZAS,PARKSARQSTREETSREPRESENlEDHEREONMAYBEALTERED, 
MO'JEBANOINCREASEOOROECREASEDINSIZEOROUANlllYATTHETIMEOFSITEPLAN('MTHINSUBST~TIAL 
CONF~MANCEALLOW~CES)'MTHQUTTHENEEDTOAMENOTHECONCEPT/ANALDEWJ..DPMEHTPLI\NSOLONG 
ASTHEMIHIMUM/MAXlMUMCFA,BUILDTOUtJES,BUILDINCSETBACKSEROMTHEPROPERTfliNEASSHCWNON 
THECDP/l'OPAREMAINTAINED,ANOTHEMINIMUM/MAXIMUMNUMBEROFRESIDENllAlUNITS,ANO 
MINIMUM/MA~IMUM BUIEDINC HElCHlS COMPLY I'IITH THOSE SHOWN ON THE CDP/EDP, AS BETERMINED BY THE 
ZONING ADMINISTRATOR. 

1S.SITEMIENITIES,FEATURESANORJRNISHINGSREPRESENTTIJHERElNARECCNCEPTUAL ANO,ASSUCH,ARE 
INTENOEDTCRmECTTHEGENERAL THEMEANDGHAR.I.ClERCFlliEPROPOSEDDEVEl.OPMENT.FlNAL 
SillCTIONMAYVARYATlHE llMEOfSITEPLAN,BUTW.LLBECONSISIDITW.THTHEOIJI\UTYOF"THEDESIGN 
REPRESENlEDHERElH.AOOITlONAlSITEMIENITIESANDFEATURESSIJCHASPLANTERS,GAZEBCS,OENCHES, 
OTHERSEATlNGAREAS,\'/AlK\'IAYS,TRELUSES.\'IATEilFOUNTAINSCRSPECIALFEAlURES,PUBUCART,SICNS, 
WillS (lESE THAN 3 FTIH HBGHl), UCHTS, UTIUlY 1\HO MMNTENAIJCE STRUClURES AHO SIMILAR FEATURES 
NOT REPRESENTEO HERBN MAY 
BEPRO\IIOEDASlONGASTHERESLILTANTDEVEl.OPMENTISIN9JBSTANT1AlCONFORMANCEI'IITHTHEOUAUlY 
RERRES£NTTIJONTHECDP/EDP 

15. lHEFROF"OSEDDEVELCPMENTONlHESUBJECTPROPERTfi'IILLNOTPOSEANYADVEHSEEFfECTONAOJACfNT 
OR NBGHBCRING PRCPERTIES 

17. ~~ ~~O:To~~~~~~ }Jj~ ~~NgE R~~=~i( p~J~ ~~~R~E~6C s3~~~JE~p~J~E6 NtJ~·~F 
OFPAIIKINOSPACESPROVIOEDHERECNMAYBEADJUSTEflATTHEllMEOfSITEPLANBASEDONlHEAClUAL 
AMOUNT OF GFA AND MIX CFUSES, AS DETIRMIIJED BY THE ZONING ADMINISTRATOR. THE RNAL DESIGNATION 
AND/OR PESTRICTION Of ON-STRUTPARKINC SPACES--INCLUDING THE LCCATION OF HANDICAP 
SPAGES--SHALL BE DETERMINED IN CONSULTATION I'IITH VDOT AND FC!JOT ATllMEOf SITEPLAH. 

1B. SIGtlAGEI'IILLBEPIW\IIDEDINACOCROANCEI'IITHTHEZCNING~ll!NANCEORACOMPREHENSIVESICNPLAN. 

19. THEREARENOSCENIOASSETSORNAlURALFEAlURESONTHEPROPERTf\YORTHYOF"DEIJNEATION,ANDTHE 
PROPERTfiSNElTHERINN~ADJACEIJTTCAHISTORICOVERLAYDISTRICT. 

20.THEREAIIENOEXISTINGUTIUTYEIISEMENlSHA\IINOAW.DTHOfTWENTfFIVE(25)FEET~MORE.1\-IEREN<E 
NO MAJOR ONDERDROUIJO UTIUTfEASFMENTSlOC.I.TTil CN THIS SITE. 

21.APPUCANTRESERVESTHERICHTTOOETERMINETHEHElG!jf,UNITCOUNT,ANDRNALCFAOFTHEBUILDINGAT 
SITEPLAN,PROVIDEDTHEMINIMUMSSHD'MlHEPEONAREHOTREBUCEDNORMAXIMUMSEXCEEOED. 

'fl..MIIJORMODIADATIONSTO'M1ATISSHO'M10NTHIBFOPMAYOEMADETOTHEOONSTRUOTIONPLANSFOPTHE 
SUBJEJ:TPROPERlY- PER SEOTION 16-403 Of THE ZONINO OPBINANC£. 

23.THESIJBJEOTPROP£RTfMAYBESUBDI\IIOEDIHTHEflJlUREFDRTHEPURPOSEOFSALt,JOIIJT'IEHlURE.OR 
PHASINC.Nl"YPROF"OSEDstJHD!VISIONSHO\\NOIJO)PjEDPMAYBEMDBIAEDAOMINISTRATIVELYBYTHE 
DIREOTORDrOP~I'IITHOOTREOUIRINGMOCIFICATICNOFTHECilP/FDPPLAT. 

24. ALLPRIVATESTREETSSHALLBEDESICNEDTOMEETPFMCRITEiliA.THEDESH>N SPEEDSHAU.BEOETIRMINffiAT 
TIMEOFSITEPlAN. 

25.ANALBUILDINCHEIGHTSARETOBEDETEilMINEDATSITEPEAN,PROVIDEDMAXIMUMSAREIJDTEXCEEDEDAHD 
MINIMUMSARENOTREDUCEDSHO\\NHEREIH 

26.PLIBUCACCESSEASEMEN1SW.LL6EPROVIDEDOVERALLFRIVATESTREETSANOPUBUCFNl"KNl"EAS.UN11lTHEY 
BEOOMEPUBLIO. 

27.ROOTBAFRIERSI'!ILLBEREOUIRffiiN1RffPIT5AOJACENTTOPUBUCSTREETSASDET£RMINffiBY\IOOTATSITE 
PLAN. 

29. EICYCL£ PARKINO 'MLL 8!: PROVIDEQ IN ACCORDANCE l'lllH lHE BIKE PARKING OUIOEIJNES & lHE n'SIJNS 
CORNERURBANDESICNOUIDHJNES,ASCODRDINATEO'MTHFCDOTAIJDDP'IIfSATTIMEOFSITEPLAN. 

3G. PROPCSED RCADWAY IMPilCIJEMENTS (ENTRANCES, CURBING & ETC.) MAY REOUIRE EXCEPTION/DEVIAllON 
FROMTHETRANSPCRTATIONDESICNGUIOEIJNESFORTYSONSCCRNERUREIINCENTER'(ASMAYBE 
DETERMINEDATSITEPLAN);CIJMPUANCE'MTHSUCHEXCEPTIONS/CHANCESSHAU.HOTREQUIREAN 
ANENDMENTTOlHECOP/fOPPRO\IIDEDSIJGHCHIINCESAREINSUBSTANTIALCOMFOPMANCE'MlHTHE 
COP/FOP. SERSHEETFORREQUESTE01RANSPOPTATIONWAIV£RS. 

51. All.CRAOINGINOICAlED ONlHISCOP/fOPISCDNCEPTUALAND SUB~CTTOCHANCEATSITEPLAN. 

32.1\11EASOfSHAREDPARKING,MANAD£DPI\NKINGANO/ORTANQEJ.!/VAlETPARKINGSHALLB£ 
OEMIJNSTRATEOONTHESITEPLAN,ANDOPERATEDINACCOROANCEI'IITHTHEPROFFERS. 

33. PURSUANT TO ARTICl.E 2SEC1lON 6-5020flHEZCNINGORDIHANCE(MiO SUB~CTTOlHEUSE 
UMITA110NSDF1HEPTCDIS1RICT), IN ADDillON TO lHE RESIDENTIAL. NCN-RESIOENTIAL, OFFICE. RETAIL 
AND OlliER USES IOENTIAED IH TMJULAllONS, THE FOLLCWNG ADDITIONAL USES MAY BE PERMITTED 
WITHOOTREOIJIRINCANAMENDMENTTOlHECOP(FDPINCLUDINOBUTNCTUMilffiTO:ACCESSORY 
USES. Allolo, BUSINESS SERVICE & SUPPLY SERVIGF £STABUSHMEN1'5, QUia< SERVICE FCOO STORES, 
FAST FOOO RESTAURANTS, HEALlH CLUBS AHO SIMII.M COMMERCIAL REORU.TIIJNAL US£S, COMMUNITY 
USES.EA11NGESTABLISHMENTS,ANANCIALINS1llHTIONS,CI\IIMENTCI.EI\NINGESTMlUSHMENTS.OFfiCES, 
PERSDNALSERVICEESTABUSHMENTS,PUBUCANOOUASIPUBUCUSES.RETI\ILSI\l.ESESTABUSHMENTS 
ANOS1MILAROSES.ffilANCIALINSTilU1lONSANOCHIL.DCAREC[N1ERSANDFOCDVENOINC1RUCKS 
SHALL BE PERMITirn, SUBJE:l;T TO APPROVAl AS SHO'M-1 VIA RJP OR SE. PURSUANT TO PARAG11APH 2U 
OF"SECTI001(l-1D20FTHEZONINGORDINANCE. 

J4-. AU.ENTRANCESIJNPUBLJCSTREET5SHALLTYPIOALLYBECONSTRUCTEOASWOT8TOCG--13UNL£SS 
INOICAlEROlHERI'IISEANO 1\SOETIRMINffiBYWOTATSITEPLAN 

3S.AGRAPHICOEPIC1lONOFTHEANGl.EOFBULKPLANEFORlliEPROPOSEDOEWJ..OPMENTSITEISNQT 
REOUIREDASlHISDEVELOPMENTISNOTlDCATEONEARTHEPERIPHERYOFTHEn'SOOSURBANCENTER 
AS OESCRID£0 IN SECllON 16-102 OF lliE ZONING ORDINANCE. 

J6.ALLFROPQSEDSIGNALSAiJOEXIS1lNDSICNALMCOIFIC.I.TIONSARESUBJE:l;TTC\IOOTREVIEWANO 
APFRCVAL 

37. ALL LAHE USE (EX., IHTERIM, OR PLANNED) AIJD/OR CROSSWALKS (OR OTHER PAVEMENT MARKINGS ON 
PURUCSTREETS)ARESUGJECTTDREVIEWANDAPPROVALBYVDOTATTHETIMEOFS11EPLANAND 
MAYBEMODIREO'MlHCUTlHENEEDFORPOA,CBPAANO/ORFDPA. 

38.THISPLANISCONCEPlUALANDISINlEND£DTOBEUSEDINCONJUNCl10NI'IITHTHELANDUSE 
ADFRCVALPROCESSCHLY. ITISNCTANENCINE£RINGCQNSTRUCllONORAWINC,ANDMIHDROEVIATIONS 
ANO ADJJSTMENTS MAY BE R£QUIPED--AND AAE PERMITTED PURSUANT TO 20NING ORDINANCE SECTION 
16-204(5)-ASPARTOflHEANAl.SITEPLANAPPROVALFROCESS. HCWE\IER, THE ANAL 
CONSTRUC11DNORA'MNGSSHALLBEINSUBSTAN1lALCONFORM~CE'MlHlHISPLAN. 

39. ANACCESSMANAGEMENTWAJVERH.I.SBEENSUBMrm:DTOVDOTrOR1HEINT£RIMCONnl1lON.Ul11NAffiYW/ 
REDEVIlOPM000fTHEPROPf"RTiTC1HESOU1H, SffiEET'C"I\OOLD DE \IIOENID TO INClJJTJEPARKlNC AND 
STREETSCAPEAS\\£U..ll)PRGVIBEACCESSTC1HESITE. 

40. AN ACCESS MANAGEMENTWAI\ffi HAS BEEN SUBMITTED TO VDOT FOR lHE PROX1MITY TO lHEEXISTING 
ADJOININGBRI\'EWAY. 

WORK FORCE HOUSING NOTE: 
2D~ WORK FORCE Dv.flUNC UNITS (WDUs) W.LL BE PROVIDED IH CONFCRMANCE W.TH THE 
COMPREHENSIVEPLANRECCMMENOAllONSANOTHEAPPROVEDPROFF"E"RS. 

ZONING ORDINANCE WAIVERS I MODIFICADONS REQUESTED 
70NlNGORDINANCfARJJCIE2 GEN8W RfG!IIAJ!ot!S 

I. APFUCANT REOUESTS A WAIIJER OF SEOTIDN 2-505 OF JJjE ZONING ORDIN~NCE" TO /lJ.UHI BUILDINGS TU BE 
CIJIISTROGTEDTQJ!jES1REETSCAPEBU1lDINGZDNEUNEONCCRNERI.Ol50NPllBUCSTREEl5NlOLOl51'dlH 
PRIVATESTREETEAS~EHTS M-IICU LII\YCREATEA COOMO:R LOTCDNRGURATION AS OEFUJED I)IJ!jE ZONING 
ORDINANCE. 

2. APFU~AIH REQllESTS A WAIVER /MOOiflOI\JJON or SEOJJDN 2-505-2 TO ALLOW FOR A PARAPET \'/AU.. 
CIJRNICE 00 Sfi.III.AA PROJECTION TO EXIHD lME ftEIGHT UMIT ESTABUSHED !IY MDRE lHA~ J!jJlii (J) FEET IN 
OPDERTOSCREENMFC!fANIOAI.EQ!11F'MENT,,O,SMAY8EIHDICA1IDONlHEFDr. 

?@ltiGOOOINAt!CFAJlJ!Qf6-pi!INNIDPMQPIIFNIOI'jJRICJRIT.!IIAJ]OtJS 

3. APF'U~,\NTREQUESTRAMODIFICA110NOF"AR11Cl.E5-0D1-70FlHEZONINGGRDIN,\NCE"FilRJ!jE~'S 

CIJRNERUREII\NCENT£RSTRE515CAPEDESICNINFAVOROFlHATSHO\\HONlHECDPftiJF. 

1.)SlRUTSOI\I'EALONOlHESCUlHSIDEOFS1REIT'C' 

2.)SlREETSCAPEAI.ONGlMEN0RJJjSitiEOFSHEET"A' 

3.) SlRITTSCAP£: AI.QilG SOlH SinES 0P lHE OITSITE PORTION OF SlREET ·~· 

4. AI'PUCANTREQUES15A\'IAII£RGFSECTlON5-SOSPARAOIW'H1T0MLOWAOISTRICTSIZELESSlHAN1D 
ACRES F00 AN .IPPU~ATION. 

ZPNINQ!JllllNANCFARTir:lF13 lllt!PSCAPING 

5. .o.BPUCANT REQUES15 ~ MOUIA~I\JJON j WAI\£R OR lME S~ INTERIOR PAAKING lOT lAN!ISCAI'E REQUIREMEN15 
(SECTIIJ!l 13-202.-1)1"0 lH.I.TSHDM-1 ON lHE CnPfi'DP. 

ZOO!N(l0RDINANCFARJ!CJF17 SllfPINi 

6. APPUCANT REQUESTS A \'11\11£R or SECJJON 17-201--{J)(B) REQUIRIND Anll!JJDNAL INT£R-PAPCB.. AC~ESS TO 
.o.BJOINING PI\RCEL5 (OlHEJ.JJ!ji\N JI·IDSESHO\\ll 00 lHE ~nP(FDP) AND AS PROFFERED. 

7. APPUCANTREOUESlSAWAIVERAND/ORMODIFl!IATIDNOFSECTlON17-201ALllR,i,ll.SANDSIKITRJ\Il.SIN 
FAVOR OF lHE STREETSCAI'E ANll ON-ROII!I SIKE lomE S"!"SlEM SHO\\Ii ON lHE GOP/FOP ,\NO ~S PROFFERID. 

6. lHEAPPUCANTREDUESTSADETERMINI\llDNOFlONifJGORDINANCESECTION17-201PARAORAPH (4) 
RroJIRiNGANYfURJ!jE!IO£DIC.I.TIONI\NOCDNSTRI.JCTIDNOP\110£NINOFOREXISl1NOROADS BF!"ON0111AT 
\\HICH ISIN91CA1IDON lHEC9P/FOf'. 9EDI~Al10N AND IMf'llDVEWE!llSSRU\\Ii DNlHE GOP/FOP SHAll. BE 
DEEMED Til I.(EET .IJ..L COI.IPR£HEN91\£ Pl.m PO!.IOY Pl.m RECUIRE'AENTS. 

9. IN ACCOFIO.o.BCEW111ZONINC OODINI\NCESECTliJ!l 17-201 (7). lHEAPPUC.o.BTREQ!1ESTlHE RICIJTTil 
EST.o.BUSH PANKlNC QDNTROL, SIDNS (INClUDING Sl'.I.CING ,\NO LC~AJJON), AND P.o.BKING METERS AI.IJ!lO IN"i"EF!IM 
PUSUDSTR££TSI.NDPRlVATESTREETS'MlH1N.I.NDADJACENTlUTHEDEI'!:l.OFMENTINCDORBINATION\IIlH 
FCDQT. 

SEEPF"MWAII£RS/l.IDDIROATIONS1-61\SREDUESTEDFROio!THEBCAROCFSLIPf"R\1SORS. 

PEM WAIVERS I MODIFICATIONS REQUESTED 
PliRIICFAC!!IJJFS!AANliAI WAll[!§ /U®IRGA!JONSRFQ(IfST!'j 

1. \'IAIIJER OF Pfl.! SECllON 6-030J.a, TO ALLOW STORMWATER MANAGEMERT FACiliTIES (Sil\,4 AND BMP) TO BE 
PROVIDE!l'MlHINUNOERQRCUNDSYSTRIS'MTHINTHERESIQENllAlBLOa<SOFTHEPROPO:ElllEVELOPMENT. 
(SEPIINATEWAIVERRLEOD2553D-WPFM-DDH) 

2. MOUIACATION or SECTION 12-0508 FOR TREE PRESERVAllON TARGET. SED SHEET C-4A FOP OEVIAllON 
REOUESTSPECIAOS. 

3. MOOIF!CA1101J OF SEClliJN 12-0510 TO PEPMIT: 

A) REDUCTION INlliEMINIMUM OPEN PL.AN1lNG AREA EROM BGHT (B) FEET, TO A MINIMUM Of FOUR (4) 
FEETINOROERFORTREESTDSAllSF"YTHETRFECOVERREOOIREJ.!ENT. REFERTOLANDSCAPEPLANS 
HERElNFORCRAPHICOF"lHEPROPDSEO PLANTING AREA. 

0) TREES lOCATEO IN EXJSTIHC OR PROPOSED RIGHT-Of-WAY DEDICATION AREAS TC OOUHT TOWARD THE 
10--YEARTREECANOPYREQUIREMENTS. 

4. WAIVER OF SECllON B-07G1.3 REQUIRING TRAILS AND BIKE TRAILS SHOWN GN THE COI>IPREHENSIVE TRAILS 

PLAN IN FA>m OF THE STRERTSCAPE AND ON-ROAD BIKE 1RAILSi"STEM SHO\\N ON THE COP/fOP 

5. MOOIACATIONOfSEC110N12--D60L1BTOPERMITTHEREDU01lONOF"THEMINIMUMPLANTEROPENINCAR£A 
FORTREESUSEDTCEATISFYlHETREECOV£RREOUIREMENT,INFAVOROFTHATSHO\\NONTHECDP/11lP 
ANOASPROFFERED. 

6 MOD!ACATION Of SECllQN 1Z-051S.6B TO ALLOW FOR TRffS LOCATED ABOVE ANY PROPOSED PERCOLATIQH 
TRENCH OR BID-RETENTION AREAS TD CQ!..INTlDWARDS CCUNlY1REE CO\ffi REOUIREJ.!EN1'5. 

7. API'UCI<NT REQUES15 A MODIA~AllO~ OF lHE .o.BEA TD BE COUNTED FOR lHE S~ INTERIGR PARKING LOT 
LANDSCAPING (12-()514.2) TO INOlJllE AllEAS OF THE PUBUC SlREET 'I\'. 'B' AND·~· AllB lHE D:f'OSEO SURFACES 
QNJ!jff.o.llKING!lEOKASSHOM-IONSHEETUWI. 

lliEFOU.O\IINGPFMWAIVERSMOUIACATIONS6THRU9AREREQUIRffiEROidTHEDIRECTORTOSUPP~TlHE 
DESIGN ELEMENTS AND PROFFER£0 COMMITMENTS CF THIS APPUCANT AND COP/FtlP. APPUCANTREOUESTS THE 
BOARD SDPPORTlHESE PfM WAIVERS ANO MOOIRCAllCN ANQ DIRECTlliE DIRECTOR TO GRANT THESE 
WAIV£RS/MODIACATIONS AT SITE PLAN. 

8. WAIVERDFFFMSB::TI0071NFA~OFTHETRANSf>CRTA1lOOOESIGNSTANOARDSFORTHET'!'SONS 
CORNERURBANCENlrn. 

PfM SECTIQN 6- STORMWATER AND BMP CODE REQUIREMENTS 

9. BEVIAllONS/MOOIACATIONOFREQUIREDSWI.IANOBMPCRITERIABYlHEOIRECTOR,OPWESASOUTUNED 
IN THE "STCRMWAlER MANAGfMENT OESIGil PFM DEVIATIONS NARRA1lVE"CUTUNED CH STORMWATER 
M~AGEMENTSHEETSANOASFOLLOWS: 

A) ALL REOUIREH DEVIAllONS OF PFM SECTION 6-13Q4.2C TO ALLOW FOR INSTAlLATION OF PERMEADL£ 
PAVEMENT SYSTEMS THAT UTIU2E INAlTRAllON TO BE CONSlRUCTED ON IN-SITU ALL MATEiliAL 
PROVIDED FlEl.ll1ESl'5 SHOW ADEQUATE INAL1RA110N RATES EXIST FOP IN-SITU MATERIAL 

D) ALLRECIJIREDOEVIA110NSDFPFMSECTION6-1304-.2FTOSETTHEMINIMUMHORIZOOTALSETBACKS 
Fm BOTH INALTRATINC AND NON-INAL1RATIHG S'I"STEMS FROM OUILDINC FQUNOA1lONS DE REDUCED TO 

ZERO (D) FEHIIJ ORDER TOF.I.CIUTATE INSTAU.ATIOO OF PERMEAEL£ PAVERS IN AN URBAN 
EIJVIRONMENTSETFORTHINTHElYSON'SCORNEROESICHCUIDELINES. 

C) ALL REQUIRED DEVIAllONS OF PFLI SECllON 6-1304.4J TO ALLOW UTIUZATION OF" INALTRA1lON RATES 

L£SS THAN Q321N/HR FOR DESICN OF INAI..JR.I.llON SYSTEMS UTIUZED TO MEET THE COI>IPREHlliSIVE 
FLAN REQUIREMENT FOR RETDmON OF THE RRST 1' Of RUNOFf ON-SITE. 

0) ALL REQUIRED OEVIAllONS OF PFM SECTION 6-1306.3FTD ALLCW FGR ANY OEITNTICN FACIUTf 
LOCATED'MTHINABUILDINGOPGANAGESTRUClURETDBEGO\IEHHEDBYBUILDIIJGCOOE 
REOUIREMEllTSFORACDESSANDMAINTENANGE. 

E) ALL REQUIRED DEVIATIONS OF PFM SECTION B-1307.2C TO ALLCW FOP INST,I.LLAllON Of BID-RETEN1lON 
FACIUTIES THAT UTIU2E IHRLTRATION TO BE CONSTRUCTED DH IN-SITU AlL MATERIAL, PROVIDED FlELD 
TESTS GNOW AOECUATE IHAL1RATIGN RATES EXlST FOR IN-SilU MATERIAL 

F) ALL REQUIRED OEVIAllONS CF PFM SEDTION B-1307.2E TO SET THE MINIMUM HORIZONTAl SETBACKS 
f"ROMBUilDINGFOUNDATIONSBEREOUCEDTOlERD(O)FEETIIJORDERTOFACIUTATEIHSTALLATIONOF 
BIO--RETENTICNSYSTRISIIJANURBANENVIRONMEflTSETFORTHINTHET!'SON'SCOOHEROESIGH 
WIDEUNES. 

0) ALL REQUIRED DEVIAllONSOF" PFM SECTION 6-1307.21' lD ALLOW INSTALLATIDIJ OF" BID-RETEHTION 
FACIUTIESINTI1E\IICINITYOfLOAOINOOOCKS,VEHICL£MAINTEN~CEAREASORCOIDCCRSTORAGE 

AREASTOACCOMMOUA1ETI1EURBI\tJEil\IIRONMENTSETFORTHINTHETYSON'SC~IJEROESir>N 
WIOEIJIJES. 

H) AU. REQUIRED OEVIAllONS Of PFM SECTION 6-13B7.2GT0 AlLOW FOR THE MAXlMUM DRAINAGE AREAS 
TO DIO-RETEilTION ALTERS UTIUZED FOR RETENTION OF THERRBT1.0F RUNOFf BE EUMINATED IN 
~OERTOACCOMMOUA1ER00FTOPRUNOFFFIPEDTOPROPOSEDSTRUClURES. 

I) ALL REQUIRED BEVIATIONS Of PfM SECTION 6-1309.2C TO AlLOW INSTALLATION OF TREE BOX ALlERS 
IIJTI1EVICliJITfOF"LOJIDINGDOCKS,'IEHICL£MAINTENMlCEI\IIU.SOROUTDCCRSTORACEARU.S TD 
ACCOMMDDATETHEURB~ENVIRONMENTS£TFORTHINTHETYSON'SO~NERDESIGNGUIDE!JNES. 
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COP DEVELOPMENT TABULATION 

Building Height [1] Range of 
Stories [2] 

Min. Max. 

55' I 90' 5-7 

TOTALS 

Use[3] Building GFA Dwelling Units 

Residential 295,000- 450,000 275-400 
Non-Residential 0. 12,300 

295,000 -450,000 275-400 

FOP DEVELOPMENT TABULATION 

Building Height [1] Range of 
Stories 121 Use[.3] Building GFA Dwelling Units 

Min. Max. 

55' I DO' 5-7 Residential 295,000 ~~50;~~~ 275.400 

Non-Residential 

TOTALS 295,000-450,000 275-400 

W0Us[4] 

46-66 

46-66 

WOUs [4] 

46-66 

45-68 

Parking 
Permitted/Providad Loading 

Non-TOO Districts [5] Spaces [6] 

Min. Max. 

327-475 413-602 
0-55 0-80 

327-530 413- 682 

Parking 
Permitted/Provided loading 

Non-TOD Ds[tr[cts [5] Spaces 161 

Min. Max. 

327.475 413-602 

D - 11 D- 16 

327-486 413-618 * APPROXIMATE 

[1] Building height is measured from average grade and includes the podium and any social roomsfusable area on the roof penthouse levet. Building height 
does not il'clude architectural embellishments or mechanical penthouse; such features may be a maximum of 20 feet. 

[2] The number of floors shown is conceptual and may be adjusted provided the maximum building height is not exceeded. 

[3] Non-restdenlial use as indicated in this tabulation may inelude a varlet)' of commercial uses such as, but not limiled to, eating establishments and fast food 
reslauranls as well as public uses and residential amenity spaoe. (See ProHers.) 

14] The numberofWDUs to be provided is estimated and will be Galculated at the time of site plan based on tha number ofunitsto be constructed, the 
policies sel forth in the Comprehensive Plan and lhe Tysons Corner Urban CenlerWorkforce Dwelling Unit Administrative Policy Guildeines. Being tocale<l 
beyond 114 mile ol a Metro slation, any Ul'its crealed with WDU bonus floor area will be excluded from the 20% WDU calculation. 

15] The minimum required and maximum pennltted parking spaces for each use were calculaled in accordance with Sect. S·509 of the Zoning Ordinance. 
which is restaled below for I he primary uses proposed on I he CDPfFDP. It Is understood that commercial uses have differing parking rates but for I he 
purposes of this tabulation, parking was based on retail sales establishmenls ratos. Residet'llal parking was based on an average mix of 55% 0-1 bedroom 
units and 35% 2-bedroom units. AI the t1ma of si!a plan, parking will be provided based on the specific uses, GFA. number of units and mix of bedroom types 
and the minimum and max[mum rates set forth in Section 6-509 of the Zoning Ordinance. 

Primary Use 

Non-Residentral (rei ail/service etc.) 

Parking Permitted/Provided 
Non-TOO Districts 

Mil'imum 

75% of rates set 
forth in Zoning 

OrdtnanceSecticn 
11-104 

Maximum 

11 O% of rates set forth 
ir1ZcningOrdinance 

SectiOI' 11-104 

16] Additional loading spaces may bo provided as 
identified at the time affinal sile plan provided such 
spaces de not negatively impact the streetscape or 
substantially increase the width of the loading 
enlrances. 

LAND USE MIX 
Use GFA ·Percentage : FAR 

Re·s;faentiat .. __ __._29s~aoo~-437;J·ryo -·-~o&~§~~L.L1~1a~1u5··· 
Non-Residential 0- 12,300 0-3% 0-0.05 

TOTAL ___ 29_?,_o..,o.._o c._· "'•s.,.o,..,o_...oo._--L_ __ _ 1.16-1.60 

I1] Percentages are based on the maximum GFA scenario. 
{2] Calculation of FAR is based on land area and dens[ty credits tctaling 

250,628 SF 

INTENSITY TIERS 
Intensity Tiers I Land Area and ; GFA FAR 

Oensitv Credits 
< 1/2 mile 106,372 SF I 189,000 12] 1.78 
Non-TOO 144,256 SF I 261,000 [3] --·-,-_.-,--
>1/2 mile 

TOTAL 250,628 SF 450 000 1.60 

I1] Intensity oalculalions are based on the maximum GFA scenario. 
I2] Includes 42% of \he building GFA. 
[3) Includes 58% ofthe building GFA. 

WORKFORCE HOUSING BONUS [11 [21 
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 0 [3] 66 

[1) The Property is located beycnd %mile from a metro station and 
thus is entitled to bonus intensity for the provision of Wcrkfcrce 
Dwelling Units (WDUs). A be nus of 20% cf residential GFA is 

permitted for the provision ofWDUs. 

[2] Calculaticns 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} In eccordance with Comprehensive Plan reccmmendations, 
beyond a 1/4 mile of a metro station, any units created with bonus floor 
area should be excluded from the 20% WDU calcu!etion. 
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Table12.3TreeProservatJellTerge\Cillcula\iellSalld 

~rtr-de'II!IOI"'ont~"'aarnl•llnglreeoanopyOrom 
Esi~UnuV011ol.allon M•Rl(SF)~ 

P~it"11la;o Qfg,.,•• oiiil·a· ... ,;·;,o.,. ... d by o~i•iing lfoo 
oonop)' ~ 

P""'artage dlt'~ya"'l"'~c,.,"'"Y "''IJire<l roroll& • 

~oroantillloaltbo10-jlaori""'"""""Y"'~Ireman<tMI 
•'louldbo mollilroogh lr~~Prli'H"'Uoo ~ 

<>ropoud p•rcanl~o of a~napy reQylrtrmanl Ulai·M~ b& 
mBIU!roughlroaprl!!O!WUOO"-

Ho• J'I~T~ Preo~r.ra~on Targelminimum •~"" mot?l No 

~Nolbr llno AU, Ul~n ~ roqu&!llo dO'~riUli:UI1\he Tre& 
Prn•~~·••ILonT&iUol:•1all bep'<l\ldodan \ll&"lon lbol 

I~ tole• Oil' ormor~ of lile ]u!ltlloallo!l! ~!IOd <n § 12-ll51l~.3 
olo'l!ll'lilbanam~bwiOolpi<Mdo•nSle-sp""lll< 

.,.p,.,aua" of -~rv ~~~~ rl 
l!lop A 7 n.qulre• i ""::::,;!:~~i~'le p~~~:.~ 

Plooo lbl•lnform~llon "dorkllll~ 1G-jlearTh!&Cor,opy YES 
Coloul~ll<:ms 011 par~Girool"""lnToblo 12t0 

X\J:Y\iMIUW !lWO.IJO~W~1"JDllfi]IO ~~To;o Co>""~ l!n~"L"O 1«;11 0/ IO) <aJ91••~ 121 

PLANPREPARWBY:NELSONR,KIRCrlt4ER,RLA 
ISA CER11F1Ell ARBORIS! ~0. IJA-4720AIJ __ !_.{~-· 

SICNATIJRE~_DATE~'\" 

Jult11.2014 

.... ~ 12-ll508 2 

Pr<:,t~a Yoo orrlo 

Ptn11~e•boornombar. 
ooo .~ 12-C10S 3 

I••~ ~ 12-0508.4 

.. 
~ 

"" ''"" SIJCCESSIONAL AREA CO\o£R PRlMARY 
INCEX TYPE STAGE CONDinON SPECIES 

SHOWS GOOD SEE COVER TYPE A !');VELOPED N/A 199,313 SF 
NO HEALTH & (nus SHEEl) 

VIGOR 

B ~~~OPED N/A 51,315 SF SHOWS GOOD SEE COVER TYPE HEALTH & (THIS SHEET) VIGCR 

TOTAL ~5fs§§8 A't AREA 

VEGETA110N OOVER TYPES 
AREA-A lili£A=.Ii 

lie~ opooo- Amerlcon Holly 
faguo grandllolio- Americon Bcecb 
Mag:~olle grondllo11Q - Souther~ Mog~cllo 
Populus "var"- 0Q\\on\1Qod 
i).]arCils pb~lloo - Wlllo\1 Oo~ 
To~odl"m d1oHoHum ~ eoldoyorass 

Junlparue'l!rgininnc-EasfcrnRcdccdcr 
Pinus cirobuc- Ecc\em 1\hj\a PI~• 
Pnmuc ~ )03dooncfc -Yoshino F1owcrlng 

Ch•rry 
P}I"US Gailer)"ORG-Cc~ery Poor 
Quorcus clbo- 1111iie Oo~ 
QoerCils rubro - R~d Ook 

• 
LEGEND 

EXISTING 
AREA TO 
OREDIT 
GANOPY 

THIN APPLICATION 
SERVED \IHH 
PROPOSED 
E 

/'\ 
\~ 
/'\ 

EXISTING TREE TO BE PRESERVED 
WITH NO CREDIT TOWARDS 
PROPOSED CANOPY GCVERAGE 

\~ 
EXISTING lREE TO 
BE REMOVED 

EXISTING CANOPY DATA 

TOTAL PRE -DEVELOPED EXISTINO CANCPY 
WITHIN APPLICATION AREA: 39,608 SF, 

TOTAL POST-DEVELOPED EXISnNG CANOPY 
WITHIN APPLICATION AREA TO BE 
PRESERVED: 2,673 SF. 

NOTES 

FOR PFM TABLE 12.10 TABULAR 
LANDSCAPE DATA SEE LANDSCAPE PLAN 
SHEET LO.DD. 

2
' b~~Ef~~~~t ~~~~EmA§HM~N~~os 

AND LD.OO. 
3. DETAILED lREE PRESERVA nON MEASURES 

HAVE BEEN DESIGNED FOR THE EXISnNG 
30'-CALIPER RED OAK LOCATED AT THE 
NORTHWEST CORNER OF THE SITE. FOR 
PPESERVAnON DETAILS SEE SHEETS C-4A 
AND C-48 

EVM NARRA1lVE 
nu: Sl9JECT 5H£ HAS 9EEN OC\UOPED 'Mni ONE E;.:JSTIIIG ~10-~ISE 
cmcr DUilOI~G. 2011 OF THE OC\aOPME!H K:COU~lS ~00 THE OUIL!li~G 
FOOT PRI~T AAEA AAG MID SURlKlJf~O!NG lAtlDSC.IJ'ED AREA. TH~ 
~Ell~tlli~G 8Gil Of THE =>T£ AREA~ ASI'HALTPARKlWllOT COM~OO~D 
1\flll U\»>SCA.P£0 Pl.UITI~GS THROUGH TilE ~AR'"~G IJlO. "-NG TilE 
PERIPflE!IY OF THE PAAICING AAEA. THE IIEGETAT!l~ .IJ'P!:AAS TO HAllE 
BEENIIiSTM.LEII\\tTilltl£DEVEI.OOI.!ENTOFTHEPR!li'ERTY,THEEXIS1lfiG 
~U\~T IJAlERI,I.L IS P~IIJIJlllY ~AT\JNE A~G SUB-r.4ATUPE VEGOA'nO~. 
n1EGENERALHE.\LTHN-IGCON0!110NOFllliSI'EGOA1IONISGOODAAD 
GEHEll~lL'/ 9-101\S GOOO ,_,GO!l ~JJU VllAUW 
\\tTHTHIS.IJ'PUGA11011niEPRDF'OSEDZONIHG\\tU.Bf:p1G. THIS:>TEIS 
SPECifliD FOO SIO!InC~IH ~EDEmOPI.tENT 'it!EJ!E 11-IE E)lsn~G BUilDING, 
SURFACE P~Ri<JNG ~ LAND~~~IIW 1\tlt DE REliG\£ AND RE!lrvf.UPED 
1\tTH LMDSCA!'Eil 'lr11t! VA~IOIJS CG!.IPOOENTS. 

OOMMENTS 

DEVELOPED OFFlCE BUJLDirlG, 

~~~~~ ~tt/~~B~gJING. 

85tff}8~~D ~~K~~~RIOR & 
LfRIPHERRL PARK NG LGT 

NDSGAPING. 
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Julyll.20l4 

Mr. Keltb.C.lli•~. Oit<Cror\ll'MD 
Po...,o\ConoervatlonElrll.liCh,OPWi':6 
O..J"'I"hh•ot of Pub be \1/orko al\d Em>ironmentnl Ser<tlc~e 
l...,dD.,·elapr>enl&rvlc...,IJthortF~rYAtManagcmc"tDivisi<.n 
120SSOov.rrnmcniC'enlerPalkwnr,SuWSlS 
r•lrf<>.-.;, Vltg!n<n 2~036 5003 

R1S: Am1uo....e<"W~aip...-lt 

Cot"'"P"«~lDctteloR""entl'lmt(CWJ 

=~~o~Toz..,a.D<!Pl<O#onR"'l'"ut" 

o-Mr.Knapp 

~ 

'11m1eltcl i!llo requ~al" devlniJon to lheTree Prtsom'tdlm• 1\u~l [1'!'!') rr:qu;rtm~nu forlhc 
nho~erefm:nro.l •IV. lnJunc:!2,20!0 !he Poll'fa.;Ccunty Board a(9uP"rvl•ot .. ~®pt..d UJr 
newzonilll!'dlolrld (o,·Ty•~nsf' .. <>rnn',thel'T'CDi•lrictl'lnnnod'l)'tlano<::cn\erl;rhRnD;striot. 
The ~bovo l"'f~rr:m:ed al!o, 'l'yRons C..ntral, lo !<x:atcd Jn Uoat P1'C D\>olrld- a~d iB asi>OO!at<-d wl11t 
I he r=rnlnB Cnnceplu~l Dadapmenl Plan (CDP1 numkr RZ 2011-PR·OOS. 'l'hh <l<vi~lion os 
rtqu..,tetl in 1\'Ualear.d I• base•! underlhe foll~wlngi>'.'O aliDWllble derlndnncond11iono..-s 
oUtlin~d 17< tho P~lrfiUI Connty Fuhllc fRdtl~e• Ma.nud !PJ'MI. The)'""' ao follow: 

l2·0JlJ63A(\I-w·-,e,...,meetlngi~TrcoPI"'ocr>'llboll'fnrtelwottldpreoladethe 
dovelopmeatofu>~•=d=>ltieR otlo"""'oe al1nw.-d hy <he Zonb>~ Orthna.nc< 

11-SOS ~/l(.1j- wllo"' <=<>nRtnlchon sctivitioo could be"'nooJWbl}'el<P<"'ted lnimpa~t 
ru::!Blill~ trees crf~mot<d "'""""used lc m~t the'l'n:c Preservation Target to UJ~ extenr 
ti«B<:<I'Oulduorl!ke!ysarvlvelnnheallhyand•tnte!Urnlly•ou"dm;umaola 
rnlnhnumoftil-}caTO!naccon!a.ncowllh;t;~J)<l•ldevelopmontstallilatd•fort:o"""'u'O 
for-..st..:la,..asprovldedlr.PPMI2-04D3aadt2-CH04 

Til~ tn,ol ""'~ting on-oil< canopy" ~\l.o!JS b'F, Tho exlmlng ooget~rlon npp..Uts"' b.a,..- k'"' 
pbnledWlththede""'lu""'""loffhe.mhj.-M,.;tr.A"igniFiOM!Ipcrtionolthe"itewillbom<oodaf 
.,;.tin~ !emureo. Th~ ~..t.Yelnpnumt wllltnclnda maJor rrd~g" nf the nbll:y jn/l"(IJitraetn!t", 
tho str""l ~rid, """'ell n•roriety:.>rba.n campnnont6 sucbRG bulldlo~lyJl"aalod u>rs, aotiveanrl 
po..slve rt:L'!d<lton nnd improvement.• an•<><i•trd Wltll the motro trnrloportatlon. 

The l>e~l• lor tb.l• d.,.,;nuon Ia ""'IT"'> lt-d a~ a tc•ult oftl>e 'lite m~;~=<i"E "«=o~ry -...-i!hr<l 
!hin purtion uftl..,'l'yo~n• C<>m~rUrhnn O,n\<l:";cd~nign. Thrn nito han a !O%onnopy 
requJ,......ont. w;u, the ....:t ... ·d~pto~tH co(lhl• d~ th• TPT wectarlcm rr.quif~m~nta oonnot De 
Jnlttllcd 
ltJsll<'n:byreque"letlhercd-.n!UI'MDdeemthf'autllnedTPTcondldou•,>md(heptu~jde<i 
la.nd!ICapo rlf:slg11, wW h:f!'by ptal'idea11d OR!io~rd UJo JG-ycar tr~ac.Qllopy requlrtman(l) 
Pleaoerdo;tnUJecom:oplial:ld•capeplanllrl!!pl>uUilorlhelandoc-<~padcolgn,tllll•~lotlonoll!ld 
rnmpt1rt:Hnr.Opn>IIOsedw•thlh:!oaullmlWil. 

Thank yon fur ;our lime and sttenili111 and •IID~1d )TO I haV<" a"y qnc~nona !It """d ~ddirion~l 
iaf~rmauon, plcoso de not h:oitnte to~ontaol our olio<. 
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LEGEND 

OISTINOTREECANOPYFOR 
THEESTOBEPRESER\IED 

EXISTIHOrnEECANORYFOR 
TREES TO OE ID.IOVW BY 
KAND 

4' ~ULCK LAYDI. TD BE Af'PUEll BY fMND 1111HOIJT 
~ECHANICAL EOOf'~EtH. 

O!JlOlESLOCATIDNCfPHASEITREEPP.OTECnotlF'ENCE 

OENOTESL0CATI0NCEPHASE2TREEPROTEOTI0NFENCE 

OENOTESROOTPRIJNEANOSUPERSILTFENCi 

""""""-1 
PRlOR TO ANY GONSTRUGTION ~OTI\IIllES 1HE TREE FRESERVATION 
OE:VICESFORTH£EXISTIHG30"REDGM~Al.LBEf;STAllEO.NO 
TRACI<EO OR \\I"IEE!.ED CGNSTRUCTiml EQ'JIP~ENT SHAll OE: AWl\\ro 

~~~~~gNo~~Ag:~~C~ ~H0i!r~JD~JIR~€ m~ ~~ \;11,11' 
PROTECTION. S£E ~m C-118 fOR DETAILS. FOllO\IlNG THE TRtl~K 
\;11AP ~sTALLATION THE PHAS£1 JREE PROTECTION FENCE(lPt) 
EtVU BE INSTAllED. 1P1 FENCl!>~: TO a£ ~X (8) FEET ~IGH CHAIN 
U~K FENCE. AS SHOVII'! ON 1HIS PlAN SHEET, BEHIND 1HE: BACK Of 
THE EXISTING CUIB & GUTTER. PRIOR TO EXISTING OJRO/CUTIER 
RE~OVAL, COOTRACTOF\ SHAlL ~IR SPADE A B" WOE AREA DIRECTLY 
I!EHI~O THE: EXISTING GI.JRB/GUTTER TO EXPOSE ~NO SEPARAlE ARY 

~r~ar:o~E:~~im: :rOMR~~c~~SJH~~ Br'~~~~~CURB 
ATIACHEil TO THE EXISTINO CURB & GI.JTTER SflALL BE ROOT PRUNED. 
INSTALLATION OF 1P1 SHALL BE INSTALLED AT ~N OffSET DISTANCE 
OfOil€(1)FOOTERI1ATHEOACKGFCURBTOPROVIDEAREAFOR 
THECO!f!RACTtl'l COMPL£"re:1HE CURBioJID GUTTER REMOVAL 

'MTH1HETf'1PROTECTIONII;PLACEAtl0THE:AIR5PAOEROOT 

" A~D J OR CURI3 ANO WTTER HAVE BEE~ REi.IGVED, THERE£!¥ 
PROI11BIT!NG SOIL COII'~CTION FROM OOCURRI~G \\ITtiiN "THE CRZ GF 
THESUBJECTTRE£.PORTIONSOF1HE:LOOSEAN0ElROKrni'A\£MENT 
MAY REQUIRE: REMOVAL OF SAID ~ATERIAI. 8Y HAHO RAKI~G "NO 
SHOVEI./WflEElEIARRliN. 

TO ASSISTIH CURB/GI.JTTER REMOVAL loJID PRIOR TO CURS/GUTTER 
REMOVAl. THE CONTRAGTOR SHAll S~W CUT 10' SEOTIOI'lS Of lHAT 
CURO/GUTIER fO BE: REMOVED. ADDIT!DNAllY, TO ASSSTIN REMOVAL 
Of ElaSTINC ~5PKALT AHO PRIOR TO ASPK~lT REMOVAL, rHE 
CONTRACTOR SH~LL OrFSrT AH ALIGN~ENTOF IOFTEROM THE 
EXISTif.!G CUR!lfi,:UTIER. ALONC 1HAT AUWMENT "THE COifTRACTOR 
ENAlL SAW CUT 1HE EXISTING AS"HALT ~~0 TH81 RROCE£0 \\ITti THE 
REi.IOVAL OF t:x!STING ~SPKALT AS OIJlliNEil J.i!OVE. AT RO TI~E 
SHALL TRACKED OR \\I"IEElED EOUIP~EtlT ENCROACH INTG 1HAT AREA 
llfiERE ASPHALT HAS BEEN RE~OVW, 

PRO~llYSACKI'lllED'MlHSOIL. 

SIJBSEOUENTlOASPHALTANDOJRD/GUTTERREI.IOVAL,THE 
CONTRACTOR SH~lL APPLY A I" LAYER APPUC~TIOI< OF ORG~HIG 
~A1ERIAL \\11HIN li1E CRITIOAL ROOT lOI'lE: (CRZ), FOLLOWED ay A 
UFT/APPUCATIO~ Of SHRflmED Ml.JLCH. 
WHEN ~Ll ROOT PRUHIJ>I: AC1WITIES HAVE BEEN COMPl.EltD THE 
PH~SE: ONE TREE PROTECTION FENCl!>~: SH~LL BE RELOOATEO Ttl lliE: 
LOCATII1lM-IERE1HEPKASEOOrnEEPmlTEGTIOHISSliOM-I(TP'l) 
AtoJDSPECIFlEDOHTHISPIJIN.TREEPRESERYATIONSICNAGE(SfE 
S!1ffTc-48)SHALLDE:LOCAltDANOATIACHEDTOTHE:TPrENCINO 
AT30FTDN-CEI'ITE!l.ALLPHASETI'KlTREEPROTECTI0Nfl:N'jHG 
SHALL REM~IH IH PLAct: FOI~ THE: OURA TIOH 0"" CONSlRUCTICN't 

EJIASE..)lo._1. 
PRIOR TO PROCEEDING 'MTtt DECK DONSTRUCTiml THE OE.';!Gt<ER ~UCER 
PllJHtllOCATIONS SH~LL DE STAREil OUT I~ 1HE Fltul. PRlOR TO 
AU!El PIUNG ltlSTAli.ATION AND AFlffi ~UCER PIUNG lOCATIONS KAVE 
BEEN STAKCO OIJr, AIR SPADE EQ'JIPMEHT SHALL DE BROUGHT 
DN-~TE TO DEIDlMINE IF THERE ARE: Alf( RODT/PIUNG COIIFUCTS 
AND TO EXPOSE T1-IOSE ROOTS THAT ~AY BE IN CO~FUCT W!Ttl TI1E 
INSTALLATIOHOF1HEAUGERPIL£S.IFAHYROGTZDNETANCI£S,OR 
INOIVIOUAL ROOTS ARE ENOOUNTEREO AT THE ~UCER PIUHG 
lOCATIONS. HA'ID ROar PRU~IHO MAY 8E REQUIRED A~O /OR 
RELOCATIONOFTHE:AOGERPIUHGLOCATIOH.UEMO'Mll13ENOTIF1EO 
48-KOURSINAOVAHCEOFAIRSPADE:EXCAVATIONTOAUGWAI; 
OPPOR1HNITY TO BE 0~-Silt: ~S T1-IAT PROU:SS PROCEEDS. AT NO 
TIME EHAll TRACKEil OR I'Mrn.ED GONSTRUCTIO~ E:QUPtJERT ENTER 
lfiTOTHE:TREEPROTECTIOI'l/CRZAREA. 

THEIXJMTRACT0Rs-JAI1ESTARUSliADEilRISREMOVALPROCESST0 
ASSURE: THATW'TH lliE:REMOVAL OFOEMOUTIDN DEBRIS NO 
CONSlRUCTD~ VEHIClES SHAll E~Cf!OAGH INTO 1HAT AREA \\HERE: 
CURB & CUTTER A';O ASPHALT K~\IE" BEEN REMOVED AND 
U~DISTURI£D SOIL EXPOSEil l\1lHIN THE AREA OF 1HE EXISTI~G TREE 
CRZ. 

lREE PROTECID~l SHAlL REMAIH IH PUCE FOR lliE OURATIOR Cf 
CO~SlRUCTIO~. ~LL DEMOLITION ~lO GDNSTRUCTIO~ ASSOCIATED 'M1H 
THE ~lEW DECK, TD HE: PERfORMED U~OER DIRECT SUf'ERVISIOO Of THE 
PROJtCT ARBCRIST. Ftl'l ~ODIT!ONAL THEE PREBERYATION NOIT.S SEE 
S!1ffTC-4B. 

"""" I. THIS PLAN IS FCR EJ(ISlJNG TREE PRESERVATIOI4 O~LY 

2. TREE PROTECTION FE~CI~G SKALL BE FOUR (4) FOOT HICH 
\'11TH FOORlEEN(14-)GUAGEW"':±DEDI\1RE ATIN:HEOTO 
SIX(S)FOOTSTEflPOSTSGRIVENElGHTEEN(18)11;CHES 
IHTO 1HE CROU~D ~NO PLACED ~0 FAR1HER 1HA!l TEN 
(10)M'ART. 
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PLAN PRERAREO R'f. NELSON P. K~CHNER, RLA PROJEOT/fll£ NO, 
ISA CffillflEO ARB::b ~A-4-720AM YY73813F 

SIGNAruRo!J , DATE/ .. /_, (,.,.,,A_ SHEET NO, 
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EXISTING TREE TRUNK PROTECTION 
(1\ EXHIBIT 
\@) 

EXISTING 

12\ 
\@) 

EXISTINC TREE TRUNK 
PROTECTION DETAIL 

rl'>'!j() 

Wooddur"mioh 

\ 

:-Lnnln~(olr.uin£; 
I 

~ 

.--Treoprore<tlooti:noe 

-si1~:"eno• 

~ ~=:::::::] 
Bukdltro>oh 11-:;,.orno 

"""'d1wi.Jth 

ROOT PRUNE DETAIL 

-Spread mulch by hand to a uniform 1hlakness of3-5 inches 

- Mulch shall cover as much of tha ant ire cn'tical root zona as 
posslbfe 

-Mulch shall consist of a woody material that has bean chipped or 
-shredded or other approved material 

- Mulch shall not lauch tha base of tha tree 

f3\ 
\@7 

CRITICAL ROOT ZONE 
PRESERVATION DETAIL 

TREE PRESERVATION AREA 

KEEP OUT 
NO EQUJPMENt ORMATEIUALS.AAE to BE 

STDPI!D olt Db:I'IJSin:o IN TillS AIU:A 

(COMPANY NAM8S AND CONtACT N liMA fiBS) 

PENALTY FOR VIOLATIONS SlRlCTL Y ENFORCED 

SPECIFICATIONS: 

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

-BACKGRCUND COLOR YELLOW 

,LETIER SIZE: LARGE: AS INCHES MINIMUM 
SMALL: .2e INCHES MINIMUM 

ts) TREE PRESE~,~~~'~N SIGNAGE DETAIL 

7915 Jones Brooch Orlye 
Tree Preserve Meas11res 

After survey stokecut of the limlts of disturbance/tree protecticn 
fence all measures w11 be reviewed on-site with the owner, project 
arbarist (PA) and ccntroat orborfst (CA). The tree preservation 
measures (TPM) to be installed will be approved by the owner and 
Fairfax Oounty UFMD. 

The Contract Arbarist is responsible for understanding the standards 
and requirements contained within this section prior to the 
commencement of any tree preservation work within the area of the 
subject tree, 

Substitutions or alternotive methods or materials shall be reviewed 
and approved only by the owner, UFMD, Site Inspector and Project 
Arborist. 

All tree pratectim measures must be in place prior to 
commencement of demolition, existing tree removal, site clearing md 
shall be maintained thrcugh construct1on 

Treo Protection Fence (TPF) 
TPF shall be 4' high, 14 gouge welded wire fence material attached 
to 6ft steel 'T posts spaced not more than 10' apart Tree 
protecticn construction signage shall be lccated ot the tree protection 
fence at a 3Cft spacing. See sheet C-4R Where root pruning is 
specified, TPF shall be installed after root pruning and prior to 
clearing and grading. As required, any installation of silt fence 
the area of the subject tree shall be coordinated with PA for 
installation to enhance protection and avoid unnecessary raot cuts by 
silt fence installation. TPF shall remaln in place fer the duration of 
construction and may only be removed after all aanstruotian is 
complete ond I or with Fairfax County Site Inspector ond I or UFMD 
approval. 

Wood Chip Mulch 
Install a mulch bed os specified for subject red oak tree. Mulch bed 
to provide o continuous mulch strip within preserved CRZ area at o 
minimum of 10ft wide along LOD and / or as specified in this plan. 
See sheet C-4. Mulch shall be installed tc a depth of at least 3" to 
4". Mulch shall be placed by hand without the use of wheeled or 
tracked machinery. Mulch shall not be placed more than ten feet 
beyond the LOD and shall nat be placed at a depth of no more than 
four inches. Muloh shall not contact the trunk base I root crown of 
the tree. Edging is neither necessary nor desirable for this application. 

Root Prune 
Root pruning is specified at and around the perimeter of where the 
new proposed deck oreo will align. See sheet C-4A. The location and 
depth of root pruning shall be as specified per Fairfax County PFM 
and os detailed on sheet C-48. Means and methods will be 
determined by Contract Arborist and based on site cons1deraticns and 
tree impact 
Roots over 1.5" diameter within CRZs of subject red oak tree shall be 
hand pruned. Deep excavations and pavement/curb removal will be 
reviewed when roots are exposed and hand root pruning methods 
determined during ccnstruction. Prime controotor and contract 
orborist to ccordinate with any super silt fence installation to 
minimize unnecessary root damage to tho 30" red oak, 

Trunk Prctectjon Wrap 
The existing 30" red oak tree trunk in closo proximity to construction 
shall be protected. If tho troe may be in danger of being damaged 
by construction equipment or other activity, the contract arborlst 
shdl protect the tree wlth a minimum of 3-layers of burlap wrap 
around the tree trunk with 2"x4" lumber encircling the trunk and 
secured tightly wlth wiro around the trunk and shall not damage the 
tree trunk. Tie material shall not be in contoct with the trunk. Tree 
trunk protection shall extend from the tree root crown flare to the 
first branch. However, wrap shall net be less than 12' high on trunk 
or up to the lowest limb (whichever ls less). Root flora shall also be 
fully covered. Wrap shall be removed promptly after construction. See 
details this sheet 
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SWM NARRATIVE COMPREHENSIVE PLAN GOAL III 
I RES.75 ACEE SITE CURRENTLY OONSISTS OF AN CFFICE 6UILOJNG AND PARl<lNG LOT. THE SITE CIIWNSTOTHE NDR'Tll AND STURMWATERJS CONVEYE01HROUGI1 CLIJSEDOONDlfiTSfORM 
SEWER SYSTEMS 10 AN OOSilNG OUTFALL (EXlSilNG WET POND 'A'). PLEAS£ NOTE THATUJRRENTLYTHAT SWM ANU SMP OONmOLSARE PRO\IlDE!lBV AN 00S11NG WIT POND (POND 'C) FOR 
TH!S SITE. TillS POND TllEN OUTfALLS VIA A UJM(I)NATIDN OFOP£11. OiANNELAND ClOSED CONOOFFS'l'SfEMSINTO EX!Sf1NG WEfi'ONO'c:' AND EVE!rnJIIlLV OUTI'Al..l.S !NTOSC!JTIS 
RUN.SEE51iEET17FORADEQUATEOUll'AU.DESCR!Pl10NANDMAP. 

OVERALL SWM COMPUTATIONS -TYSONS CORNER CONFORMANCE SPREADSHEET 

PRDPOSEOOONDmQNS 

Tysons Corner Comprehensive Plan Stormwatsr Conformance Spreadshest- Beta Version 4-18-2012 
Slta Name: 7195 Jonas Bl"iim:h Dri11e 

THIS APPLJO.TION DEPICTS A MUlTilEVEL RESIDENTIAL IIU!LOING. TilE WATER QUAlrTY AND Q!JANTTTY REQlJIRBo\ENTS FOR Tl£ DEVElOPMENT WilL BEAOiiE\IED'TllROIJGH A POTENTIAL 
CQt.IBINATION OF URBAN !li.O-RETEtmCN AREAS (TREE PITS), PERMEASLEPAVERE, INFilTRATION, SO!LAMENOMEN"fE.. STOII.MWATER PlANTERS. AND GREEN ROOFS WHID-i ME SHOWN ON TilE 
STURMWATERMANAGEMEI'ITPLAN.(SEESH!!ETC·ll) ALSO,ANEXTENDEDDETENTIQNVAULTEtuU..!.(IEPROVIDEDTOMEETLEED6.2REQU!REMENTS.SEE5HEETC·llFORPL.ANVJEW, 

OllANTITYREOUffiEMENTS 
TilE STURMWATER MANAGEMENT CONTROLS EOR TilE PROPOSEU OEVEEOPM~NTWJLL (16 AOi!EVEO 6V TilE OOSilNG WET POND(POND 'C)ANO'TllROUGii APOTEN"Tm..COM(IINATION OF Uill!AN 
(IIQ.RETENTlONAREAS(TREEP!TS),PfRMEABlEPAVERS,!Ni'llTRATJON,SO!LAMENOMENTS,ANDSTORMWATERfi!.ANll:RSTOiiELPREOUCETHEPEAKRELEASEF!ATEFORTHEGIVENPOST 
DEVELOPED STORM EVENT, PLEASE NOTE "THAT THIS EXISTING OOWN STREAM WET POND (POND 'C') !JJRRENTLY PRO\IlOEO BOTH QUANTITY AND QUALITY FOR TillS SITE. TillS SfORMWAlER 
PR{}GRAMWJLl(ASDU.LEOFORINTHETYSCNSCORNERUflBANCENTERCOMPREHENSIVEPLAN)BEEVAWATEOFOR"THREED!sriNCTCRITER!A.TllESCCRITEll.II\1NC!.U[):'ANEVAUIATlONFOR 
COMPUANCE WITH LEED, CAPTUR!NG/CONTROWNG TilE flRST ONE lND-l OF I!AlNFA!..l.., AS WELL AS THE DETENTION REQUIREMENTS OF THE PIR lN 9ROER1Q OESERIBE'TllEDETAILS OF THE 
PROPOSED SWM/UO ELEMENTS, WE HAVE SROKEN OUR COMPlJTATIONS OOWN lNTO TllREE PARts. 

PAPI!:LEEO 

TliE Fli<STTARGET FOR STORMWATER M.ANAGEMENTUESIGN W!l.L BE TOATIEMPTm MEET CURRENT LEEDREQlJIR&IENTS. BECAUSE THE PROPERIY1HA.T1S11iE SUBlECTOF lHlS 5ITE PLAN 
IS LES5 THAN 50% lMPERVlOUSlNTHE EXISilNG CO!WmON (EXISTINO SWM FACIUTY 15 PROVIDED), THE lEEO REQUIREMeJIIT (ANDTHEREFORETHETARGETFOO TiiiSf'lAN) IS THE POST 
DEVEl.OPME~TPEAKOISCHARGEF!ATEANDOUANTllYSHAl.LNOTEXI:&EDTl-IATOFTHEPREOEVELOPMENTFORBCTH11-IElYEAAAND:Z'I'£AII24-HOURDES!CNSTORMS .. Al.SOlEE06.215 
PROPOSED TO RE MET VIA THE VARlOUS RUNOFF RE.DUCTlON METHODS ANOJOR (IV A POTBIITTAL EXTENDED DETUmON VAULT. 

PARTli:PFMCOMPUANCE 

AoomDNALLY,PER'TllEFAIRfAXCOIJNTYSTANDAPDREQUJREMENT,THEPEAKRELEASERATEFORTHEPOSTDE\IEI.()PBl2·'l'RANDIIJ.'l'RDES1GNSfORMSWlllBEREDI.ICEDTOALEVELEQl.W. 
TO OR lESS "THAN TilE OOSilNG CONDmON l·YR AND liJ.'IR STORM PEAK PEI..EAS£ RATE FOR THE ENTIRE 5ITE AREA. THIS POSTOEVaOPED PEAK RELEASE RATE OONTROL Wlll9E 
lla:aMPUSiiEDTiiROUGHTHEEX!STINGWETPOND(POND'C')AND THEVAAJO!JSRUNOFFREDUCTIONTECHN!QUESEMPl.OYEOONS!TE. 

FAPTnJ;CONmOLCAPTURETHEFIRSTl" 
SEESHEETlfiFORFULLNAAAATIVE 

BMPNJ>.PRATIVE 
SEENARAATJVEANDCOMPUTATlONSONSHEETlJ. 

ALTERNATE/ADDITIONAL SWM OPTIONS AND CREDITS 
,-----·Tel TAL RUNOFf REDUCTION R6QUlllED 

TOTA!..RU~HRfDUCTIONPROVIDED 

RAINFALLUEPTHRETAIN8JONSI"ff 

RUNOFFR.ECUCTIONPNACTICE 
IORETENllDNfTREES)·Jane<BII>Ilch 

2B,!!73DT 
ID,!l<I7CFT 

l.OO!N 

OFFSilEAt1ERNAliVEiTOMOOGA1ESHORTAGE 

EQUIVALENT 
PROVIDED ACTUAtRUNOFF GEPTH 

1~VOL ilEQUIRHIICf) (CFj RETAINED RNDHESl 1/0LUMB RETAJNEQ 

5TORAGEINEXCESfi9~ l"SlORMPilOV!DEOIN PROPOSEOBUNQF~REDUCTION PRACTICESAIIAILABI.EOURINGI£EOEVENT 

Description RESIDEI"f\1\L 

Post-Dellelopmen11..aodColler 

BralnagePn!IIA 

LandCoVGrTJ'II• 
~orn•ll Pr.,erwdOpanSpao~­

'Jr>dJsturtx-<~, ~rolect<)d !<"""'~ad open 

OralnagaAreiiB 
LandCIIVGrTI'Pe 
rOies(IP=O/l'C(jOp<~~>Sf"Ce· 

Ulldis(urt:w.prerect<)dfor.,;lsll<lopan 

DralnsgePn!!IC 
LandCIIwrTyp" 
FP~USI'PresOIWI'lO!><-nSpca<>!-· 

Ur>dlsh~rbod.pmt""ledlore'"'"'l<lopan 

Man•g.aTurttocr"") 

DralnsgeAreaO 
LandCowtcTI'Jiw 
Fooesi'P•es(•!\'fldOpenSpac<· 
Ur>dl~tlllttid,i>f!)lec(edlo=t<mdnpon 

DtainsgnftresE 
UndCoV&tTI'JIO 
FOII>liiP'"""'\<ldDp;<nSpa<"­
Uod!3tu""-'<i, ""'t<>Clrdfl!r.,;rand~pon 

Tysoos Corner CompFOheosive Plan Stormwater Conforman~;e Spreadsheet- Beta Version 4-18·2012 

DrainageAre•APoat.DsiiBIOPmerrtLandCovsr HSGAso•ls HSGRSnlis HSGC.Sools 1i5GD.S~ols Totols 

RvCoefflcjente. 

Laad Cuver Twe• 

FocestiPros..,.clOpenSpece·L'I\Ii•tUltl•:!.protoctlld 
fllos•tandop.,spaoeerref<l,...ledtnr><! 

HSG A -.ea s"" .. kS-IiC Hsu ·o 

l.andCoverSummllry 
FD«lsl/Pre;;;;rvtldQpanSp.ace(ec:) 
WerghtadRv(!crwr/ 

':fof'ore!;l 

Manl!gedTuo1(scrcs) 

Weigh(cdR•ttutfl 

"'IJanl!g.X:Turf 

lnaxlrvoausCowrlacrsE) 
Rll(lmOOf'<lOUS) 

Ma""!JedlM 

TohlSitePn!a(aorae) 

SheR11 

Ralnfaii/FIUttDifEummary 

soli~ Sejls 

TarQatRdlri<alltoRetsrnOnsrte(onc;he5) 1D 
1·inc:hRainfaiiVci"II'Bfcre<r~reMe!ct) 20,87J 
VolumaNctCcmerledtcRu~od(ci) 4,0$3 

14nchRunotrVolwmf<;oTBrrtlreslte~et) 16,766 

RunoiTFieduc:tlonSummary 

RunoffRaduct>onVaturnaJleh.aved(d) 16,854 
TotaiRuncffVOiumeRstwrr6d(Qf) 2D,947 
Tobl Ne.a c:! SUn Caplured in a BMP (ac:ras) 

Conformance with ComprBhensilla Plan Gaal 

Tob!Slb Area Captured b)ls BMP (%)~ 
\.lNCLUDESOFF·SITEAREAS 

Ft~l!lfaiiDBpthRet.tlll!dOnsileJtochJB 

SlteNam .. :719SJoneeBrsnehDri11B 

Fn""'I'P•e•.,..,.,.;ap..nspac<!-~·~~~--·ooo~~~---··· ooo ·-·-"""""lf~oii--~ R><~"';Jo.25 

RAINWATER HARVESTING OSTERN SIZING CALCS 

A'e""fl•Montillv 
Rillnf;~ilii~M~•l 

ll.'l~"r.~l\l<lnthly 

R;•~f~ll (Cub•~Focl) 

A"'fil!l~Oa!IVR».nflll 

AMHERST 

Maoa(J!ldTuri 000 000 120 Rvtrmpe~-.lc"")095 

~p<li\!nusc:over'-------'"'------------""'----'-"'~D'"'A'"'<"'"'"'4;~~:~=,,-::~:~~ R>onnllfmr:'!1"R.olnfaii{,;I)"'1&,7BC 

Apply Runoff Reduction f'l"ilctlccs 

l!~p<H'Oo•• So,..;rln ~1a~ogo<!Turim 

Appi)IRuooiTFieducdooPrsotl,;;os Ccn•nb"tor.gOA !:;oOOlblltm~ O.A 
j~c) (oc) 

'= COMPIJTAUONSHEREONAREBASEDONAPPROXlMATIONSOFPROPDSEDRERVIOIJS{IMPERV!OUSAREA.ATTHETIMEOFFlNA!.. 
CONSlRUCUON Fl..MrJS, BASED ON FJNAL PERV!OUS{!MRERV!QIJS AREAS, THE FJNAI. SWM VOLUME RE.QUffiEMENTS Will BE 
DETERM!NED.THEMEnlOOOlOG'IUSEDSHAL.LBECONSISfB\ITWITHlHATSHOWNiiEREON 

AllGRAO!NGSKOWN!SCONCEPTUA!..ANDSUBJECT10CHANGEWITHTHEFlNAL5lTEPtAN 

All5TORMWATER MANAGEMENT FACtlmES MUST BE PR!IIATELV MlliNTAlNE!lAND A PRIVATE MAlNTENAN!& AGREEMENT 
WlLLBEREQU!REDEEFORE"THECONSTRUCT!ONPLANISAPPROVED. 
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PART 1: LEED COMPUTATIONS 
EXISTING CONDIDON 

WI!Il'll-20 PRIN'l'ml PJ.l:X PILE BEGINNIBI> OF lliPtr.r DATA LIST 
TRZO.IIIIP 

WI!Il'll-20: vnsnw: 1.10 

=~G-=,~!.'9 

S'lOI\W.lii«.L'ISIS: 
2-n 
2-n 

GLO&ALOO'H'U'l': 
2 

AK!!KRST-t!IIP/IDP 
FA18TIBGCOMDITIONS 

TIP!l!l 
nEE II 

RMil!:OFPRl!lTEDPAGEFILE: 
TRZB.DUT 

AI'Wr. 01\ O!IA!m.GI RUN Gi.GB. RUNOFF ---------··· PEAK lrLOII ------------
Rl'.ACII li1ID. lD Ofl A*l!llfl !.LEVUlON TIME RAn RAni 

(SQMIJ (INI (E'T) (RII) (CPS) (CSM) 

~ 

AI'Wr.OR D!IA!RAGR RADIGAGE. nDIIDFF ----PEAitFLOII------------
IWU::B AP.D. IDOl\ AMODIIT !li.EVl.TIOl\ TIMIII RATt RBTt 

IDENTIFIER (SQMI) LCICATION (IN) (E'T) (l!R) ICZS) (CS!l) 

[§] 

TffiAL RUNOFF VOWME (EXISTING CONDillONS) 

i~=:~~~~g~:;~gm~~~gm~=:~;::~:~ 

EXISTING CONDITION 
11e5JOBI9BIWiORMI 

DISTINGP&IIl!:IIn!lAS!lRBTtB 
F.URPJ.X CODNl'Y, VlRBII!IIA 

SUB-AI'Wr.SOMIW\YTlBI.R 

llliii·AI'Wr. O!IA!m.GI TIMIII DF CllRVX RBCI.IVING SIJD-AP.U. 
AI'Wr. COliCII.N'I'RA'I'!DI> NliHBD R1U.CR OZSClUPTIQll ::: ,.,,·--'"'-- --- ~:~-~=~~=:,::~--------

719SJORBSP£AKCBDIUVX 
:tXISTINGeEAKIIn!lAS!lRBTtS 

EAIRFAX COOIIT:t, VIRGINIA 

!Mll\OGRAPIIPEA!t/P&IIl!:TIME'i'ABLK 

Stiii·AI'Wr. F&lll!:FLIJWA!iDPEAKTIMI!:(RII)JURADIFAL!,RBTIIRNFERIOD 
Ofi.RDCB 2-KR 1-'lR 

(GFSJ (CFS) 
(l!RJ (l!R) 

'""""" Jdiii!.R&T 3.15 1,53 
12.02 12.0$ 

PROPOSED CONDIDON 
li!JWR-20 fRIJi'1Ktl PJ.l:X PILE :BBG!!INING Ol DIP!IT !lATA LIST 
TR20.IIIIP 

MIIWR-20:VDSI001.1Q 

A!I!WIST OOPIFDP 
P!IOP08FDCCWl1TlON8 

GLQ&ALDUTP!l'l: 

' 

'-' 
2.' 

IUN'l'E-28 PRlli'I'l!D PAGI!:FILE ENDDFINPOTRUALIE'T 

AMI!IRST-CDl'/FDP 
l'RCl'O.SZDOOIIDITION8 

RMil!:DFPRill'l'EDPAGEFTLE: 
ma.our 

AI'Wr. 011 Dlllil'1lGJi: RAni GAGE !l.!lliOFF --~--------- PEAit FL01i ~--~--------
RDCB AI'Wr. IDOl\ AMIJONT r.IJWATICI> TDIZ RA'n RATt 

(8QMI) LCICATION (IN) (E'T) (D) (CFS) (CSM) 

~ 

AI'Wr. Cll DRI.llilGE MIN Gi.GB. ll!ll!OFF ------------PEAK FLOW------------
RDCB AI'Wr. lD 011 A*l!llfl ZLEVM!IWI TIME RAni RAn 

lDXIITIFIER (SQMI) LOCATlON (DI) (E'TJ (RIIJ (CF8) (CSM) 

~!!ill 
TOTAL RUNOFF VOW ME (PRQPOSffi CONDffiQNS) 

i ~~~~: m~~i:m ff~l~ imm~~:= =~:~~ii]: ~: 

LEED ffiEDIT 6.1 REQUiREMENTS 
THE 5m HAS EXJS'DNG DETENTION FACIUTlES (OFF SITE) Wti!Ol HAVE BEEN DESIGNED TO MlMIC TliE PEAKRS.EAS!: RATE 
OFlHE UNDEVELOPEU PARCEL (C•0,30) DEFORE THE EXl5nNG DMLDPMENTWASCOr-IS'TRUCIID, IT!S LDRn!IS REASON 
TllE5m15CONSIDEREDAS"UNDEVE._OPED"ORLESSTHAN5Cl%1MPERVJOUSFORTl-IEf'EJIKRElEASERATEOOMPlJTATfONS 
(eASEl), THUSTHEPEAKDlSCHABERATEFORTHE1-'fRAND2•YR2HIOIJRIJESION5lORMSiW.LNOTEXCEEDTHEE<ISTING 

""-
SINCE Tl-IERE ARE NO EXLSDNG STORMWAlER VOLUME CONTROLS FOR lllE S!TE n;E POST -QE.Vi'LOPEO VOLUME EDR THE~ 
YEAR STORM MUST BE REDUCED EY 2.5% RELATIVE TO THE EXISTINGCONomoNSVOLUME(CASE2). TliEREFORE.ANY 
ADDffiONAL STORAGE REQUIRED SHAlL BE MEET WITH RUNOFFRWUCTION PRAC11CES. 

2.-YEAR STORM (VOLUME REQUIREMENTS) 
AllOWABLELEEDVOLUMEREL£A.5E-17,00S"CUFTXfl.7S-J5,254CU.FT. 
REQUlREOlEEDIJ{)LUMEREDUCTION ~4B,9:!5QJFT-35,254UJFT= 13 BI1QJFT 

1-YR AND 2-YEAR STORM (PEAK DISCHARGE REQUIREMENTS) 

AllOWAPLEPEA.KRElEASERATE,l-YRSTORM: t.SlCFS 
ALlOWABLEFEAKREl.EASERAif-2-YRSTORM: 3.15CFS 

LEED CREDIT 6.1 NARRATIVE 
Tl-IEVOLUMEEREDIJCT10NREQUJREMENTSOFlEEODREDlT6.1SiW.LEEMETVIATHERUNOFFitEDUCT10N"TRJ1NIQUE5 
DEPICTED ON SHEETC-11 AND alCULATED ON SHEET 14. AS Cfr.N BE SEEN THE TOTAL STOAAGE VOLUME FROVlOED lSEQI.JAL 
TO THE SUM OF THE STOAAGE PROVJDEDTIJ DSTAJN THEFlRST 1" OF AAmFAlLAND ANY ADomoNAL STORAGE PRO\IIDEO BY 
TliEVARJOUSRUNOFFREDUCT.lON FRACTlCES. ASCANBESEENlNll-!EOOMPUTATlO~SONSHEET 14,APFROX!MA.TELY~~.2B1 
CFTOFSTORAGEHASBEENPROVJDEOTOilELPMEETlllELEWREQU!REMENTOFROt>OFfVOLUMEREDUCTION(THIS\IOLUME 
DOES NOT INQUDElllE STORAGE PnOVJOED IN THEOFFSlTE SIO-RETBmONTREE PITS THAT TREAT JONES BRANOi DRIVE 
RUNOFF). ASaNBESEEN,THERUNOFFREDlJCT.lONPROVIDEOlSGREATER1tWIWHIITlSREQUIREDTOMEETTl-IElEEO 
ALLOWASLERE!.EASE.lllUS,THISS!TEOOESNOTEXCEEDTHEALlOWABLERtmOFFVOLUMEFORTtiE2-YRSTORM. 

THEALLOWABLEI'EAKRE!.EASEI!ATES\iALLDEMETVIATHEPUNOFFREDUCDONSPRACTicrsEMPLO'I"EOAI'OONOTHESITE 
ANDBYTllEEXIc:TlNGWETPOND(POND'C')WCIICRHASBEENDESIGNEDTt.lltEOUCETHEOVERALLPEAKREL.EASEAAlEEDR 
TillS SITE TO THAT OF AN UNDEVELOPEO CONDITIDN. FlEASE NOlETHATTH!S EXLS'11NG WET POND WAS DESIGNED USING 
Tl-IE14HOURSTORMEVENTS. 

LEED 6.2 NARRATIVE 
LEEDCRED!TSSE.l:SHALlREQUIRETH!SSITETt.l1REA.TlllESTORHWATERRUOOFFFROM90%0FTHEA\r'!:RAGEANNUAL 
RAINFALL(l.D"FORHUNlOWATERSHEDS)WllliABW'{S)CAPASLEOFREMIJVJtiGiiD%0fTl-IEAVERI\GEANNUALPOST 
DEVE._OPMENT SUSPENDED SOUOS rTSS). AS Cfr.N BE SEEN IN THE COMPUTATtONSBaOW, nu5 S!TESHALl COMPLY WITH 
THISLfEDREQUIREMENTVIAlllEVARIOUSRUNOFFREOUCTIONDEVICESANDf'OTEtmAI.lYANOOENOEODETENTlONVAULT. 
REFER TO SHEET 14 FOR SIZING COM~lJTATfONS, 

LEED 556.2 (WATER QUALITY) COMPUTATIONS 

)NFilTMTIONTRENCH 
BIOR!'TEIIONRLTER 

I(URB EXTEN~IONS 

EXT.D!TVAULT 

~'=_ .. 

"" "' 
51.5S% 
11.1;5% 

750J%VA5WI\IIIANDBOOK 
9~00J>VASWMI!ANDBOOK 

~OJ%1JASWMIIANDB00K 

~OO'A.VASWMIIAND!lOOK 

l.S3 5ClW'IOIJA5WMilANDBOOK 
073 ~OJ%1JA5WMIIAN;)BODK 

TOTAl. WfiOHTED AVERAG'E TSS REMOVAl Eff!OENCV 

2.8~ 

1.S2% 

PART II: PFM COMPLIANCE 

PfM ALLOWABLE RELEASE RATE 
PERTlifPFM,f'OS'Hl£VElOPEDRELEA5ERATffOR1liE2YEARANDJ.ClYEAA.STORMMUSTNOTEXCEEDTliEEXISTINOCDNDITIONS' 
RELEASI:: RAlE. PEASE NOTE THATTliE EXISTING SITE DOES' HAVE STORMWA1ER.MANAGEMENT 00Nll!QL51N PI.ACE(OFfSI'TCFOND 'C) 
lliEREFORETHEPRE-OE'>IELOPMENTRB..EAS'ERATEISBASEDONA'C'FACTOROFB.~B(GRASS)FORTHEH'RS'TORMANDA'CFACTOR 

OF0.30FORTHEitl-YRSTORM. 

PFM PROVIDED RELEASE RATE 
THEP0STD£VELOPMENTRELEASERATEFORBOTllTllE2-YEA.RAND10·YEARS'TDRMEVENTSlSOON"mOli.EDBVE)(!S'11NGWEl"POND 
'C'. THISf'QNDHASBEENOE5lGtiEDTOCONTROLTHESU8JECTPRQPESTYWffilANA55UMEDaJRVENGMBEROF92 ASTliE 
aJMPLlTATIONS BELOW OEMONSTRA.TE, THE SUBJECT SITE SHAll BE IN CONFOI'.I'UWCEffiTHEA55UMED DEVELO~ENTWITHIN THE 
WATERSHED BY NOT E){CEEDWG THE aJRVE NUMBER CF g2 ANDlllEREFORE SiW.l MEETTIS5lORMWATER MANAGEMENT 
REQUIREMENTSVlATliEEXlSTINGROND'C', 

LAND USE- PROPOSED CONDIDON 

71S5JONII.SBRIJIC8Ml-CDP/ZDP 
PROPOSIDCOJ!OITIDHS 

FAIBFtX CODNfi, VDGINIA 

SIJD-lll!D. 
IODTIFUR 

IIYD=IC S~A!IV. =. 
!IROPOSID Ol'ZD SFJ.L:X; GIWI8 C011U. > 75~ IGOOD) 

PAVED FAl\IUNGl.OTS, ROOFS, Ill\IVEI!Ar8 

'"'' ... 
•• 81 " " 

BEST MANAGEMENT PRACTICE COMPLIANCE 
BMP FACIUTY OESIGN OALOULATIONG 

I, WATER OUALITY NARRA TWE 
CllRRENTI.VTliESfTECONS15TOf675AGR<:&Oi'C>ff,CEDEVELORMEi<TWITrtANAVERAGE. 
r,:FERVJ:lUSNESS OF BS'l. AAD EXISTII-!0 B.II.P Cot.rTROL HTI«! FORM OF Ml DJ5Tti!G WH POND 
1FotJD "C"j. TliE ENTtRE SllE 'NILL BE DEVELOPED AS A MUl TI.f"AMILY RESIOEtffi"-L USE TliE SITE IS 
lCICATEO I" A RESCURCE MANAOEIAEI-IT AREA otn"SICE TilE Oct:OOUAN WATERSHED AND SHALL BE 
COilS·DEIIEO I<EIV OEVELOP~IEtiTTliEREFORE 40'.f. PllOSPHOROlJS t!EMOII~L G REQUIRED BMP 
HEO'.JIRf:I.IEt;TS SHALL DE MET WIT~!:: USE OF Mlt!WATERHARVESTI:;G RAIN OARD:':N IBKl. 
RETENIDN),lNFILTR!Ill0t>FACILJT.ES.AND1REEPfTSt\JR6ANB.Kl·RE"lEJ;notJ) 

11. WATERSHED INFORMATION 

lila. PHOSPHORUS REMOVAL- "OCCOQUAN METHOO" 

~-· 
~-

Vli~lor%pplt~d;tf0•11nCI 

tOcou~u"" 1\'al""~"dJ ~ 

C~es~peala Bey P!l!seml.tar,A;oil 
Jl•o .. ~looruonO~ 

ono,opoa!.oBI>"JP"''"",.tranAroa 
IReU~It'IOpm~nl] 

p.og,rrF""rrP"'Ill•'oo~ 

"'-'"-'­
SO":., IF>;~r!.>. 001J1Iy3!1~ 

P"lrlc•W•I,.mCn<rn"i) 

40%(Fa<rfl>.G<'YITIYI 
5'.l"o (Pilnco Wt~looiC<!mlYI 

49. ~~ 4(l 0 
-- --

BMPNAPfWlVE 
THEDEVELDPMENTPROPOSEDONTHESH[!JECf5mwn.J.PROVJDEAFHDSPHDR0USREMQVAI.RATEOF 
40% AT A HINIMUM. lll!S Will BE ACCOMPUSilEO 8'( WAY Of THE EXISTING WETF'i::JND (POND 'C') 
AND/OR UD TECHNIQUES DESCRIBED IN THESWM NARRATIVE (Bio-RETaffiON TRfE PITS, AND GREEN 
ROOFS)ORTHEUSfOFSffiUCflJRALF!llERSYS"ll:MS(POTENTIALLYLOCA1EDJNIJA!Jl15WITHINTHE 
GARAGE), OR A COMB!NA7lON THEREOI'. FlNAl 051GN, I.OO>.TtON ANOTIPESOF BMP S'IS11:M(S)5H>'J.l. 
~~~llSHED WITH fJNAL CONSffiUc:TlON PlANS AND MA.Y BE REVJBaJTO AlTIRNATERAl..LOWED iff 

NOTE: 
ALLSTORMWATERMANAGEMEI'ITPACllJTlESWILlBEPRIIJATELY 
MAli'ITAlNED AND A PRNATE MAlffTBtANCE AGREEMENT WILL BE 
REQUIREDBERJRElHECONSffiDc:TlONPlANISAI'PROVEO. 

VIKA REVISIONS 
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H"OIA. 
CUTFLOW PIPE~ 
SIZETOBfDEfERMlNFOAT 
ANALENGINEDUNG-15"FOR 
SlNGLEVAULTROIJTTNG 

Of51GN AND DETAILS 
PERMEP PLAN 

TOSUILOJNG 
WATER SYSTEM 

GARAGE FLOOR ABOVE 

SUMPPITFORPUMP 
DESIGN AND DETAILS 
PER MEP/STRUcnJRAL 

A 

_j 
• ONE OIJTFLQW PIPE PER VAULT. LOCATION TO BE DETERMINED 
WI111ANALENG!NEERJNG.DUTFALLMAYBEPIJHPED 

**ANALNUHBFRANDLOCATIONOFINFLOWP!PESPERMEP 

NOTES: 
1)ANALNUHSER,SHAPE,SIZF,LOCATIDN,ANDDE51GNOF 

STORMWA1ER HANAGEMHITVMJLTS ARE SlJBJECT10 
GliANGEATTHETIMEDFANALEHG!NEERING. 

2)SLIPIQRTANDREINFORONGFORVMJLlSPERSTRucniAL 
ENGINEERINGFLAN5. 

CONNECTION 
TO PU~1P 

SUMPPITFORPUMP 
DESIGN AND DETAILS 
PER MEP/STRUcn.JRAL 

SWM/REUSE VAULT TYPICAL DETAIL 
NOI IOWif 

VA OCR STORMWATER DI<8113N BPECifiCAliON NO, 8 

""""~· · .. 0~~~·."'."."".' 
GOI<J-'i<f'l<l-lT>WTI 

wrnHI.\1!,'1.1.1 

''1-AL>HA\.,-1!_., 
.--1-moo.~''" 

"''"''"~~ow r:: . , 
QLO'CffilE ·~ :~:· ~f~'&~t 

StC11Cl ~::'~';;:,.:._~~~"~:,"~~~~ 

1YPICAL INFILTRATION TRENCH DETAIL 

CROSS SECTION VIEW (NTS) 

Fly~,5.2. Typ/Ciil5K!Ion-I<¥1•"-"""V<!J'!Iolr.dR'><>t 
/SO~I"C"-' Noff/lr>m VA RlljJioaai C<>mmlss/<w) 

1YPICAL EXTENSIVE GREEN ROOF DETAIL 

PLAN VIEW 

II 
~~~')I 
~m~ II 

STORMWATER PLANTER TYPICAL DETAIL 

SEE LANDSCAPE PLAN SHEETS ECR URBAN BIC.RETENTICN (TREE PITS) AND 
RAIN-GARDEN DETAILS. 

ALL STORMWATER MANAGEMENT fACIUTIES MUSfeE PIUVATaY 
MAINTAINEOANDAmJVATEMA!NTENANCEAGREEMENTWIU.ee 
REQUIREDBERJRETHECot.STRUcriONPIJII.IISIWPROVEO. 
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TYSONS CORNER OOMPREHENSNE PLAN S!ORMWATER CONFORMANCE 

CHECKLIST NARRATIVE 

THE PURPOSE OF TIUS NARRATIVE IS TO DETAIL ~E PROaESti B'fWHICH THE SUBJECT SITE MeETS, 
E)(OEE[)S., OR PROVIDES TO TtiE MIIXIMUM EXTE~T PRACTICABLE THE RUNOFF REDUCTIO~ 
REOUIREM€NTS OF THE TYSONS GORNER COMPREHENSIVE PLAH, 

COMPREHENSIVE PLAN STORMWATER MANAGEMENT OOALS· 

• THIS STORMIVATRR 14ANAGEMENT NARRATlVEEI(PlAINS HCWTHISPLAN PROPOSES TO MEET 
~ESTORMWATER R~UIREM<:NTS OF THE TYSONS CCRNER COMPREHENSIVE PLAN. THIS 
)lAARATIVE OESC:RIBES THE VARIOUS STRATEGIES BY WHICH THE VAIUOUS GOALS AR.E TO BE 
MET[S.G.V~GETATIVE ROOF. URSAH BID-RETENTION, PERMEABLE PAVERE ETO.) AS WELl AS 
~~~~~~~:~IES WE EVIILUII,TED BUT WERE UNABLE TO IMPLEMENT SUE TO 51TE 

FREFEH.!U£D.CF/'.stn:EFFQR.TSTO 
RE;STOREIWDIORSTASILilE 
Sfflf..IMS IN rYBONS COPJIER 
!;HCU~C.I\l~fll!fi}ICOURA.OEB. 
Tf1li'ABOVEGIJIDELINESARE 
IN"fl'"NRE!JTCtl!lFROYE 

~E~~§5ff6~AL 
YMUli'SCFS~SINTYSCNS 

::~r;~~~N:s~u:;/'ID."JR 

THE PEIUIEABL£ PAVER SHIILL BE O~SION~D PER OCR SFEO if;. 

:·~~~~B;~:~ul*:sES~~:~Do~i~~~ ~~:II SPEC 118 

~~6LRI~~..:'r':~~;~;~~~~~~~~~:;~~~~;;;~~PEO 119 
lH£URaANEio-I'IETENTIONTREEFITSSHIIU.B£0£SIONEOFERIK<R 

. ~~~~~~!~:£~~~E~~1!~1~¥o~~JJL~~~~~~H~ 
OHIINNELS,EXTENOEDDET£NJ10NPONOS.VEO£TII,TIVEFilTER 
STHIPS,ANDSHEETFLOWTOCONS.ERVATIONAREII~ II,RENOT 
PR.o\OTICABLE. 

SliiNOOOidpUTIIliONSHAVEBEENI'flOVIOECTHIITVERIF'fTHEREOUHTEO 
STORIIOEHIISBEENMETfOREACHIILT.ERNATIVE. EAOHOFTI1ESE 
~~~~~~IS IIOEQUIITELY SIZEOFORTHE F'ROF'OSEOOIIAINAGE AREAS 

THESEPRioCllO.ESOOMBIIIIEOYIELBANONEITEANOOfF..SIT.ERETAINEO 

~~~~:d"~~~~O:ci~~~C):i~~~N~~~ ~~~~~Eu:~'6wro 
FORTHELEEOR.o\INFIILLEVENli.URBIINO.ESIGNGUIDELINES.NEFOFOR 
PENTHOUSE.ANOSiONAI:URESK"iUHEARCH\TEClUREPREc;LUDETHE 
ABILIT)'TOKEEPIU.LROOFSFLAlANDAVAILASL£FORSWMFURP<lSE5. 
Oi\IENTHESECONSTR.o\IIIITS,AlOl,.\LCONTROLlf'UAHEAOfS.lOAORES 
OR82'>1.0FT!iESITEHASBE£NID6:NTIFIEDANODE!oiONSTR.o\TES•TOlHE 
loiAX11.1UMEXTENlpR.o\cTiciiBL£"W£1111Y£METTHETYSCNSOCRN!;;R 
:~~~~~~ENSIVE PLAN GOAL TO RETIIIN.'REUSE THE fiRST INCH OF 

THE TYSON'S CORNER COMPREHENSIVE STORMWATER MANAGEMENT PLAN SHALL BE 
IMPLENENTED VIA THE USE OF URBAN BID·RETENTlON (TREE PITS), RAIN GARDEN, SOIL 
AMENDMENTS, PERMEABLE PAVEMENT, AND INFILTRATION. THE ROADWAY ROW AND 
STREETSCAPE SHAll BE CONTROlLED, WHERE POSSIBLE, BY INFIL TRATJON AND TREE PITS THAT 
ARE STRATEGICALLY PLACED TO MAXIMIZE RUNOFF INTERCEPTION. EACH BUILDING"S ROCF AREA 
SHALL BE CONTROLLED BY A COMBINATION OF INFILTRATION AND STORMWATERPLANTERS. 
BElOWJS A BREAKDOWN OF THE IMPLEMENTATION ITEMS ON THE STORMWATERCONFORMANCE 
CHECK LIST; 

>- Tl-IE OOtJIPUTATlONS PROVIDED ON SHEETC-12 CALCULATE THE REQUIRED TREATMENT 
VOLUME OF 1" OF RAINFALL OVER THE ENTIRE SITE COP AREA REGARDLESS GF ROW 
DEOICATION. 

~ THIS SUBJECT APPLICATION PROPOSES NO NEW OR INNOVATIVE BMP'S NOT 
PREVIOUSLY IDENTIFIED BY THE COUNTY. THIS APPLICATION DOES NOT PROPOSE Tl-IE USE 
OF TIER Ill APPROACHES TO HELP RAPTURE/REUSE THE FIRST INCH OF RAINFALL. THE 
STORMWATER MANAGEMENT DESIGN FOR THIS SITE SHAll INCLUDE PRACTICES THAT ARE 
DOCUMENTED IN THE OCR RUNOFF REDUCTION MANUAL 

;:. ACCESS TO THE STORMWATER BMP FACILITIES SHAll BE PROVIDED FOR BY ROOF TOP 
ACCESS FOR THE STORMWA TER PLANTERS AND STREET ACCESS ?OR THE TREE PITS. 
I NEIL !RATION, SOIL AMENDMENTS, AND PERMEABLE PAVEMENT. 

THE TREE PITS, PERMEABLE PAVEMENT, INFILTRATION, STORMWATER FLANTERS, AND 
SOIL AMENDMENTS SHALL BE PRIVATELY MAINTAINED. 

.- THE DESIGN SHALL CREATE A SAFE ENVIRONMBNT FOR THE PUBLIC, THE STORMWATER 
PLANTERS SHALL NOT HAVE PUBUC ACCESS WHEREAS THE TREE PITS SHAll BE PROVIDED 
WITH A GRATE OR FENCE TO PREVENT PEDESTRIAN CONFLICTS ANU AS MENTlONED 
PREVIOUSLY WHERE EXOESSIVE TRAFFIC IS EXPECTED 810-RETENTlON TREE PITS HAVE NOT 
BEEN PROVIDED TO AVOID IMPEDING PEDESTRIAN MOVEMENT AND/OR PAUSE A SAFETY 
HAZARD. 

THIS PROJECT SHALL NQT BE CONSTRUCTED IN PHASES. 

._ CERTAIN PFM REQUIREMENTS SHALL NEED TO BE WAIVED IN ORDER TO MEET THE 
OVERALL CONCEPT OF THE PTC COMPREHENSIVE PLAN. A DETAILED UST OF WAiVERS IS AS 
FOLLOWS: 

1. A MODIFICATION OF SECTION t.z.oe11t TO FERMIT A REDUCTION IN THE MINIMUM 
PLANTING AREA FROM EIGHT (81 FEET, TO A MINIMUM Of FOUR (41 FEET IN ORBER FOR 
TREES TO SATISFY THE TREE COVER REQUIREMENT, REFER TO THE LANDSCAPE PLANS 
HEREIN FOR A GRAPHIC OF THE FROFOSED PLANTING AREA. 

2. A WAIVER OF PFM SECTION E-0303.S. TO ALLOW STORMWATER MANAGEMENT(SWM) AND 
BEST MANAGEMENT PRACTICES (BMPS) TO BE PROVIOEO WITHIN UNDEROROUNO 
SYSTEMS WITHIN THE RESIDENTIAL BLOCK OF THE PROPOSED OEVELOPMENT. 
(SEPARATE WAIVER FILED 25530.WPFM-OD1) 

3. ALL REQUIRED DEVIATIONS OF PH1 SECTION S.1JD4 . .ZC TO ALLOW FOR INSTALLATION OF 
PERMEABlE PAVEMENT SVSTEMS THAT UTILIZE INFILTRATION TO BE CONSTRUCTED ON 
IN..SITU Fill MATERIAL, PROVIDED FIELD TESTS SHOW ADEQUATE INFILTF!ATION RATES 
EXIST FOR IN.SITU MATERIAL. 

4, ALL REQUIRED DEVIATIONS OF PFM SECTION 6-1304.7F TO SET THE MINIMUM 
HORIZONTAL SETBACKS FOR BOTH INFILTRATING AND NON-INFILTRATING SYSTEMS 
FROM BUilDINO FOUNDATIONS BE REDUCED TO ZERO 101 FEET IN ORDER TO FACILITATE 
INSTAllATION OF PERMEABLE FAVERS IN AN URBAN ENVIRONMENT SET FORTH IN THE 
TYSON'S CORNER DESIGN GUIOEUNES. 

5. All RBQUIRED DEVIATIONS OF PFM SECTlON 6-1304.41 TO ALLOW DTlLIZATION OF 
INFILTRATION RATES LESS THAN lt.52 INIHR FOR DESION OF INFILTRATICN SYSTEMS 
UTIUZED TO MEET THE COMPRBHENSIVE FLAN REQUIREMENT FOR RETENTION OF THE 
FIRST 1'' OF RDNOFF QN.SITE. 

lt. ALL REQDIRED DEVIATIONS OF RFM SECTION e-13DT.2C TO ALLOW FOR INSTAllATION Of 
BIO-RETENTION FACILITIES THAT UTILIZE INFILTRATICN TO BE CONSTRUGTED ON IN.SITU 
FILL MATERIAL. PROVIDED FIElO TESTS SHOW ADEQUATE INFILTRATION RATES EXIST 
FOR IN.SITIJ MATERIAL. 

T. ALL REQUIRED DEVIATIONS OF PFM SEGTlON e-139T.2E TO SET THE MINIMUM 
HORIZGNTAL SETBACKS FROM BUILDING fOUNDATIONS EE REDUCED TO SIX {6) FEET IN 
ORBER TO FACILITATE INSTAllATION OF EIO..RETENTlON SYSTeMS IN AN URBAN 
ENVIRONMENT SET FORTH IN THE TYSON'S CORNER DESIGN GUIDELINES. 

E. ALL REQUIRED DEVIATIONS OF PFM SECTION 6·131tT,2F TO ALlOW INSTALLATION OF EIO· 
RETENTION FACILITIES IN THE VIOINITY Of LOAOING DOCKS, VEHICLE MAINTENANCE 
AREAS OR OUTDOOR STORACE AREAS TO AOCOMMOOATE THE URBAN ENVIRONMENT 
SET FORTH IN THE TYSON'S CORNER OESION OUIDEliNES. 

9, ALL REQUIRED OEVIATlONS OF Pff.1 SECTION 6·130S.2C TO AllGW INSTALLATION OF 
TREE BOX FILTERS IN THE VICINITY Of LOADING DOCKS, VEHICLE MAINTENANCE AREAS 
OR OUTDOOR STGRAGE AREAS TO ACOOMMODATE THE URBAN ENVIRCNMENT SET 
FORTH IN Tl-IE TYSON'S CORNER DESIGN GUIDELINES. 

POTENTIAL SWMILEED VAUL T(S) ANOIOR RAINWATER HARVESTING CISTERN SHALL NOT 
AOVERSEL Y IMPAOT LANDSCAPING OR THE SIDEWALK ZONE. 

A4'X4' ACCESS OCOR SHAll BE PROVIDED FOR Tl-IE VAULT MAINTENANCE. 

DESIGN OF BEST MANAGEMENT PRAOT!DES 

o INFILTRATlONBMp'S 

PERMEABLE PAVEMENT AfiD INFILTRATION. TRENCHES HAS BEEN PROVIDED Willi TillS PLAN. A 
SOil ANAl YS!S SHALl BE PERFOR~'EO PRIOR TO SITE PLAN TO DETERIAINE TilE SUITABILITY OF THE 
INFILTRATION FACILITY. AS CAN BE SEEN ON THIS SHEET A WAIVER FOR CONSlRUC"TlON ON FILL 
MATERIAL, POSSIBLE INFIL TRJI.TION RATE OF LESS THAN lt.J~ INIHR, AND HORIZONTAL SETEACK FROM 
BUILDING FOUNDATION. RHALL BEREDUIRED. TliESE WAIVERS ARE NEEDED IN ORDER. TO HE:LP MEE:T THE 
REQUIREMENTS Of THETVSONS CORNER COMPREHENSIVE PLAN 6TOR~ATER REQUIREMENTS OF 
RETAINING TilE FIRST 1" OF RAI~FALL. TillS INFIL lRATION FACILITY SHALL ONLY CAPTURE A PORTlON OF 
TilE FIRST 1" OF RAINFALL, TillS PLAN FRO POSES THE USE OF VEGETATIVE ROCFS, STORMWATER 
PlANTERS AND URBAN BIO..RETENT/ON {TREE PITS), AND SOIL AMEND~1ENTS TO HELP MAXIMIZE THE 
AMOUNT OF RAINFALl CAPTURED. 

• RAINWATER HARVES!JNG 

RAINWATER RARVESTING HAS BEEN PROVIDEC AND PRELIMU>IARY SIZING COMPUTATIONS RAVE 
SEEN SHOWN ON SHEET C-12 .. 

• RUNOFF REDUCTION PRACTICES 

lliE FROPOSEO RUNOFF HEOUC!!ON PRACTICES SHALL INCLUDE PERMEABLE PAVEMENT, 
RAINWATER HARVESTJNG, AND URBAN BID--RETENTION {TREE PITS), .BELOW IS A BREAKDOWN OF THE 
RUNOFF REDUCTION PRACTICES ITEMS ON THE STORMWATER CONFORMANCE CHECK LIST: 

,.. RUNOFF PEOUCTION BMP'S IN THE FORM OF URBAN BIO..RETENTION (T"I'U:E PITS) SHALL 
BE PROVIDED WITH UNDER-DRAINS lAS REOUIREDI AND A SUBSUREACE STONE LAYER AS 
OETAILEO IN OCR SPEC#!! 

BOlli TilE BIO..RETE!JTJON lREE PITS SHALL CONFORr/1 TO OCR SPEC 119. lliE 
PERMEABLE PAVEMENT SHALL CONFORM TO OCR SPEC 117, 

AS MENTTONEO EARLIER THE ENTIRE 1,1t" Of RAINFALL HAS BEEN 
CAPTUR.EDICDNlROLLED. THE PROPOSED PLANS ACCOUNTS FOR 1.1to~ (1.2l" WHEN 
CONSIDERING THE LEED EVENTI AS CAN BE SEEN ON THE TYSONS STORMWATER 
CCNEORMANCE SPREADSHEET ISEE SHEI:T C·12). 

• TIER21NtJOVATIVE BMP'S !ACCEPTED IN OTT!ER JURISCICTIONSI 

TliERE ARE NO TIER 2 NEW OR INNOVATIVE B~1P'S BEING PROPOSEO Willi TillS SUBJECT 
APPliCATION. AS rAENTTONEO PREVIOUSlY SITE CONSTRAINTS LIMIT THE APPLICABILITY OF VARIOUS 
BMP PRACTTCES. 

o TIER 91NNQYATI!If EMf'S JNQN-APPROVED\ 
NO TIER Ill APPROACHES liRE PROPOSED, 

• OFESITE OR SHAREp FACILITIES 

CURRENTLY TilE SUEIJECT APPLICATION DOES PROPOSE lliE USE OF OFF SITE FACILITIES IN THE 
FORM Of TREATING EXISTING ROW ALONG THE SITE FRONTAGE WITH JONES BRANCH BOAC TO HElP 
MEET THE REQUIREMENTS OF THE TYSONS CORNED COMPREHENSIVE SWM PLAN HOWEVER, THERE ARE 
NO SHARED SWM FACILITIES PROPOSED, AS MENTIONED ABOVE, TilE APPLICATION RESERVES TilE RIGHT 
TO 1~1PLEMSNT AOOmONAl OFF SITE TREAntENT IN THE FOHM OF ONSITE TliEATMENT OF EXISTING 
PUBLIC ROW AT SITE PLAN TIME, 

• CONFOR~1ANCE Willi COMPREHENSIVE PLAN STORMWATER GOALS 

IT IS TilE BEUEF OF lliE UNDERSIGNED ENGINEER THAT TillS SITE PLAN ADEQUATELY HANDLES, TO 
THE MAXIMUM EXTENT POSS1.9LE, THE RUNOFF REDUCTION REGUIREMENTS Of THE TYSONS CORNER 
COMPREHENSIVE PLAN. BELOW IS SUMMARV OF TliF RUNOPF REBUCTION PRACTICES UTiliZED IN TilE 
STORMW"ATER MANAGEMENT PLAN AND THEIR CONFORMANCE TO THE OVERALL GOAL Of THE 
COMPRENENSIVE STORMW"ATER MANAGEM!ONT PLAN FOR TillS SUBJECT APPLICATION. 

,.. TillS SUBJECT APPliCATION PROFOSES TO CONlROL CAPTURE, TO TilE MAXIMI.IM 
EXTENT PRACTICABLE, THE FIRST 1.1tlr' (THE: ACTUAL A/'40UNT CONlROlLEO IS 1.23"' WHEN 
CQNSIDERING THE LEEO EVENTI OF RAINFALL 

,_. TillS FROPOSEO OESIGN SHALLCPTIMIZE, TO TilE MAXIMUM EXTEND FEASIBLE, RUNOFF 
REOUCTICN VIA THE EMPLOYMENT OF VEGETATIVE RGOFS, PERMEABLE PAVEMENT, 
INFILTRATION, SOIL AMENDMENTS, STORMWATER FLANTERS, ANO URBAN B!O..RETENTION 
(lREE PITS), 92'~ OF TilE TOTAL SITE AREA IS CAPTIJREO ALONG Willi l.ltlt"" {lHE ACllJAL 
AMOUNT CONTROLLED IS 1.23" WHEN CONSIDERING THE lEED EVEPIT) OF lliE FIRST 11NCH Of 
RAINFALL, 

AS MENTIONED PREVIOUSLY SITE CONSlRAINTS HAVEU~·TEC TilE USE OF MANY BMP'S 
PRACTICES (DISCONNECTTON, i:TC.) 

;,.. TilE FROPOSEO OESIGN OOES HELP CONTHOL PEAK FLOW BY REDUCING TtiE RUNOFF 
VOLUME AND AS SUCH TilE PEAK DISCHARGED IS REDUCED. ADOmoNALLY, PEAK RELEASE 
RATES FOR TilE SUBJECT SITE ARE CONtROLLED BY EKISTING WET POND 'C' WHICH HAS 
BEEN OESIGNED TO ACCOUNT FOR THE INTENSITY OF THIS DEVELOP~1ENT. 

,.. STREET RUNOFF HAS BEEN AODRESSEO VIA TilE USE OF URBAN BIO..RETENTION (TREE 
PITS) THAT ARE UESIGNEO IN ACCOROANCE Willi OCR SPEC 119 AND PERMEABLE PAVEM!ONT 
DESIGN EO IN ACCORDANCE WITH OCR SPEC liT AS WELL AS INFILTRATION OESIGNEC IN 
ACCORDANCE Willi CCR SPEC 119. 

,.. STREAM STABILIZATION AND RESTORATION HAS NOT BEEN PROPOSED WITR THIS 
SUBJECT APPliCATION DUE TO THE NEED OF A GOMPREHE~STVE STREAM RESTORATION 
PROGRAM. 

,.. THIS SUBJECT APPLICATION SHALL CONFORM TO THE PFM'S SWM REQUIREl4ENTS FOR 
ADEQUATE OUTFALL, DETENTION, WATER OUAUTY, ANDOVERLANC RBLIEF. SEE SHEETS C-12 
THRU C·1T FOR DETAILS. 

o SUPPLEMENTAL INfORMATION/JUSTIFICATION REQUEST 

WHILE IT IS NOT PRACTICIUILE TO RETAIN ALL OF THE SUSJECT SITE. INCLUOING AREAS Of THE 
SlTE PERIPHE:RY, OUE TO VARIOUS COHSTRJI.INTB INCLUOING SITE GRADING, OTHER 
COMPREHENSIVE PlAN REQUIREM!ONTS. AND VDOTREGUIREMENTB. COMPLIANCE Willi THE 
COMPREHENSIVE PlAN GOAL FOR CAPTURWGIHETAINING THE FIRST 1--INCH RAIN EVENT CAN NOT 
.9E MET EllEN Willi CAPTURING OFF SITE AREAS. IF THE RUNCFF REDUCTION MEASURES ANOIOR 
COMPUTATIONS SHOWN HEREIN ARE NOT APPROVED BY OPWES, lliE APPLICANT WILl WORK Willi 
THE COUN"JY TG RE:TAIN TilE FIRST 1-INCH OF RAINFAll TO lliE EXTENT PRACTICABLE IN 
ACCORDANCE Wlltl TilE OOMPREHENSJVE PLAN OCAL 

IN FURTtiERANCE OF lliEAPPLICANTS COMMITMENTB HEREIN AND WHILE IT INTENDS TO MEET THE 
1-INCH RETENTION OOAL USING THE TtiCHNIQUES SHOWN, IT RESERVES THE RtDHT TO UTILIZE ANY 
COMBINATION OF UO (EXISTING AND FUTURE) MEASURES TO MEET THIS GOAL SUBJECT TO THE 
REVIEW AND APPROVAL OF DPWES AT TIME OF SITE PLAN. 

RECOGNI.Zl/IJG TliAT RUNOFF REDUCTION TECHNOLOGISS ARE RELATIVELY NEW AND STILL 
!:VOLVING, TilE APPLICANTS FINAL OESIGN DEVELOPMENT ANO,'OR OPWES COMME~TS ON lliE SITE 
ELAN MAY RESULT IN CHANGES TO TilE Llll MEASURES SHOWN ON THE CCP AND/OR FOF, 
INCWDING, BUT NOT LIMITEU TO, ELIMINATION OR AOOITION Cf MEASURES SO LONG AS THE:SE 
CHANGES 00 NOT AFFECT TilE GRID OF SlliEETS. lliE GENERAL LOCATION OF TilE POINTS Of 
ACGESS TO EACH BLOCK, lliE G!ONERAL LOCATION OF THE BUILDINGS. THE SUlLO-TO UNES, THE 
MINIMUM AMOUNT ANO GENERAl LGCATION OF PUBliCLY-ACCESS URBAN PARK LANO AS MAY BE 
APPLICAel.E FOR EACH .BLOCK ANC TilE OENERAL QUALITY AND CHARACTER OF THE STREETSCAPE 
ALONG TilE PU.9LIC ANO PRIVATE STREETS WlltiiN ANO ABUTTING TilE SUBJECT PROPER"JY ANO AS 
OTHEHWISE sPECIFIEOIN TilE PROFPERS. 
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LEGEND 
--- OPEN CHANNEL 
----PIPE 

• • •
11

• OVERALL WATERSHED 

THE SUBJECT PROPERTY(5,75CRES) IS JOENTIFIEU ON THE FAIRFAX COll'tTYTAXASSESBMEST MAP AB 29-4~(01}}-6 ANO PART OF 78, A "'ll IB LOCATEO IN THE TYSONS CORKER AREA, THE 

SUBJECT PROPERTY IS BOROEREO BY JONEB ERANCH ORIVETO THE EAST ANO OFFICE OEVELOPMENTTO THE NORTH, SOUTH, ANO WEST. THERE ARE TWO CUTFALLS ABSOCIATEO WITH 

THIS SITE. 

THE MAJORITY OF THE ONSITEWATER FLOWS TO THE WEST, WHERE IT LEAVEB THEPROPERTYVIA AN EXISTING CLOBEO CONDUIT SYSTEM AND DISCHAROES l!fTO EXISTING WET PGND 'A' 

FRQM HERE rT OIBCHARGES IRIDA FLOOD PLAIN {OFEN CHANNB.)WHERE IT IB THEN CONVEYED INTO EXIBTINC WET PONO 'B'. FROM HERE rT IS DIBCHARGEDVIAA COMBINATION OF OF~ 

CHANNB.5 ANO CLOSED CONDUIT SYSTEMS I !frO EXISTING WET POND 'C'. FROM PCNO 'C' IT OUTFAUB ACROSS THE OULLES AIRPCRT ACOES5 ROAD VIA MULTIPLE CULVERTS ANO THEN 

HLTIMATEL Y TO POINT A WHERE rT JOINSSCOns RU'I. ATTHIB POINTTHEAPPROXIMATEDRAINAGEAREA IS 750 ACRES, SATIBFVJNO THE FAIRFAX COUNTYZONINO ORDINANCE 

REQUIREMENT FOR THE REQUIREME!ff OF THE DESCRIPTION OF THE OUTFALL TO A POINT HAVING AT LEAST 109 TlMES THE BITE APEA OR 040 ACRES. PLEASE NOTE TRAT AT SITE PlAN rT 
IS ANTICIPATED THE THE EXTENT OFTHEAOEilUATE CUTFALL REVIEW SRAUBETG A POI!ff WHICH HEPRESENTS A CGNFLUENCE OF QD% ON MORE PER PFM 0-02!13.2A DENOTEOAB POI!ff 

A1. SEE MAP CN THIS BHEEY FOR APPROXIMATE LOCATIO'I. 

THE SECONO OUTFALL FOR THE SITE IS A SMALL PORTION Of THE EASTERN BOUNDARY. THE OIBCHARGE FROM THIS AREA IS CONVEYEU I !frO AN EXISTING CLOSED CONUUIT SYSTEM THAT 

FOLLCWS JCNES BRANCH ORIVEANO OUTFALLS INTO EXISTlNG PONU 'C'. ATPONO 'C' THIS RUNOFF IS JOINED BY THE RUNOFF FROM THEFIRBT OUTFALL ANO FLOWS UL TlMATB. YTO 

POINT A. PLEASE HOTETRAT AT BITE PLAN llME IT IS ANTlCIPArn> THE THE EXTE!ff OPTHE ADEQUATE OUTFAI..LREVIEW SNALL SE TO POINT AZ WHICH RfPRfBENTS A CONPLUENCE OF 

90% OR MQRf PER PFM iH!21l3.2A. SEE MAP O'ITHIS SHEET FOR APPROXIMATE LOCATION. 

AB THE CCMPUTATIONS FRQVIOEO AEOVE OEMONSTRATETHETWO OPEN NATIJRALCHAHNELS LOCATEO DOWNSTREAM OF THIS APPLICATION RAVE ADEQUATE CAPACITY TO CONVEY THE 

REQUIRED l.YEAR STCRM, HCWEVER IT APPEARS THAT EROSIVE VELCCITIES MAY EEPRESENT ANO THEREFORE, AT PINAL SITE FLAN, POTENT!AL STREAM CHANNEL IMFROVEME!fTS MAY 

8E REQUIRED TO 8TABILIZE THE CHANNEL8 TQ MEET THE REQUIREMENT8 OF THE FFM. 
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PROJECT: 7915 JONES BRANCH DRIVE 
AVERAGE GRADE COMPUTATION 

I AVERAGE GRADE= 353.671 

NUMBER OF SPOTS= 36 

GRADE SUM= 12732.17 

I sPOT# !GRADE I sPOT# !GRADE 

1 355.30 28 348.47 

2 356.00 29 347.33 

3 356.64 30 347.50 

4 357.14 31 348.71 

5 357.71 32 349.80 

358.50 33 351.00 

358.89 34 352.45 

359.48 35 354.00 

360.00 36 354.50 

10 360.63 

11 361.19 

12 359.65 

13 358.00 

14 356.44 

15 354.80 

16 355.30 

17 351.28 

18 349.90 

19 348.40 

20 349.80 

21 351.11 

22 351.83 

23 351.38 

24 350.54 

25 350.00 

26 349.50 

27 349.00 

G +/- 353.67' 

GRAPHIC SCALE 
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OVERHEAD DOOR 
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0 -12,300 SF 

w 

> 

f--

u 
w 
-' 
-' 
0 
u ~ 
z ~ 5 

~ ~ Cl 

VI H 
w ~ ~ 

i":; on 

_INIDA!mpiEDP 

SUBM!SSlON 

00co"o'P/~FD"o-PO'REV"-.-- 201402-D3 
oeCD"-JP/~FD:c_P,REVec· __ 201405-16 
oeCD"'P/!!FD"-P"'REV"'.-- 201407-16 
,co!OP/c;FD:c_P,.REV"'.--201400-21 
,co,P/c;FD"-P"'REVoc. __ 201410.02 

Amherst Property LLC 

1751PinnadeDrive#700 
M:lean, VA22102 

7915 Jones Branch 
Drive 

7915JonesBranchDrive, Nd.eanVirginia 

DOProjectNo. 832-13 
OWner Project No. 190 
Drawn By; Author Checked B)f:hecker 

GROUND FLOOR PLAN 

1"" = 20'-0"' 

A-1.0 



LIFEGUARD STATION AND 
POOL CHANGING ROOMS 

(LEVEUO~Y] 

2ND LEVEL 
COURTYARD CROUND LEVEL 

COURTYARD BELOW 

w 

> 

f-
u 
w 
...J 

...J 

0 
u 
z , 

t ~ 
1!1 ~ ~ 
Ill g ~ w ~ 

i ~ 
0 ! ~ 

~
fuT,rr,;~" s'f~oN '~"'P ~ .zlll.UUL 
CDP/FDP REV. 2014-02-63 
CDP/FDP REV. 2014-05-16 
CDP/FDP REV. 2014-07·16 
COP/FOP REV. 2014-0B-21 
COP/FOP REV. 2014-10..02 

Amherst Property LLC 

1751PinnacleOrivelf700 

M:::Lean, VAZ2102 

7915 Jones Branch 
Drive 

7915 Jmes Branch C!ive, Mclean Virginia 

DOProjectNo, 832·13 
Owner Project No. 190 
Drawn By; Author Checked B¢hecker 

TYPICAL LEVEL 

1" =20'-0" 

A-1.2 



@;~~ON - LONGITUDINAL 

-~-------~'--:.~-"~~~~~~--------

@~~~ION- CRO._S.._S ____ _ 

I 

w 

> ~ i 1-
' u ~ 

w l -' 
-' ~ ' 
0 

f u 
z ' , i ~ 
1.7 l i ' Ill 

w " ~ ' c . . 
!NillA! ffiP I Rlp 2QLUClB_ 
SUBMISSION 
CDP/FDPRIN. 2014-02-03 
CDP/FDP REV. 2014-05-16 
CDP/FDP REV. 2014-07-16 
CDP/FDPREV. 2014-0B-21 
CDP/FDPRIN. 2014-1()..02 

Amherst Property LLC 

1751PinnadeDrive#700 
Mclean, VA 22102 

7915 Jones Branch 
Drive 

7915JoresBranchDrive, M:LeanVirginia 

DCIProjectNo. 832-13 
Owr!@rProjectNo. 190 
Drawn By; Author Checked B)Checker 

BUILDING SECTIONS 

1" = 20'-0" 

A-2.0 



I ~ 

I MARCH/SEPTEMBER- 9 AM I I MARCH/SEPTEMBER - NOON I [MARCH/SEPTEMBER- 3 PM I 

LJ.J 

> 

f-
u 
LJ.J 

-' 
-' 
0 
u 
z > 

i ~ 
Cl l ~ ' Ul " i w g 

~ • a ' ' 

INIDA!ffiPIBJp 1l!..lJ:ll:l.L 
SUBMlSSIDN 

CD?/fDP REV, 2014-0Z-03 
COP/FOP REV, 2014-0S.-16 
COP/FOP REV. 2014-07·16 
CDP/FOPREV. 2014-0B-21 
CDPIFOPREV. 2014-lQ-02 

Amherst Property LLC 

1751PimadeDrive#7oo 
Mean, VAZ2102 

7915 Jones Branch 
Drive 

7915 Jooes Branch Orive, Mclean Virginia 

DCIProjectNo, 1132-13 

Owner Project No. 190 
Drawn By: Author Checked B)Checker 

SHADOW STUDY -
MARCH/SEPTEMBER 

A-3.0 



I JUNE- NOON I 

_!NillAI mp I EQP 
SUBMISSlON 

LJ.J 

> 

f-
u 
LJ.J 

-' 
-' 
0 
u 
z 
1:' 

Ill 

w 
a 

" , 
: ~ 
! ~ 
" ~ 1 
~ ~ 
~ ~ 

·"~'=,;'=~~=;"':""•-- ~~~!~~~~! 
. 0CgDP@/FC~P~REV~.== 2014-07-16 
.~DP/FDPREV. 2014·08-21 
.~C"'-DP~/FC~P~REV"'-.-- 2014-lQ-02 

Amherst Property LLC 

1751 Pinnac\e-DrivetflOO 
Mclean, VA2210Z 

7915 Jones Branch 
Drive 

7915JcnesBranchllrive, Md.eanVirginla 

DOProjectNo. 832-13 
Owner Project No. 190 
Drawn By: Author Checked B¢heck€1" 

SHADOW STUDY -
JUNE 

A-3.1 



I DECEMBER - 9 AM I I DECEMBER - NOON I I DECEMBER- 3 PM I 

w 

> 

1-
u 
w 
-' 
-' 
0 
u " z ' 

, 
: ~ 

Cl ~ ~ 

Ill " I 1 w ' • c ~ . . 
_JNmAI mptFQP 

201'1-02-03 

201'1-0S-16 

201<\-07-16 
201'1-0B-21 

201+10-02 

Amherst Property LLC 

1751 PlnnadeDrive#700 
Mcl.e6n, VA22102 

7915 Jones Branch 
Drive 

7915JcnesBranc:hDrive, lvlcl.eanVirginia 

DO Project No, 

Owner Project No, 190 
Drawn By: Author Checked B¢:hecker 

SHADOW STUDY -
DECEMBER 

A-3.2 



@ ~~~v.~ TION - EASl:JJONES BRANCH) 

@ ~~~l(fllON- NORTH (STREET A) 

ME!ALGUARlliWLATBALCONlES 

DEC.OAATIVECONCREfE 
MASONP.i'UNITUPTOI.fVEL2 

LU 

> 
r­
u 
LU 

_J 

_J 

0 
u ' 
z ~ ~ 

~~~ :n 
cH 

!I
NDJAI mptFDp 2!llliHL 

SlJBMlSSlON 
CDP/FDP REV. 2014-02-03 
CDP/FDPREV. 2014-05-16 
CDP/FDP REV. 2014-07-16 
CDP/FDPREV. 2011-08-21 
CDP/FDPREV. 2011-10.02 

Amherst Property LLC 

l751PinnadeDrive#700 
Ndean, VA22102 

7915 Jones Branch 
Drive 

7915.JcnesBranchDrive, MdeanVirginia 

DO Project No. 832-B 
Owner Project No, 190 
Drawn By: Author Checked ~hecker 

ELEVATIONS 

1" =20'-0" 

A-4.0 



~ 
i 

SIUCCO,FIBERCEMENT,ORSIMILAR 

@~~~fTION -WEST (STREET B) 

srucro,FIBERCEMENT,ORS!MILAR 

~ MASONRHEVELI-5" 

·~ 

DECORATNECONCRETEMASONRY 

@ ~~~~T!ON -SOUTH (STREET C) 

~--omn.eoffirn<OOORS!MIIAR 

MASONRYLMLl·S 

DECORATNECOIKRETE 
M/ISONRYUNITBASE 

_cppiFQpeey 
_CQPIFQpRF\1 

_ CQPIFDp RBI 
_ CQP1R2p RfV 

lU 

> 
1-
u 
lU 

Amherst Property LLC 

1751 PinnadeDrivetr!OO 
Mclean, VA22102 

791'5"1~nes Branch 
Drive 

7915JooesBranchDrivo, Mclean Virginia 

DOProjectNo. 832-13 
Owlll!fProjec.tNo. 190 
Drawn By: Author Checked B)Ehecker 

ELEVATIONS 

1" = 20'-0" 

A-4.1 



(Q ~N)!Y VIEW FROM JONES BRANCH DRIVE 
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NOTES: 

I. THIS DRAWINGS ISA CONCEPT DRAWING ONLY, THE SECTlON SHOWN MAY BE MODIFIED WITH FINAL 

ENGINEERING AND DESIGN, PROVIDED THAT THE GENERAL DESIGN OUAUTY AND CHARACTERISTICS ARE IN 
SUBSTANTIAL CONEOEMANCE WITH THAT WHICH IS SHOWN. 

2. ACTUAL DESIGN AND CONSTRUCTlON OE RAISED DECK AND HEUCAL PIER SUPPORT SYSTEM ARE SUBJECT TO 

CHANGE PER ROOT LOCATION AND AR!IORIST RECOMMENDATIONS, 

J. IN THE EVEN IT IS DETERMINED THAT THE lARGE OAK SURROUNDED !IYTHE OVERLOOK DECK CANNOT BE 

PRESERVED OR DOES NOT SURVlVE CONSTilUCTION, THE DECK WILL NOT !IE CONSlllUCTED. 

4. HEUCAL PIER SUPPORT SYSTEM IS TO BE APPROVED !IY STRUCTURAL ENG. 
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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 '!h 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 (FOP) includes the entire property and residentialbuilding. The range 
of uses and intensities as proposed under the rezoning and FOP applications is shown in 
the following chart. 

Gross Floor Area in Square Feet (maximum) 
as tabulated in CDPIFDP 

Case Office Retail/ Hotel Residential Maximum GFA 
Service (FAR) 

RZ/FDP 2014-PR-004 0 up to 12,300 0 450,000 1.80 2,500 shown on FOP (400 Units) 
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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. 

f MATCHUHEv 
l SHfET 1.00 

ir 11 

Overview of Proposal 

Figure 2 Site Layout (Source: CDPIFDP) 

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 78. 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 at "the 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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LOCATIGN AND CHARACTER 

Figure 4 Tax Map Showing the Site Area for RZIFDP 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 
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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 1-3 and 1-4 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 overall193.54 
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 (TOM) proffer to provide both a private and a public TOM 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 ofWest*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 II 

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 
Park/Open Space. North Central District 
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0 10QOFEET 

In the Fairfax County Comprehensive Plan, 2013 Edition, Area II, 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 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, 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. 

Page 8 

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 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 
Central123 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 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 their construction cost. In 
addition, higher intensity may be allowed in this subarea for property within 112 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/and 
use goals for Tysons, the total amount of office development in the two subareas 
combined should be no more than 3 million square feet. 

• 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. 

• 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 TOM 
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 
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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 COP is divided into three sections: Civil (C/S) Sheets (24 sheets); Architectural (A) 
Sheets (1 0 sheets); and Landscape (L) Sheets (15 sheets). There are also four 
supplemental sheets (S) at the end of the COP 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 COP 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 COP, the COP 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. 

I StreetC 

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 both 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 Comer 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 COP, but the applicant has chosen to show only 2,500 SF of retail in the FOP. The 
minimum number of residential units is 275 and there is no minimum retail. 

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 improvements (generally, the improvements within the box are onsite) 
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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 FOP 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 (TOO) 
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 FOP. 

The application site is planned as "Non-TOO 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 (WDUs) 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 to Major 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: 

• A Tysons-wide GOA or a similar mechanism that provides the private sector's 
share of the Tysons-wide transportation improvements needed by 2030; 

• A smaller GOA or a similar mechanism that provides a significant component of 
the private sector's share of the Tysons-wide improvements needed by 2030; or 

• 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 COP. 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 I 
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 
:illli 

As stated earlier, 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. 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 TOM 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. 

• 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 
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 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. 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, Band 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. 
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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 1 0-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. 
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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 Cis 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 (TOM) 

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

• The applicant intends to join the Arbor Row TOM 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 TOM. The 
specific vehicle reduction goals are as follows: 

Development Levels 
Percentage Vehicle 

Trip Reduction 

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% 

• The applicant is committing to monitor its TOM 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. 

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

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

Staff believes that the applicant has provided a robust TOM 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 TOM program as a shortage of 
readily available 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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While the streets, overall, have been designed to comply with the Transportation Design 
Standards for Tysons Comer 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 
property 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 
FOP. These details have been provided with FOP 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 COP/FOP 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 modification of the 1 0-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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' 

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 patterns. Using 2050 development projections, anticipated 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. 

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% a sport court and% 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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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 notes 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 8 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 8 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: 

• 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 

• 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 COP and FOP 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 COP, FOP 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 j 

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) 

Page 35 

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) 

• Waiver of Sect. 2-505 of the Zoning Ordinance to permit structures and vegetation 
on a corner lot as shown on the COP and FOP. 

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 sightdistance 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. 

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

Par. 1 of Sect. 6-506 of the Zoning Ordinance requires a minimum of ten (1 0) 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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• Waiver to allow the use of underground stormwater management and best 
management practices in a residential development. 
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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. 

• 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 FOP 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 FOPA, 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 VOOT. 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 8-0201.3 to 
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 COP/FOP. 

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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• 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. 

• 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: 

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

• Modification 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 COP and FOP. 

• Modification of the 1 0 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 COP 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 1 0-year canopy would be met. In addition, given the 
intensity of development envisioned by the Comprehensive Plan and this COP, some sites 
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within the entire development may not meet the 1 0-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. 
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Staff recommends approval of FOP 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 88-0-005-08. 

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

• 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. 

• Waiver of Sect. 2-505 of the Zoning Ordinance to permit structures and vegetation 
on a corner lot as shown on the COP and FOP. 

• 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. 

• 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 FOP to screen mechanical equipment. 

• 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. 

• 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. 

• 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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• 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 COP/FOP. 

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

• 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. 

• 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 COP area. 
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DRAFT PROFFERS 

Amherst 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 V1KA Virginia, LLC, Design Collective, Inc. and Parker 
Rodriguez. 

2. Proffered CDP Elements. 1t 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 ("GF A"), 
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 Section 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 FDP A 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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4. 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 cooperate 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 equivalent may be expanded to include other nearby properties. 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 

5. Proposed Development. The minimum gross floor area ("GF A") to be constructed on the 
Property is 295,000 square feet and the maximum GF A 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 identified in 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 areas 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 
need for a PCA or CDP/FDPA if layout is in substantial conformance with the CDP/FDP 
as determined by the Zoning Administrator. 

6. Final Development Plan Amendments. Any FDP A approved for the Property shall 
establish the range of GF A, 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 
GF A 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 FDP A 
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. 

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

C. 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. 

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

E. 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. 

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

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

H. Garage/Loading and Service Area Treatments. Proposed parking garage fa<;ade 
designs and refined loading and service area designs and treatments as provided in 
Proffers 13. 

I. 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. 

J. 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. 

L. 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 GF A, 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. 

7. 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 Zoning 
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. 

8. 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. 

9. Fire Marshal Evaluation. Changes to the CDP/FDP shall be permitted in response to the 
review of site plans by the Fire Marshal, including adjustments to tree locations, the 
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streetscape and perimeter building areas as necessary to allow for required emergency 
vehicle access, without requiring approval of a PCA, CDP A or FDP A, 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 1 0-year 
tree canopy requirements as shown on the CDP/FDP. 

ARCHITECTURAL AND URBAN DESIGN 

10. 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 
ofthe CDP/FDP. 

11. 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 deemed 
satisfied. 

12. 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. 

13. 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 comer 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. ln addition, the Applicant shall provide for a hierarchy of, 
activated streetscapes as delineated on Sheet LO.Ol 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 pedestrian activity 
and encourage interaction among the uses on the Property. These streets shall 
generally incorporate the following elements, which may be adjusted with 
approval of an FDP A: 

(i) 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. 

(ii) 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 fa<;ade 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). 

(iii) 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 fa<;ade detailing of the 
building above may be continued to the ground plane. 

(iv) 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. 

B. 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 FDP A: 

(i) Residential uses on the ground floor shall incorporate, to the degree 
feasible, a minimum of 25% of the ground floor fa<;ade 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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(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 fa<;ade 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. 

14. 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. 

15. 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. 

16. Electric Transformers. The Applicant intends to provide electric transformers to serve 
the Property within the building along Street Cas shown in Sheets A-1.0 and A-4.1. 1n 
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, CDP A or FDP A. 

17. 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

1 
architecture of the buildings, utilizing compatible colors, or 

employing teleeommunkation screening material and flush mounted antennas. 
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BUILDING PRACTICES 

18. 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 ofthe 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 meet at least the minimum 
number of credits necessary to attain LEED-NC certification of the building. 

B. 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. 

C. 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 GF A, 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. 

D. 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 ofLEED-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. 

E. 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. 

F. 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 the alternate 
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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. 

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

A. Electric Vehicle Charging Infrastructure. A minimum oftwo (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 

20. 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 PDP A without the need for a PCA or CDP A. 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 LO.OO identify 
certain individual trees to be preserved as further detailed in Proffer 22. Should trees 
identified to be preserved along the south side of Street C fail to survive, the 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 screen views of the 
adjacent uses. 
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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 confom1ance 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 monitor 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: 

(i) 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 ofthe open area; 

(ii) 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 the base of the tree on Jones Branch Drive and 
within 3.5 feet of the base of the tree on Streets A, Band 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 three or more trees planted in a contiguous 
area, the soil volume shall equal at least 500 cubic feet per tree. A 
contiguous area shall be any area that provides root access and soil 
conditions favorable for root growth throughout the entire area. 

(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 ofutilities in these easements. 

B. 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. 

C. Utility Locations. Utilities, including, but not limited to water, sanitary sewer and 
storm sewer utility lines, shall be installed within the street network to the 
maximun1 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. 

D. 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. 1f 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. 

E. 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. 

F. 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. 

G. 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: 

(i) All plantings including trees, shrubs, perennials, and annuals; 

(ii) 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; 

(vii) Snow removal; 

(viii) Leaf removal; 
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(ix) Trash, recycling and litter removal; 

(x) Decorative retaining walls; 

(xi) Special drainage features, such a Low 1mpact Design facilities; and 

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

22. Tree Preservation. 

A. Tree Preservation 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 Sheet 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 trees 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. 

B. Tree 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 
determine where adjustments to the clearing limits may be made to increase the 
survivability of the individual trees 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 possible to nearby trees 
identified for preservation. 

C. 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 
areas protected by the limits of clearing and grading as shown on the CDP/FDP, 
they shall be located in the least disruptive manner necessary as determined by 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. 

D. 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 (1 0) 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 may 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. 

E. 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: 

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

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

(iii) 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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F. 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. 

G. 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. 

H. 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 comer ofthe 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 construction 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. 

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

23. 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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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 FDP A 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. 

B. 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. 

C. 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 

24. 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 streets on and adjacent to the Property is 
provided below: 

Street Classifieation 
Jones Branch Drive Collector 
Street 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 ensure 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 
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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 maintenance 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 maintenance agreement in a form acceptable to the 
County Attorney. In such event, a PCA, CDP/FDPA and/or FDPA will not be 
required. 

B. 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) lf 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 an1enity 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 sin1ple right-of-way 
measuring 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 tin1e 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 equipment 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 time 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 
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 continue to be 
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(ii) 

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. 

(iii) 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 FDP A, as determined at the time of site plan. 

C. Naming. The Applicant reserves the right to provide different names for the 
streets than those shown on the CDP/FDP. 
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D. 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. 

B. 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 W estpark Drive as shown on 
Sheet C-5. Striping of bicycle lanes shall be subject to the approval of the County 
and VDOT. 

C. 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. Streets 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 fmal 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 proposed 
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 llA, 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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parking lanes 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 properties will improve Street C to its 
ultimate condition with parking lanes on both sides of the street, as shown on 
Sheet C-8A. The section of Street C between Street Band Westbranch Drive will 
initially be provided as a private street; a public access easement in a form 
acceptable 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 further 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. 

28. Public Street Standards. All public street 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) ofthe 
Memorandum of Agreement approved by the Board of Supervisors on September 13, 
2011, as may be amended, subject to any permitted modifications and/or waivers that 
may be granted. p 

29. Tysons Grid of Streets 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 the 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 issuance of 
the initial RUP or Non-RUP for the building based on the actual GF A 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 
ofthe segment of Street C from the Property's western boundary to Westbranch Drive. 

30. Tysons-wide Transportation Fund. The Applicant shall make a contribution to the 
County's Tysons-wide Transportation Fund for each market rate residential unit and each 
square foot of new non-residential space constructed on the Property in keeping with the 
rates and applicable rate adjustments set 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 facilities constructed on the 
Property. The contribution shall be paid on or before the issuance of the initial RUP or 
Non-RUP for the building based on the actual GF A of non-residential space and/or the 
actual number of market rate residential units in the building. 
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The Applicant shall receive and deduct credits against the contributions as approved by 
the County in keeping with the Tysons-wide Guidelines. 

31. 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 Cas shown on Sheet C-5 ofthe 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 

32. 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. 

33. 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 in locating bike 
parking; such signage to be approved by FCDOT. 

34. 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. 

35. 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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PARKING 

36. 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. 

3 7. 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. 

B. 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. 

C. 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. 

D. The sale or lease rates of parking spaces shall be "unbundled" from the purchase 
price or lease rate of the individual dwelling units; meaning a unit's purchase 
price or lease rate shall be exclusive of parking costs. 

38. 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. 

B. 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 /FDP A 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 Comer 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. 

B. 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 (1 0) years from the 
date of rezoning approval. 

C. 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 Comer 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, 1nc. 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 

Up to 65 million sq. ft. of GF A 
65 million sq. ft. of GFA 
84 million sq. ft. of GF A 
90 million sq. ft. of GFA 
96 million sq. ft. of GF A 
105 million sq. ft. of GF A 
113 million sq. ft. ofGFA 

Percentage Vehicle Trip Reduction 

30% 
35% 
40% 
43% 
45% 
48% 
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. 

B. 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, CDP A or FDP A. 

(i) 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 supplements to the TDM Plan as coordinated with FCDOT can be 
made without the need 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 objective 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) 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. ofGFA 
65 million sq. ft. of GF A 
84 million sq. ft. of GF A 
90 million sq. ft. of GF A 
96 million sq. ft. of GF A 
105 million sq. ft. ofGFA 
113 million sq. ft. of GFA 

30% 
35% 
40% 
43% 
45% 
48% 
50% 

(v) 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 Comer (based on RUPs and Non-RUPS issued) in order 
to determine the appropriate vehicle trip reduction goal. 

(vi) 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. 

(vii) 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. 

e. Transportation Access Guide. 

f. Pedestrian/Bicycle Accommodations. 
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g. Transportation Fair 

h. Live/work/play marketing 

i. Carsharing Placement and Services 

J. Parking Management. 

k. Business Center 

1. Try Transit Campaign 

(viii) 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. 

(ix) 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 (1 0) 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 15

\ 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 
Comer 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. If 
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. The expected annual 
amounts of the TDM Budget are further described in the TDM 
Plan. 

c. 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 ofthe 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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strategies/programs and/or specific infrastructure needs as may be 
approved in consultation with FCDOT. 

Funding of the TDM Account shall be in accordance with the 
budget for the TDM Program elements to be implemented in 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 the TDM Account within ten 
(1 0) 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. 

d. TDM Remedy Fund. At the same time the TPM creates and funds 
the TDM Account, the TPM shall establish a separate interest 
bearing account (referred to as the "TDM Remedy Fund) with a 
bank or other financial institution qualified to do business in 
Virginia. Funding of the TDM Remedy Fund shall be 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 need for 
TDM funding and may be drawn on prior to any TDM Budget 
adjustments as may be required. 

e. 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 proposed building. 

f. 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 Comer. 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 GF A 
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. 

g. 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 V ehieular 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. 

h. 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 
Up to 1% 
L1%to 3% 
3.1%to 6% 
6.1% to 10% 
Over 10% 

Expenditure 
No Remedy needed 
1% of Remedy fund 
2% of Remedy Fund 
4% of Remedy Fund 
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 Sqnare 
Feet of GF A in Tysons 
Meet or Cumulative % 

Exceed Trip 
Remedy Fund 

Goal for 3 
years by: 

Returned 

0%-4.9% 30% 

5%- 10% 50% 

10.1%-15% 65% 

15.1%- 18% 80% 

18.1-20% 90% 

>20% 100% 

90-96,000,000 Sqnare Feet 
of GF A in Tysons 

Meet or 
Cumulative % 

Exceed Trip 
Remedy Fund 

Goal for 3 
years by: 

Returned 

0.0%-4.9% 80% 

5%-8% 90% 

>8% 100% 

65-84,000,000 Sqnare Feet 84-90,000,000 Sqnare Feet 
of GF A in Tysons of GFA in Tysons 

Meet or Cumulative % 
Meet or 

Cumulative % 
Exceed Trip 

Remedy Fund 
Exceed Trip 

Remedy Fund 
Goal for 3 Goal for 3 
years by: 

Returned 
years by: 

Returned 

0.0%-4.9% 50% 0.0%-4.9% 65% 

5%-10% 65% 5%-8% 80% 

10.1%-13% 80% 8.1%-10% 90% 

13.1%-15% 90% >10% 100% 

>15% 100% 

96-113,000,000 Sqnare Feet 113,000,000+ Sqnare Feet 
of GF A in Tysons of GF A in Tysons 

Meet or 
Cumulative% 

Meet or 
Cumulative % 

Exceed Trip 
Remedy Fund 

Exceed Trip 
Remedy Fund 

Goal for 3 Goal for 3 
years by: 

Returned 
years by: 

Returned 

0.0%-4.9% 90% >0.0% 100% 

5% 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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the Property is exceeded, then the TPM shall meet 
and coordinate with FCDOT to address, develop 
and implement such remedial measures as may be 
identified in the TDM Plan and annual 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. · 

b) 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. 

c) If despite the implementation of remedial efforts, 
the applicable Maximum Trips After Reduction 
(based on the existing development levels in the 
Tysons Comer 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 

d) 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. 

1. 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. 

J. Review of Trip Reduction Goals. At any time and concurrent 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 revised 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. 

k. 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 
aeeordanee with this Proffer including submission of Annual 
Reports. 

Page 34 
RZ 2014-PR-004 



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 requirements of this Proffer 
prior to purchase and the requirements of the TDM Program, 
including the annual contribution to the TDM Program (as 
provided herein), shall be included in all initial and subsequent 
purchase documents. 

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 exce.ed $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 

41. 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. 

42. 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 Comer Urban Center 
Workforce Dwelling Unit Administrative Policy Guidelines dated June 22, 2010. 
Workforce Dwelling Units ("WDUs") shall be provided such that the total number of 
ADUs, if any, plus the total number of WDUs results in not less than 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 WDUs 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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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 

43. 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: 

(i) A park space of approximately 0.77 acres shall be provided on the 
Property between Street B and the western property line. Park features 
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 Ll.01, L1.02 and L2.03 of the CDP/FDP, as may be 
adjusted/refined at the time of site plan approval. 

(ii) 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 
Ll.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. 
ln filling the pond, the Applicant shall comply with the requirements of 
the PFM as it relates to on-site storm drainage, adequate outfall and 
storm water 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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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 
Ll.OI and LI.02, as may be adjusted/refmed at the time of site plan 
approval. 

B. 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. 

C. 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. 

D. 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. 

E. 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 FDP A on the 
Property without the necessity of a PCA or CDP A. 

44. 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 Comer. 

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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A. Private exterior recreational areas/courtyards with seating areas, walking paths, 
specialty landscaping, lawn areas, hardscape areas, passive recreation areas, and 
swimh1ing pools; 

B. Clubroom for community gatherings; and 

C. Fitness center with exercise equipment such as stationary bikes, treadmills, weight 
machines, free weights, etc. and/or sports courts. 

45. Athletic Field Contribution. The Applicant shall contribute to the future development 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 maximum 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 GF A 
constructed on the Property at the time 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 from 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 amount contributed pursuant to Paragraph A 
above toward the development of the athletic field, or a return of the contributed amount, 
including any accrued interest, pursuant to Paragraph B above for use in developing the 
athletic field. 

PUBLIC FACILITIES 

46. 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 maps as 29-4 ((7)) 7B. Said space shall be 
utilized by Fairfax County Fire Marshal Office for training, meetings, 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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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. 

47. 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. If 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 

48. Stormwater Management 

A. Stormwater Management ("SWM") measures for the Property shall be designed to 
protect receiving waters downstream of Tysons Comer 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 LID 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 
Buildin& 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. 

B. At the time of a FDP A 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 FDP A. This information shall 
include the following: 

(i) 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 

(ii) For any measure involving storage and reuse of stormwater runoff, 
documentation supporting assumed levels of water usage. 

C. The requirements of Paragraph B may be met on an individual FDP A 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 ofthe SWM facilities 
including the access points to underground vaults. Access points, detailed at the 
time of FDP A, shall be located outside of the landscape amenity panel and 
sidewalk zone of the streetscape to the extent feasible. 

D. 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 taiik(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 significant 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. 

E. As part of the development, the Applicant proposes the removal of an existing wet 
pond on adjacent Parcel llA (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 llA) is inadequate or adversely 
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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 L1.02 of the 
CDP/FDP. 

49. 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 s h a 11 replace removed 
trees as determined by the UFMD to sustain the 1 0-year canopy. 

MISCELLANEOUS 

50. 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. 

51. 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 i) 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. 

52. 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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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 completion ofthese transportation improvement(s). 

53. 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) ("CPl-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. 

54. 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. 

55. 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 ("FDP A") 
without joinder and/or consent of the owners of the other portions of the Property, 
provided that such PCA, SE, SP or FDP A does not materially adversely affect the other 
phases. Previously approved zoning applications applicable to the balance of the Property 
that is not the subject of such a PCA, SE, SP or FDP A shall otherwise remain in full force 
and effect. 

56. 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 ofthe Property are sold or otherwise 
transferred, the associated proffers become the obligation of the purchaser or other 
transferee and shall no longer be binding on the seller or other transferee. 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. 

57. Counterparts. These Proffers may be executed in one or more counterparts, each of 
which when so executed and delivered shall be deemed an original, and all of which 
taken together shall constitute but one and the same instrument. 

[SIGNATURES BEGIN ON NEXT PAGE] 
{ A0628312 proffers 1 0/8/14 clean} 
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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 IV 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 LLC, 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] 



DEVELOPMENT CONDITIONS 

October 15, 2014 

FOP 2014-PR-004 

APPENDIX 2 

If it is the intent of the Planning Commission to approve Final Development Plan 
FOP 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 FOP 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 

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 
Application No.: PCA 88-D-005-08 
Applicant: Amherst Property, LLC 
PC Hearing Date: 10/29/14 
BOS Hearing Date: 11/18/14 

REF.: 124309 

Office of the County Attorney 
Suite 549, 12000 Government Center Parkway 

Fairfax, Virginia 22035-0064 
Phone: (703) 324-2421; Fax: (703) 324-2665 

www .fairfax county .gov 

Attached is an affidavit which has been approved by the Office of the County Attorney for the 
referenced case. Please include this affidavit dated 8/29114, which bears my initials and is 
numbered 124 3 09, when you prepare the staff report. 

Thank you for your cooperation. 

Attachment 
cc: (w/attach) Jonathan Buono, Planning Technician I (Sent via e-mail) 

Zoning Evaluation Division 
Department of Planning and Zoning 

\\s 17PROLA WPGCO I \Documents\124309\JEG\Affidavits\631995 .doc 



REZONING AFFIDAVIT 

DATE: August29, 2014 
(enter date affidavit is notarized) 

1, Elizabeth D. Baker, agent , do hereby state that 1 am an 
(enter name of applicant or authorized agent) 

(check one) [ ] 
[.!] 

applicant 
applicant's authorized agent listed in Par. 1(a) below 

~~~ic~~~.(~:_P_C_A_8_8-_D_-_00_5_~_8 ___________________ ~ 
(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 ofthe foregoing is a TRUSTEE,** each BENEFICIARY of such trust, 
and all ATTORNEYS and REAL EST ATE 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, Contract Purchaser/Lessee, 
Applicant/Title Owner, etc. For a multiparcel application, list the Tax Map Number(s) of the 
parcel(s) for each owner(s) in the Relationship column.) 

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

" Amherst Property, LLC 

Agents: 
Lueas A. Davis 
Graham D. Tyrell 
Erin C. Lipari 
Asheel P. Shah 
Maria R. Hawthorne 

, PS Business Parks, L.P. 

Agents: 
Maria R. Hawthorne 
Joseph D. Russell, Jr. 
Edward A. Stokx 

(check if applicable) 

ADDRESS RELATIONSHIP(S) 
(enter number, street, eity, state, and zip code) (enter applieable relationships 

listed in BOLD above) 
1751 Pinnacle Drive #700 Applicant/Contract Purchaser of 
McLean, VA 22102 Tax Map 29-4 ((7)) 6, 78 pt. 

701 Western Avenue 
Glendale, CA 9120 I 

Title Owner of Tax Map 
29-4 ((7)) 6, 78 pt. 

[.r] There are more relationships to be listed and Par. I (a) is 
eontinued on a "Rezoning Attachment to Par. 1 (a)" form. 

* In the case of a condominium, the title owner, contraet purehaser, 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) . 

.14:oRM RZA-1 Updated (7/1/06) 



Page _1_ of _2_ 
Rezoning Attachment to Par. l(a) 

DATE: August 29,2014 
(enter date affidavit is notarized) 

for Application No. ( s): _P_C_A_8_8-_D_-_0_05_-_0_8 ____________ _ 
(enter County-assigned application number (s)) 

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

NAME 
(enter first name, middle initial, and 
last name) 
Walsh, Colucei, Lubeley & Walsh, P.C. 
(f/k/a Walsh, Colucci, Lubeley, Emrich 
& Walsh, P.C.) 

Agents: 
Martin D. Walsh 
Lynne J. Strobel 
Timothy S. Sampson 

· M. Catharine Puskar 
Sara V. Mariska 
G. Evan Pritchard 

-lonathan D. Puvak (fom1er) 
Andrew A. Painter 
Matthew J. Allman 
Elizabeth D. Baker 

·Inda E. Stagg 
·Elizabeth A. Nicholson 

'VIKA, Incorporated 

. Agents: 
John F. Amatetti 
Robert R. Cochran 
Jeffrey A. Kreps 
P. Christopher Champagne 
Joseph D. Amatetti 

· Douglas L. Kaeser 

VIKA Virginia, LLC 

Agents: 
·John F. Amatetti 
Robert R. Coehran 
Jeffrey A. Kreps 
P. Christopher Champagne 
Joseph D. Amatetti 
Douglas L. Kaeser 

(check if applicable) 

FORM RZA-1 Updated (711/06) 

[.t] 

ADDRESS RELA TIONSHIP(S) 
(enter number, street, city, state, and zip code) (enter applicable relationships 

listed in BOLD above) 

2200 Clarendon Boulevard Attorneys/Planners/ Agent 
Suite 1300 
Arlington, VA 2220 I 

8180 Greensboro Drive, Suite 200 
McLean, VA 221 02 

8180 Greensboro Drive, #200 
McLean, VA 22102 

Attorney/ Agent 
Attorney/Agent 
Attorney/ Agent 
Attorney/ Agent 
Attorney/Agent 
Attorney/ Agent 
Attorney/Agent 
Attorney/Agent 
Attorney/ Agent 
Planner/ Agent 
Planner/ Agent 
Planner/ Agent 

Engineers/ Agent 

Engineers/ Agent 

There are more relationships to be listed and Par. I (a) is continued further 
on a "Rezoning Attachment to Par. 1(a)" form. 



Page _2_ of _2_ 
Rezoning Attachment to Par. l(a) 

DATE: August 29,2014 
(enter date affidavit is notarized) 

for Application No. (s ): _P_C_A_8_8-_D_-_0_05_-_0_8 __ ----, _________ _ 
(enter County-assigned application number (s)) 

IZL{30q 

(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. For a 
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the 
Relationship column. 

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

· ParkerRodriguez, Inc. 

Agents: 
Dennis B. Carmichael 
Trini M. Rodriguez 
Daniel A. Avrit 
Erica M. Thurn 

M.J. Wells & Associates, Inc. 

Agents: 
·Christopher L. Kahatt 
Michael R. Pinkoske 
Kevin A. Berger 

Design Collective, Ine. 

Agents: 
MichaelS. Goodwin 
Nicolas F. Mansperger 
Matthew A. D'Amico 

(check if applicable) 

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

[.r] 

ADDRESS RELA TIONSHIP(S) 
(enter number, street, city, state, and zip code) (enter applicable relationships 

listed in BOLD above) 

101 N. Union Street, Suite 320 Landscape Architects/Agent 
Alexandria, VA 22314-3231 

1420 Spring Hill Road, Suite 600 
McLean, Virginia 22102 

60 I E. Pratt Street, #300 
Baltimore, MD 21202 

Transportation Consultant/ 
Agent 

Architect/ Agent 

There are more relationships to be listed and Par. I (a) is continued further 
on a "Rezoning Attaehment to Par. l(a)" form. 



Page Two 
REZONING AFFJDA VIT 

DATE: August 29,2014 
(enter date affidavit is notarized) 

for Application No. (s): PCA 88-D-005-08 
----------------------~-----------------------

(enter County-assigned application number(s)) 

l(b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this 
affidavit who own I 0% 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 land, all of the OFFICERS and DIRECTORS ofsnch 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) 
[.t] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of 

any class of stock issued by said corporation are I isted below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% 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 N LLC, Sole Member 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President, 
Vice President, Secretary, Treasurer, etc.) 

(check if applicable) There is more corporation information and Par. I (b) is continued on a "Rezoning 
Attachment I(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 I 0% or more of any class of stock. In tlte 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 IO% 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 sltarelwlders; 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. l(b) 

DATE: August 29, 2014 
(enter date affidavit is notarized) 

for Applieation No. (s): _P_C_A_88_-_D_-0_0_5_-0_8 ____________ _ 
(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) 
[.t] 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 THE SHAREHOLDER: (enter first name, middle initial, and last name) 
'KF Amherst LLC, Manager 
Members: 'PSB Amherst LLc;-rsB 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) 
[.t] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[ ] There are more than 10 shareholders, and all ofthe shareholders owning 10% or more of any 

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
'Kettler Asset Management LLC (owns less than l 0% of Amherst 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) [j] 

FORM RZA-l Updated (711/06) 

There is more corporation information and Par. 1 (b) is continued further on a 
"Rezoning Attaehment to Par. 1(b)" form. 



Page _2_ of_6_ 
Rezoning Attaehment to Par. l(b) 

DATE: August 29, 2014 
(enter date affidavit is notarized) 

for Application No. (s): _P_C_A_88_-_D_-_00_5_-_0_8 ____________ _ 
(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, VA22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] 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. 
[ ] Tbere are more than I 0 shareholders, but no shareholder owns I 0% 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, Treasurer, etc.) 

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

1751 Pinnacle Drive #700 
Mclean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all ofthe shareholders owning 10% or more of any 

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
PS Business Parks Inc. 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Viee-President, Seeretary, Treasurer, etc.) 

(check if applicable) [.t] 

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

There is more corporation information and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par. 1(b )"form. 



Rezoning Attaehment to Par. l(b) 

DATE: August 29, 2014 
(enter date affidavit is notarized) 

for Application No. (s): PCA 88-D-005-08 -----------------------------------------------
(enter County-assigned application number (s)) 

Page ~3- of j__ 

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: (check one statement) 
[ ] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[ ] There are more than 10 shareholders, and all ofthe shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[.t] 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 publicly 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, Colucci, Lubeley, Ernrieh & Walsh, P.C.) 
2200 Clarendon Boulevard, Suite 1300 
Arlington, Virginia 22201 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[.t] There are more than 10 shareholders, and all of the shareholders owning I 0% or more of any 

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
David J. Bomgardner, E. Andrew Burcher, Thomas J. Colueei, Miehael J. Coughlin, Peter M. Dolan, Jr., Jay du Von, William A. Fogarty, 
John H. Foote, H. Mark Goetzman, Bryan H. Guidash, Miehael J. Kalish, Michael D. Lubeley, J. Randall Minchew, 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, etc.) 

(check if applicable) 

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

There is more corporation information and Par. I (b) is continued further on a 
"Rezoning Attaehment to Par. !(b)" form. 



Page_i_of 6 
Rezoning Attaehment to Par. I(b) 

DATE: August 29, 2014 
(enter date affidavit is notarized) 

for Application No. (s): _P_C_A_8_8-_D_-_00_5_-_0_8 ____________ _ 
(enter County-assigned application number (s)) 

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

8I80 Greensboro Drive, Suite 200 
McLean, VA 22 I 02 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% 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 
8 I 80 Greensboro Drive, #200 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns I 0% 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) [.t] 

FORM RZA-1 Updated (711/06) 

There is more corporation information and Par. I (b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 



Page ~5~ of~6~ 
Rezoning Attaehment to Par. I(b) 

DATE: August 29,2014 
(enter date affidavit is notarized) 

for Application No. (s): ~P_C_A_S_S-_D_-_00_5_-_0_8 ____________ _ 
(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 223 I4-3231 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all ofthe shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 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, etc.) 

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

1420 Spring Hill Road, Suite 600 
McLean, Virginia 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[.t] There are more than 10 shareholders, and all ofthe shareholders owning 10% or more of any 

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
\ MJ. Wells & Assoeiates, Inc. Employee Stock Ownership Trust All employees are eligible plan participants; however, no one employee 

owns I 0% 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) [.t] 

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

There is more corporation information and Par. 1 (b) is continued further on a 
"Rezoning Attaehment to Par. 1 (b)" form. 



Page _6_ of _6_ 
Rezoning Attaehment to Par. l(b) 

DATE: August 29,2014 
(enter date affidavit is notarized) 

for Application No. (s): _P_C_A_8_8_-_D_-0_0_5_-0_8 ____________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip eode) 
, Design Collective, Inc. 

60 I E. Pratt Street, #300 
Baltimore, MD 21202 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[.t] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns I 0% 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. Employee Stock Ownership Trust. All employees are eligible plan participants; however, no one employee owns 

I 0% 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, Treasurer, etc.) 

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

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

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

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

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

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) [ ] 

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

There is more corporation information and Par. 1 (b) is continued further on a 
"Rezoning Attachment to Par. 1 (b)" form. 



REZONING AFFIDAVIT 

DATE: August 29, 2014 
(enter date affidavit is notarized) 

for Application No. (s): _P_C_A_8_8_-D_-0_0_5 __ -0_8 __ -,----:-----,---,------,---~ 
(enter County-assigned application number(s)) 

Page Three 

l(c). The following constitutes a listing*** of all ofthe 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, LP. 

701 Western Avenue 
Glendale, CA 9!201 

(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 Business Parks, Ine. conducts all of its business. 

(check if applicable) [ ] There is more partnership information and Par. l(c) is continued on a ''Rezoning 
Attachment to Par. l(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 I 0 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 tile 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 Four 
REZONING AFFIDAVIT 

DATE: August 29, 2014 
(enter date affidavit is notarized) 

for Application No. (s ): _P_C_A_8_8_-_D_-0_0_5_-0_8 ____ ,----________ _ 
(enter County-assigned application number(s)) 

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

[ ] ln addition 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: 

[.t] Other than the names listed in Paragraphs 1 (a), I (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* ofthe 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: If answer is none, enter "NONE" on the line below.) 

None 

(check if applicable) [ ] 

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

There are more interests to be listed and Par. 2 is continued on a 
"Rezoning Attaehment to Par. 2" form. 



Page Five 
REZONING AFFIDAVIT 

DATE: August 29,2014 
(enter date affidavit is notarized) 

for Application No. (s): PCA 88-D-005-08 -----------------------------------------
(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 I 0% 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 iu this paragraph that arise after 
the filing of this applicatiou and before each public heariug must be disclosed prior to the 
public hcariugs. 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. 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 
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each 
and every public hearing on this matter, I will reexamine this affidavit and provide any changed 
or supplemental information, ineluding business or finaneial relationships of the type described 
in Paragraph 3 above, that arise on or after the date of this applieation. 

~;;;;;;~;:~on:~~~-sig:=t~~:~-===~-======================================== 

(check one) 

Elizabeth 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_A_u__cg:;;:_u_s_t ___________ 20~, in the State/Comm. 
of Virginia , County/City of_Ar __ li_n-=g_to_n _______ _ 

My commission expires: _1_1_13_0_1_20_1_5 ___ _ 

)':\RM RZA-1 Updated (711/06) 

KIMBERLY K. FOLLIN 
Registration # 283945 

. Nolafl Public 
:OFWIIIIIA 



DATE: 

TO: 

FROM: 

SUBJECT: 

REF.: 

September 3, 2014 

Suzanne Wright, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

Jo Ellen Groves, Paralegal 
Office of the County Attorney 

Office of the County Attorney 
Suite 549, 12000 Government Center Parkway 

Fairfax, Virginia 22035-0064 
Phone: (703) 324-2421; Fax: (703) 324-2665 

www .fairfax county .gov 

Affidavit 
Application No.: RZ/FDP 2014-PR-004.flt 
Applicant: Amherst Property, LLC 
PC Hearing Date: 10/29/14 
BOS Hearing Date: 11118/14 

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 124 311, when you prepare the staff report. 

Thank you for your cooperation. 

Attachment 
cc: (w/attach) Jonathan Buono, Planning Technician I (Sent via e-mail) 

Zoning Evaluation Division 
Department of Planning and Zoning 

\\s17PROLA WPGC01 \Doeuments\124311 \JEG\Affidavits\631990.doe 



REZONING AFFIDAVIT 

DATE: August 29, 2014 
(enter date affidavit is notarized) 

I, Elizabeth D. Baker, agent , do hereby state that I am an 
(enter name of applicant or authorized agent) 

(check one) [ ] 
[.r] 

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 -00 I) 

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

I (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 ofthe 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, Contract Pnrchascr!Lessee, 
Applicant/Title Owner, etc. For a multiparcel application, list the Tax Map Number(s) of the 
parcel(s) for each owner(s) in the Relationship column.) 

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

"'-Amherst Property, LLC 

Agents: 
Lucas A. Davis 
Graham D. Tyrell 
Erin C. Lipari 
Asheel P. Shah 
Maria R. Hawthorne 

, PS Business Parks, L.P. 

Agents: 
Maria R. Hawthorne 
Joseph D. Russell, Jr. 
Edward A. Stokx 

(check if applicable) 

ADDRESS RELA TIONSHIP(S) 
(enter number, street, city, state, and zip code) (enter applicable relationships 

listed in BOLD above) 
17 51 Pinnacle Drive #700 Applicant/Contract Purchaser of 
McLean, VA 22102 Tax Map 29-4 ((7)) 6, 78 pt. 

701 Western Avenue 
Glendale, CA 91201 

Title Owner of Tax Map 
29-4 ((7)) 6, 78 pt. 

[.r] There are more relationships to be listed and Par. l(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 I 0% or more of the units in the 
condominium. 

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

~ORM RZA-1 Updated (711 /06) 



Page _1_ of 1__ 
Rezoning Attachment to Par. l(a) 

DATE: August 29, 2014 
(enter date affidavit is notarized) 

for Application No. (s): _RZ_/F_D_P_2_0_14_-_P_R_-0_0_4 __________ _ 1Zlf31l 
(enter County-assigned application number (s)) 

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

NAME 
(enter first name, middle initial, and 
last name) 
Walsh, Colucci, Lubeley & Walsh, P.C. 
(f/k/a Walsh, Colucci, Lubeley, Emrich 
& Walsh, P.C.) 

. Agents: 
Martin D. Walsh 
Lynne J. Strobel 
Timothy S. Sampson 
M. Catharine Puskar 
Sara V. Mariska 
G. Evan Pritchard 
Jonathan D. Puvak (former) 
Andrew A. Painter 
Matthew J. Allman 
Elizabeth D. Baker 
lnda 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 ifapplieable) 

FORM RZA-1 Updated (7/l/06) 

[.t] 

ADDRESS RELA TIONSHIP(S) 
(enter number, street, city, state, and zip code) (enter applicable relationships 

listed in BOLD above) 

2200 Clarendon Boulevard Attorneys/Planners/ Agent 
Suite 1300 
Arlington, VA 2220 I 

8180 Greensboro Drive, Suite 2 00 
MeLean, VA 22102 

8!80 Greensboro Drive, #200 
MeLean, VA 22102 

Attorney/ Agent 
Attorney/ Agent 
Attorney/Agent 
Attorney/ Agent 
Attorney/ Agent 
Attorney/ Agent 
Attorney/ Agent 
Attorney/ Agent 
Attorney/ Agent 
Planner/ Agent 
Planner/ Agent 
Planner/ Agent 

Engineers/ Agent 

Engineers/ Agent 

There are more relationships to be listed and Par. I (a) is continued further 
on a "Rezoning Attachment to Par. l(a)" form. 



Page _2_ of _2_ 
Rezoning Attaehment to Par. l(a) 

DATE: August 29, 2014 
(enter date affidavit is notarized) 

for Application No. (s): _RZ_/F_D_P_2_0_14_-_P_R_-0_0_4 __________ _ 12L{3ll 
(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, etc. For a 
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the 
Relationship column. 

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

'ParkerRodrigucz, Inc. 

Agents: 
Dennis B. Carmichael 
Trini M. Rodriguez 
Daniel A. A vrit 
Erica M. Thurn 

M.J. Wells & Associates, Inc. 

Agents: 
Christopher L. Kabatt 
Michael R. Pinkoske 
Kevin A. Berger 

Design Collective, Inc. 

Agents: 
,Michael S. Goodwin 
Nicolas F. Mansperger 
Matthew A. D'Amico 

(check if applicable) 

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

[.r] 

ADDRESS RELATIONSHIP(S) 
(enter number, street, city, state, and zip code) (enter applicable relationships 

listed in BOLD above) 

101 N. Union Street, Suite 320 Landscape Architects/Agent 
Alexandria, VA 22314-3231 

1420 Spring Hill Road, Suite 600 
McLean, Virginia 22102 

60 I E. Pratt Street, #300 
Baltimore, MD 21202 

Transportation Consultant/ 
Agent 

Architect/ Agent 

There are more relationships to be listed and Par. I (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) I2Lf~ll 

for Application No. (s): RZ/FDP 2014-PR-004 
(enter County-assigned application number(s)) 

========================================--============== 

l(b). The following constitutes a listing*** ofthe 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 land, all ofthe 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) 
Amherst Property, LLC 
1751 Pinnaele Drive #700 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning I 0% or more of 

any class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% 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, Treasurer, etc.) 

(check if applicable) There is more corporation information and Par. I (b) is continued on a "Rezoning 
Attachment I (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 I 0 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 nmst also include breakdowns of any partnership, corporation, or 
trust owning 10% or more oftlte 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 page, and reference the same footnote numbers on 
the attachment page. 

FORM RZA-1 Updated (711/06) 



Page _1_ of_6_ 
Rezoning Attaehment to Par. l(b) 

DATE: August 29,2014 
(enter date affidavit is notarized) 

for Application No. (s): _RZ_/F_D_P_2_0_14_-_PR_-0_0_4 __________ _ 
(enter County-assigned application number (s)) 

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

1751 Pinnacle Drive #700 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 1 0% 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, etc.) 

===================================================================================== 
NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
KF Amherst LLC 
1751 Pinnacle Drive #700 
McLean, VA 221 02 

DESCRIPTION OF CORPORATION: (eheck one statement) 
[.t] 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 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) 
c,Kettler Asset Management LLC (owns less than I 0% 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) [.t J 

FORM RZA-1 Updated(7/l/06) 

There is more corporation information and Par. I (b) is continued further on a 
"Rezoning Attachment to Par. I (b)" form. 



Page ~2- of ~6-
Rezoning Attachment to Par. l(b) 

DATE: August 29, 2014 
(enter date affidavit is notarized) 

for Application No. (s): ~RZ_/F_D_P_2_0_14_-_P_R_-0_0_4 __________ _ 
(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) 
[.t] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[ ] There are more than 10 shareholders, and all ofthe shareholders owning 10% or more of any 

elass 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) 
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 Amherst Investors LLC 

175 I Pinnacle Drive #700 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[ ] There are more than 10 shareholders, and all ofthe shareholders owning 10% or more of any 

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
~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) [.t] 

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

There is more corporation information and Par. I (b) is continued further on a 
"Rezoning Attaehment to Par. l(b)" form. 



Page _3_ of_6_ 
Rezoning Attaehment to Par. l(b) 

DATE: August 29, 2014 
(enter date affidavit is notarized) 

for Application No. (s): _RZ_IF_D_P_2_0_14_-P_R_-0_0_4 __________ _ 
(enter County-assigned applieation number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
'· PS Business Parks lnc. 

17 51 Pinnacle Drive #700 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[ ] There are more than 1 0 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[.t] 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 publicly traded Real Estate lnvestment 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, Colucci, 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) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[.t] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

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

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

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

FORM RZA-l Updated (7/1106) 

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. 1 (b)" form. 



Page___±_ of~6-
Rezoning Attaehment to Par. l(b) 

DATE: August 29,2014 
(enter date affidavit is notarized) 

for Applieation No. (s): _RZ_/F_D_P_2_0_14_-_PR_-0_0_4 __________ _ 
(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) 
[.t] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning I 0% 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) 
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 one statement) 
[.t] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
·John F. Amatetti, Charles A. Irish, 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, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) 

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

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 



Page _5_ of_6_ 
Rezoning Attaehment to Par. l(b) 

DATE: August 29, 2014 
(enter date affidavit is notarized) 

for Application No. (s): _RZ_/F_D_P_2_0_14_-_PR_-0_0_4 __________ _ 
10-{311 

(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 
Alexandria, VA 22314-3231 

DESCRIPTION OF CORPORATION: (check one statement) 
["] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all ofthe 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 221 02 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[.t] There are more than 10 shareholders, and all of the shareholders owning I 0% or more of any 

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
M.J. Wells & Associates, Inc. Employee Stock Ownership Trust. All employees are eligible plan participants; however, no one employee 
owns I 0% 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.) 

( eheek if applieable) [.t l 

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

There is more corporation information and Par. I (b) is eontinued further on a 
"Rezoning Attachment to Par. I (b)" form. 



Page _6_ of _6_ 
Rezoning Attachment to Par. l(b) 

DATE: August 29,2014 
(enter date affidavit is notarized) 

for Application No. (s): _RZ_/_F_D_P_2_0_1_4-_P_R_-_00_4 ___________ _ 
IZLf=5l1 

(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) 
[ ] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[.t] There are more than 10 shareholders, and all of the shareholders owning 1 0% 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) 
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, Secretary, Treasurer, ete.) 

=================~================================================================== 

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

DESCRIPTION OF CORPORATION: (cheek one statement) 
[ ] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[ ] There are more than 10 shareholders, and all ofthe shareholders owning 10% or more of any 

elass of stock issued by said corporation are listed below. 
[ ] 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, Treasurer, etc.) 

(check if applicable) [ ] 

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

There is more corporation information and Par. 1 (b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 



Page Three 
REZONING AFFIDAVIT 

DATE: August 29,2014 
(enter date affidavit is notarized) 

for Application No. (s): _RZ_IF_D_P_2_0_14_-_P_R_-0_0_4 ____________ _ 
(enter County-assigned application number(s)) 

===================--========~==================================================== 

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

PARTNERSHIP fNFORMATION 

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code) 
PS Business Parks, L.P. 
70I Western Avenue 
Glendale, CA 9I20I 

(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 P§ l':Susin~ssParks, Inc. (a publicly traded real estate investment trust) and is the 
entity through which PS Business Parks, Inc. conducts all of its business:--- --

(check if applicable) [ ] There is more partnership information and Par. l(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. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partners/tip, 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 IO% or more oftlte 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 attaehment page, and referenee the same footnote numbers on 
the attaehment page. 

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



Page Four 
REZONING AFFIDAVIT 

DATE: August 29,2014 
(enter date affidavit is notarized) 

for Application No. (s): RZ/FDP 2014-PR-004 
(enter County-assigned application number(s)) 

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

[ ] In addition to the names listed in Paragraphs l(a), l(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: 

[.t] Other than the names listed in Paragraphs I(a), l(b), and l(c) above, no individual owns in the 
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 1 0% or more of the 
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* ofthe 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) [ ] 

FORM RZA-1 Updated (711/06) 

There are more interests to be listed and Par. 2 is continued on a 
"Rezoning Attachment to Par. 2" form. 
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REZONING AFFIDAVIT 

DATE: August 29,2014 
(enter date affidavit is notarized) 

for Application No. (s): _RZ_/F_D_P_2_0_14_-_P_R_-0_0_4 ____________ _ 
(enter County-assigned application number(s)) 

=====:;:;::.==============:c=----=================:;:;::.=:::::::::================ 

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: If answer is none, enter "NONE" on line below.) 
None 

(NOTE: Business or financial relationships of the type described in this paragraph that arise after 
the filing of this application and before each public hearing 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. 3" form. 

4. That the information eontained in this affidavit is complete, that all partnerships, corporations, 
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 matter, I will reexamine this affidavit and provide auy changed 
or supplemental 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 signature: 

(check one) 

Elizabeth 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_A_u--'g=-u_s_t ______ 20_l_i_, in the State/Comm. 
of Virginia , County/City of_A_r_li_n-"'g'-to_n ____ _ 

My commission expires: 11/30/2015 

~ORM RZA-1 Updated (7/1/06) 

{ 
)· 
; 

KIM8ERLVK. FOLLIN .·. 
Registration I 283945 

.Notary PubliC> 
COMM(IM)ftAllM.OF VIRGIICIA 



Elizabeth D. Baker 
Senior Land Use Planner 
(703) 528-4700 Ext. 5414 
ebaker@arl. thelandlawye rs. com 

Barhara C. Berlin 

WALSH CoLuccr 

LUBELEY & WALSH PC 

July 16,2014 

Director, Zoning Evaluation Division 
Fairfax County Department of Plarming & Zoning 
12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035 

Re: Request for Rezoning from the C-3 District to the PTC District 
Amherst Property LLC (the "Applicant") 
TM 29-4 ((7)) 6 and part 7B (the "Application Property") 

Dear Ms. Berlin: 

APPEND!X4 

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 (Plarmed Tysons Comer Urban) District and approval of a combined 
Conceptual and Final Development Plan (''CDP/FDP") in order to permit the construction 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 Y2 
mile of both the McLean and Tysons Comer 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 storm water management system serving the site. 

703 528 4700 i WWW.THELANDLAWYERS.COM 
2200 CLARENDON BLVD. I SUITE 1300 • ARLINGTON, VA 22201-3359 

LOUDOUN 703 737 3633 I WOODBRIDGB 703 680 4664 
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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 specifies that future PCA applications 
to remove any individual parcel or assemblage of parcels 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 the 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 permit the addition of parallel parking spaces in 
keeping with the Tysons Urban Design Guidelines ("UDG"). Designated as a Collector street, 
the Applicant's Jones Branch Drive frontage will include a minimum 20 foot wide streetscape. 
Additions to the public grid of streets include: 

• 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. 

• 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. 

• 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 
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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. lt 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 
architeets 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 the adjacent streets to 
create 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: 

• A new public park is proposed west of Street B. This area is planned with dll 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 llA. The park design contemplates removal of the existing pond on 
Parcel UA. An alternate park design has been included in the CDP/FDP in the event the 
pond remains. It is anticipated that this park will be expanded in the future with the 
redevelopment of adjacent parcels. 

• 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. 

• 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 street 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 



Page4 

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 -1 00% residential and 0 - 3% retail/service/amenity uses. 

Land Use Mix and FAR 

--~"'""-· 

Use GFA Perecntage of FAR 

'·~ .. ·--~~-·-·------·---~""""'''''"'~"""''· ··-·-·Total[!.] __ .... -··-·----···---L2J ,,_ 

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 -· 
[1] 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 Comer Urban Center 
in the Area II 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 Y4 and 1/2 mile from the Tysons Comer 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, ofthe Application Property 
are located within a Y2 mile of Tysons Comer 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 ofland results in a potential GFA of514,953 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. 

Intensity Tiers and FAR 

Intensity Tiers Land Area and GFA FAR 
Density Credits 

·--········-·-··--"-----~~t-----~----1----·--+------
< 1/2 mile 106,3 72 SF 189,000 [2] 1.78 

-···-···-·-""'"'" ___ ""'"""'1f-"""""""''-"--~-----·--·-""" -·-~--... ,_,,_, __ " 
Non-TOD 144,256 SF 261,000 [3] 1.81 
>112 mile 

[1] Intensity calculations are based on the maximum GFA scenario. 
[2] Includes 42% of the building GFA. 
[3] Includes 58% ofthc building GFA. 

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 of97% residential and maximum of3% 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 
The proposed mix of uses is in keeping with ~~entll DMix and arrangement of uses 
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. 

""""'·'""'"'""-'""'-' ,,.,..,,_,,.....,.,,,~, 

"""'"""'<nMM#--"'"""''""''"~""""""""""'""'"''"'"' ____ '""''"'"-"'''"""M"-""" 
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___ .. _ ...... _ ...... __ , ____ , ____ _ 
-···-"""""'"'"'"· ------------~~··-----------

DAffordable and workforce housing Twenty percent ofthe residential units will be 
provided as workforce housing in keeping with the 
Plan guidance. The Property is located beyond '14 
mile from a metro station and thus is entitled to 
bonus intensity of twenty percent for the provision of 
Workforce Dwelling Units (WDUs). ln 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. 

------·----·-··-·-~·-···---t----"""~-----------------.. -
0 Green building expectations The residential structure will be designed and 

1--~-~·· . 
0 Storm water Management 

constructed to meet a minimum ofLEED (NC) 
certification or an equivalent. 
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. 

lt 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 I-, 2- and 1 0-year storms, but also the 
pre-developed runoff volumes for the I- 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 (LID) techniques that will 
aid in water runoff reduction and reuse, below is a 
list of possible alternatives to provide water quality 
and quantity: 

• Stormwater infiltration in the public park 
spaees. 

• 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 ofthe runoff volume, 
depending on the characteristics of the insitu 



Page 7 

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 . 

.... _ ..... _ ...... ~-··-·---·-----··-""""--···-··----........ -- .......................... ·~"'""'"""""'-""'"""-"'" _____ _ 
_ _Q}ransportatio~-----.---:-------+-===-·----:-:---:-------::-----:---=------1 

0Grid 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 
between 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 

J-...--------·------------l .. -~~evelopment. ... __ .... -........... _______ .. .. 
0Vehicle 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. 

0Parking 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. 

0 Phasing to transportation improvements The proposed building and the associated grid of 
..... ~!!:.£..Programs ___ _._ ........... --............... -----·········-····· .. ·· .. streets will be, __ ~~-~~!..~£.!~d in one phase. 

0Traffic impaet analysis evaluating three With only one building proposed, the TIA is based 
time periods; first phase, interim phase and on plan build-out only. 

plan build-out ........... - .... ·---+---... --.............. -----·------........................ -----.................... . 
DUrban_!)t:~ig~........ .. ... --.................. ---l------------,----------.,----1 
o Achievement of the building, site design, Design Collective, the project's architect, has studied 
and public realm design guidelines to the physical characteristics of the Application 
achieve the urban aesthetic vision for Property and has identified design opportunities and 
Tysons. 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, 

................. ________ .................... ------.... ~~-----···--·- .. !!!.~.~~jp.g, streetscapes, pedestrian connections, public 
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---~---.,--··----·-""'""'"--""'"-"""""''"""''''"""''"'"'"'"'""'""""""'""'-------r·---··-··---·-·"·"··············""""""""""'"'"-"""-----·-----·----···-""-·••••"•"""'""""''"''""""" 

open spaces, and private amenity spaces -- all 
designed with the Urban Design section of the Plan 
in mind. 

o A variety of buildings heights with-th~ .. ···--····-····· The Application Property.fullswit"bi~ ... B~ilding 
tallest buildings in the ranges specified by Height Tier 3, with a maximum building height of 
the building height map. 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 t!J.e Plan's building height map. 

0 Shadow and wind studies demonstrating The architects have sited the building to avoid 
that the design creates an inviting canyon effects and to ensure sufficient natural light, 
environment and does not cause a canyon particularly in public spaces. A shadow study has 

effect. ·----~ ........ -.m··-· .. -------. been provided_~n the,_~_QEf!::_l;?P. . ............... -... 
DUrban park standards A preliminary analysis of the urban park standards 

and the needs of the future residents and visitors of 
the Application Property have been 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 acre of park on adjacent Parcel llA 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 areas 
are proposed on the terrace roof and interior 

l--~----:--~··~--:-------,-----t-c_o_urt:-..._ya_r_d_o_f_t"7h~-~sidential building. -----·----
DActive recreation facilities Active recreational facilities such as swimming 

pools, sunning terrace 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 the 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 redevelopment of 
adjacent parcels, the details of which will be 
included in the proffers. 
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---·-"""'""'""""""'"""''::"".--·---------··---r-::---::-:-::-:-----~--:::--:---:--:---:------=---·· 

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 

------------·· ___ .... - ... - .......... -.. -----~~iled iE the pro:ff~E~:. . .......... _ ... . 
ODemonstrating how other properties in the The Applicant had developed an overall master plan 
subdistrict and in the general vicinity of the for the area demonstrating how adjacent parcels that 
proposal can develop in conformance with are not a part of the Application Property can 
the Plan 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. ········-·-··-·"""'"'"--------------······--····----------L.;;.. .. ~ .. ~---, .. _ ........ -............... , ............... ____________ -1 

Subarea 3 West Park Urban Neighborhood- Redevelopment Option Guidance 
Development proposals should provide for the following: 

----·--------------~-----------------......,.-~----------~-~-------1 
0 The mix of uses should include a small The Applicant has designed the ground floor space at 
office component, hotels, public uses, the comer of Jones Branch Drive and Street A to 
ground level retail and service uses. The accommodate retail/service uses. While it is not 
intensities and land use mix should be anticipated that this will be a strong retail location in 
consistent with the Areawide Land Use the short term, the Applicant will not preclude 
Recommendations inclusion of these convenient uses as the market 

permits. 
0 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 

----=----------·-·--·--·--·---:---t"::v-:::cis_i_on_"'""", _§ets_!h~--~!!ge for the future redevelopment. 
0 Development proposals should show how The coneeptual plans included in the CDP/FDP 
the proposed development will be integrated illustrate how the proposed development integrates 
within the subarea as well as the abutting with future development. The proposed grid is based 
districts/subdistricts through the provision on the conceptual grid in the Plan. The Applicant 
of the grid of streets. In addition to the grid will be making provision for a bike lane on Jones 
of streets, pedestrian and bike circulation Branch Drive and pedestrian circulation throughout. 
improvements should be provided that also In addition to the streetseapes, pedestrian circulation 
improve eonnectivity. will be enhaneed through the walking paths in the 

park and the off-site linear park on adjaeent Parcel 
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r-"--------·-"""'''""-""""_'_,,_ -----'"""""""'"""'"""'"'"'"""' "" ---------:c:---"""'""""""""'""' ____ ,,, ____ ,,,, _____ .,.,,, .. , 

llA providing a convenient pedestrian connection 

1--------------
0 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. 

D 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. 

between the proposed park and uses along W estpark 
Drive, including the new Arbor Row deve~..Ement 
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 llA. 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 amenities. 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 ofWestbranch 
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. 
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. ,_, _________________ 1---'------""""'-----~-------·" 

D Public facility, transportation and The Traffic Impact Statement ("TIA'') prepared by 
infrastructure analyses should be performed Wells+ Associates, Inc. details the impacts of the 
in conjunction with any development proposed development on the transportation 
application. The results of these analyses infrastructure and identifies appropriate mitigation 
should identify necessary improvements, the measures. 
phasing of these improvements with new 

~~~e~ve~l~oLp-~lm~e~n=t,~a=n=d~aJ~~plr~op~lr~i~m=e=m=e~a=s~u~re=s~t~o-~------------------~ 
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mitigate other impacts. 
0 A specific public facility need 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 next 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 its 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 Modifications 

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 well 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 pattern 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. 

'fk.yu. ' . . . £.J~ 
ElizahetbfD. Baker 
Senior Land Use Planner 

{A06!5929.DOC /1 SOJ 7.16J4 000613 000118} 



COMMONWEALTH OF VIRGINIA 

COUNTY OF FAIRFAX 
4100 CNAIN BRIDGE ROAD 
FAIRFAX. VIRGINIA 220~ 

Mr. G. T. Halpin, Chairman/CEO 
The West Group 
1600 Anderson Road 
McLean, Virginia 22102 

APPENDIX5 

October 31, 1990 

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 Partnersnip, et al, to rezone certain property in the Dranesvil1e 
District 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, 

-subject to the proffers dated october 3, 1990, on subject parcels 29-2 ((15)) 
4B, A5, M, 29-4 ((7)) 12, 4, 6, 7B, 7Al, C2, Cl, llA, 8, 1, 2, 3, 9, 5A, 10, 
lAl, lA2, AS, 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 October 31, 1990 

-2-

• waived the 75-foot setback requirements from the DUlles Airport 
Access Road, consistent with current development. 

Sincerely, 

u"() ., (J. 
I tw~{ i,if- -.. : \_/./.-' 

Nancy Vent'S 
Clerk to'the Board of supervisors 

t:N:ns 

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 



( 
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At a regular 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 ORDINA.OCE 
PROPCSAL NO. RZ 88-D-005 

WHEREAS, west+Mac Associates Limited Partnership, et al, filed in the 
proper form, an application requesting 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 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 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.l-49l(a), which conditions are incorporated into the zoning Qrdlnance 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 l5 th day of October, 1990. 

,~..... '' " "(I ! I i: ..... ,. i . ,, • u::.v Y \•I ,f: ',J .e_,.; "--'\.,;_ 
Nancy vehz::~ 
Clerk to the Board of supervisors 



PROFFERS 

RZ 88-D-005 
OCI 5 i990 

october 3, 1990 ZONING £\'ALUATIO!~ 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 GOP is llQt proffered in its 

entirety, but certain elements of the GOP 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 ZO) 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 Height. All buildings, with the exception of 

those Buildings 19, 20, and 30 as shown on the GOP, 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. Setbacks from the Dulles Access Road. Applicants shall 

adhere to the building and parking structure setbacks shown on 

the GOP 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 building sites 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 GOP. 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 connections 

with adjacent properties in the locations as shown on the GOP. 

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 ("OEM") and 

Department of Public Works ("DPW"). 

2. Hater Quality. Subject to the approval of DPW and 

OEM 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 GOP shall be designed as a wet pond Best Management 

Practice ("BMP") and storm water detention facility eguivalent 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 GOP. An 

additional buffer area contiguous to the "SAVE" area shall be 

provided as shown and noted on the GOP. The existing stcrm 

drainage easement shall be adjusted to accommodate Pond c. 

3. Oil/Grit Separators. The existing riser structure 

within Pond C as shown on the GOP 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 OEM andjor DPW 

at time of site plan review and approval of Building 24 or 25, 

whichever is earlier. 

4. Oil/grit separators shall also be provided in 

conjunction with site plans for future parking structures for 

Buildings 19, 20, 23, 24 and 25. 

5. Oil/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 OEM. 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 requested by OEM 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 OEM. Oiljgrit separator maintenance records shall be kept on­

site and shall be made available to County officials upon 

request. In order to facilitate a possible County study of the 

effectiveness and maintenance needs of oiljgrit separators, 

access to the property shall be provided upon request from the 

County. 

H. Environmental Quality Corridor (EQC). 

1. Applicants shall preserve in an undisturbed state 

the EQC as generally depicted on the GOP 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 3 o) • 

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 least 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 GOP, 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. 

r. Limits of Clearing and Grading. Applicants shall use 

best efforts to adhere to the general limits of clearing and 

grading as shown on the GOP. Actual limits of clearing and 

grading shall be determined at time of site plan review and 

approval. Any major difference between limits of clearing and 

grading on the GOP and site plan is subject to approval by County 

Arborist. 

II. Noise Attenuation. Applicants agree to limit interior 

noise level to 50 dBA Ldn in all future buildings located within 

the area impacted by highway noise having levels between 70 dBA 

Ldn and 7 5 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 
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eguipment buildings, etc.), with the following acoustical 

attributes: 

o Exterior walls shall have a laboratory 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 

provided. 

iii. 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 indicated 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 !.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 transitional screening 

yard and barrier situated entirely upon Outparcel A along the 

eastern side of outparcel 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 conveyance 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 Transportation Contribution. 

1. Applicants shall contribute to Fairfax County $2.85 



Proffers 
RZ 88-D-005 
Page 10 

per FAR square foot (gross floor area, excluding cellar) with 

the following exceptions: 

o All 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*Mac Buildings 26, 27, 28, 29, and 30 

inclusive comprising 1,460,259 gross square feet on 48.5115 acres 

of land area. 

The $2. 8 5 per square foot, as increased by escalations to the 

Engineering News Record, Construction 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 order 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. 

o 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.l above for Tysons 

corner Area Wide Transportation Fund improvements upon issuance 
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of building permit for Building 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 A 

(Destination station 4. 2 acres) shall be exempt from $2.85 per 

square foot contribution as outlined in paragraph III.B.1 above. 

c. Signalization. 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 warrants 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 Improyements. 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 



Proffer 
RZ 88-D-005 
Page 12 

- -

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 addi tiona! 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 lane 

at the time of site plan submission for Building 27, 28 or 29, 

but no later than December 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 lane, 

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 eighteen 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. 

_,, 
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West*Mac Associates Limited Partnership 

By: Federal Home Loan Mortgage Corporation 
General Partner 

By= ,/)?/ ,.·~tatke<lj 
Maxi 
Vice President, Administration 
and Corporate Properties 

WEST*PARK Associates Limited Partnership 

By: Southfork Corporation 
General Partner 

Washington Hall Corporation 

By:~[L\?-_ 
~. Kuklin 

Vice President 

~~~ By~~~ I President 



DESCRIPTION OF THE LAND OF 
WEST*PARK ASSOCIATES LIMITED PARTNERSHIP, WEST*MAC ASSOCIATES 

LIMITED PARTNERSHIP, NATIONAL MACIDNE 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, llA, 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: 

N04°04'I7"W 11.56 feet to a point; 
I21.79 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 feet to a point; 

N52° 14'30"W 8. 74 feet to a point; 
N08°51'54"W 89.95 feet to a point; 
N20° 16'40"E 98.16 feet 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 distances: 

N76° 12'20"E 171.49 feet to a point; 
N78°22'50"E 270.42 feet to a point; 
N84° 00'58"E 365.4 9 feet to a point; 
N76° 58'59"E 304.14 feet to a point; 
S89° 44'26"E 225.50 feet to a point; 
N03° 33'17"W 30.47 feet to a point; 
N86° 5I'35"E 54I.38 feet t.o a point; 
S76° 55'52"E I54.64 feet to a point; 
Nl3° 30'08"E 45.06 feet t.o a point; 
N86°5I'35"E 656.60 feet. to a point; 
S78°2I'05"E I99.IO feet to a point; 
N76°48'55"E 436.60 feet to a point; 
S87° 20'25"E 440.50 feet to a point; 
S74°22'55"E 820.10 feet to a point; 
S54° I3'22"E 2I6.09 feet to a point; 
S53°47'05"E I06.30 feet to a point; 
S3l0 09'45"E 385.90 feet to a point.; 
Sl6°03'25"E 468.45 feet to a point; 
S07° I0'55"W 403. IO feet to a point being the 

northeastern corner of LOT 5, WESTPARK SUBDIVISION. 
THENCE with the northern line of LOT 5 S82° 48'56"W 427.87 feet to a point 
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DESCRIPTION OF THE LAND 
PARTNERSHIP, ETC. 

OF WEST*PARK ASSOCIATES LIMITED 

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: 

N07° 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 feel, a delta of 86°00'00", a tangent 
of 609.32 feet, a chord and chord bearing of N500 11'04"W 
891.26 feet to a point; 

S86° 48'56 "W 1,020.01 feet to a paint; 
582.30 feet along the arc of a circle curving to the 

right having a radius of 2,109.75 feet, a della of 15°48'58", 
a tangent of 293.06 feet, a chord and chord bearing of 
N85° 16'35"W 580.54 feel to a point; 

N77°22'06"W 633.37 feet to a point; 
610.33 feet along the arc of a circle curving to the left 

having a radius of 2,088.36 feel, a delta of 16°44'41", a 
tangent of 307.36 feet, a chord and chord bearing of 
N85°44'26"W 608.16 feet to a point; 

S85°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 eastern right-of-way of 
WESTBRANCH DRIVE, Route #5457, 100 feel wide. 

THENCF. 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 feel, 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; 

S36°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 
S83° 48'56"W 36.57 feet 

to a point on the northern right-of-way of WESTPARK DRIVE, Route #5061, 100 
feel wide. 

THENCE with the northern righl-of-wfly of said WESTPARK DRIVE 

HUNTLEY, NYCE AND ASSOCIATES, P. C. Aprj) :3, 1990 
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DESCRIPTION OF THE 
PARTNERSHIP, ETC. 

LAND OF WEST*PARK ASSOCIATES LIMITED 

N49° 11 '04"W 864.57 feet to a point; 39.27 feet along the arc of a circle curving 
lo lhe right having a radius of 25.00 feel, a delta of 900 00'00" 1 a tangent of 25.00 
feel, a chord and chord bearing of N04° 11'04"W 35.36 feel lo a point on the 
aforementioned eastern right-of-way of WESTBRANCH DRIVE. 

THENCE with the eastern right-of-way of WESTBRANCH DRIVE lhe following 
courses and distances: 

849.43 feet along the arc of a circle curving to the left 
having a radius of I, 106.11 feel, a delta of 44° 00'00" 1 a 
tangent of 446.90 feel, a chord and chord bearing of 
N18° 48'56"E 828.71 feet to a point; 

N03° 11 '04"W 710.62 feet to a point; 
39.27 feet along lhe arc of a circle curving lo lhe 

right having a radius of 25.00 feet, a della of 900 00'00", a 
tangent of 25.00 feet, a chord and chord bearing of 
N41 ° 48'56"E 35.36 feet 

to lhe point and place of beginning and CONTAINING 44.1939 ACRES OF LAND. 

PARCEL THREE: LOTS l, 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 DRlVE 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 feet to a point; 
318.49 feet along the arc of a circle curving to the 

right having a radius of 176.00 feel, a della of 103°41'00", a 
tangent of 223.99 feet, a chord and chord bearing of 
S02° 39'26"W 276.78 feet to a point; 

183.74 feet along the arc of a circle curving lo the lefl 
having a radius of 590.87 feet, a delta of 17°49'01", a tangent 
of 92.62 feel, a chord and chord bearing of S45° 35'25"W 
183.00 feet lo a point being the eastern corner of PARCEL 

3, TYSONS II. 
THENCE with lhe northeastern line of PARCEL 3, TYSONS II N49° 11 '04"W 

1,517.53 feet to a point being the southernmost point at the ·southwestern 
terminus of aforementioned 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 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 N85° 48'56"E 35.36 feel lo the point and place 
of beginning and CONTAINING 13.9268 ACRES OF LAND. 

HUNTLEY, NYCE AND ASSOCIATES, P. C. A p r i l :i , 1 9 8 0 
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LAND OF WEST*PARK 

PARCEL FOUR: LOT 10, WESTPARK SUBDIVISION 

ASSOCIATES LIMITED 

BEGINNING AT A POINT ON the southwestern right-of-way of aforementioned 
WESTPARK DRIVE at its intersection with the northwestern right-of way of 
aforementioned WESTBRANCH DRIVE. 

THENCE with said northwestern right-of-way of WESTBRANCH DRIVE 
S40°48'56"W 375.00 feet 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 feet to a point being the southern corner of PARCEL B, WESTPARK 
SUBDIVISION. 

THENCE with the eastern line of said PARCEL B, WESTPARK SUBDIVISION 
N30°06'36"E 381.80 feet to a point 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 feet, a delta of 10° 20'25" 1 

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 900 00'00", a 
tangent of 25.00 feet, a chord and chord bearing of 
S04° 11 '04 "E 35.36 feet 

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 at its intersection 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°36'47"E 1229.56 feet to a point; 

36.39 feet along the arc of a circle curving to the 
right having a radius of 25.00 feet, a delta of 83°23'44", a 
tangent of 22.27 feet, a chord and chord bearing of 
N54°20'3B"W 33.26 feet to a point; 

S84° 15'54"W 10.07 feet to a point on the 
eastern right-of-way of PARK RUN DRIVE, Route #6062, 80 feet wide. 

HUNTLEY, NYCE AND ASSOCIATES, P. C. A p r i 1 :'l , ] 9 9 0 
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OF WEST*PARK ASSOCIATES LIMITED 

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 
N04° 59'36''W 647.61 feet to a point; 

N02° 37'55"E 340.64 feet to a point: 
S76° 13'24 "E 10.19 feet to a point; 
43.50 feet along the arc of a circle curving to the 

right having a radius of 25.00 feet, a delta of 99" 41'26", a 
tangent of 29.63 feet, a chord and chord bearing of 
N52° 28'37"E 38.22 feet 

to a point on the southern right-of-way of aforementioned JONES BRANCH DRIVE. 
THENCE with said southern 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 I,988.40 feet, a delta of 00" 18'34", 
a tangent of 5.37 feet, a chord and chord bearing of 
S77°31'24"E 10.74 feet to a point; 

877° 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 feet, a delta of 15"48'58", a 
tangent of 306.95 feet, a chord and chord bearing of 
S85° 16'35"E 608.05 feet to a point; 

N86"48'56"E 448.01 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 
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 DRlVE the following 

courses and distances: 
S03° 11'04 "E 710.62 feet 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 feet, 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 the 
right having a radius of 25.00 feet, a della of 900 00'00" 1 a 
tangent of 25.00 feet, a chord and chord bearing of 
S85° 48'56"W 35.36 feet 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:{, 1~90 
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DESCRIPTION OF THE LAND 
PARTNERSHIP, ETC. 

OF WEST*PARK ASSOCIATES 

( 

LIMITED 

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: 

S81 ° 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; 

S49° 38'10"W 720.17 feet to a point being the 
southeastern corner of the land of TYSON'S I LIMITED PARTNERSHIP. 

THENCE with the southeastern line of the land of TYSON'S I LIMITED 
PARTNERSHIP the following courses and distances: 

N04° 14'59"E 139.95 feet to a point; 
N18°54'16"E 385.81 feel to a point; 
N25° 38'28"E 415.96 feet to a point; 
N40°06'39"E 629.87 feet to a point; 
S87°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 15~01'49", a 
tangent of 332.49 feel, a chord and chord bearing of 
S04° 53'0IE 659.27 feel to a point; 

S84° 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 
S34° 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 ::l, 1990 
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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, Hr. Chairman. I think it's appropriate 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 HCA, 
Hr. Herb Becker. We all received one from Freddie Hac from Westpark. We also 
have a letter from Hr. 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 TSH program commitment for 
$270,000 plus a review process coordinated with OT, the dedication of 4,2 
acres for a destination station with a $1DO,OOO 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. Hr. Chairman, I HOVE THE PLANNING COMMISSION RECOMMEND TO THE 
BOARD OF SUPERVISORS APPROVAL OF RZ-88-D-ODS, SUBJECT TO THE EXECUTIONS OF THE 
PROFFERS DATED OCTOBER 3, 1990. 

Commissioner Byers: Second. 

Commissioner Bobzien: Second. 



Planning Commission Meeting 
October 10, 1990 
RZ-88-D-005 

Chairman Murphy: Seconded, Mr. Bobzien, Mr. Byers. Discussion of --

Commissioner Sell: Mr. Chairman? 

Chairman Murphy: -- the motion? Mr. Sell. 

Page 2 

Commissioner Sell: I'd just like to take the opportunity to congratulate 
everybody who worked on this particular application ease 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 AHD 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 Hubbard: 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. Bobzien. 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. Krs. Harsel abstains. 

Commissioner Hubbard: Thank you, Mr. Chai~an. 

Chairman Murphy: Thank you very much. 

II 

Page 3 

(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 rmd enrich the quality of life for the people, neighborhoods and diverse communities ofFaiifax County 

November 21,2012 

Jolm C. McGranahan, Jr. 
Hunton and Williams LLP 
1751 Pinnacle Drive, Suite 1700 
McLean, VA 22102 

RE: Proffered Condition Amendment Application PCA 88-D-005-07 
(Concurrent with Rezoning Application RZ 2011-PR-023) 

Dear. Mr. McGranahan: 

Enclosed you will fmd a copy of an Ordinance adopted by the Board of Supervisors at a 
regular meeting held on NQvember 20, 2012, approving Proffered Condition Amendment 
Application PCA 88-D-005-07 in the name of Citylme Partners LLC. The Board's action 
amends the proffers for Rezoning Application RZ 88-D-005, previously approved for 
commercial development at an overall Floor Area Ratio (FAR) of approximately 0.58 to pemiit 
deletion of 27.25 acres of land resulting in a remaining FAR of approximately 0.65. The 
subject property is located on theN. and S. sides ofWestpark Drive, E. and W. ofWestbranch 
Drive, bounded on theN. 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; Cl, C2, l, 1A1, 1A2, 2, 3, 5A, 
6, 7Al, 7B, 8, 9, 10 and llA], in the Providence.District and is subject to the profters dated 
September 14, 2011. · 

Please note that this application was approved concurrently with RZ 20 11-PR -023. Please note 
. that on October 17, 2012, the .Planning Commission approved Final Development Phm 
Applications FDP 2011-PR-023, FDP 2011-PR-023-02, andFDP 2011-PR-023-03. 

Sincerely, 

~V\~~ .clua~~ 
Catherine A Chianese 
Clerk to the Board of Supervisors 

Office of the Clerk to the Board of Su}lervisors 
Fairfax, Virginia 22035 

Phone: 703~324-3151 +Fax: 703-324-3926 +TTY: 703-324-3903 
Email: clerktothebos@fairfaxcomity.gov 

http://www.fairfaxcounty.gow1wsclerk 



........................... _._, __ ,,~ ... -------------------------------------

Cc: Chainnan Sharon Bulova 
Supervisor Linda Smyth, Providence Distric.,i 
Tim Shirocky, Acting Director, Real Estate Division, Dept. of Tax Administration 
Barbara Berlin, Director, Zoning Evaluation Division, DPZ 
Diane Jolmson-Quirm, Deputy Zoning Administrator, Dept. of Planning and Zoning 
Thomas Conry, Dept Manager- GIS - Mapping/Overlay 
Angela K. Rodeheaver, Section Chief, Transportation Planning Division 
Donald Stephens, Transportation Planning Division 
Department ofHighways-VDOT 
Sandy Stallman, Park Planning Branch Manager, FCP A 
Charlene Fuhrman-Schulz, Development Officer, DHCD/Design Development Division 
Planning Commission 
Denise James, Office of Capital Facilities/Fairfax County Public Schools 
Karyn Moreland} Chief Capital Projects Sections, Dept. ofTransportation 



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 fonn 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 Planning Commission considered the 
application and 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 
considt...Yation of the repmts, 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 hereby is further restricted by the amended conditions proffered and aceepted pursuant to 
Virginia Code Ann., 15.2-2303(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 goveming said parcels. 

GIVEN under my hand this 20th day ofNovember, 2012. 

Catherine A. Chianese 
Clerk to the Board of Supervisors 



APPENDIX 6 

DATE:. September 2, 2014 

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

FROM: Pamela G. Nee, Chief ~)l~ 
Environment and Development Review Branch, DPZ 

SUBJECT: Land Use Analysis: 
RZ/CDP 2014-PR-004, Amherst Property LLC 
FDP 2014-PR-004, Amherst 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. 
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Planning Division 

12055 Government Center Parkway, Suite730 
Fairfax, Virginia 22035-5509 
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LOCATION AND CHARACTER OF THE AREA 

The subject property is located near the intersection of Jones Branch Drive and Westpark Drive, and 
portions of the site are within Yz mile ofboth the Tysons Comer 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/tysons 1. pdf 

The Comprehensive Plan District Recommendations for Tysons may be accessed at: 

http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area2/tysons2.pdf 

In the Fairfax County Comprehensive Plan, 2013 Edition, Area 11, Tysons Comer Urban Center, 
District Recommendations, as amended through April29, 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 andthe 
adjacent community north of Tysons. The DAAR serves as an additional buffering element. 
Office uses 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, 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 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 2014cPR-004 _7915 _Jones _Braneh_Drive_lu.doex 
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The district's ponds and small streams should be enhanced to add to the amenities ofthe 
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 I 0 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 developed with suburban office buildings with mostly surface parking. The 
vision is to have substantial redevelopment (especially in the eastern portion) that 
wHitransform 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 Brimch 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 
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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 ofthe 
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. 

• 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. 

• 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. 

• Redevelopment should occur in a manner that fosters vehicular and pedestrian access and 
circulation. Pevelopment 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. 
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• 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 loeated next to the areats 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 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') 
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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 of75% 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 PDP. 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. The applicant requests a 20% bonus (additional .30 FAR) for providing 
Workforce Dwelling Units (WDUs) 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 Development 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: 
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• A Tysons-wide CDA or a similar mechanism that provides the private sector's share of 
the Tysons-wide transportation improvements needed by 2030; 

• 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 

• 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 commits 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 9 I). 

"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, ifnot all, ofthese 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 squart; 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 1 0-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 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 
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significant portion of the South West Park Subarea in the Tysons Central I23 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; 

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 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 

• 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 Central123 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 ofthe 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 1 0 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, arid 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 Comer 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. 

0:\20 14 Development Review Reports\Rezonings\RZ _ FDP 20 14· PR-004_7915 _Jones_ Branch_ Drive_lu.docx 
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• Allowing on-street parking, and where appropriate, counting those spaces towards 
parking requirements. 

• Implementing "Smart Parking" technology 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 46-4 7, and 96) and 
street cross sections (Pages 48-56). 

The application parcels will be split by a new street (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 feet 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 Cis proposed as 
a local public street (with a private stretch between Street Band 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 ofthe CDP/FDP) of Street C, which will have 
continued parking lanes on each side ofthe 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 Band Jones Branch Drive. Street B is proposed along the western portion oftbe 
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 provides detailed guidance on streetscapes 
(Pages 96-1 08). 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 ofthe 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 recommends 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 of20 feet. The 
applieant commits to the range ofbuilding heights (Proffer 15, Building Heights, August 21, 2014) 
and also proposed to sereen any building penthouses or rooftop structures into the building's 
architecture. The proposed building height is in conformance with the Comprehensive Plan. 

PGN: BJC 
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APPENDIX 7 

DATE: September 4, 2014 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

FROM: Michael Davis, Acting Chief J A~~ 
Site Analysis Section, DOT fU~ 

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 develbpment 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, Suite 400 

Fairfax, VA 22033-2895 
Phone: (703) 877-5600 TIY: 711 

Fax: (703) 877-5723 
www.fairfaxcountv. gov /fcdot 
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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 
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. 

o 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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o 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 to claim credit against this contribution for off-site 
improvements that are not site traffic derived. 

o 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." 

o 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. 

o 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 



COMMONWEALTH of VIRGINIA 
CHARLES A. KILPATRICK, P.E. 

DEPARTMENT OF TRANSPORTATION 
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 unload in the street. 

If you have any questions, please call me. 

cc: Ms. Angela Rodeheaver 
fai rfaxrezening20 14-PR-004rz2AmherstPrepLLC9-18-14BB 

We Keep Virginia Moving 



COMMONWEALTI-I of VIRGINIA 
CHARLES A KILPATRICK, P.E. 

DEPARTMENT OF TRANSPORTATION 
4975 Alliance Drive 

COMMISSIONER 

Mr. Michael Pinkoske, PTP 
Wells & Associates 
1420 Spring Hill Road 
Suite 610 
Tysons Corner, Virginia 22102 

Fairfax, VA 22030 

July 16, 2014 

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. 

cc: Fairfax Permits 
traffic2014-PR-004tia2. 7915JonesBrancllDr7 -16-14M P-W&A 

Sincerely, 

Kevin Nelson 
Transportation Engineer 

We Keep Virginia Moving 



.DATE: 

TO: 

FROM: 

SUBJECT: 

September 2, 2014 

Barbara Berlin, Director 
Zoning Evaluation Division, 

~~;;~ ~~:laEi~woning 
~~'f(J; ~n,l~ctor 
Office of Community Revitalization 

OCR Comments- 7915 Jones Branch Drive 
RZIFDP 2014-PR-004 

APPENDIX 8 

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 mban block which 
is generally consistent with the expected scale of the urban form in Tysons. Furthermore, the 
pedestrian hierarchy defmes 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 amenities 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 development. 

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 



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. 7 5 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 hnpacts on Urban Design: The applicant proposes a primarily 
residential structure, with public functions located adjacent to the street and the 
possible addition of a minimal 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 provided in the TUDG to describe the corridor 
types. The primary 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 Comer Metrorail station, which is approximately 
0.5 mi from the site. 

a. The materials and width of the proposed off-site path are not defmed 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 consistent with the TUDG. 
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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. 

5. Building Design: The building design and massing is consistent with the 
recommendations of the TUDG. Active uses, including retail, lobby spaces and access 
to 1st 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. 

6. 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 fa9ades and the only at-grade surface parking provided as on-street 
parking. 

7. Urban Parks: The applicant has proposed 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. 

8. 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 starting in August, 2015, for a period often years at no cost 
to the County. 

9. 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". 

CC: Suzanne Lin, DPZJZED/PD 
Scott Sizer, Revitalization Program Manager, OCR 
OCR File 
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APPENDIX g 

DATE: September 2, 2014 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

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

SUBJECT: ENVIRONMENTAL ASSESSMENT for: RZ/CDP/ FDP 2014-PR-004 
7915 Jones Braneh Drive 

This memorandum, prepared 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, revised 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 Comer Urban Center, as 
amended through April29, 2014 under Areawide 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.fairfaxcountv.gov/dpz/comprehensiveplan!area2/tysonsl.pdf 

Excerpts from the Environmental Stewardship section of the Tysons are also included below. 

Excellence * Innovation * Stewardship 
Integrity *Teamwork * Publie Service 

Department of Planning and Zoning dh 
Planning Division 

12055 Government Center Parkway, Suite730 ~ 
Fairfax, Virginia 22035-5509 ~ 

Phone 703-324-1380 11110nT•••T or 
Fax 703-324-3056 PLANNING 

www.fairfaxcounty.gov/dpzJ & ZONINO 
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The Fairfax County Comprehensive Plan, 2013 Edition, Area 11 Tysons Corner Urban Center, as 
amended through Apri129, 2014 Areawide Recommendations under Environmental Stewardship, 
page 74states: 

"Stormwater Management 

Tysons Corner 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 ofTysons 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) 
Techniques (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 Corner Urban Center, as 
amended through April29, 2014 Areawide Recommendations under Environmental Stewardship, 
page 82-84 states: 

Stormwater Design 

"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 storm water 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_Amherst_env_.docx 
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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 development sites should be 
pursued where feasible; restoration and stabilization techniques that incorporate 
ecologically and aesthetically beneficial, vegetated approaches are preferred. Off­
site efforts to restore and/or stabilize streams in Tysons Comer should also be 
encouraged. 

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 Corner through natural restorative processes and/or through restoration 
projects." 

The Fairfax County Comprehensive Plan, 2013 Edition, Area II Tysons Comer Urban Center, as 
amended through April29, 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. 
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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 ofTysons' 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 Comer Urban Center, as 
amended through April29, 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 
storrnwater 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 considered, 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 
throu~ July 1, 2014, pages 7-9 state: 
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"Objective 2: 

Policy a. 

Policy j. 

Policyk. 

Prevent and reduce pollutiou of surface aud groundwater 
resources. Protect and restore the ecological integrity of 
streams in Fairfax County. 

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 .... 

Regulate land use activities to protect surface and groundwater 
resources .... 

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 conflict 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 storm water management where site conditions 
are appropriate, if consistent with County requirements. 

Apply nonstructural best management praetiees and 
bioengineering practices where site conditions are 
appropriate, if consistent with County requirements .... 

Maximize the use of infiltration landscaping within 
streetseapes consistent 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 
avoidable 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 restore tree cover on developed and developing 
sites. Provide tree cover on sites where it is absent prior to 
development. 

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 associated landscapes to 
use energy water resources efficiently and to minimize 
short- and long-term negative impaets on the environment and 
building occupants. 

In consideration of other Policy Plan objectives, 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 oflow-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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Policy b. 

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 similar 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. 

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 
ofthe range. 

Where developments with exceptional intensity or density are 
proposed (e.g. at 90 percent or more ofthe 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 been 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 amenities. 

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 Practiees 
The vision for Tysons Comer 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 Comer 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. Storm water 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 storm water 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 storm water 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 ofthe Public Facilities 
Manual such that the peak release rate for the post developed site for the 2 year and 
1 0 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 proffer, #48. C. the subject site drains to Pond C of the Westpark 
series which is located north of the subject property. As part ofthis 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 channel 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 review 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 storm water 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 Storm water 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 the DPWES administers the stormwater management ordinance, which became 
effective July 1, 2014. 

Greeu Buildings 

The vision for Tysons Comer as expressed in the Comprehensive Plan recommends, at a 
minimum, the achievement ofthe 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 encompasses 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 escr<;>w 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: 

• at least 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 

• aggregated non-proprietary energy and water consumption data as practical for the 
building. 

PGN: MAW 
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TO: Suzanne Wright, StaffCoordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Bin Zhang, Tysons Comer Site Reviewer 
Site Development and Inspections Division 
Department ofPublic Works and Environmental Services 

SUBJECT: Rezoning 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, & 0011A Part; 
Scotts Run Watershed; Providence District 

APPENDIX 10 

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

Chesapeake Bay Preservation Ordinauee (CBPO) 
There is no Resource Protection Area (RP A) designated on the site. 

Floodplain 
There is no regulated floodplain on the site. There is localized 1 00 year floodplain on the 
offsite park area, and floodplain and storm drainage easement associated with it. 

Downstream Drainage Complaints 
There are no applicable downstream drainage complaints on file. 

Stormwater Quality Control 
Currently, stormwater quality control requirements are satisfied by an existing offsite wet pond 
(Pond C). The applicant has proposed to meet the site's water quality requirements through a 
combination ofrunoffreduction practices, such as infiltration, green roof, soil amendment, 
different types ofbioretention, and the existing wet pond. 

Stormwater Quantity Control 
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 

Department ofPnblic 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 



Suzanne Lin, Staff Coordinator 
Rezoning #RZ 2014-PR-004; Amherst Property 
LDS Project# 25530-ZONA-004-1 
Page 2 of5 

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 different types ofbioretention, 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 ofPond C. 

Adegnate Ontfall 
An outfall narrative has been provided. The applicant has identified the point where the 
drainage area exceeds 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 PPM 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 ofLEED (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 ofbio-retention. 

In addition, the stormwater measures should be sufficient to attain the stormwater quality and 
quantity control credits ofLEED 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. 
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a) Waiver ofPFM 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 recommendation in a separate memorandum. 

b) Deviations/Modifications of Sections 6-1304.2C, 6-1304.2F, 6-1304.4I, 6-1306.3F, 6-
1307.2C, 6-1307.2E, 6-1307.2F, 6-1307.20, and 6-1309.2C ofthe 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 alternative submitted for 
consideration hy the Director must comply with other applicable provisions, such as 
the building code, per PFM 2-1200.10. 

c) The applicant stated that "Applicants request the Board support these PFM Waivers 
and Modifications and direct the director to grant these waivers/modifications at Site 
Plan". 

Staff will complete a final review of the modifications/deviations once the detailed 
design is submitted with the final Site Plan, in accordance with the requirements, 
policies and procedures in effect at the time. Please note it is the policy ofDPWES 
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 
review 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 ofDPWES may consider alternative standards, in 
accordance with PFM Section 2-1200, such alternatives would only be approved in 
circumstances where it is demonstrated that the existing standards cannot be met. Any 
alternative that does not meet all achievable standards and specifications at the 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. 
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2) Sheet C-7. Staffrecommends 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 PPM 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 ofthis. 

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 Future County Code aud regulation changes: 
Implementing the Environmental Stewardship Guidelines for the, Tysons Comer Urban Center 
will require a progressive approach to stormwater management that recognizes evolving 
technology and incorporates innovative stormwater management measures and techniques, 
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Achieving the goals and objectives may require the use of alternative standards which might 
not be entirely 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 Comer 
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 granted at the loeallevel. 

On January 28, 2014, the Fairfax County Board of Supervisors adopted the Stormwater 
Management Ordinance (Ordinance), Chapter 124 of The Code ofthe County ofFairfax, 
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 Storm water 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 Storm water 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, policies 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, Chief, Central Branch, SDID, DPWES 
Zoning Application File 
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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 

SUBJECT: 

REFERENCE: 

Department of Public Works and Environmental Services 

Amherst at Westpark, RZ 2014-PR-004; Tax Map Numbers; Tax Map #029-
4-07-0006, 0007B Part, & 0011A Part; Providence District 

25530-WPFM-001-1, Waiver Request to Allow Underground Stormwater 
Vaults in a Residential Development 

In the referenced waiver request dated Apri122, 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: 

• 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. 
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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 COP 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 OPWES and in substantial conformance with the FOP." 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 OPWES, 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, 
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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 ofPnblie Works and Environmental Services 
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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, LOS, 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 



25530-WPFM-001-1 Attachment A 

Proposed Waiver Conditions 

25530-WPFM-00 1-1 

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. 

2. Notwithstanding any notes, analysis, narrative, and/or preliminary design presented on 
the COP/FOP, 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. 

3. 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. 

4. 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. 

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

6. 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. 
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The private maintenance agreement shall address: 
• 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. 

• 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. 

• Establishment of a reserve fund for future replacement of the underground 
stormwater facilities. 

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

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

• A statement that Fairfax County shall be held harmless from any liability associated 
with the underground stormwater facilities. 

7. 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. 

8. 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. 

9. 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. 

1 0. All future purchasers of any of the residential units shall be advised prior to entering into 
a contract of sale, that the owner is responsible for the operation, inspection, 
maintenance and replacement of the underground facilities. 

11. 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." 
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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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FAIRFAX COUNTY PARK AUTHORITY 
······························································································ 

M E M 0 R A N D U M 

TO: Barbara Berlin, AICP, Direetor 
Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Sandy Stallman, AICP, Manager // 
Park Planning Branch, PDD r::;/J:J 

DATE: April2, 2014 

SUBJECT: RZ/FDP 2014-PR-004, 7915 Jones Branch Drive (Amherst Property) 
Tax Map#: 29-4 ((7)) 6 & 7 B 

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 in 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 ih 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 Corner Urban Center Environmental 
Stewardship and Tysons North Central District-Urban Neighborhood Subdistrict: 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 Central123 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 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 Comer. In the Tysons Comer 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 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 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 L 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 Street B. 
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Offsite Pari.:- 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 L1.02 shows a 6' high steel 
fence enclosure with a double-gated entry, bench seating, and a bioretention area. 

Offsite Linear Park- This 0.12 acre park space is a 15 foot wide Linear Park extending 
between future Street C to W estpark 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 Y2 mile to the south. Linear 
Park will also include benches and supplemental landscaping. 

Evaluation- The application generates a need for about 1.05 acres of new urban parkland. An 
onsite park space of0.77 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, optin1al athletic field design (lights and 
synthetic turf) and longer scheduling periods, the adjusted need for athletic fields to serve 
Tysons is a total of20 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 GF A, the proposed development generates the need for 0.1 0 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. If the 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. 

Otber recreational facility needs 

In the Tysons Comer 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 Parle. These 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 sp01t 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 Parle. 

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 set 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 ofup to 400 residential units. If no ADUs are provided, the Ordinance­
required amount to be spent on-site is $680,000. Any portion of the amount not spent onsite 
should be conveyed to the park authority for recreational facility constmction at one or more 
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 ofthe 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. The 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 featmes 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. 

• 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. 

• 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 expenditme on onsite reereational facilities can be 
spent on the private terraces and other possible recreational featmes 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. 

FCP A Reviewer: Andrea L. Dorlester 
DPZ Coordinator: Suzanne Lin 
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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 III, Zoning Evaluation Division, DPZ 
Chron File 
File Copy 



County of Fairfax, Virginia 

DATE: September 4, 2014 

TO: Suzanne Wright, Staff Coordinator 
Zoning Evaluation Division, DPZ 

FROM: Todd Nelson, Urban Forester II 
Forest Conservation Branch, DPWES 

SUBJECT: 7915 Jones Branch Drive; RZ/FDP 2014-PR-004 

RE: Request for assistance dated August 27, 2014 

APPENDIX 11 

...... 

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 
April2, 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. 

Department ofPnblie 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 I 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 L 1.0 1. 

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 

cc: 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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Deparlment of Facilities and Transportation Services 

February 25, 2014 

Barbara Berlin, Director 
Zoning Evaluation Division 

Office of Facilities Planning Services 
8115 Gatehouse Road, Suite 3300 

Falls Church, Virginia 22042 

Fairfax County Department of Planning & Zoning 
(' 

Lee Ann Pender, Director ,.. {Lu(} 
Office of Facilities Planning s'"'eJles 

RZ/FDP 2014-PR-004, Amherst Property 

5.75 acres 

29-4 ((7)) 5, 7B pt. 

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: 
School Capacities 
The schools serving this area are Spring Hill Elementary, Longfellow Middle, and Mclean High schools. 
The chart below shows the existing school capacity, enrollment, and projected enrollment. 

The school capacity chart above shows a snapshot in time for student enrollments and school capacity 
balances. Student enrollment projections are done on a six year timeframe, currently through school year 
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, enrollment projections are not available. 

Capita/Improvement Program Projects 
The proposed 2015-19 Capital Improvement Program (CIP) does not include any major capital projects at 
the subject schools. However, enrollments 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. 



Barbara Bertin 
February 25, 2014 
Page 2 
RZIFDP 2014-PR-004, Amherst Property 

Proposed 

2012 Countywide student yield ratios (August 2013) 

RECOMMENDATIONS: 
Proffer Contribution 

total 

A net of 29 to 43 new students is anticipated (16 to 24 Elementary School, 5 to 7 Middle 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 allow the school 
system adequate time to use the proffer contribution 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 
several years because of the down turn in the economy and lower construction costs for FCPS. As a 
result, an escalation proffer would allow for payment of the school proffer based on either the current 
suggested per student proffer contribution at the time of zoning approval or the per student proffer 
contribution in effect at the time of development, whichever is greater. This would better offset the impact 
that new student yields will have on surrounding schools at the time of development For your reference, 
below is an example of an escalation proffer that was included as part of an approved proffer contribution 
to FCPS. 

Adjustment to Contribution Amounts. Following approval 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 
It is also recommended that the developer proffer notification 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. 

ADDITIONAL 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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Barbara Berlin 
February 25, 2014 
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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 
llryong Moon, Chairman, School Board Member, At-Large 
Ryan McElveen, School Board Member, At-Large 
Ted Velkoff, School Board Member, At-Large 
Jeffrey Platenberg, Assistant Superintendent Facilities and Transportation Services 
Marty K. Smith, Cluster l, Assistant Superintendent 
Kevin Sneed, Director, Design and Construction Services 
Ellen Reilly, Principal, Mclean High School 
Carole Kihm, Principal, Longfellow Middle School 
Roger Vanderhye, Principal, Spring Hill Elementary School 



Final Development Plan 
FDP 201 

Applicant: A1n{ERSTPROPERTYLLC Applicant: AMHERST PROPERTY LLC 
Accepted: 02/05/2014 Accepted: 02/05/2014 
Proposed: :MJXEDUSE. Proposed: :MIXED USE 
Area: 5. 75 AC OF LAND; DISTRICf- PROVIDENCE Area: 5. 75 AC OF LAND; DISTRICf- PROVIDENCE 

Zoning Dist Sect: Zoning Dist Sect: 
Located: WEST OF JONES BRANCH DRIVE Located: WEST OF JONES BRANCH DRIVE 

APPROXIMATELY 400 FEET NORTH OF ITS APPROXIMATELY 400 FEET NORTII OF ITS 
INTERSECTION WITII WESTPARK DRIVE INTERSECTION WITII WESTPARK DRIVE 

Zoning: FROM C- 3 TO PTC Zoning: PTC 
Overlay Dist: Overlay Dist: 
MapRefNum: 029-4-/07/ /0006 /07/ /0007B (part) MapRefNum: 029-4-/07/ /0006 /07/ /0007B (part) 
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DATE: February 19,2014 

TO: Suzanne Lin 
Zoning Evaluation Division 
Department ofPlanning 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 

APPENDIX 15 

The above referenced zoning application is within Tysons Comer 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 Comer 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 Comer 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 
WASTEWATI!R MANAGEMENT Department of Public Works and Environmental Services 

Wastewater Planning & Monitoring Division 
12000 Government Center Parkway, Suite 358 

Fairfax, VA 22035 
Phone: 703-324-5030, Fax: 703-803-3297 

www.fairfaxcounty.gov /dpwes 



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

FROM: Eric Fisher, GIS Coordinator 
Information Technology Section 
Fire and Rescue Department 

APPENDIX 16 

DATE: April22, 2014 

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 Fire and Rescue Department 
Station #429, Tysons Corner 

2. After construction programmed _(nla) __ this property will be servieed by the fire 
station (n/a) ______ _ 

Prondly Protecting and 
Serving Our Community 

Fire and Rescne Department 
4100 Chain Bridge Road 

Fairfax, VA 22030 
703-246-2126 

www. fairfaxcounty. gov/fire 



... ,,. Fairfax 'Vater 
~ 

FAIRFAX COUNTY WATER AUTHORITY 
8580 Arlington Boulevard, Fairfax, Virginia 22031 

www.fairfaxwater.org 

APPENDIX 17 

REGEIVEU 
Department of Planning & Zoning 

FEB 2 62014 
Zoning Evaluation Division 

PLANNING & ENGINEERING 
DIVISION 
Jamie Bain Hedges, P.E. 
Director February 24,2014 (703) 289-8325 
Fax (703) 289-6382 

Ms. Barbara Berlin, Director 
Fairfax County Department of Planning and Zoning 
12055 Government Center Parkway, Suite 801 · 
Fairfax, Virginia 22035-5505 

Dear Ms. Berlin: 

Re: RZ 2014-PR-004 
FDP 2014-PR-004 
PCA 88-D-005-08 
7915 Jones Branch Drive 
Tax Map: 29-4 

. 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 domestic water service is available at the site 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 regarding this information please contact Ross Stilling 
at (703) 289-6385. 

Enclosure 

Sincerely, 

Traci K. Goldberg, P .E. 
Manager, Planning Department 
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APPENDIX 18 

Purpose and Intent 

The PTC District is established for the Tysons Comer Urban Center as defined in the 
adopted comprehensive plan to iinplement 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 Center area from a suburban office park and activity center into an 
urban, mixed-use, transit, bicycle and pedestrian· otiented 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 (J12) 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 demonstrate the development 
furthers the yision of the Tysons Comer 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 
commercial uses necessary to achieve a vibrant, urban environment. . 

2. Contribute to the network 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 sustainable energy practices; incorporating low impact 
development strategies, such as innovative stormwater management and green roofs; 
and achieving the tree canopy goals for Tysons. · 

4. Further the implementation of the urban grid of streets and the described street 
hierarchy for Tysons. 

5. Reduce the amount of single occupant vehicle trips by limiting 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 
accommodations. 

I 
I 



16--101 

---- -------------------------------, 

6. Contribute to fue necessary public facilities to support the projected job and 
population growth, including schools, fire- and police services, a library, public. 
utilities, and an arts center. 

7. Contribute to the specified streetscape and apply the urban design guidelines 
specified - for build~to lines, building articulation, fenestration, ground floor 
transparency and parking design to create an integrated urban, pedestrian~ friendly 
environment. · 

8. . Contribute to implementing the workforce and affordable housing policies for Tysons 
to provide housing to various income levels. 

To these e~ds, a development proposal 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. 

c'eneral.~tandards 

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

1. The planned development shall substantially conform to the adopted comprehensive 
. . plan with respect to type, character, intensity of use and public facilities. Planned . 

developments shall not exceed the density or intensity permitted by the adopted 
comprehensive· plan, except as expressly permitted under the applicable density or 
intensity bonus provisions. 

2. The planned development shall be of such design that it will result in a development 
achieving the stated purpose and intent of the planned development district more 
than would development under a conventional zoning district. 

3. The planned development shall efficiently utilize the available land, and shall protect 
and preserve to the extent possible all scenic assets and natural features such as trees, 
streams and topographic features. 

4. The planned development shall be designed to prevent substantial injury to the use 
and value of existing surrounding development, and shall not hinder, deter or impede 
development of surrounding undeveloped properties in aceordance with the adopted 
comprehensive plan. 
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5. The planned development shall be located in an area in which transportation, police 
and ftre protection, other public facilities and public utilities, including sewerage, are 
or will be available and adequate for the uses proposed; provided, however, that the 
applicant may make provision for such facilities or utilities which are not presently 
available. 

6, The planned development shall provide coordinated linkages among internal 
facilities arid services as well as connections to major external facilities ~d services 
at a scale appropriate to the development. 

Design Standards 

Whereas it is the intent-to allow flexibility in the design of all planned developments, it is 
deemed necessary to establish design standards by which to review rezoning applications, 
development plans, conceptual development plans, final development plans, PRC plans, 
site plans and subdivis~on 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 confonn 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 Comer Urban 
Center, as designated in the adopted comprehensive plan. 

2. Other than those regulations speciftcally 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 confonn 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 aceess 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 non point 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 (dulac) except in the PRC District when density refers to the number of persons per acre. 

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

DEVELOPMENT CONDITIONS: Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of 
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in 
a "P" district. Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with 
the Zoning Ordinance and/or conformance with the Comprehensive Plan. For example, development conditions may regulate hours of 
operation, number of employees, height of buildings, and intensity of development. 
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DEVELOPMENT PLAN: A graphic representation which depicts the nature and character of the development proposed for a specific land 
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are 
generally included on a development plan. A development plan is s submission requirement for rezoning to the PRC District. A 
GENERALIZED DEVELOPMENT PLAN (GOP) 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 (COP) is a submission requirement when filing a rezoning 
application for a P District other than the PRC District; a COP characterizes in a general way the planned development of the site. A 
FINAL DEVELOPMENT PLAN (FOP) 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 FOP further details the planned development of the site. See Article 16 of the 
Zoning Ordinance. 

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

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

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

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

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

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

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

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

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

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

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

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

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

MARINE CLAY SOILS: Soils that occur in widespread areas of the County generally east of Interstate 95. Because of the abundance of 
shrink-swell clays in these soils, they tend to be highly unstable. Many areas of slope failure are evident on natural slopes. Construction 
on these soils may initiate or accelerate slope movement or slope failure. The shrink-swell soils can cause movement in structures, even 
in areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc. Also known as slippage soils. 
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OPEN SPACE: That portion of a site which generally is not covered by buildings, streets, or parking areas. Open space is intended to 
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational purposes. 

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

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

PROFFER: A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a 
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property. 
Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the 

land. Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning 
action of the Board and the hearing process required for a rezoning application applies. See Sect. 15.2-2303 (formerly 15.1-491) of the 
Code of Virginia. 

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

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

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

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

SPECIAL EXCEPTION (SE) I 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 (TOM): 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.O.V. use and other strategies associated with the operation of the street and transit systems. 
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URBAN DESIGN: An aspect of urban or suburban planning that focuses on creating a desirable environment in which to Jive, 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 Jaw 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. 

A&F 
ADU 
ARB 
BMP 
BOS 
BZA 
COG 
CBC 
COP 
CRD 
DOT 
DP 
DPWES 
DPZ 
DUlAC 
EQC 
FAR 
FOP 
GOP 
GFA 
HC 
HCD 
LOS 
Non-RUP 
OSDS 
PCA 
PO 
PDC 

Abbreviations Commonly Used in Staff Reports 

Agricultural & Forestal District 
Affordable Dwelling Unit 
Architectural Review Board 
Best Management Practices 
Board of Supervisors 
Board of Zoning Appeals 
Council of Governments 
Community Business Center 
Conceptual Development Plan 
Commercial Revitalization District 
Department of Transportation 
Development Plan 
Department of Public Works and Environmental Services 
Department of Planning and Zoning 
Dwelling Units Per Acre 
Environmental Quality Corridor 
Floor Area Ratio 
Final Development Plan 
Generalized Development Plan 
Gross Floor Area 
Highway Corridor Overlay District 
Housing and Community Development 
Level of Service 
Non-Residential Use Permit 
Office of Site Development Services, DPWES 
Proffered Condition Amendment 
Planning Division 
Planned Development Commercial 

PDH 
PFM 
PRC 
RC 
RE 
RMA 
RPA 
RUP 
RZ 
SE 
SEA 
SP 
TOM 
TMA 
TSA 
TSM 
UP&DD 
vc 
VDOT 
VPD 
VPH 
WMATA 
ws 
ZAD 
ZED 
ZPRB 

Planned Development Housing 
Public Facilities Manual 
Planned Residential Community 
Residential-Conservation 
Residential Estate 
Resource Management Area 
Resource Protection Area 
Residential Use Permit 
Rezoning 
Special Exception 
Special Exception Amendment 
Special Permit 
Transportation Demand Management 
Transportation Management Association 
Transit Station Area 
Transportation System Management 
Utilities Planning and Design Division, DPWES 
Variance 
Virginia Dept. of Transportation 
Vehicles Per Day 
Vehicles per Hour 
Washington Metropolitan Area Transit Authority 
Water Supply Protection Overlay District 
Zoning Administration Division, DPZ 
Zoning Evaluation Division, DPZ 
Zoning Permit Review Branch 
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