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CRA 

April 7, 2015 
 

STAFF REPORT 
 

APPLICATIONS PCA/FDPA 2005-PR-041-4 
 

PROVIDENCE DISTRICT 
 

APPLICANT: Eskridge (E & A) LLC 
 
PRESENT ZONING: PDC, PRM, HC 
 
REQUESTED ZONING: PDC, PRM, HC  
 
ACREAGE: 7.69 acres 
 
PARCEL(S): 49-3 ((37)) F, J, K and N. 
  
FAR: 0.97 (PCA/FDPA area) 
 1.39 overall (Original Rezoning area) 
 
OPEN SPACE: 17% (PCA/FDPA area) 
 27% (Original Rezoning area) 
 
PLAN MAP: Mixed Use 
 
RZ PROPOSALS: The PCA application seeks to modify proffers 

associated with RZ 2005-PR-041 to allow the 
proposed FDPA site modifications within the 
Mosaic Mixed Use Development (which seek 
an optional office use for Parcel F) and to seek 
a modification of Section 2-505 of the Zoning 
Ordinance, (which specifies the Corner 
Clearance and/or Sight Distance requirements 
at the public and private street intersections).  
No change to the overall FAR of 1.39 is 
proposed.   

 
   
 
 
 



The FDPA application seeks to amend the 
approved Conceptual/Final Development Plan 
(CDP/FDP) associated with RZ 2005-PR-041, 
previously approved for mixed use 
development consisting of residential, theater, 
office, hotel and retail uses with an overall floor  
area ratio (FAR) of 1.39 (including bonus 
density associated with affordable dwelling 
units and workforce housing) to add an office 
development option for Parcel F within the 
Mosaic Mixed Use Development.  No change 
to the overall FAR of 1.39 is proposed.   
 
 

 

STAFF RECOMMENDATIONS: 
 

Staff recommends approval of PCA 2005-PR-041-4 subject to the execution of 
proffers consistent with those found in Appendix 1 of this report. 
 
Staff recommends approval of FDPA 2005-PR-041-4 subject to the development 
conditions in Appendix 2 of this report. 

 
Staff recommends approval of a modification of the Use Limitations on Corner 
Lots in Section 2-505 of the Zoning Ordinance to permit the building, landscaping 
and sign locations within the Zoning Ordinance sight triangles formed by the 
streets along the corner lot as shown on the CDPA/FDPA and as proffered. 
 
Staff recommends reaffirmation of the previously approved waivers, 
modifications and directives related to the PCA/CDPA/FDPA area: 
 

 Modification of the private street limitations of Section 11-302 of the 
Fairfax County Zoning Ordinance. 

 
 Modification of the loading space requirement for multi-Family dwelling 

units and office space in favor of that depicted on the CDPA/FDPA. 
 

 Modification of the transitional screening and a waiver of the barrier 
requirements between uses within the site zoned PDC and PRM in favor 
of the treatments depicted on the CDPA/FDPA.  

 
 Waiver of the four (4) foot peripheral parking lot landscaping requirement 

north of Parcel G, West of Parcel C and E, and along the southerly and 
easterly property lines. 

 
 Waiver to locate underground stormwater management facilities for all 

residential development, subject to Waiver #0561-WPFM-002-3. 
 



 Directive to the Director of DPWES to approve a modification of the 
parking geometric standards to allow for 75 degree angled parking spaces 
within parking structures. 

 
 Modification of Par. 3 of Sec. 18-201 of the Fairfax County Zoning 

Ordinance which would require the provisions of further inter-parcel 
access in addition to that indicated on the CDPA/FDPA. 

 
 Directive to the Director of DPWES to approve a modification of the PFM 

and Par. 12 of Sec 11-102 of the Fairfax County Zoning Ordinance to 
allow for the projection, by no more than 4% of the stall area, of structural 
columns into parking stalls in parking structures. 

 
 Directive to the Director of DPWES to waive the PFM on-site stormwater 

detention requirements, in favor of providing stormwater management off-
site in the Merrifield Town Center vault. 

 
 It should be noted that it is not the intent of the staff to recommend that the 
Board, in adopting any conditions proffered by the owner, relieve the applicant/owner 
from compliance with the provisions of any applicable ordinances, regulations, or 
adopted standards.   
 
 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.  
 
 It should be further noted that the content of this report reflects the analysis and 
recommendation of staff; it does not reflect the position of the Board of Supervisors.  
For information, contact the Zoning Evaluation Division, Department of Planning and 
Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-5505, 
(703) 324-1290 or TTY 711 (Virginia Relay Center). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
N:\ZED\PCA\Merrifield Town Center PCA 2005-PR-041-4\Report\PCA 2005-PR-041-4 MTC 4 Staff Report Cover.doc 

 

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days advance notice.  
For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 
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Final Development Plan Amendment
FDPA 2005-PR-041-04

Proffered Condition Amendment
PCA  2005-PR-041-04

Applicant: ESKRIDGE (E & A)  LLC
Accepted: 11/19/2014
Proposed: MIXED USE
Area: 7.68 AC OF LAND; DISTRICT - PROVIDENCE
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ST

 5, 2014
R

E
V

. JA
N

U
A

R
Y

 21, 2015
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MERRIFIELD TOWN CENTER
PCA/FDPA

PROVIDENCE DISTRICT
FAIRFAX COUNTY, VIRGINIA

248

FP - 12742

1.
TH

E PRO
PERTY TH

AT IS TH
E SU

BJECT O
F TH

IS FIN
AL D

EVELO
PM

EN
T PLAN

 AM
EN

DM
EN

T (FDPA AREA) IS PART O
F THE O

VERALL M
ERRIFIELD

TO
W

N
 CEN

TER PRO
PERTY (PRO

PERTY), IDEN
TIFIED O

N
 THE FAIRFAX CO

U
N

TY  ZO
N

IN
G M

AP AS PARCELS 49-3 ((1))-08A, 80B, 80C, 81A, 82A
AN

D
 PO

RTIO
N

S O
F H

ILLTO
P RO

AD
 AN

D
 ESKRID

G
E RO

AD
 (W

H
ICH

 H
AVE BEEN

 VACATED
) AT THE TIM

E O
F IN

ITIAL REZO
N

IN
G. THE PRO

PERTY
W

AS ZO
N

ED
 1-4, 1-5 AN

D
 H

-C AN
D

 IS LO
CATED

 W
ITH

IN
 TH

E "M
ERRIFIELD

 REVITALIZATIO
N

 AREA." THIS APPLICATIO
N

 REAFFIRM
S THE

PREVIO
U

S REZO
N

IN
G

 O
F TH

E APPRO
XIM

ATELY 31.37 ACRE PRO
PERTY TO

 TH
E "PLANNED

 DEVELO
PM

ENT CO
M

M
ERCIAL DISTRICT" (PDC)

(23.83 ACRES N
O

T IN
CLU

D
IN

G
 D

EN
SITY CRED

IT) AN
D

 PLAN
N

ED
 RESID

EN
TIAL M

IXED
 USE DISTRICT (PRM

) (7.08 ACRES N
O

T IN
LU

DIN
G

D
EN

SITY CRED
IT), SU

BJECT TO
 PRO

FFERED
 CO

N
D

ITIO
N

S, AN
D

 PRO
PO

SES A N
EW

 DEVELO
PM

EN
T O

PTIO
N

 O
N

 THE PARCELS IDEN
TIFIED

H
EREIN

 AS PARCELS C AN
D

 E.

2.
TH

E H
O

RIZO
N

TAL D
ATU

M
 IS VIRG

INIA STATE GRID
 N

O
RTH.

3.
TH

E TO
PO

G
RAPH

Y SH
O

W
N

 H
EREO

N
 W

AS FIELD
 RU

N
 BY VIKA, IN

C. AN
D

 THE CO
N

TO
U

R IN
TERVAL IS TW

O
 (2) FEET.

4.
TH

E BO
U

N
D

ARY IN
FO

RM
ATIO

N
 W

AS PREPARED
 BY VIKA, IN

C. TH
E BO

U
N

D
ARY IN

FO
 W

AS FIELD
 RU

N
 O

N
 SEPTEM

BER 15, 2005. (REFEREN
CE:

CERTIFIED
 PLAT SU

BM
ITTED

 U
N

DER SEPARATE CO
VER)

5.
TH

E PRO
PERTY IS LO

CATED
 IN

 PLAN
N

IN
G

 AREA 1, LAN
D

 U
N

IT F, O
F TH

E TO
W

N
 CEN

TER CO
RE O

F THE M
ERRIFIELD

 SUBU
RBAN

 CEN
TER AREA

O
F TH

E FAIRFAX CO
U

N
TY CO

M
PREH

EN
SIVE PLAN

 AN
D

 IS PLAN
N

ED
 AS THE TO

W
N

 CEN
TER.

6.
PU

BLIC W
ATER AN

D
 SAN

ITARY SEW
ER ARE AVAILABLE TO

 SERVE THE DEVELO
PM

EN
T.

7.
STO

RM
W

ATER M
AN

AG
EM

EN
T FACILITIES W

ILL BE CO
N

STRU
CTED

 O
N

 TH
E SITE IN

 U
N

DERGRO
U

N
D

 STO
RM

W
ATER M

AN
AGEM

EN
T

FACILITIES. TH
EY W

ILL BE M
AIN

TAIN
ED

 ACCO
RD

IN
G

 TO
 TH

E APPLICABLE O
RD

IN
AN

CES AN
D

 PRACTICES O
F FAIRFAX CO

U
N

TY U
N

LESS
W

AIVED
 O

R M
O

D
IFIED

 BY TH
E D

IRECTO
R O

F D
PW

 &
 ES. AD

EQ
U

ATE STO
RM

 DRAIN
AGE SYSTEM

 IN
 ACCO

RDAN
CE W

ITH
 THE PUBLIC

FACILITIES M
AN

U
AL STAN

D
ARD

S AN
D

 D
ESIG

N
 CRITERIA W

ILL BE PRO
VIDED. STO

RM
W

ATER M
AN

AGEM
EN

T / BEST M
AN

AGEM
EN

T
PRACTICES (SW

M
/BM

P) W
ILL BE PRO

VID
ED

 O
N

-SITE IN
 U

N
D

ERG
RO

U
N

D
 FACILITIES IN

 ACCO
RDAN

CE W
ITH

 CO
U

N
TY DPW

ES
REQ

U
IREM

EN
TS. G

EN
ERAL D

ETAILS O
F SU

CH
 SW

M
 FACILITIES ARE PRO

VID
ED

 W
ITH

 THE O
VERALL PRO

PERTY REZO
N

IN
G

 PLAN
 AN

D
 N

O
CH

AN
G

ES ARE PRO
PO

SED
 TO

 TH
E FACILITIES W

ITH
 TH

IS FD
PA. A W

AIVER TO
 ALLO

W
 STO

RM
W

ATER DETEN
TIO

N
 AN

D
 W

ATER Q
UALITY

REQ
U

IREM
EN

TS TO
 BE SATISFIED

 BY AN
 U

N
D

ERGRO
U

N
D

 SYSTEM
 IN

 A RESID
EN

TIAL AREA W
AS APPRO

VED
 W

ITH
 THE PREVIO

U
S REZO

N
IN

G
AN

D
 N

O
 M

O
D

IFICATIO
N

S TO
 SAID

 W
AIVER ARE N

ECESSARY AS N
O

 CHAN
GES ARE PRO

PO
SED.

8.
TO

 TH
E BEST O

F O
U

R KN
O

W
LED

GE, N
O

 G
RAVE SITES O

R STRU
CTU

RES M
ARKIN

G
 A BU

RIAL SITE ARE PRESEN
T O

N
 THE SUBJECT PRO

PERTY.

9.
TO

 TH
E BEST O

F O
U

R KN
O

W
LED

GE, TH
E U

SES PRESEN
TED

 H
EREO

N
 W

ILL N
O

T G
EN

ERATE, U
TILIZE, STO

RE, TREAT AN
D/O

R DISPO
SE O

F AN
Y

H
AZARD

O
U

S O
R TO

XIC SU
BSTAN

CES AS SET FO
RTH

 IN
 TITLE 40, CO

D
E O

F FED
ERAL REGU

LATIO
N

S PARTS 116.4, 302.4 AN
D

 355; AN
Y

H
AZARD

O
U

S W
ASTE AS SET FO

RTH
 IN

 CO
M

M
O

N
W

EALTH
 O

F VIRG
IN

IA / D
EPARTM

EN
T O

F W
ASTE M

AN
AGEM

EN
T VR 672.10 - VIRGIN

IA
H

AZARD
O

U
S W

ASTE M
AN

AGEM
EN

T REGU
LATIO

N
S; AN

D
/O

R AN
Y PETRO

LEU
M

 PRO
D

UCTS AS DEFINED
 IN

 TITLE 40, CO
DE PF FEDERAL

REGU
LATIO

N
S, PART 280.

10.
N

O
 FLO

O
DPLAIN

, EN
VIRO

N
M

EN
TAL Q

U
ALITY CO

RRID
O

R O
R RESO

U
RCE PRO

TECTIO
N

 AREAS EXIST O
N

 SU
BJECT PRO

PERTY. (SEE CDP/FDP)

11.
LIM

ITS O
F CLEARIN

G
 AN

D
 G

RAD
IN

G
 FO

R TH
E FD

PA ARE N
O

T SU
BJECT TO

 CH
AN

GE FRO
M

 THO
SE SHO

W
N

 IN
 THE PREVIO

U
SLY APPRO

VED
CD

P/FD
P, SAID

 LIM
ITS AS SH

O
W

N
 O

N
 TH

E CD
P/FD

P ARE PRELIM
IN

ARY AN
D

 ARE SUBJECT TO
 M

O
DIFICATIO

N
 W

ITH
 FIN

AL EN
GIN

EERIN
G.

TH
E D

EVELO
PM

EN
T O

F TH
E SITE W

ILL BE IN
 G

EN
ERAL CO

N
FO

RM
AN

CE W
ITH

 TH
ESE LIM

ITS. FIN
AL LIM

ITS O
F CLEARIN

G
 AN

D
 GRADIN

G
 W

ILL
TAKE IN

TO
 CO

N
SID

ERATIO
N

 FIN
AL SITE EN

GIN
EERIN

G
 AN

D
 SH

ALL BE SU
BM

ITTED
 FO

R REVIEW
 AN

D
 APPRO

VAL BY THE CO
U

N
TY U

RBAN
FO

RESTER AT TH
E TIM

E O
F FIN

AL SITE REVIEW
.

12.
IT IS CU

RREN
TLY AN

TICIPATED
 TH

AT PH
ASED

 CO
N

STRU
CTIO

N
 O

F TH
E PRO

PO
SED

 DEVELO
PM

EN
T W

ILL CO
M

M
EN

CE AS SO
O

N
 AS ALL

N
ECESSARY CO

U
N

TY APPRO
VALS AN

D
 PERM

ITS ARE O
BTAIN

ED
. TH

E EXACT PH
ASING

 SCHEDULE IS NO
T KNO

W
N

 AT THIS TIM
E. BUILD-O

UT
W

ILL PRO
CEED

 IN
 ACCO

RD
AN

CE W
ITH

 M
ARKET CO

N
D

ITIO
N

S SU
BJECT TO

 LIM
ITATIO

N
S CO

N
TAIN

ED
 IN

 THE PRO
FFERS. W

ITHIN
 EACH

 PHASE
O

F BU
ILD

-O
U

T, IN
FRASTRU

CTU
RE, AM

EN
ITIES AN

D
 D

W
ELLIN

G
 U

N
ITS M

AY PRO
CEED

 BEFO
RE CO

M
PLETIO

N
 O

F ACTIVITY W
ITHIN

 O
THER

PH
ASES, SO

 LO
N

G
 AS CO

N
STRU

CTIO
N

 IS IN
 ACCO

RDAN
CE W

ITH
 THE PRO

FFERS.

13.
EXCEPT AS N

O
TED

 H
EREO

N
 O

R IN
 TH

E PRO
FFERED

 CO
N

D
ITIO

N
S, TO

 TH
E BEST O

F O
U

R KN
O

W
LEDGE, THE PRO

PO
SED

 DEVELO
PM

EN
T

CO
N

FO
RM

S TO
 ALL CU

RREN
T APPLICABLE LAN

D DEVELO
PM

EN
T O

RD
IN

AN
CES, REG

U
LATIO

N
S AND ADO

PTED STANDARDS. SEE SHEET 3/34
FO

R W
AIVERS AN

D
 M

O
DIFICATIO

N
S.

14.
LAN

DSCAPIN
G

 AN
D

 TREE CO
VER REQ

U
IREM

EN
TS W

ILL BE PRO
VID

ED
 IN

 ACCO
RD

AN
CE W

ITH
 REQ

UIREM
EN

TS O
F ARTICLE 13 O

F THE ZO
N

IN
G

O
RD

IN
AN

CE, U
N

LESS M
O

D
IFIED

 O
R W

AIVED
. LAN

D
SCAPIN

G
 M

AY BE M
O

D
IFIED

 W
ITH

 FIN
AL EN

GIN
EERIN

G
 AN

D
 DESIGN

, BU
T THE

Q
U

AN
TITIES, LEVEL O

F Q
U

ALITY AN
D GEN

ERAL CHARACTER W
ILL REM

AIN
 CO

N
SISTEN

T W
ITH THAT SHO

W
N

 HEREO
N

 AN
D AS SET FO

RTH IN
TH

E PRO
FFERED

 CO
N

D
ITIO

N
S. A D

ETAILED
 LAN

D
SCAPE PLAN

 W
ILL BE SU

BM
ITTED

 IN
 CO

N
JU

N
CTIO

N
 W

ITH
 THE SITE PLAN

(S)

15.
FO

O
TPRIN

TS REPRESEN
TED

 H
EREO

N
 ARE APPRO

XIM
ATE AN

D
 M

AY BE M
O

D
IFIED; THE SIZE AN

D
 SHAPE O

F THE BU
ILDIN

GS ARE
PRELIM

IN
ARY AN

D
 M

AY VARY AS A RESU
LT O

F FIN
AL EN

G
IN

EERIN
G, D

ESIG
N

 AND/O
R FINAL DEVELO

PM
ENT PRO

GRAM
 REFINEM

ENTS,
PRO

VID
ED

 EACH
 SU

CH
 REM

AIN
 IN

 SU
BSTAN

TIAL CO
N

FO
RM

AN
CE W

ITH
 TH

E CD
P/FD

P. THE LO
CATIO

N
 O

F SIDEW
ALKS, TRAILS AN

D
 U

TILITIES
SH

O
W

N
 O

N
 TH

E G
RAPH

IC ARE PRELIM
IN

ARY AN
D

 M
O

D
IFICATIO

N
S M

AY O
CCU

R W
ITH

 FIN
AL EN

GIN
EERIN

G
 AN

D
 DESIGN

, SUBJECT TO
D

PW
ES, VD

O
T AN

D
/O

R FCD
O

T APPRO
VAL/ D

EN
SITY AN

D
 BU

ILD
IN

G
 H

EIG
H

TS REPRESEN
TED

 IN
 THE TABU

LATIO
N

 AN
D

 /O
R O

N
 THE GRAPHIC

SH
EETS ARE TO

 BE CO
N

SID
ERED

 M
AXIM

U
M

S AN
D

 M
IN

IM
U

M
S, RESPECTIVELY. TH

E APPLICAN
T RESERVES THE RIGHT TO

 DEVELO
P A LESSER

N
U

M
BER O

F D
W

ELLIN
G

 U
N

ITS AN
D

/O
R G

RO
SS FLO

O
R AREA FRO

M
 TH

E TO
TAL M

AXIM
UM

S REPRESEN
TED

 IN
 THE TABU

LATIO
N

. BU
ILDIN

G
FO

O
TPRIN

T(S) AN
D

 ASSO
CIATED

 PARKIN
G

 LO
T LAYO

U
T(S) M

AY BE M
O

D
IFIED

 ACCO
RDIN

GLY, PRO
VIDED

 THAT THE M
IN

IM
UM

 O
PEN

 SPACE
PRO

VID
ED

 IN
 TH

E TABU
LATIO

N
, AM

O
U

N
T O

F LAN
D

SCAPIN
G

 AN
D

 TH
E M

IN
IM

U
M

 DISTAN
CE TO

 THE PERIPHERAL LO
T LIN

ES ARE N
O

T
D

IM
IN

ISHED.

16.
RECREATIO

N
S AM

EN
ITIES PRO

VID
ED

 FO
R TH

E PRO
PO

SED
 D

EVELO
PM

EN
T IN

CLU
DE, BU

T ARE N
O

T LIM
ITED

 TO
: PARKS; PLAZAS;

LAN
DSCAPED

 D
ECKS; SW

IM
M

IN
G

 PO
O

LS; CO
U

RTYARD
; G

ARD
EN

S; O
U

TD
O

O
R EN

TERTAIN
M

EN
T; W

ATER FEATU
RES; O

U
TSIDE EATIN

G
AREAS; AN

 EXTEN
SIVE PEDESTRIAN

/ BICYCLE CIRCU
LATIO

N
 SYSTEM

, IN
CLU

DIN
G SPECIALTY  PAVING AND PEDESTRIAN

 CRO
SSW

ALKS; AND
EXTEN

SIVE LAN
D

SCAPIN
G

 TH
RO

U
G

H
O

U
T TH

E SITE, IN
CLU

D
IN

G
 PEREN

N
IAL BED

S, LAW
N

 AN
D

 SEATIN
G

 AREAS. ADDITIO
N

AL SITE FEATURES
AN

D
 SIM

ILAR FEATU
RES SU

CH
 AS PLAZA D

EVELO
PM

EN
T, G

AZEBO
S, FEN

CIN
G

, BALCO
N

IES, RETAIN
IN

G
 W

ALLS, CO
RN

ICES, TRELLISES,
EN

TRAN
CE SIG

N
S, LIGH

T AN
D

/O
R W

ALLS, RO
O

F-TO
P PLAN

TIN
G

 AREAS N
O

T REPRESEN
TED

 HEREO
N

 M
AY BE PRO

VIDED. THE APPLICAN
T

RESERVES TH
E RIG

H
T TO

 PRO
VID

E O
N

LY SELECT AM
EN

ITIES LISTED
 ABO

VE IN
 TH

E SPECIFIC FDPA AREA W
ITH

 PO
TEN

TIALLY ADDITIO
N

AL
AM

EN
ITIES ARE IN

 TH
E REM

AIN
DER O

F THE SITE.

17.
TH

E PRO
JECT W

ILL M
EET M

IN
IM

U
M

 PARKIN
G

 REQ
U

IREM
EN

TS AS SET FO
RTH

 IN
 ARTICLE 11 O

F THE ZO
N

IN
G

 O
RDIN

AN
CE, AS DETERM

IN
ED

BY TH
E ZO

N
IN

G
 AD

M
IN

ISTRATO
R AN

D
 SH

ALL BE PRO
VID

ED
 IN

 A CO
M

BIN
ATIO

N
 O

F ABO
VE GRADE PARKIN

G
 STRU

CTU
RES, BELO

W
 GRADE

PARKIN
G

 STRU
CTU

RES, AN
D

 SU
RFACE SPACES AN

D
, TO

 TH
E EXTEN

T AU
TH

O
RIZED, SURFACE SPACES O

N
 THE ADJACEN

T PARCEL (TM
#49-4-((1))-14). TH

E N
U

M
BER O

F PARKIN
G

 SPACES PRO
VID

ED
 H

ERE O
N

 M
AY BE ADJU

STED
 AT SITE PLAN

 BASED
 O

N
 THE FIN

AL
D

EVELO
PM

EN
T PRO

G
RAM

 IN
 ACCO

RD
AN

CE W
ITH

 PRO
FFERS. TH

E APPLICAN
T RESERVES THE RIGHT TO

 PRO
VIDE PARKIN

G
 IN

 EXCESS O
F

TH
AT REQ

U
IRED

 BY ARTICLE 11 AN
D

 TO
 SEEK PARKIN

G
 RED

U
CTIO

N
S AN

D/O
R SHARED

 PARKIN
G

 AGREEM
EN

TS.

18.
SIG

N
AG

E W
ILL BE PRO

VID
ED

 IN
 ACCO

RD
AN

CE W
ITH

 TH
E PRO

VISIO
N

S O
F ARTICLE 12 O

F THE ZO
N

IN
G

 O
RDIN

AN
CE O

R PURSUAN
T TO

 AN
APPRO

VED
 CO

M
PREH

EN
SIVE SIG

N
 PLAN

, AS M
AY BE APPRO

VED
 BY THE PLAN

N
IN

G
 CO

M
M

ISSIO
N

.

19.
TH

ERE ARE N
O

 SCEN
IC ASSETS O

R N
ATU

RAL FEATU
RES O

N
 TH

IS SITE W
O

RTH
 PRESERVATIO

N
. (SEE CDP/FDP)

20.
PARKIN

G
 LO

T LAN
D

SCAPIN
G

 AN
D

 TREE CO
VER REQ

U
IREM

EN
TS W

ILL BE PRO
VID

ED
 IN

 ACCO
RDAN

CE W
ITH

 Z.O
. ARTICLE 13 U

N
LESS W

AIVED
BY THE DIRECTO

R O
F DPW

 &
 ES.

21.
TH

ERE ARE N
O

 EXISTIN
G

 U
TILITY EASEM

EN
TS H

AVIN
G

 A W
ID

TH
 O

F TW
EN

TY-FIVE (25) FEET O
R M

O
RE, AN

D
 N

O
 M

AJO
R U

N
DERGRO

U
N

D
U

TILITY EASEM
EN

TS O
N

 THE PRO
PERTY.

22.
APPLICAN

T RESERVES TH
E RIG

H
T TO

 LO
CATE A TEM

PO
RARY SALES TRAILER(S) O

N
 THE PRO

PERTY DU
RIN

G
 THE CO

N
STRU

CTIO
N

 AN
D

 SALES
PERIO

D
 IN

 ACCO
RD

AN
CE W

ITH
 SECTIO

N
 8-808 O

F FAIRFAX CO
U

N
TY O

RDIN
AN

CE.

23.
TH

E PRO
PO

SED
 D

EVELO
PM

EN
T O

N
 TH

E SU
BJECT PRO

PERTY W
ILL N

O
T PO

SE AN
Y ADVERSE EFFECTS O

N
 ADJACEN

T O
R N

EIGHBO
RIN

G
PRO

PERTIES.

24.
THE SU

BJECT PRO
PERTY M

AY BE DEVELO
PED W

ITH PRIN
CIPAL U

SES PERM
ITTED IN

 THE PRM
 AN

D PDC ZO
N

ING DISTRICTS AS SET FO
RTH IN

TH
E PRO

FFERS. SEE PRO
FFERS FO

R SPECIFIC SECO
N

D
ARY U

SES TH
AT M

AY BE D
EVELO

PED
 O

N
 THE SUBJECT PRO

PERTY. SPECIAL EXCEPTIO
N

AN
D

 SPECIAL PERM
IT U

SES ALLO
W

ED
 IN

 TH
E PRM

 AN
D

 TH
E PDC DISTRICTS SHALL BE PERM

ITTED
 AS APPRO

VED.

25.
IT IS U

N
D

ERSTO
O

D
 TH

AT TH
E D

IM
EN

SIO
N

S O
F ALL IN

TERN
AL PRIVATE RO

AD
S M

AY CHAN
GE PRO

VIDED
 THEY CO

N
FO

RM
 TO

 STAN
DARDS

SPECIFIED
 IN

 TH
E PU

BLIC FACILITIES M
AN

U
AL (PFM

), AS M
AY BE M

O
D

IFIED
 AN

D
 AS APPRO

VED
 BY DPW

ES. ALL PRIVATE RO
ADS W

ILL
CO

M
PLY W

ITH
 TH

E FIRE M
ARSHAL REQ

UIREM
EN

TS.

26.
TH

E SU
BJECT PRO

PERTY M
AY BE SU

BJECT TO
 SU

BD
IVISIO

N
 FO

R TH
E PU

RPO
SE O

F SALE, JO
IN

T VEN
TURE, O

R PHASIN
G, AN

D
 PRO

PO
SED

SU
BD

IVISIO
N

 SH
O

W
N

 O
N

 CD
P/FD

P M
AY BE M

O
D

IFIED
 AD

M
IN

ISTRATIVELY BY THE DIRECTO
R O

F DPW
 &

 ES W
ITHO

U
T REQ

UIRIN
G

M
O

D
IFICATIO

N
S TH

E FD
P O

R PRELIM
IN

ARY PLAN
. TH

E PRO
JECT M

AY BE PH
ASED

 AN
D

 SUBDIVIDED
 BETW

EEN
 DIFFEREN

T O
W

N
ERSHIP

GRO
U

PS.

27.
A STATEM

EN
T O

F TH
E PU

BLIC IM
PRO

VEM
EN

TS TH
AT M

AY BE PRO
PO

SED
 FO

R D
EDICATIO

N
 AN

D/O
R CO

N
STRU

CTIO
N

 W
ILL BE SPECIFIED

 IN
TH

E PRO
FFERED

 CO
N

DITIO
N

S.

28.
N

O
N

E O
F TH

E AD
U

S O
R W

O
RKFO

RCE H
O

U
SIN

G
 U

N
ITS REQ

U
IRED

 FO
R TH

E SU
BJECT PRO

PERTY SHALL BE REQ
UIRED

 TO
 BE LO

CATED
 W

ITHIN
H

IG
H

-RISE RESID
EN

TIAL BU
ILD

IN
G

S. AS D
ETERM

IN
ED

 BY TH
E APPLICAN

T, TH
E ADU

S AN
D

 W
O

RKFO
RCE HO

U
SIN

G
 U

N
ITS FO

R THE EN
TIRE

31-ACRE D
EVELO

PM
EN

T M
AY BE LO

CATED EN
TIRELY W

ITHIN
 THE PRM

 ZO
N

E.

29.
ALL BU

ILD
IN

G
S TALLER TH

AN
 95' H

AVE AT LEAST TW
O

 LEVELS O
F PARKIN

G
 ASSO

CIATED
 W

ITH
 THEM

, W
HETHER ABO

VE O
R BELO

W
 GRADE.

30.
BASED

 U
PO

N
 FIN

AL EN
G

IN
EERIN

G
 AN

D
 ARCH

ITECTU
RAL D

ESIG
N

, TH
E N

U
M

BER AN
D

/O
R LO

CATIO
N

 O
F LO

ADIN
G

 SPACES M
AY VARY FRO

M
TH

AT SH
O

W
N

 TH
E CD

P/FD
P; H

O
W

EVER TH
E M

IN
IM

U
M

 N
U

M
BER O

F LO
AD

IN
G

 SPACES, AS M
AY BE M

O
DIFIED

 W
ITH

 THIS APPRO
VAL, SHALL

BE PRO
VID

ED
. TH

E APPLICAN
T RESERVES TH

E RIG
H

T TO
 PRO

VID
E LO

AD
ING

 SPACES IN
 EXCESS O

F THAT SHO
W

N
 HEREO

N
.

31.
TH

E TAX M
AP ID

EN
TIFICATIO

N
 N

U
M

BERS ARE LISTED
 FO

R LAN
D

 RECO
RD

 ID
EN

TIFICATIO
N

 O
N

LY. ALL O
THER REFEREN

CES W
ITHIN

 THE
PRO

FFERS, PLAN
 AN

D
 APPLICATIO

N
 REFEREN

CE TH
E D

EVELO
PM

EN
T PARCEL IDEN

TIFICATIO
N

S.

 C1. PCA/FDPA SITE AREA O
PEN

 SPACE AN
D FAR (2005-PR-041-4)

THE AREA SU
BJECT TO

 THE FDPA IS 334,651.00 SQ
U

ARE FEET O
R 7.68253 ACRES

PRM
:

N
O

 CH
AN

GE IN
 FAR RAN

G
ES O

R M
IN

IM
U

M
 PRO

VID
ED

 O
PEN

 SPACE W
ITH

 TH
IS APPLICATIO

N
.  PLEASE SEE TABU

LATIO
N

S SECTIO
N

 B O
N

 THIS
SH

EET FO
R AD

D
ITIO

N
AL DATA.

PDC:

N
O

 CH
AN

GE IN
 FAR RAN

G
ES O

R M
IN

IM
U

M
 PRO

VID
ED

 O
PEN

 SPACE W
ITH

 TH
IS APPLICATIO

N
.  PLEASE SEE TABU

LATIO
N

S SECTIO
N

 B O
N

 THIS
SH

EET FO
R AD

D
ITIO

N
AL DATA.

C2. PCA/FDPA SITE AREA TABU
LATIO

N
S (2005-PR-041-4)

APPLICATIO
N

 AREA (PARCELS F,J,K, AN
D

 N
 PER FDPA)

PRM
 APPLICATIO

N
 AREA = 

33,707.12    SF
(0.77381 AC)

PDC APPLICATIO
N

 AREA =
300,943.88 SF

(6.90872 AC)
TO

TAL APPLICATIO
N

 AREA = 
334,651.00  SF

(7.68253 AC)

O
VER DEN

SITY RAN
GES

RESID
EN

TIAL (M
U

LTI).................................................................258,000 - 415,000
RETAIL/H

O
TEL............................................................................60,000 - 92,000

O
FFICE........................................................................................0 - 100,000

PD
C D

ISTRICT RAN
GES

N
O

 CH
AN

GES IN
 D

EN
SITY RAN

G
E.  O

N
LY AD

D
IN

G
 O

FFICE AS AN
 ALLO

W
ED

 U
SE O

N
 PARCEL 'F'

PRM
 DISTRICT RAN

G
ES

RESID
EN

TIAL (M
U

LTI).................................................................258,000 - 415,000
RETAIL/H

O
TEL............................................................................60,000 - 92,000

O
FFICE........................................................................................0 - 100,000

- AS N
O

TED
 FO

R TH
E O

VERALL SITE, TH
E RESID

EN
TIAL FG

A W
ITHIN

 THE PDC DISTRICT M
AY EXCEED

50%
 O

F TH
E TO

TAL G
FA W

ITH
IN

 TH
IS D

ISTRICT. TH
IS IS U

N
DERSTO

O
D

 AN
D

 IS TO
 BE ALLO

W
ED

 -
EVIDEN

T BY THE APPRO
VAL O

F THIS PCA/FDCA.

- TH
IS IN

FO
RM

ATIO
N

 IS FO
R TH

E FD
PA AN

D
 IS A SU

BSET O
F THE O

VERALL DEN
SITY RAN

GE
IN

FO
RM

ATIO
N

. THE RAN
GES FO

R THE O
VERALL SITE STILL APPLY. O

PEN
 SPACE, DISTRICT SIZES,

FAR, ETC. SH
ALL BE CO

M
PU

TED
 BASE O

N
 TH

E O
VERALL SITE AN

D
 N

O
T THE FDPA AREA

SPECIFICALLY.

B. TO
TAL SITE TABU

LATIO
N

S

*     ALSO
 APPLIES TO

 ALTERN
ATIVE LAYO

U
TS FO

R PARCELS A &
 B AS DEPICTED O

N
 SHEETS 8, 9, 13, &

 14
**   W

H
ILE FIN

AL GFA FO
R U

SES SH
ALL BE ESTABLISH

ED
 W

ITH
 FIN

AL EN
GIN

EERIN
G

 PLAN
S, IT IS AN

TICIPATED
 THAT

TH
E PERCEN

TAG
E O

F RESID
EN

TIAL G
FA W

ITH
IN

 TH
E PD

C D
ISTRICT M

AY EXCEED
 50%

. THIS IS U
N

DERSTO
O

D
 AN

D
IS TO

 BE ALLO
W

ED BASED O
N

 APPRO
VAL O

F TH
E SU

BJECT EN
TITLEM

EN
T DO

CU
M

EN
T.

APPRO
XIM

ATE AVERAGE G
RO

SS RESID
EN

TIAL U
N

IT SIZE = 1,100 GSF (SEE PRO
FFERS)

PDC D
ISTRICT

ZO
 REQ

U
IREM

EN
T

PRO
VIDED

M
IN

IM
U

M
 PDC D

ISTRICT SIZE
SITE M

U
ST YIELD A M

IN
IM

U
M

23.83 AC, DEVELO
PM

EN
T YIELDS

O
F 100,000 GFA

AT LEAST 100,000 G
FA AS REQ

UIRED

M
IN

IM
U

M
 PDC LO

T W
IDTH:

N
O

N
E

AS SHO
W

N
M

AXIM
U

M
 PERM

ISSIBLE BU
ILDIN

G
 HEIGHT:

N
O

N
E

AS SHO
W

N
M

AXIM
U

M
 PERM

ISSIBLE BUILDIN
G

 HEIGHT:
(115-FEET PER CO

M
P PLAN)

U
P TO

 95-FEET, W
ITH

U
P TO

 TH
REE BU

ILDIN
GS

U
P TO

 115 FEET
M

AXIM
U

M
 PERM

ISSIBLE FAR:
1.5 (PDC)

1.37 W
ITH ADU

S AN
D ADU

 RELATED
D

EN
SITIES , W

O
RKFO

RCE HO
U

SIN
G

HO
U

SIN
G

-RELATED DEN
SITIES AN

D DEN
SITY CREDIT

(SEE PRO
FFERS)

REQ
U

IRED
 PD

C O
PEN

 SPACE:
15%

*** 23%
 O

R ±243,000 SF (IN
CLU

DIN
G  ±75,000SF O

R 1.7218
AC O

F D
EVELO

PED
 RECREATIO

N
 AREA W

HICH
 IN

CLU
DES

N
O

RTH PARK , 27,000 SF; A PO
RTIO

N
 O

F SO
U

TH PARK,
±11,195 SF; RESTAU

RAN
T G

ARD
EN

, 1,000 SF; AND RESIDEN
TIAL

AM
EN

ITY AREA, 39,000 SF)
PRM

 DISTRICT
ZO

 REQ
U

IREM
EN

T
PRO

VIDED
M

IN
IM

U
M

 PRM
 DISTRICT SIZE:

2 AC., PRO
VID

ED
 IN

 THE PRO
PO

SED
7.08 AC

D
EVELO

PM
EN

T IS IN
 ACCO

RDAN
CE

W
ITH

 TH
E AD

O
PTED

 CO
M

PREHEN
SIVE

PLAN

M
IN

IM
U

M
 PRM

 LO
T AREA:

N
O

N
E

AS SHO
W

N
M

IN
IM

U
M

 PRM
 LO

T W
ID

TH:
N

O
N

E
AS SHO

W
N

M
AXIM

U
M

 PERM
ISSIBLE BUILDIN

G
 HEIGHT:

(115-FEET PER CO
M

P PLAN)
U

P TO
 90 - SEE SHEET 24

M
AXIM

U
M

 PERM
ISSIBLE FAR:

3.0 (PRM
)

1.94 W
ITH

 AD
U

S AN
D

 AD
U

 RELATED
 DEN

SITYIES,
W

O
RKFO

RCE H
O

U
SIN

G
 U

N
ITS AND

 W
O

RKFO
RCE

HO
U

SIN
G

 RELATED DEN
SITIES AND DEN

SITY
CRED

IT (SEE PRO
FFERS).

REQ
U

IRED
 PRM

 O
PEN

 SPACE:
20%

*** 32%
 O

R ±100,000 SF (IN
CLU

DIN
G ±22,000 SF (0.5051

AC) O
F D

EVELO
PED

 LAN
D

SCAPED/HARDSCAPED
RECREATIO

N
 AREA W

H
ICH

 IN
CLU

D
ES A PO

RTIO
N

 O
F

SO
U

TH PARK, ±10,805 SF).

*** TO
TAL SO

U
TH

 PARK AREA SH
ALL BE 22,000 SF M

IN
. AT TH

E TIM
E O

F FIN
AL EN

GIN
EERIN

G, THE ACTUAL DISTRIBU
TIO

N
 BETW

EEN
 PDC

AN
D

 PRM
 D

ISTRICTS M
AY VARY FRO

M
 THAT SHO

W
N

 HEREO
N

.

EXSITIN
G ZO

N
IN

G: PDC, PRM
, AN

D H-C
PRO

PO
SED ZO

N
E:PDC, PRM

, AN
D H-C

SITE AREA
ACRES

SF O
F LAN

D
PARCEL 1

(80E)
23.57236

1,026,812
PARCEL 2

(80F)
3.44936

150,254
PARCEL 3

(81A)
2.1871

95,270
PARCEL 4

(82A)
1.65507

72,095
PARCEL 5

(82B)
0.05312

2,314
DEN

SITY CREDIT (ESKRIDGE DEDICATIO
N

)
0.08632

3,760
D.B. 20131 PG 0180
DEN

SITY CREDIT (ESKRIDGE DEDICATIO
N

)
0.36653

15,966
D.B. 20085 PG 0413
TO

TAL SITE AREA:
31.36986

1,366,471

PRM
 DISTRICT AREA: 308,552 SF (7.08338 AC)

PDC DISTRICT AREA: 1,038,193 SF (23.83363 AC)
FAR

GFA
ALLO

W
ABLE PER CO

M
PREHEN

SIVE PLAN
1.20

1,639,692

M
AXIM

UM
 ADU BO

N
US DEN

SITY (17%
 PER FCZO SECTIO

N 2-800)
0.12

165,698
M

AXIM
UM

 W
O

RKFO
RCE HO

USIN
G

 BO
N

US DEN
SITY

0.06
87,722

TO
TAL DEN

SITY
1.39

1,893,112

*O
VERAL DEN

SITY RAN
GES (SEE PRO

FFERS AN
D N

O
TE 17)*

RESIDEN
TIAL (M

ULTI AN
D

 SIN
GLE FAM

ILY ATTACHED) =
550,000

-
1,205,112

GFA
RETAIL/EATIN

G ESTABLISHM
EN

T &
 RELATED USES =

370,000
-

675,000
GFA

THEATER &
 RELATED USES =

10,000
-

120,000
GFA

O
FFICE &

 RELATED USES =
0

-
171,000

GFA
HO

TEL &
 RELATED USES =

0
-

364,000
GFA

O
VERALL DEN

SITY
1,010,000

-
1,893,112

GFA

PRM
 DISTRICT DEN

SITY RAN
GES (SEE PRO

FFERS &
 N

O
TE 17)

RESIDEN
TIAL (M

ULTI AN
D

 SIN
GLE FAM

ILY ATTACHED) =
360,000

-
550,000

GFA
RETAIL/EATIN

G ESTABLISHM
EN

T &
 RELATED USES =

60,000
-

92,000
GFA

O
FFICE AN

D RELATED USES =
0

-
100,000

GFA
HO

TEL &
 RELATED USES =

0
-

80,000
GFA

O
VERALL DEN

SITY
420,000

-
610,000

GFA

*PDC DISTRICT DEN
SITY RAN

GES (SEE PRO
FFERS &

 N
O

TE 17)*
**RESIDEN

TIAL (M
ULTI AN

D
 SIN

GLE FAM
ILY ATTACHED

) =
0

-
754,712

GFA
RETAIL/EATIN

G ESTABLISHM
EN

T &
 RELATED USES =

310,000
-

615,000
GFA

THEATER &
 RELATED USES =

20,000
-

65,000
GFA

O
FFICE AN

D RELATED USES =
0

-
171,000

GFA
HO

TEL &
 RELATED USES =

0
-

364,000
GFA

O
VERALL DEN

SITY
635,000

-
1,442,712

GFA

(IN
C

LU
D

ES D
ED

IC
A

TED
 R

O
W

 FO
R

W
H

IC
H

 D
EN

SITY
 CR

ED
IT W

A
S

R
ESER

V
ED

)

(B
A

SED
 O

N
 1,366,410 SF SH

O
W

N
O

N
 O

R
IG

IN
A

L A
PPR

O
V

A
L)

A. N
O

TES

TO
TALS PER TH

IS PCA/FDPA APPLICATIO
N

M
AXIM

U
M

 G
FA -

323,000 SF
AREA O

F APPLICATIO
N

 -
334,651.00 SF

(7.68253)
M

AXIM
U

M
 FAR -

0.97 M
AX¹

O
PEN

 SPACE PRO
VIDED

 -
11,000 SF ±

(17.0%
 ±) - PARCEL F O

NLY.
         PARCELS J, K, &

 N
         ARE RO

AD
 PARCELS.

1.  ASSU
M

ES M
AX. RESIDEN

TIAL PLU
S M

AX.
     RETAIL SCEN

ARIO
.  STATED

 FAR W
AS CO

M
PU

TED
     U

SIN
G

 EN
TIRE PCA AREA.

D2. PCA/FD
PA PARKIN

G TABU
LATIO

NS (2005-PR-041-4)

TH
IS TABU

LATIO
N

 H
AS BEEN

 PRO
VID

ED
 AT TH

E REQ
U

EST O
F STAFF, IN

 RESPO
N

SE TO
 A CO

M
M

EN
T

RECEIVED
 O

N
 01/07/15 STATIN

G
 TH

AT PARKIN
G

 TABU
LATIO

N
S ARE N

EEDED
 FO

R THE O
FFICE O

PTIO
N

.

BECAU
SE TH

E O
VERALL TO

W
N

 CEN
TER TABU

LATIO
N

S W
ILL U

LTIM
ATELY ACCO

U
N

T FO
R SEVERAL U

SES AS
PART O

F TH
E SH

O
PPIN

G
 CEN

TER U
SE, AN

D
 O

N
E PARKIN

G
 REDU

CTIO
N

 FO
R THE TO

W
N

 CEN
TER IS

ALREAD
Y IN

 PLACE, TH
E TABU

LATIO
N

S SH
O

W
N

 BELO
W

 H
AVE NO

 APPLICABILITY O
THER THAN

 TO
 SATISFY

THE STAFF REQ
U

EST FO
R A PARKIN

G TABU
LATIO

N
 O

N
 THE SU

BJECT FDPA AREA IN
 ADDITIO

N
 TO

 THE
TABU

LATIO
N

 FO
R TH

E O
VERALL TO

W
N

 CEN
TER.  PARKIN

G
 REQ

UIREM
EN

TS W
ILL U

LTIM
ATELY BE

D
ETERM

IN
ED

 PER TH
E O

VERALL TO
W

N
 CEN

TER D
EVELO

PM
EN

T AN
D

 BE BASED
 O

N
 FIN

AL PRO
GRAM

M
IN

G
O

F TH
E SITE AT TH

E TIM
E O

F FIN
AL EN

GIN
EERIN

G
 PLAN

(S).

SO
U

TH
ERN

 PARKIN
G

 ZO
N

E
SPACES

SPACES
G

FA
REQ

U
IRED

PRO
PO

SED
*RETAIL (@

4.3 SP/1,000 GSF)
34,000

147
147

*O
FFICE (@

3.0 SP/1,000 GSF)
98,000

294
294

  TO
TAL

132,000
441

441

RESID
EN

TIAL PARKING
U

N
ITS @

1,100
SPACES

SPACES
G

FA
AVG

 G
FA/UNIT

REQ
U

IRED
PRO

PO
SED

*PARCEL F
196,000

+ / - 178
285

285
  TO

TAL
196,000

+ / - 178
285

285
(ASSU

M
ES 1.6

 SP/U
N

IT RATE)

*AS N
O

TED
 ABO

VE, TH
E TO

W
N

 CEN
TER AS A W

H
O

LE W
ILL PARK AT RATES THAT DIFFER FRO

M
 AN

Y
TABU

LATIO
N

S PREPARED
 FO

R TH
E FD

PA AREA O
N

LY.  AS SU
CH, IT SHO

U
LD

 BE N
O

TED
 THAT FO

R RETAIL
PARKIN

G
 RATES, TH

E APPRO
VED

 CD
P/FD

P FO
R TH

E EN
TIRE TO

W
N

 CEN
TER LISTS ITEM

 (B) O
R (C) O

F
SECTIO

N
 11-104.23 O

F TH
E Z.O

.  H
O

W
EVER, W

H
EN

 LO
O

KIN
G

 AT TH
E FDPA AREA O

N
LY, THE TO

TAL RETAIL
FITS IN

TO
 ITEM

 (A) O
F TH

E ABO
VE STATED

 SECTIO
N

 - TH
EREFO

RE AN
Y TABU

LATIO
N

 SHO
W

N
 IN

 SECTIO
N

D
.2 IS IN

FO
RM

ATIO
N

AL O
N

LY AN
D

 U
LTIM

ATE PARKIN
G

 RATES AN
D

 REQ
UIREM

EN
TS FO

R ALL U
SES O

N
TH

E TO
W

N
 CEN

TER PRO
PERTY SH

ALL BE D
ETERM

IN
ED

 AT TH
E TIM

E O
F FIN

AL EN
GIN

EERIN
G

 AN
D

 SHALL
CO

N
FO

RM
 TO

 TH
E O

VERALL RATES FO
R TH

E REZO
N

ED
 PRO

PERTY AN
D

 N
O

T THE RATES FO
R AN

Y
IN

D
IVIDU

AL AM
EN

D
M

EN
T APPLICATIO

N
 - EXCEPT AS M

AY BE ALTERED
 IN

 A BO
ARD

 O
F SUPERVISO

RS
APPRO

VED
 PARKIN

G
 RED

U
CTIO

N
 O

R REDUCTIO
NS.



14.
PU

R
SU

A
N

T ZO
N

IN
G

 O
R

D
IN

A
N

C
E SEC

TIO
N

S 6-207(2) A
N

D
 6-407(2) THE A

PPLIC
A

N
T H

ER
EB

Y R
EQ

U
ESTS

A
 W

A
IVER

 O
F TH

E 200' M
IN

IM
U

M
 PR

IVA
C

Y YA
R

D
 R

EQ
U

IR
EM

EN
T IN

 FA
VO

R
 O

F TH
A

T SH
O

W
N

 IN
 TH

E
C

D
P/FD

P FO
R

 TH
E TO

W
N

 H
O

M
ES.

15.
PU

R
SU

A
N

T TO
 ZO

N
IN

G
 O

R
D

IN
A

N
C

E SEC
TIO

N
 6-206(5), TH

E A
PPLIC

A
N

T H
ER

EB
Y R

EQ
U

ESTS A
M

O
D

IFIC
A

TIO
N

 O
F TH

E M
A

XIM
U

M
 50%

 R
ESID

EN
TIA

L R
EQ

U
IR

EM
EN

T IN
 PD

C
 D

ISTR
IC

T TO
 B

E
C

O
N

SISTEN
T W

ITH
 TH

E U
SE B

R
EA

K
D

O
W

N
 SH

O
W

N
 O

N
 TH

E TA
BU

LA
TIO

N
S

I. A
D

D
ITIO

N
A

L W
A

IVER
S A

N
D

 M
O

DIFIC
A

TIO
N

S R
EQ

U
ESTED

1.
TH

E A
PPLIC

A
N

T R
EQ

U
ESTS A

 W
A

IVER
 O

F ZO
N

IN
G

 O
R

D
IN

A
N

C
E SEC

TIO
N

 2-505, W
H

IC
H

 PR
O

VID
ES U

SE LIM
ITA

TIO
N

S
O

N
 C

O
R

N
ER

 LO
TS IN

 FA
VO

R
 O

F PER
M

ITIN
G

 STR
U

C
TU

R
ES TO

 B
E PLA

C
ED

 W
ITH

IN
 TH

E STA
TED

 SIG
H

T TR
IA

N
G

LE
A

R
EA

S PR
O

VID
ED

 TH
A

T A
D

EQ
U

A
TE SIG

H
T LIN

ES C
O

M
PLYIN

G
 W

ITH
 VD

O
T/PFM

 STA
N

D
A

R
D

S A
R

E STILL PR
O

VID
ED

 A
T

EA
C

H
 C

O
R

N
ER

 LO
T STR

EET IN
TER

SEC
TIO

N
.

2/13/15



16.
PU

R
SU

A
N

T ZO
N

IN
G

 O
R

D
IN

A
N

C
E SEC

TIO
N

S 6-207(2) A
N

D
 6-407(2) THE A

PPLIC
A

N
T H

ER
EB

Y R
EQ

U
ESTS A

W
A

IVER
 O

F TH
E 200' M

IN
IM

U
M

 PR
IVA

C
Y YA

R
D

 R
EQ

U
IR

EM
EN

T IN
 FA

VO
R

 O
F TH

A
T SH

O
W

N
 IN

 TH
E C

D
P/FD

P FO
R

TH
E TO

W
N

 H
O

M
ES.

17.
PU

R
SU

A
N

T TO
 ZO

N
IN

G
 O

R
D

IN
A

N
C

E SEC
TIO

N
 6-206(5), TH

E A
PPLIC

A
N

T H
ER

EB
Y R

EQ
U

ESTS A
 M

O
D

IFIC
A

TIO
N

O
F TH

E M
A

XIM
U

M
 50%

 R
ESID

EN
TIA

L R
EQ

U
IR

EM
EN

T IN
 PD

C
 D

ISTR
IC

T TO
 B

E C
O

N
SISTEN

T W
ITH

 TH
E U

SE
B

R
EA

K
D

O
W

N
 SH

O
W

N
 O

N
 THE TAB

U
LATIO

N
S

I. A
D

D
ITIO

N
A

L W
A

IVER
S A

N
D

 M
O

DIFIC
A

TIO
N

S R
EQ
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  A GLOSSARY OF TERMS FREQUENTLY 
USED IN STAFF REPORTS MAY BE 

FOUND AT THE BACK OF THIS REPORT 
 
 
DESCRIPTION OF THE APPLICATIONS 

 
The applicant (Eskridge E&A LLC) has submitted two applications (PCA 2005-PR-041-4 
and FDPA 2005-PR-041-4) on Tax Maps 49-3 ((37)) F, J, K and N to amend  
RZ 2005-PR-041, which approved a rezoning of approximately 31.37 acres (including 
previous right-of-way dedication) in the Merrifield Town Center area to the PDC and 
PRM Districts for mixed-use development.  The original rezoning application permitted a 
maximum of 1,893,112 square feet of gross floor area (GFA) of development consisting 
of residential, theater, office, hotel and retail uses with an overall floor area ratio (FAR) 
of 1.39, including bonus density associated with affordable dwelling units and workforce 
housing.  A maximum of 1,442,712 square feet of GFA was approved in the PDC zone 
(23.83 acres) and a maximum of 610,000 square feet was approved in the PRM zone 
(7.08 acres).  The current proposal seeks to modify the proffers and CDP/FDP on a 
7.69 acre portion of the overall development to allow: 1) a modification of Section 2-505 
of the Zoning Ordinance, (which specifies the Corner Clearance and/or Sight Distance 
requirements at the intersections of private streets and public streets), and 2) an 
additional office development option with 5,000 square feet of additional support retail 
for Parcel F.  No change to the overall FAR of 1.39 is proposed.  The approved 
tabulations for Parcel F are in Table 1: 
 
Table 1: Approved Tabulations 
 
Parcel F was previously approved for an 11 story (115 foot tall) residential or hotel 
building with retail on the first floor. Parking was provided below the uses.  The 
approved densities for Parcel F include: 

 

 
 

Parcel 

 
 

Use 

 
 

Zoning 
District 

Use 
Density 
Range 
(GFA) 

Min. Height 
(Stories/Ft.) 

Max. Height 
(Stories 

/Ft.) 

Overall Parcel 
Density 

Range (GFA) 

F 
Retail 

Residential/ 
Hotel 

PDC 
15 - 29k 

91 – 294K 
 

4 St. / 45' 11 St. / 115' 106-323K 

  
The applicant proposes to retain the residential, hotel and retail use options in Parcel F 
and seeks an additional option to add 98,000 square feet of office space and to 
increase the retail maximum from 29,000 to 34,000 square feet. The proposal includes:  

 

 
 

Parcel 

 
 

Use 

 
 

Zoning 
District 

Use 
Density 
Range 
(GFA) 

Min. Height 
(Stories/Ft.) 

Max. Height 
(Stories 

/Ft.) 

Overall Parcel 
Density 

Range (GFA) 

F 

Retail 
Office 

Residential/ 
Hotel 

PDC 

15 - 34k 
98K 

91 – 294K 
 

4 St. / 45' 11 St. / 115' 106-323K 

 
No change to the approved building height or maximum FAR is proposed.  The 
maximum FAR for Parcel F is proposed to be 0.97.  The FAR of the overall 
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development on 31.37 acres would remain 1.39, including bonus density associated 
with affordable dwelling units and workforce housing as previously approved.   
 
The applicant is also requesting a reaffirmation of all the previously approved pertinent 
waivers, modifications and directives listed in the Waivers and Modifications section of 
the Zoning Analysis. 
 
The applicant’s draft proffers, development conditions, affidavit and statement of 
justification for the application are contained in Appendices 1 through 4, respectively.  
The draft proffers in Appendix 1 carry forward all previously approved commitments 
associated with the application property and show proposed changes black-lined from 
those commitments.  The draft FDPA development conditions in Appendix 2 carry 
forward all previously approved FDPA conditions related to the current application area 
and include additional conditions.  A copy of the proposed CDPA/FDPA is included in 
the front of this staff report. 

 
 
LOCATION AND CHARACTER 
 
 Site Description: 

 

 
 

The Merrifield Town Center (MTC) site (also known as the Mosaic Development) is 
within the Merrifield Suburban Center and is generally located on the south side of Lee 
Highway, approximately 500 feet to the west of Gallows Road; north of Luther Jackson 
Intermediate School; and east of Eskridge Road.  This PCA application property applies 
to the central portion of the town center and contains 7.69 acres zoned to the PRM, 
PDC and HC Zoning Districts.  The original rezoning site formerly contained a 14 screen 
National Amusements Multiplex Theater complex with 1,389 surface parking spaces; a 
United Rentals storage yard; stormwater detention dry pond; and a large open grass 
field. The National Amusements Multiplex Theater has been demolished.  Parcels A, B, 

A 

B 

C 

E 

D 

F 

H 

G 

I 

J 
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D, F, H and J are currently constructed with office, retail, and residential buildings.  
Parcels C and E are currently under construction for residential with support retail uses.  
Parcels F and G are currently vacant.  Parcel F and the internal streets are part of the 
subject application. 
 
Surrounding Area Description 
 

Direction Use Zoning Plan 

North Retail & Office C-6, I-5 Mixed Use 

South 
Office & Luther Jackson 

Intermediate School 
I-5, R-1 

Office and 
Public Facilities, Government  

& Institutional 

East 
Fairfax Plaza & 

UniWest Mixed Use 
I-5 & PRM Retail and Other 

West 
Office, United States Postal 

Service & Industrial 
I-5 

Mixed Use and 
Public Facilities, Government  

& Institutional 

 
 
BACKGROUND 
 

July 30, 1954: Occupancy certificate issued to the Redstone Drive-In Theater 
Corporation to open a drive-in movie theater on the site. 
 
November 19, 1984: The Board of Supervisors approved RZ 84-P-043 to rezone  
10.05 acres from the I-5 District to the I-4 District. The Board concurrently approved  
SE 84-P-041 on 18.34 acres to establish a movie theater with up to twelve screens 
within the newly rezoned I-4 District. The Special Exception application area was larger 
than the Rezoning application area due to the area to be used as parking for the theater 
(commercial parking is a by-right use in the I-5 District). 
 
April 30, 1990: The Board of Supervisors approved SEA 84-P-041 to permit the 
expansion of the movie theater complex from twelve to fourteen screens.  
 
October 15, 2007: The Board of Supervisors approved RZ 2005-PR-041 to rezone 
7.23 acres from the I-4 District to the Planned Residential Mixed-Use (PRM) District, 
and 24.14 acres from I-4 and I-5 Districts to the Planned Development Commercial 
(PDC) District, to permit a mixed use development consisting of a minimum of 500 
residential units; 120,000 sq/ft theater; a minimum of 370,000 sq/ft of retail space; and 
optional office and hotel uses, with an overall maximum of 1,639,692 sq/ft equating to 
an FAR of 1.20 (1.39 including the ADU and Workforce bonus density). Copies of the 
approved proffers and CDP/FDP for the original rezoning and subsequent PCA 
application are available on file with the Zoning Evaluation Division of the Department of 
Planning and Zoning.  
   
February 8, 2011: The Board of Supervisors approved PCA 2005-PR-041 to amend a 
7.42 acre portion of the Merrifield Town Center property zoned to the PDC District.  A 
fifth option was added to Parcel A to reflect current hotel, retail and office use needs.  
This option added between 37,000 and 85,000 square feet of retail use; up to 170,000 
square feet of office use; and up to 120,000 square feet of hotel use (with an overall 
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maximum of 300,000 square feet) located in three buildings, up to eight stories in 
height.  A 5-8 level parking structure with a maximum height of 95 feet was also 
approved.  Parcel D was also modified to add a movie theater as a use; and to provide 
an additional landscaping option for North Park (located to the north of the building).  
The FAR on the 7.42 acre subject property was 1.18.  The FAR of the overall 
development on 31.37 acres remained 1.39 FAR. Copies of the approved proffers and 
CDP/FDP for the original rezoning and subsequent PCA application are available on file 
with the Zoning Evaluation Division of the Department of Planning and Zoning.  
 
July 26, 2011: The Board of Supervisors approved PCA 2005-PR-041-2 to amend a 
21.99 acre portion (Parcels C, D, E, F, G, H and I) of the Merrifield Town Center 
property zoned to the PRM and PDC Districts. The application retained the previously 
approved development options for Parcels C, D, E and F and replaced the approved 
theatre use on Parcel I with a modified range of multifamily, single family attached, 
retail, hotel and office uses on Parcels G, H, I and J.  The FAR of the overall 
development on 31.37 acres remains 1.39 including bonus density associated with 
affordable dwelling units and workforce housing.  Copies of the proffers and 
development conditions are available on file with the Zoning Evaluation Division of the 
Department of Planning and Zoning.   
 
July 31, 2012: the Board of Supervisors approved PCA 2005-PR-041-3 to amend a 
4.62 portion of the Merrifield Town Center property zoned to the PRM District to obtain 
flexibility to transfer approved residential and retail square footage within Parcel C, E 
and G provided the maximum of 610,000 square feet of GFA approved for the PRM 
District in the proffers is not exceeded. Copies of the proffers and development 
conditions are available on file with the Zoning Evaluation Division of the Department of 
Planning and Zoning.  
 

 
COMPREHENSIVE PLAN PROVISIONS (See Appendix 5) 
 
 Plan Area:   I 
 Planning Sector:  The Merrifield Suburban Center; Land Unit F 

Plan Map: Mixed Use  
 Plan Text:   
  

Excerpts of the relevant Comprehensive Plan text are available in Appendix 5; the 
complete text may be found in the Fairfax County Comprehensive Plan, 2013 Edition, 
Area I, The Merrifield Suburban Center, Land Unit Recommendations, Land Unit F, 
Sub-units F1 and F2, as amended through March 4, 2014, on pages 76 through 81.   
 

 
ANALYSIS 
 

Conceptual Development Plan Amendment/ Final Development Plan Amendment 
(CDPA/FDPA) (Copy at front of staff report)  
 
Title of CDPA/FDPA: “Merrifield Town Center” 
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Prepared By: Urban, Ltd 
  
Dates: February 13, 2015 
 
Plan Description 
 
The applicant submitted a portion of the previously approved PCA/FDPA development 
plan with this application and created a current combined CDPA/FDPA (“the plan”) 
consisting of twenty-five sheets.  A sheet index is provided on Sheet 1 showing that the 
majority of the current plan carries forward the commitments from the previous rezoning 
applications and modifies only eight sheets (Sheets 1-3, 6-7, 9c, 23 and 27).   
 
Description of the Plan 

Previously Approved RZ/FDP and PCA Development Plan:  The original rezoning 
application permitted a maximum of 1,893,112 gross square feet of development on 
31.37 acres, consisting of residential; theater; office; hotel and retail uses with an overall 
FAR of 1.39, including bonus density associated with affordable dwelling units (ADU) 
and workforce housing.  This application included nine separate parcels (A through I), 
with several design options to give the developer flexibility with future tenant location.  In 
addition, a parcel allocation chart was both proffered and included on the approved 
CDP/FDP, which identified the GFA ranges for each building/use on each of these 
parcels.  If the maximums in each range were totaled, the overall parcel density range 
would exceed the proffered maximum density for the overall development.  However, 
the approved proffers specified that the GFA for the entire 31.37 acre development 
would never exceed 1,893,112 sq/ft, including ADU and Workforce housing bonuses. (A 
running tabulation will be provided with each site plan submission to confirm that the 
maximum GFA has not been exceeded.) 
 
Graphic 2: Original Rezoning Site  
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The original rezoning site is generally a barbell in shape, bisected from the northern 
property line along Lee Highway towards the south by the proposed Festival Street. The 
site was further sectioned off into a grid of several smaller parcels, with Strawberry Lane 
connecting Gallows Road to Eskridge Road in an east-to-west fashion; North Street  
connecting Eskridge Road on the west to the eastern property line; Festival Street  
Extended connecting Eskridge Road to the terminus of Festival Street in front of the 
proposed theater; and a service alley located behind the proposed theater, creating a 
connection from Eskridge Road to the southeast corner of the property.  This grid 
creates nine parcels, which the applicant designated as Parcels A through I. The 
parcels were labeled from the north to south and west to east (Parcel A is located in the 
northwest corner of the site and Parcel I is located to the southeast). A tenth parcel 
(Parcel J) was created in PCA/FDPA 2005-PR-041-02, which spilt Parcel G into two 
separate parcels.  All internal streets are private with public access easements; parallel 
parking is also be located on most streets in the development. 
 
Two zoning districts were approved on portions of the site defined by the proposed 
street grid. The smaller 7.08 acre PRM District was defined by Strawberry Lane to the 
north; Festival Street to the east; Festival Street Extended to the south; and the western 
property line and Eskridge Road to the west. The PRM District consists of ground floor 
retail; public park space; residential; and required parking in both above and below 
grade structures. A 23.83 acre PDC District was defined by Lee Highway to the north; 
the Uniwest (Vantage) property to the northeast; the Fairfax Plaza Shopping Center to 
the southeast; Luther Jackson Middle School on the south; and Eskridge Road and the 
PRM District on the west. The PDC District consists of the new theater; public park 
space; ground floor retail; residential; possible office and/or hotel; and required parking 
in both above and below grade structures. 
 
Proposed Site Layout Changes: The current applications seek a modification of Section 
2-505 of the Zoning Ordinance, (which specifies the Corner Clearance and/or Sight 
Distance requirements at the intersections of the private streets and public streets), and 
an additional office development option with 5,000 square feet of additional support 
retail for Parcel F.  No change to the overall FAR of 1.39 is proposed.  The Zoning 
Ordinance modification request is further discussed in the waivers and modifications 
section of this staff report below.  For the second request, the applicant proposes to 
continue the residential, hotel and retail use options for Parcel F, while providing an 
additional option for 98,000 square feet of office use and an increase in support retail 
from 29,000 to 34,000 square feet. The proposal includes:  

 

 
 

Parcel 

 
 

Use 

 
 

Zoning 
District 

Use 
Density 
Range 
(GFA) 

Min. Height 
(Stories/Ft.) 

Max. Height 
(Stories 

/Ft.) 

Overall Parcel 
Density 

Range (GFA) 

F 

Retail 
Office 

Residential/ 
Hotel 

PDC 

15 - 34k 
98K 

91 – 294K 
 

4 St. / 45' 11 St. / 115' 106-323K 

 
No change to the approved building height or maximum FAR is proposed.  The 
maximum FAR for Parcel F is proposed to be 0.97.  The FAR of the overall 
development on 31.37 acres would remain 1.39 including bonus density associated with 
affordable dwelling units and workforce housing as previously approved. 
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Graphic 3: Approved Parcel F Site Layout 

  
 
Parcel F was previously approved for an 11 story (115 foot tall) residential or hotel 
building with retail on the first floor. Parking was provided below the residential and 
retail uses. 
 
Graphic 4: Proposed Changes to Parcel F Site Layout  

  
 
As shown in Graphic 4, the Parcel F building footprint remains primarily unchanged with 
the proposal, except for the addition of a loading space to the rear of the building (if an 
office use is provided.)  The applicant proposes to retain the 11 story building fronting 
on Festival and North Street while continuing to provide parking below the building.  A 
development condition is included to ensure that the new loading space option is 
approved by the Fire Marshal during site plan review.    
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Residential/Non-residential Use Parking and Loading: In the original rezoning 
application, each parcel including residential uses, was required to provide parking and 
loading to accommodate the residents and retail/secondary uses on that parcel. The 
retail uses would be parked according to the Zoning Ordinance Shopping Center 
parking rate. Two parking zones were provided on the entire site: the Northern Parking 
Zone included Parcels A, B, C, D and a portion of E; and the Southern Parking Zone 
included Parcels F, G, H and I (See diagram on Sheet 3 of the CDPA/FDPA). These 
parking zones were established solely to demonstrate that the parking requirements for 
the site could be met in each phase of the construction.  These parking zones in no way 
prohibit the patrons who visit the site from parking anywhere on site. The only restriction 
proposed in the parking zones was that garages that offer both retail and residential 
parking would have the residential portion of the garage segregated from the retail 
portion.  The applicant also reserved the right to pursue a parking reduction or approval 
of a shared parking agreement pursuant to Article 11 of the Zoning Ordinance. Any 
modification of the required parking as approved by such parking reduction or 
agreement may be accommodated without requiring a PCA, CDPA or FDPA, provided 
that the location of the parking remains in substantial conformance with that depicted on 
the CDP/FDP.   
 
Streetscape Areas: In the original rezoning application, it was determined that the 
applicant designed the site to reflect the Comprehensive Plan’s streetscape 
requirements. The design of the sidewalks and streetscape within the Town Center was 
key to creating a walkable environment. Sidewalk width and detailing are a function of 
location; areas with high pedestrian traffic, such as Festival Street, have wider 
sidewalks and make use of a wider palette of materials. Areas of lower traffic, such as 
North Street, have narrower sidewalks and make use of a more restrained palette of 
materials.  No changes are proposed to these concepts.  
 
Street trees continue to be generally spaced 30’ on center on each side of the street. 
(This may vary to accommodate curb cuts, fire lanes, utilities, drop-offs etc.) Trees will 
be installed at 3 – 3 1/2” diameter breast-height (dbh). To promote health and longevity, 
all trees planting areas will continue be designed at a minimum of 8’-0” wide.   
 
Several types of outdoor seating will continue to be available to residents and the 
public. Benches are located at regular intervals along the main streets, and also in the 
two parks. A wide variety of restaurants, cafes, and bars offer outdoor seating and park 
space while retaining sufficient space for pedestrians to pass by. Finally, low site walls, 
fountains, planters, and public art offer additional places to sit.  No changes are 
proposed to these amenities. 
 
Four specific streetscape sections (Boulevard, Main Street, Residential and Service 
Alley street sections) were approved that incorporate the design elements described 
above and shown on Sheets 29 through 33 of the approved CDP/FDP.   No changes 
are proposed.     
 
Residential Development Criteria 
 
Fairfax County expects new residential development to enhance the community by 
fitting into the fabric of the neighborhood, respecting the environment, addressing 
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transportation impacts, addressing impacts on public facilities, being responsive to our 
historic heritage, contributing to the provision of affordable housing, and being 
responsive to the unique site specific considerations of the property.  
 
Since the proposed changes described in the analysis merely seek to retain the 
previously approved residential/hotel/retail uses on Parcel F while proposing an 
additional office development option do not change the approved intensity on the site, 
staff has not reevaluated the residential development criteria for this application.  Staff 
believes that the proposed changes will continue to be in general conformance with 
residential development criteria that were reviewed and approved in the previous 
application. The previously approved proffers associated with the residential 
development have been carried forward with this application and will continue to govern 
the site. The residential development criteria analysis is provided in the original Staff 
Report for RZ 2005-PR-041 published on August 29, 2007.  Copies of the staff report 
are available in the Department of Planning and Zoning - Zoning Evaluation Division 
(DPZ-ZED) and on the DPZ-ZED website.  
 
Land Use and Environmental Analysis  
 
Staff reviewed the application and determined that the proposal is in harmony with the 
land use recommendations of the Comprehensive Plan.   
 
Transportation Analysis (Appendix 6) 
 
The Fairfax County Department of Transportation (FCDOT) reviewed the application 
and indicated that a trip generation analysis was performed for the approved and 
proposed uses on Parcel F.  The proposed office and retail uses of Parcel F would 
reallocate approximately 2,424 daily weekday vehicle trips, and 1,927 daily Saturday 
vehicle trips within Mosaic. In comparison to the previously established uses for Parcel 
F, the proposed new use would generate approximately 103 more weekday AM peak 
hour trips, 105 more weekday PM peak hour trips, 511 more daily weekday vehicle 
trips, and approximately 159 fewer daily Saturday vehicle trips. As part of the original 
(approved) traffic assessment for Mosaic, the AM peak hour was not considered a 
critical traffic period for the Mosaic project; therefore, the additional AM peak hour trips 
attributed to the proposed office use on Parcel F would be adequately served by the 
project’s internal roadway network and off-site improvements. Further, the additional AM 
peak hour inbound trips and PM peak hour outbound trips would be distributed over 
existing roadway connections to/from Lee Highway, Gallows Road, and Route 50. A 
proffer providing for signal warrant analyses for the intersection of Eskridge Road and 
North Street was included in the previously approved rezoning for Mosaic, and will be 
completed at such time where traffic thresholds as stated in the proffer warrant the 
analysis.  Also, the mid to southern areas of Mosaic, adjacent to Parcel F, were 
previously evaluated and/or approved for commercial uses, suggesting the proposed 
uses would continue to be adequately served by the established roadway network.  
 
Staff is satisfied that all previous comments, including the aforementioned, have been 
addressed by the applicant. The proposed use will not have significant transportation 
impacts to the existing network; as such, staff does not object to approval of the subject 
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application as all previously approved transportation commitments have been carried 
forward. 
 
Stormwater Analysis  
 
The applicant indicates that stormwater management for the site will be provided in 
underground StormFilter BMP facilities.  These facilities require a Public Facilities 
Manual (PFM) waiver by the Board of Supervisors in residential areas.  The Department 
of Public Works and Environmental Services (DPWES) reviewed the application; no 
significant issues were identified, as the applicant has carried forward all previous 
commitments and requested a reaffirmation of the PFM waiver approved in the original 
rezoning application and subject to conditions dated November 30, 2006 (attached in 
Appendix 2). 
 
Office of Community Revitalization (Appendix 7) 
 
The Office of Community Revitalization reviewed the application and indicated that 
there are no issues with the proposal.    
 
Fairfax County Park Authority (Appendix 8) 
 
The Fairfax County Park Authority reviewed the application and indicated that the 
applicant should contribute $0.27 per square foot for recreational facility development 
within the service area of the subject property if they implement the proposed office 
option.  The applicant has carried forward the previously approved proffers which 
included substantial improvements to the fields at Luther Jackson Middle School. 
 
Public Facilities Analysis 
 
Public facilities were reviewed with the original and previous rezoning applications and 
were determined to be adequate.  No substantive changes to public facilities are 
proposed with this PCA/FDPA application.   
 
 

ZONING ORDINANCE PROVISIONS (Appendix 9) 
 
The proposal to modify the proffers and CDP/FDP on a 7.69 acre portion of the overall 
development to allow a modification of Section 2-505 of the Zoning Ordinance and an 
office development option with 5,000 square feet of additional support retail for Parcel F 
does not adversely impact the previously approved CDP/FDP and continues to meet the 
use limitations, lot size requirements, bulk regulations, and open space standards for 
design in the PRM and PDC Districts.  The previously approved proffers associated with 
residential, hotel, office and retail uses have been carried forward with this application 
and will continue to govern the site. The analysis of the general and design standards of 
Article 16 of the Zoning Ordinance is provided in the original Staff Report for  
RZ 2005-PR-041 published on August 29, 2007.  
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Waivers and Modifications 
 
The previously approved CDPA/FDPA is being carried forward with this application.  
These plans were approved with a number of waivers and modifications that staff 
considers appropriate to be carried forward and reaffirmed.  Analysis of these waivers is 
available in the original Staff Report for RZ 2005-PR-041 published on August 29, 2007.  
Copies are on file with the Department of Planning and Zoning – Zoning Evaluation 
Division. 
 
In addition, the applicant is requesting the following modification. 
 
Waiver of the Use Limitations on Corner Lots in Section 2-505 of the Zoning 
Ordinance to permit landscaping and sign walls within the sight triangles formed 
by the streets along the corner lot.   
 
For every corner lot, the Zoning Ordinance prohibits structures, plantings and other 
objects from being located within a 30 foot site triangle formed by the streets along the 
corner lot.  Adequate sight distance must also be maintained between two horizontal 
planes starting at 3.5 feet and ending at 10 feet above the established grade.  The 
applicant seeks a modification of this requirement to allow previously approved 
buildings, signs and landscaping to continue to be located in a manner consistent with 
the Comprehensive Plan recommendations.  The previously approved CDP/FDP shows 
buildings in Parcels A, B and J that are oriented to the street edge and consistent with 
the Merrifield Streetscape guidance in the Comprehensive Plan, but encroach into the 
30 foot site triangle defined by the Zoning Ordinance.  Staff does not object to the 
waiver request provided that no buildings, signs and/or landscaping restrict functional 
sight distance for drivers entering or exiting travel intersections, aisles or driveways as 
defined by the Virginia Department of Transportation (VDOT).  The applicant has 
indicated that none of the existing buildings, signs or landscaping restrict this functional 
sight distance and has proffered to design and construct all future monument signs at 
public street intersections in accordance with the Sight Distance regulations established 
by VDOT for intersections and the associated design speeds for such intersecting 
roads.  

 
 
CONCLUSIONS AND RECOMMENDATIONS 
  
 Staff Conclusions 
 

Staff finds that the proposal does not adversely impact the previously approved 
development plan and is in conformance with the Comprehensive Plan, and with all 
applicable Zoning Ordinance provisions as proffered and conditioned. 
 
Staff Recommendations 
 
Staff recommends approval of PCA 2005-PR-041-4 subject to the execution of proffers 
consistent with those found in Appendix 1 of this report. 
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Staff recommends approval of FDPA 2005-PR-041-4 subject to the development 
conditions in Appendix 2 of this report. 

 
Staff recommends approval of a modification of the Use Limitations on Corner Lots in 
Section 2-505 of the Zoning Ordinance to permit the building, landscaping and sign 
locations within the Zoning Ordinance sight triangles formed by the streets along the 
corner lot as shown on the CDPA/FDPA and as proffered. 
 
Staff recommends reaffirmation of the previously approved waivers, modifications and 
directives related to the PCA/CDPA/FDPA area: 

 

 Modification of the private street limitations of Section 11-302 of the Fairfax 
County Zoning Ordinance. 

 
 Modification of the loading space requirement for multi-Family dwelling units and 

office space in favor of that depicted on the CDPA/FDPA. 
 

 Modification of the transitional screening and a waiver of the barrier requirements 
between uses within the site zoned PDC and PRM in favor of the treatments 
depicted on the CDPA/FDPA.  

 
 Waiver of the four (4) foot peripheral parking lot landscaping requirement north of 

Parcel G, West of Parcel C and E, and along the southerly and easterly property 
lines. 

 
 Waiver to locate underground stormwater management facilities for all residential 

development, subject to Waiver #0561-WPFM-002-3. 
 

 Directive to the Director of DPWES to approve a modification of the parking 
geometric standards to allow for 75 degree angled parking spaces within parking 
structures. 

 
 Modification of Par. 3 of Sec. 18-201 of the Fairfax County Zoning Ordinance 

which would require the provisions of further inter-parcel access in addition to 
that indicated on the CDPA/FDPA. 

 
 Directive to the Director of DPWES to approve a modification of the PFM and 

Par. 12 of Sec 11-102 of the Fairfax County Zoning Ordinance to allow for the 
projection, by no more than 4% of the stall area, of structural columns into 
parking stalls in parking structures. 

 
 Directive to the Director of DPWES to waive the PFM on-site stormwater 

detention requirements, in favor of providing stormwater management off-site in 
the Merrifield Town Center vault. 

 
 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. 



 
PCA/FDPA 2005-PR-041-04 Page 13 
 
 
 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. 
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Pursuant to Section 15.2-2303(A) of the Code of Virginia, as amended, and subject to the Fairfax 

County Board of Supervisors' (the "Board") approval of this application PCA 2005-PR-041-3, 

Eskridge (E&A) LLC (the "Applicant") as owner, for itself and for its successors and assigns, 

hereby proffers that development of this partial PCA on approximately 74.682 acres inclusive 

of Tax Map parcels 49-3 ((37)) Parcels FC, JL and part of KJ and N (the “Property”) shall 

be in accordance with the following proffered conditions (the "Proffers"), which, if approved, 

shall supersede any and all existing proffered conditions as to the area of this Amendment. In 

the event this partial PCA application is denied, these proffers shall immediately be null and 

void and the previous proffers shall remain in full force and effect. 

 

 
 
 
 

1. 

I. GENERAL 
 
Substantial Conformance.  Subject to the Proffers and the provisions of Sections 6-200 

  and 6-400 and Article 16 of the Zoning Ordinance, the Property shall be developed in 
 

substantial  conformance  with  the  Conceptual  Development  Plan  Amendment/Final 

  Development Plan Amendment ("CDPA/FDPA") dated May 30, 2012, , F e b r u a r y  
1 3 ,  2 0 1 5  consisting of 25 sheets numbered 1-3, 3A, 4-7, 9C, 11, 11A, 12, 23, 27, 29, 
29A, 29B, 30-33, 33A, 39, 42 & 48 as revised by Urban Ltd. 
 

Sheets  1  through  48,  and  prepared  by  VIKA,  LLC.,  Lessard  Group  and  SK&I  
 
2. 

 Architectural Design Group, and as further modified by these proffered conditions. 
 

Minor  Modifications. Pursuant  to  Paragraph  4  of  Section  16-403  of  the  Zoning 

Ordinance, minor modifications from the approved CDPA/FDPA described above 
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encompassing the application Property may be permitted due to final architectural and 

engineering design, as determined by the Zoning Administrator. Building footprints may 

be decreased, and the number of units and square footage within each building may be 
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adjusted, as long as the minimum open space tabulations provided in the CDPA/FDPA 

are not reduced; the minimum building setbacks from the property lines as shown on the 

CDPA/FDPA are maintained; the number of residential units and the building heights 

comply with those indicated in the CDPA/FDPA and in these Proffers; and the 

development otherwise is in substantial conformance with the CDPA/FDPA and these 

Proffers. The Applicant further retains the option to file partial Conceptual Development 

Plan Amendments (CDPAs) and/or partial Proffered Condition Amendments (PCAs) in 

the future pursuant to Paragraph 6 of Section 18-204. 

3. Final Development Plan Amendments. The CDPA shown on Sheet 5 shall consist of 

the entire plan relative solely to ultimate points of access at their periphery of the 

Property; the general location of the proposed building footprints, uses, and parking at or 

above grade; minimum and maximum building heights, on-site vehicular circulation, the 

amount and location of common open space areas; and (ii) the Applicant has the option to 

request Final Development Plan Amendment ("FDPA") approvals from the Planning 

Commission with respect to the remaining elements. 

4. Density  Credit. All intensity/ density attributable to land areas dedicated and/or 

conveyed at no cost to the Board or any other public entity pursuant to these proffers 

(including, without limitation, the dedications referenced below) shall be subject to the 

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

reserved to the residue of the Property. 

5. Escalation. The amounts of each cash contribution set forth in these Proffers shall adjust 

on a yearly basis (but not to exceed 3% increase for any given calendar year) from the 

base year of 2008, and change effective each January 1 thereafter, based on the Consumer 

Price Index as published by the Bureau of Labor Statistics, U.S. Department of Labor, for 

the Washington-Baltimore, MD-VA-DC-WV Consolidated Metropolitan Statistical Area 

(the "CPI"). 

6. Demonstration  of  Square  Footage  Compliance. At the time of filing of each 

development site plan, the Applicant shall submit to the Department of Public Works and 

Environmental Services ("DPWES") a running square footage tabulation which clearly 

presents proposed and approved square footage and dwelling units as follows: (i) total 

overall site development and development within the respective PRM and PDC Zoning 

Districts cumulatively; (ii) total non-residential use versus residential use, overall and 

within the respective PRM and PDC Zoning Districts cumulatively; (iii) total by land use 
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category and (iv) cumulative total proposed in the respective site plans for each 

development Parcel A through J, broken down by uses. Said tabulations shall 

demonstrate compliance with the square footage limitations set forth in the tabulations 

and charts listed on the CDPA/FDPA. All references in the Proffers to “Parcels A, B, C, 

D, E, F, G, H, and/or I” are to the development parcels as identified in the CDPA/FDPA, 

and not as identified on the Fairfax County tax maps. 
 

II. LAND USE 
 

1. Zoning Districts. As delineated on the CDPA/FDPA, the approximately 31.37-acre land 

area that was rezoned by the Board on October 15, 2007, RZ 2005-PR-041 (the 

“Application Property”) is zoned as follows: 

A. Approximately 24.14 acres to the PDC District and comprised of development 

parcels A, B, D, F, H and I. 

B. Approximately 7.23 acres to the PRM District and comprised of development 

parcels C, E, G and J. 

2. Permitted Uses. The following uses shall be allowed on the respective portions of the 

Property, consistent with the CDPA/FDPA and the Parcel Allocation Chart referenced in 

Proffer II(4), below and set out in the CDPA/FDPA. Any use not set forth below and 

allowed in the respective District may be permitted with approval of a final development 

plan amendment, special exception or special permit, as applicable. 

A. PDC District "Principal Uses" Permitted. 
 

• Business service and supply service establishments 
• Eating establishments 
• Establishments for scientific research, development and training 
• Financial institutions (without drive-through) 
• Garment cleaning establishments (without on-site processing) 
• Hotels 
• Offices, including medical offices/urgent medical care with no overnight stay 
• Personal service establishments 
• Public uses 
• Repair service establishments 
• Retail sales establishments 
• Theatres 

 
B. PDC "Secondary Uses" Permitted. 

 

• Accessory uses, accessory service uses and home occupations as permitted 
by Article 10 

• Bank teller machines, unmanned 
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• Commercial and industrial uses of special impact (Category 5), limited to: 
-Amusement arcades 
-Fast food restaurants (without drive-through windows) 
-Quick-service food stores 
-Retail sales establishments - large (not to exceed two) 
-Vehicle rental establishments, limited by the provisions of Sect. 9-518 

• Commercial recreation uses (Group 5), limited to: 
-Bowling alleys 
-Billiard and pool halls 
-Health clubs 
-Miniature golf courses (limited to elements which are not visually intrusive 
and which complement, and do not detract from, the high quality design of 
the Town Center) 
-Ice skating facilities 
-Any other similar commercial recreation use 

• Community uses (Group 4), excluding marinas, docks and boating facilities 
• Multi-Family Dwellings 
• Institutional uses (Group 3), limited to home child care facilities 
• Light public utility uses (Category 1) limited to electric substations and 

distribution centers including transformer stations, roof-top antennae and 
other facilities associated with a local radio, television, and/or cable access 
channel, and mobile and land-based telecommunication facilities (See 
Proffer II.12.C below) 

• New vehicle storage (maximum 50 vehicles) (pre-buildout, and only to the 
extent the number of spaces exceed Zoning Ordinance requirements for uses 
with occupancy permits) 

• Quasi-public uses (Category 3), limited to: 
-Child care centers and nursery schools 
-Colleges, universities (without dormitories) 
-Cultural centers, museums and similar facilities 
-Independent living facilities 
-Private clubs 
-Private schools of special education 

• Veterinary hospitals (kennels and boarding allowed, but no exterior runs) 
 

• Single Family Attached 
 

C. PRM "Principal Uses" Permitted. 
 

• Dwellings, multiple family. 
• Public uses. 

 
D. PRM "Secondary Uses" Permitted. 

 

• Accessory uses and home occupations as permitted by Article 10 
• Bank teller machines, unmanned 
• Business service and supply service establishments 
• Commercial and industrial uses of special impact (Category 5), limited to: 

-Fast food restaurants (without drive-throughs) 
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-Quick-service food stores 
-Vehicle rental establishments, limited by the provisions of Sect. 9-518 

• Commercial recreation uses (Group 5), limited to: 
-Bowling alleys 
-Billiard and pool halls 
-Health clubs 
-Ice Skating facilities 
-Any other similar commercial recreation use 

• Eating establishments 
• Financial institutions (without drive-throughs) 
• Garment cleaning establishments (no on-site processing). 
• Institutional uses (Group 3), limited to: 

-Home child care facilities 
• Light public utility uses (Category 1) limited to electric substations and 

distribution centers including transformer stations, roof-top antennae and 
other facilities associated with a local radio, television, and/or cable access 
channel, and mobile and land-based telecommunication facilities. See 
Proffer II.12.C below. 

• Offices, including medical offices/urgent medical care with no overnight stay 
• Personal service establishments 
• Quasi-public uses (Category 3), limited to: 

-Child care centers and nursery schools 
-Colleges, universities (without dormitories) 
-Cultural centers, museums and similar facilities 
-Independent living facilities 
-Private clubs 
-Private schools of special education 

• Repair service establishments 
• Retail sales establishments 
• Vehicle transportation service establishments 

 
• Single Family Attached 

 

 
 

E. PDC and PRM "Temporary Uses" Permitted 
 

• Festivals, fairs or similar activities, as defined in Paragraph F below 
• Farmers' Markets, as defined in Paragraph G below 
• Promotional activities of retail merchants 
• Apartment sales and rental offices 

 
F. Festivals, Fairs or Similar Activities. The Applicant shall be permitted to provide 

on the  subject Property festivals, fairs or similar activities including, without 

limitation,  farmers'  markets,  without  the  need  for  issuance  or  approval  of  a 

"Temporary Special Permit" in accordance with the following provisions: 

i. Maximum of 64 events per year; 
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ii. May be provided with or without admission or other fees; 
 

iii. Sponsored by the Applicant, or its designee, a civic organization, public 

entity including the Fairfax County Park Authority ("FCPA"), local 

chamber of commerce, charitable organization, service club, non-profit, or 

similar entity; 

iv. Complies with all Health Department regulations; 
 

v. The  Applicant  reserves  the  right  to  periodically  close  the  following 

portions of the internal private road network: Festival Street between 

Strawberry Lane and the Festival Street intersection with Festival Street 

Extended. Other portions of the internal private street network may also 

be closed on an infrequent basis. 

vi. Notwithstanding the "Shopping Center Parking Exhibit" on Sheet 3 of the 

CDPA/FDPA, the Applicant, upon temporary closure of portions of the 

internal road network, reserves the right to temporarily provide no more 

than 61 parking spaces (a number which will fluctuate downward 

depending upon the portion temporarily closed and the number of street 

level parking spaces affected) in one "parking zone" for uses in one or 

more other "parking zones." Such provision of temporary parking shall 

permit the Applicant to count all on-street spaces on private roads within 

the development toward the parking required by the Ordinance. 

G. Unmanned Freestanding Automated Teller Machines. The Applicant shall be 

permitted to install up to five free-standing, unmanned bank teller (aka "ATM") 

machines on the Property; the footprint of each such ATM shall not exceed 

sixteen (16) square feet. Said ATMs shall not be counted toward the maximum 

amount of retail or non-residential GFA permitted on the Property referenced 

below. Said ATMs shall be located in kiosks in a manner that does not interfere 

with pedestrian movements or safety. This limitation shall not preclude additional 

ATMs within buildings or on building facades. 

H. Retail Kiosks/Moveable  Carts. The Applicant  shall  be  permitted  to  operate 

movable carts, which shall be defined as temporary, transportable kiosks that 

serve a retail purpose, but shall not be counted toward that maximum amount of 

retail or non-residential GFA permitted on the Property referenced below. Each 

kiosk/cart shall be no more than 120 square feet; however, one newsstand kiosk 
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shall be permitted to be up to 900 square feet maximum size, which kiosk, if not 

portable, shall be counted against the maximum amount of retail or non- 

residential GFA permitted on the Property. Said carts shall be located within park 

and plaza areas, as well as adjacent to non-residential uses, as determined by the 

Applicant, provided that, cumulatively, said carts do not negatively impact 

streetscape views, do not interfere  with pedestrian movements or safety and 

conform with the standards set forth in the "Design Guidelines," as described 

below. 

 
3. Overall Maximum Floor Area Ratios and Gross Floor Areas.  Development on the 

Property as a whole shall not exceed 1,893,112 square feet of GFA of principal and 

secondary uses, at an overall 1.39 floor area ratio ("FAR"), including (i) "Affordable 

Dwelling Units" ("ADUs") and ADU-related density, and (ii) Workforce Housing-related 

density,  as presented in the tabulations on Sheet 2 of the CDPA/FDPA, but excluding 

Cellar Space  as defined in the Zoning Ordinance ("Cellar Space"). A maximum of 

1,442,712 square feet of GFA, exclusive of Cellar Space, shall be permitted within the 

PDC zone, and a maximum of 610,000 square feet of GFA, exclusive of Cellar Space, 

shall be permitted within the PRM zone. Cellar Space shall be limited to 175,000 SF for 

all permitted uses, except dwelling units.   Cellar Space dwelling units shall be limited 

separately to 25,000 SF. Nothing herein shall be construed to limit the Applicant's ability 

to utilize Cellar Space for storage or other uses not occupied by humans. 

4. Parcel  Allocation  Chart. Land uses and building heights shall  be  allocated  in 

accordance with the "Parcel Allocation Chart" which appears on the CDPA , Sheet 5. 

The  Applicant,  in  its  sole  discretion,  shall  determine  the  final  allocation  for  each 

Development Parcel in accordance with the limitations set forth in the FDPA charts 

shown on Sheets 6 and 7. 

5. Non-Residential Gross Floor Area. To provide the "synergy" of uses envisioned for the 

Town Center, the total non-residential uses within both the PDC and PRM Zoning 

Districts combined shall consist of a minimum of 460,000 square feet of GFA and a 

maximum total of 1,196,144 square feet of GFA (excluding Cellar Space), which shall be 

allocated in accordance with the Site Tabulations on Sheet 2 and the "Parcel Allocation 

Chart" on Sheets 6 and 7 (and subsequent sheets) of the CDPA/FDPA generally as 

follows: 0 to 171,000 square feet of GFA in office and related uses; 10,000 to 120,000 
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square feet of GFA in theatre and related uses; 0 to 364,000 square feet of GFA in hotel 

and related uses; and 370,000 to 675,000 square feet of GFA (exclusive of any eating 

establishment/fast food or related uses provided in conjunction with the theatre, office, 

and/or hotel uses) in uses such as retail uses, accessory service uses, retail sales 

establishments, child care centers, eating establishments, financial institutions, health 

clubs, and other principal and secondary PDC and PRM uses that are neither residential, 

office/research, theatre and related uses, or hotel and related uses. For purposes of this 

proffer, the designation of a building as office or other employment use shall be 

construed to permit inclusion of fast food (e.g. delicatessen) financial institution, and 

other such accessory and personal service uses (as may otherwise be permitted in these 

proffers) on the ground and/or first floor level of such building. At ultimate build-out of 

the development, no more than fifty-five (55) percent of the overall project density shall 

consist of theatre, retail, eating establishments, service and related non-residential uses; 

(office and hotel uses and uses accessory to residential within residential buildings shall 

not be included within this fifty-five (55) percent cap). In no event shall the combined 

total maximum residential and non-residential GFA for the Property exceed 1,893,112 

square feet of GFA. 

6. Residential Gross Floor Area. The total residential uses within both the PDC and PRM 

Zoning  Districts combined shall be a minimum of 550,000 square feet of GFA to a 

maximum of 1,205,112 square feet of GFA, including ADUs and ADU bonus density, 

and Workforce  Housing Units and Workforce Housing bonus density, which shall be 

provided pursuant to Proffer IV.1 and IV.2 below. Said residential uses shall be allocated 

in accordance with these proffers and with the "Parcel Allocation Chart" listed on Sheets 

6 and 7 (and subsequent sheets)  of the CDPA/FDPA. In no event shall the combined 

total maximum residential and  non-residential GFA for the Property exceed 1,893,112 

square feet of GFA. 

7. Minimum Number of Dwelling Units. A minimum of 500 residential units shall be 

constructed on the Property. Such total shall include all required "ADUs" and all "bonus" 

dwelling units attributable to the provision of ADUs, which shall be provided pursuant to 

Proffer IV.1 below, and all Workforce Housing and Workforce Housing "bonus" Units 

provided pursuant to Proffer IV.2 below. Market-rate residential units constructed as part 

of the Proposed Development shall have an average gross unit size of approximately 

1,100 square feet of gross floor area per dwelling unit (+/- 5%); provided, however, that 
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nothing shall preclude the Applicant from constructing individual units of lesser or 

greater size than the average set forth herein. 

8. Allocation  of  Land  Uses. The allocation of dwelling units and residential  and 

commercial gross floor area among the building parcels on the Property is represented on 

the CDPA/FDPA. The Applicant may reallocate dwelling units and/or gross floor area 

among the buildings depicted on the CDPA/FDPA without requiring a PCA or FDPA so 

long as (1) the total maximum FAR and residential square footage proffered above is not 

exceeded; (2) the Parcel Allocation Charts shown on the CDPA, Sheet 5 and FDPA on 

Sheets 6 and 7 is adhered to; (3) the minimum and maximum building heights shown on 

the CDPA are adhered to; (4) the footprint and configuration of individual buildings do 

not exceed that shown on the CDPA  and FDPA except to the extent such change is 

deemed a minor modification, as determined  by the Zoning Administrator; and (5) the 

maximum FAR limitations within the PRM and  PDC Zoning Districts shown on the 

CDPA/FDPA, respectively, and for the Property overall as set forth in Proffer II.3 above, 

are not exceeded, as proffered here and as determined by the Zoning Administrator. 

9. Build-out in Phases. Build-out of the Property may proceed in phases. The FAR 

constructed within a respective site plan-approved portion of the project may exceed the 

maximum density limitation set forth in Proffer II.3, so long as such maximum density 

limitation is not exceeded over the entirety of the Property at any time, as shall be 

demonstrated pursuant to Proffer I.6, and is consistent with the Parcel Allocation Chart 

and the CDPA/FDPA. 

10. Location of Residential Uses. As depicted on the CDPA/FDPA, residential use shall be 

located on the upper floors (i.e. above the ground floor) of buildings on Parcels "C" and 

"E," and on the ground (which, because of topography and "front door" access design, 

may be deemed "Cellar Space") and/or upper floors of "G;" however, this shall not be 

construed to prohibit retail and related uses on the second floor, in addition to the ground 

floor, of such buildings or uses ancillary to residential on the ground floor of such 

buildings. Residential use may also be provided, as determined by the Applicant in its 

sole discretion, on Parcel "F" in accordance with the CDPA/FDPA. Residential use will 

be provided on Parcels H, I and J in accordance with the CDPA/FDPA. Parcel H will 

also be allowed, at the sole discretion of the Applicant, to provide retail and ancillary 

residential uses. 
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11. Location of Hotel and Related Uses. Up to 364,000 square feet of GFA of hotel and 

related uses may be located on Parcels A, B, F, and/or G, or on none of them, as 

determined by the Applicant in its sole discretion. 

12. Building Heights. Heights of buildings shall be permitted up to the maximums listed for 

each  building "Parcel" on the CDPA and FDPA Parcel Allocation Charts.   In its sole 

discretion, the Applicant may construct a maximum of three buildings that are up to 115 

feet in height, within Parcels "A," "B," and/or "F," as set forth on the "Parcel Allocation 

Chart" listed on Sheets 6 and 7 (and subsequent sheets) of the CDPA/FDPA.  Building 

height shall be measured as defined by the Zoning Ordinance and shall be exclusive of 

those structures that are excluded from the maximum height regulations as specifically 

set forth in the Zoning Ordinance such as, without limitation, penthouses and other roof 

structures used for common amenity space for residents of those multifamily buildings 

(rooftop pool facilities, exercise rooms, meeting/party rooms and such comparable uses). 

A. Mechanical penthouses shall be permitted to exceed said maximum heights listed 

on the CDPA/FDPA, provided that they meet the following standards as 

determined by DPWES: 

i. They  comprise  less  than  twenty-five  (25)  percent  of  the  roof  of  the 

building. 

ii. They do not exceed twenty (20) feet in height. 
 

iii. They are architecturally integrated with materials and colors consistent 

with the building upon which they are situated. 

B. Notwithstanding the foregoing, however, nothing shall preclude the Applicant, in 

the Applicant's sole discretion, from constructing buildings to a lesser building 

height than the maximums depicted on the development plan and listed on the 

CDPA and FDPA "Parcel Allocation Charts," provided minimum heights are no 

less than the minimums shown on the CDPA and FDPA Parcel Allocation Charts, 

and the configuration of the building envelope remains in substantial conformance 

with those shown on the CDPA. 

C. Telecommunications equipment may be placed on the proposed building(s) 

rooftop(s); however, any such facilities must (a) comply with the Zoning 

Ordinance and (b) be screened, designed and/or set back sufficiently from the 

perimeter of the roof and penthouse to minimize view from the street below. 

Screening measures may be used such as, but not limited to, (i) including the 



-14  

facilities as part of the architecture of the building(s), (ii) employing 

telecommunication screening material, and/or (iii) flush-mounted antennas 

utilizing colors consistent with the building  treatment in the area where the 

antennas are to be installed. 

13. Parcel A Ground Floor Height.  In the event an office building is constructed at the 

corner of Lee Highway and Eskridge Road, as depicted for Parcel A Option 1 on Sheets 5 

and 7 of the CDPA/FDPA, the Applicant shall provide a minimum clear height of 11 feet 

on the first floor to enable potential future use as ground-floor retail. 
 

III. COMMUNITY SPACE 
 

1. Community Meeting Space. Within one of the buildings located within Parcels G or H, 

a 1,000 square feet of GFA shall be provided to Fairfax County at no cost to the County 

to serve community needs, as coordinated with the County by the Owner of the Parcel it 

will be finally located in, in accordance with the following conditions: 

A. Said "Community Space" shall be limited to uses and events such as exhibit 

and/or activity space, or other uses and events as may be agreed to by the owner 

of the building on Parcel G or H where the 1,000 s.f. space is located. 

B. Within sixty (60) days following the receipt, of a building permit for said building 

that the 1,000 s,f. space is located in, or such later time as Owner of the said 

building, in its sole discretion, may choose prior to issuance of a Non-RUP for the 

building it is located in on G or H , the Owner shall request in writing that a 

Lease/License shall be prepared by the County Attorney and submitted to the 

Owner for review and approval. Said Lease/License shall include commercially 

reasonable terms substantially similar to other leases/licenses executed by the 

Board of Supervisors for leased space elsewhere in Fairfax County, except that 

there shall be no rent required of the County. Said Lease/License shall also 

provide that the Owner shall be permitted, in coordination with the County, to 

utilize said space on an agreed to basis for uses in conjunction with the building it 

is located in, and that the owner shall provide utilities, cleaning services and 

general maintenance for this space at no cost to the County. 

C. In the event that Fairfax County fails to submit said Lease/License within 60 days 

of the request referenced above, fails to execute said Lease/License within 30 

days after its language has been agreed upon by the County and the Owner of the 
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building on G or H that the 1,000 square foot space is located, fails to occupy 

said "Community Space" within six months after execution of the said 

Lease/License and a Non-RUP has been issued for said space, or fails to utilize 

said space for six consecutive months once it has been "finished" and utilized by 

the County, then the Applicant's obligations under this Proffer shall automatically 

and completely expire, and the Applicant thereafter shall be permitted to market 

and lease said space as an accepted use within the building it is located in, in 

accordance with the square footage allocation listed on the CDPA/FDPA and the 

uses set forth in these Proffers. 

D. All time-frames listed above may be subject to extension by mutual agreement of 

the parties. 

2. Satellite Police Office. Provision shall be made in Applicant's security offices for desk 

and  phone facilities dedicated for use by the Fairfax County Police, password secure 

internet  access, as well as access to necessary support facilities, such as copiers and 

facsimile machines and private interview space, all at no cost to the County. 
 

IV. AFFORDABLE HOUSING. 
 

1. Affordable Dwelling Units ("ADUs"). The Applicant shall provide as Affordable 

Dwelling Units (ADUs), to be located in any residential building on the Property, the 

equivalent of twelve and one half (12.5) percent of all single family attached (“SFA”) 

dwelling units built on the Property, as set forth in Part 8 of Article 2 of the Zoning 

Ordinance (the “ADU Ordinance”).  Additionally, the Applicant shall provide a total of 

4.27 percent of all multiple family residential units, excluding any SFA ADU’s built as 

multiple family units, built on the Property, regardless of building construction type, as 

ADUs. The actual number of ADUs to be provided, attributable to multiple family 

residential units only, shall be determined at the time of site plan approval by applying 

4.27 percent to the total number of multi-family residential units actually shown on the 

respective site plans, excluding any SFA ADU’s or ADU’s generated from other 

buildings but located within the subject building. The ADUs may be provided as for-sale 

or rental units, consistent with the market rate units in the same building, and shall be 

administered in accordance with the requirements of the ADU Ordinance. Ten (10) (or 

more, in the Applicant's sole discretion) of the ADU units required under this Proffer 

shall be designed and constructed as fully handicapped-accessible units.  RUPs shall not 
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be issued for more than seventy-five percent (75%) of the total dwelling units approved 

on the Property until all of the RUPs have been issued for at least 75% of the ADUs 

required pursuant to this Proffer. 

2. Workforce Dwelling Units. In addition to the ADUs required pursuant to this Proffer 

IV(1) above, the Applicant also shall provide 7.73 percent of all non-ADU, non- bonus 

density  market rate multiple family dwelling units built on the Property as Workforce 

Dwelling Units (“WDUs”). The actual number of WDUs to be provided, attributable to 

multiple family  residential units only, shall  be  determined  at  the  time  of  site  plan 

approval  by  applying  7.73 percent to the number  of  multi-family  residential  units 

(excluding all ADU’s, ADU bonus density, and WDU bonus density) actually shown on 

the respective site plans.  The WDUs shall be provided such that they are affordable to 

households with a maximum annual income of one hundred twenty (120) percent of the 

Area Median Income for the Washington Metropolitan Statistical Area ("AMI"). One- 

third of said units shall be affordable to future residents who have a household income of 

up to 80%, up to 100%, and up to 120%, respectively, of the AMI, regardless of building 

construction type. ADUs and/or Workforce Units (as defined in this Proffer) provided in 

any single Residential Building of the Proposed Development may be greater or less than 

twelve percent (12%) of the total residential units in such  phase/building; provided, 

however, that the total number of ADUs provided upon  completion of the Proposed 

Development shall satisfy, respectively, the above-defined twelve  and one-half percent 

(12 ½%) of the total number of SFA units, and 4.27% of the total number of multiple 

family units (excluding any SFA ADUs provided as multiple family units), and the total 

number of WDUs provided upon completion of the Proposed Development  shall be 

7.73% of all non-ADU, non- bonus density multiple family dwelling units. 

A. Definitions. The following terms used in these Proffered Conditions shall be 

defined as follows, unless specifically modified: 

i. Market-Rate Units. Dwelling units approved on the Property that are not 

subject to either the price/rental restrictions of Proffers IV(1) or IV(2); 

ii. Workforce Dwelling Units ("WDUs"). Dwelling units on the Property 

subject to the price/rental restrictions of this Proffer IV(2), but not subject 

to those of  Proffer IV(1) or the ADU Ordinance except to the extent 

specified in Proffer IV(2)(G), below; and 
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iii. Bonus Density. Applicant may provide bonus market rate dwelling units 

at a ratio (a) of one (1) bonus market rate dwelling unit per one (1) WDU 

provided; and (b) of seventeen percent (17%) ADU bonus density of the 

total multiple  family dwelling units built on the Property (not including 

any SFA-attributable ADU’s or SFA bonus units built as multiple family 

residential units). 

B. Workforce Dwelling Units. Each WDU provided shall be made available by the 

Applicant on either a for-sale basis or rental basis to future residents who have a 

household income of up to 80%, up to 100%, or up to 120% of AMI, respectively, 

in accordance with Proffer IV(2) above. The Applicant shall direct its marketing 

of the WDUs with particular emphasis on bicyclists, one or no-car 

individuals/families, and employees of nearby employers (such as the INOVA 

Fairfax Hospital nurses, Exxon/Mobil, nearby police and fire units, Luther 

Jackson Middle School teachers); provided, however, that such marketing shall be 

conducted on a non-discriminatory basis in conformance with the Fair Housing 

Act and all other applicable laws and regulations. 

C. Unit Size. WDUs shall have a minimum size of 450 net leasable square feet and a 

maximum size of 850 net leasable square feet and may be provided as efficiency 

and/or  studio units and/or one (1) or (2) bedroom units, as determined by the 

Applicant in  its sole discretion. The bedroom count for the 4.27% of multiple 

family ADUs  generated per proffer IV(1) above shall be proportionate to the 

bedroom mix of the market rate units in the residential building in which they are 

located; in the event that  ADUs in excess of 4.27% are provided in a given 

building, such excess ADUs shall  be proportionate to the bedroom mix of the 

market rate units in the residential building in which they are located. The size of 

the multiple family ADUs shall be consistent with the size requirements included 

in the ADU Ordinance and published Specifications for Prototype ADUs. 

 
 

D. Designation on Approved Site Plan.   The approved site plans, record plats and 

building plans for the Residential Buildings shall designate the number of ADUs, 

WDUs, Market-Rate Units, and bonus Market Rate Units to be provided in each 

respective   building.  The  Applicant  shall  determine  the  interior  amenities, 

including the number of bedrooms, for each WDU provided.  Interior amenities 
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shall not be less than that provided for the ADUs referenced in Proffer Paragraph 

IV(1) above. If the development of the Residential Buildings is phased or 

developed in sections, then the approved site plan(s) for each Residential Building 

shall also contain tabulations of the total number of ADUs by bedroom count, 

WDUs by bedroom count, and the number of Market-Rate Units by bedroom 

count on the Property. Whenever the calculation of the required ADU’s and 

WDUs results in a fractional unit less than 0.5, then the number shall be rounded 

down to the next whole number, and any fractional unit of 0.5 or greater shall be 

rounded up to the next whole number. 

E. Location Change. If there is to be any change in the location of WDUs after the 

original approval of a site plan, the Applicant shall be responsible for amending 

the approved  plans and plats to reflect the designation of the alternate WDU 

location(s) prior to the issuance of a Residential Use Permit for the new WDUs. 

However, in the case of a  multiple family rental building that is under single 

ownership, the WDUs  need  not  be specifically identified. In such rental 

buildings, the site plans, record plats and building plans shall identify the building 

as a rental project and shall note the total number of WDUs and the number of 

market rate units provided.  For all for-sale buildings, the floor area of each WDU 

shall be noted on the approved site plan, record plat and building plan. 

F. Timing for Provision of the Work-Force Units. RUPs shall not be issued for more 

than ninety percent (90%) of the total dwellings units approved on the Property 

until all of the RUPs have been issued for all of the WDUs required pursuant to 

this Proffer. 

G. Provisions of the ADU Ordinance. The WDUs shall be administered in a fashion 

similar   to ADUs pursuant to the  below-specified  provisions  of  the  ADU 

Ordinance in effect at the time of the execution of these Proffers.  The following 

specific provisions of the Zoning Ordinance shall apply to administration of the 

WDUs: Sections 2-805, 2-807, 2-810, 2-811, 2-812 (with a control period of 50 

years for rental units and recording covenants committing to the above-mentioned 

control periods), 2-813, 2-817,  and 2-818, including the recordation of  the 

appropriate restrictive covenants in the  land records of Fairfax County, except 

where such provisions directly conflict with these Proffers. Occupants of WDUs 

purchased or leased by the Board and/or HCD  shall qualify for the household 
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income tiers set forth above. There shall be no requirement that the WDUs 

provided shall be of proportional bedroom count to the market rate units within 

this development. When the provisions of Proffer IV(2)(1) and/or IV(2) conflict 

with any  provision of the Zoning  Ordinance or of the Board's WDU 

Administration Policy Guidelines, these Proffers shall control. 

H. Alternative Administration. Notwithstanding the foregoing subparagraph G, 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 acceptable  to both the  Applicant and 

Fairfax  County. 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 subparagraph G above shall become null and void. Such 

an agreement and any modifications thereto, shall be recorded in the land records 

of Fairfax County. In addition, if, prior to site plan approval, the Fairfax County 

Zoning Ordinance is amended to provide specific requirements regarding WDUs, 

the Applicant reserves the right, in its sole discretion, to opt into the new Zoning 

Ordinance provisions regarding WDUs, and  the administrative requirements of 

this Proffer IV(2)(G) and (H) shall be null and void.  In any event, if this proffer 

conflicts with the administrative sections of the WDU provisions of the Zoning 

Ordinance, if any, this proffer shall control. 

I. WDUs – Rental Rates. The maximum monthly rental, initially and for each year 

thereafter, at which each WDU may be offered shall be the rental rate for the 

Washington Standard Metropolitan Statistical Area published by the United States 

Department of Housing and Urban Development for the respective percentage of 

AMI  designated for such unit. The initial  AMI  to  determine  such  initial 

maximum monthly rent shall be determined from the date of the issuance of the 

first RUP for each respective WDU. The AMI and the maximum monthly rent, as 

calculated above, may be adjusted once a year, as published by HUD. A copy of 

such annual calculation shall be  provided to the Fairfax County Department of 

Housing and Community Development ("HCD"), or such other agency as may be 
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designated by the County to oversee implementation of a Workforce Housing 

Program. 

J. Control Period. The price for subsequent re-rental WDUs shall be controlled for a 

period  of fifty (50) years from the date of issuance of the first Residential Use 

Permit for   each respective WDU.  For  for-sale  WDUs,  the  price  for  the 

subsequent resales  shall be controlled for a period of thirty (30) years after the 

initial sale.  However,  upon any resale, conveyance, and/or transfer to a new 

owner of such WDU within the initial thirty (30) year period of control, the prices 

for each subsequent resale and/or transfer to a new owner shall be controlled for a 

new thirty (30) year period commencing on the date of such resale, conveyance, 

and/or transfer of the WDU.  For any WDU that is owned for an entire thirty (30) 

year control period by the same individual(s), the price control term shall expire 

and the first sale of the WDU after such expiration shall be in accordance with 

Sect. 2-812(5) of the Fairfax County Zoning Ordinance. 

K. Compliance with Federal, State, and Other Local Laws/Severability. If it is found 

by a  court of competent jurisdiction, that any portion of this Proffer related to 

providing WDUs violates any Federal, State or other local law, then the offending 

portion of this Proffer shall be deemed null and void and no longer in effect. 

L. Condominium Conversion. If a residential building was initially operated as a 

rental  project, then subsequently is converted to a condominium project, any 

existing WDUs shall be maintained as WDUs and shall be administered as WDU 

Sale Units as set forth herein. The restrictions on any such WDU Sale Units shall 

be disclosed in the condominium declaration creating the condominium. Should 

the Applicant choose to  relocate any such WDU to another rental building, the 

Applicant shall be responsible for amending the respective approved site plans to 

reflect the designation of the alternate WDU prior to the issuance of a Residential 

Use Permit for the respective new WDU. 

M. None of the ADUs or WDUs referenced above shall be required to be located 

within high-rise or single family attached residential buildings. As determined by 

the Applicant, the ADUs and WDUs for the entire 31-acre development may be 

located entirely within either the PDC or the PRM zone. 

N. WDUs that are included on approved site plans shall be deemed features shown 

for purposes of Section 15.2-2232 of Va. Code Ann. and, as such, shall not 
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require further approvals pursuant thereto in the event the Board of Supervisors 

and/or the Fairfax County Redevelopment and Housing Authority shall acquire or 

lease such units. 
 

V. PARKING 
 

1. Parking  Deck  Heights. Above-grade, structured parking decks  each  shall  have  a 

maximum height of 75 feet above average grade, with the exception of the Parcel A 

Parking Deck , the East Parking Deck (Parcel H Deck) and the above grade parking deck 

in Option 2 on Parcels C & E (which may each have a maximum height of 85 feet above 

average grade).   Building F may include at or above grade structured parking, but in no 

event shall such above grade parking exceed a maximum height of 75 feet above average 

grade. Said "maximum heights" shall be exclusive of elevator and stairwell structures at 

the top level. Below-grade parking may be provided with any or all buildings. 

2. Parking Tabulations. Parking spaces shall be provided in accordance with the "Parking 

Tabulations" listed on Sheets 3, 8 and 9 of the CDPA/FDPA and parking provided for 

development parcels shown in the tabulations may be located within or outside of such 

development parcel. The Applicant may utilize on-street parking on the private streets 

within  the development to meet the parking requirements, so long as such spaces are 

striped and meet the dimension requirements of the PFM, subject to receiving approval of 

any necessary  waivers and/or modifications. The specific number of parking spaces 

represented on the CDPA/FDPA is based on preliminary estimates of the proposed mix 

of uses, unit count and unit type. The final number of parking spaces shall be determined 

at the time of each site plan approval based upon the uses shown on the respective site 

plans. The Applicant may provide  parking for residential units in parking structures 

connected to the Unit's building and other, adjacent residential buildings, so long as the 

minimum total parking requirement for all residential uses is met at all times. Access to 

residential parking will be segregated from non-residential parking. The Applicant may 

provide parking for non-residential uses in parking structures (including the East deck) in 

or connected to other buildings containing non-residential uses, so long as the minimum 

total parking requirement for all non-residential uses is met at all times. The Applicant 

may construct parking in phases and may construct parking in advance  of the use for 

which such parking will ultimately be provided. The Applicant may relocate  above- 

grade  parking  shown  on  the  CDPA/FDPA  to  a  subsurface  location  beneath  those 
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buildings; provided, however, that the building height, outdoor rooftop amenities and 

general ground floor configuration (footprint) of such building(s) remain in substantial 

conformance with that shown on the CDPA/FDPA, the Parcel Allocation Chart and these 

Proffers. The Applicant may locate parking below private streets, and park areas. The 

Applicant reserves the right, however, to provide parking spaces in addition to the total 

number of parking spaces shown on the CDPA/FDPA if (i) such additional spaces result 

from the final design of the parking structures for the Principal and Secondary Uses so as 

to avoid  partial  garage floors;  or (ii) to  the extent  necessary to  accommodate uses 

established on the Property that result in a higher parking requirement than is shown on 

the CDPA/FDPA (e.g., eating establishments), provided that the building heights set forth 

in these Proffers are not exceeded. 

3. Shared Parking Agreement. Notwithstanding the above, the Applicant may request a 

parking reduction or approval of a shared parking agreement pursuant to Article 11 of the 

Zoning  Ordinance.  Any modification of the required parking as approved by such 

parking reduction or agreement may be accommodated without requiring a PCA, CDPA 

or FDPA, provided that the location of the parking remains in substantial conformance 

with that depicted on the CDPA/FDPA. 

4. Temporary Parking The applicant will provide temporary parking on Parcel F in 

conjunction with its grand opening ceremony for the project. The applicant also reserves 

the right to provide temporary parking on any undeveloped parcel, excluding areas 

designated to be parks, as the applicant deems necessary until such time each parcel is 

developed. The area of South Park, in a temporary condition, after the final RUP of 

Parcel H , will be seeded and remain a seeded lawn until such time construction of Parcel 

G commences. . Any temporary parking, other than construction staging, on Parcel G 

will have a landscaping hedge and/or decorative fence along the North Street, Penny 

Lane and South Park sides. 

 
5. Parallel Parking Spaces Along Internal Streets. The Applicant may establish surface 

parking  spaces to be located along either or both sides of "Festival Street," "Festival 

Street  Extended," "North Street," "Strawberry Lane," "South Theatre Drive", “Penny 

Lane”, and  “EYA Lane (Internal  Townhouse  Street)”  generally  as  shown  on  the 

Development Plan  (the "Parallel Spaces").   The Parallel Spaces may be part of, or in 

addition to, the total number of required parking spaces to be provided with the Proposed 
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Development. The Applicant may restrict the use of those Parallel Spaces, that otherwise 

are not required to satisfy the minimum parking requirements, through appropriate 

signage or such other means as the Applicant determines, for use as a (i) drop-off area or 

(ii) temporary loading area. 
 

6. Theatre Accessory Uses Parking Calculation. Retail, restaurant and similar uses shall 

be  accessory uses to the main theatre use and, as such, shall not require additional 

parking  above and beyond that deemed required under the Ordinance for theatre use, 

provided that sole customer access to said accessory uses is via the theatre lobby. 
 

VI. TRANSPORTATION – GENERAL 
 

1. Right-of-Way Dedication. All road right-of-way ("ROW") dedicated in conjunction 

with these proffers and/or as depicted on the CDPA/FDPA shall be conveyed to the 

Board of Supervisors in fee simple at the time of recordation of the final record plat for 

the contiguous development area, or upon written demand by Fairfax County and/or 

VDOT, whichever occurs first. All ROW dedication shall be subject to the "Density 

Credit" proffer in Proffer I.4, regarding reservation of development intensity to the 

residue of the Property. 

2. Definition of "Construct". For the purposes of these proffers, "construct" shall mean 

that the committed road improvement is open to public traffic use whether or  not 

accepted into the State road system. 

3. Condemnation. To the extent off-site right-of-way or easements are required for the 

Applicant to construct any of the improvements in Proffer VII, and Applicant has been 

unable to acquire said right-of-way or easements after documented, reasonable efforts to 

do so, Applicant's obligation to construct such improvements for which right-of-way is 

not available shall be contingent upon the Board acquiring such right-of-way and/or 

easements through its powers of Eminent Domain after being requested to do so by the 

Applicant in writing. The Applicant shall pay all costs, including reasonable attorneys' 

fees for outside counsel (if applicable), necessary to condemn any such right-of-way or 

easement. The Applicant's request shall be forwarded, in writing, to the Director of 

Property Management accompanied by: 

A. An independent appraisal, by an MAI appraiser who is not employed by the 

County, of the value of the land taken and damages, if any, to the residue of the 

affected property; 
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B. A sixty (60) year title search certificate of the land to be acquired; and 
 

C. A Letter of Credit in an amount equal to the appraised value of the property to be 

acquired and of all damages to the residue, if any, which can be drawn upon by 

Fairfax County. It is also understood that in the event the property owner is 

awarded more than the Letter of Credit in a condemnation suit, said excess 

amount of the award shall be paid to Fairfax County by the Applicant within five 

(5) days after said award has become final. It is further understood that all other 

costs incurred by Fairfax County, as defined above, in acquiring said land area 

shall be paid to Fairfax County by the Applicant upon demand. 

4. Private Streets. Public access easements shall be provided on Festival Street, Festival 

Street Extended, Strawberry Lane, North Street, and South Theatre Drive within the 

limits of the Property.  All private streets shall be constructed with materials and depth of 

pavement consistent with public street standards in accordance with the Fairfax County 

Public Facilities Manual ("PFM") as may be approved by DPWES, except to the extent 

DPWES may approve a modified section (i) where parking structures are constructed 

under portions of private streets, or (ii) in areas where modification/elimination of curbs 

may occur to facilitate pedestrian circulation as depicted on Sheet 29 of the 

CDPA/FDPA. The above construction standard shall not apply to parking lots. The 

Applicant shall be responsible for the maintenance of all private streets. 

5. Strawberry Lane. The Applicant shall  be  responsible  for  the  maintenance  of  the 

dedicated portion of Strawberry Lane from  Yates  Way  to  the  western  edge  of  its 

intersection with Gallows Road, beginning at such time as that portion is ready to be 

accepted into the State system for maintenance and "Uniwest" has been released from its 

bond for said public improvement, which maintenance obligation shall be the subject of 

an executed Agreement with Fairfax County. 

6. Public Streets. Any and all public streets shall be constructed in accordance with the 

PFM and/or VDOT standards, as determined by DPWES. Acceptance of public roads by 

VDOT into its roadway system shall be diligently pursued by the Applicant, and shall be 

accomplished prior to final bond release. 

7. Vacation/Abandonment. Prior to final approval of any site plan and release of the 

record plat for recordation for any development section which includes development on 

an area of ROW to be abandoned/vacated, the Applicant shall obtain vacation and/or 

abandonment of the relevant portion of the Application Property, i.e., vacation and/or 
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abandonment of the relevant portions of the areas identified as approximately 12,646 

gross square feet of Hilltop Road and 2,314 gross square feet of Eskridge Road, as 

depicted on the CDPA/FDPA as the area to be vacated/abandoned. In the event the 

Board does not approve the requested vacation and/or abandonment of this portion of 

public roadway and failure to obtain such approval precludes development in substantial 

conformance with the CDPA/FDPA, the Applicant shall obtain a PCA to the extent 

necessary to develop that portion of the Property, which may result in a loss of 

density/intensity. The Applicant hereby waives any right to claim or assert (i) any vested 

right in any plan approved under the assumption of accomplishment of such vacation 

and/or abandonment, or (ii) a taking or any other cause of action that otherwise may have 

arisen out of a Board decision to deny in whole or in part the ROW vacation and/or 

abandonment request. 

8. Interparcel Access. As shown on the CDPA/FDPA, North Street and the east-west 

service alley ("South Theatre Drive") located in the southeast corner of the site shall be 

designed and constructed to connect to adjacent parcels (Tax Map Parcels 49-4 ((1)) -13,) 

abutting such streets and to facilitate the ultimate construction by others of those private 

streets as through streets (public or private) connecting Gallows Road to Eskridge Road. 

The Applicant shall grant temporary grading and/or construction easements (up to twelve 

(12) feet from the respective property lines), as reflected on Sheets 6 and 7 of the 

CDPA/FDPA, to the extent needed to facilitate the construction by others of the 

referenced interparcel access connections. 

9. Future Retaining Walls. As shown on the CDPA/FDPA, retaining walls may be needed 

by the respective property owners adjacent to the service alley behind Buildings C and E, 

along North Street, and along portions of South Theatre Drive. The Applicant shall grant 

temporary grading and/or construction easements (up to twelve (12) feet from the 

respective property lines), as reflected on Sheets 5, 6 and 7 of the CDPA/FDPA, if 

needed to facilitate the construction by others of the referenced future retaining walls. 

10. Temporary Access. Temporary public access shall be provided across the northern 

portion of Parcel B, between Yates Way and the existing theater access at Route 29 (or 

between Yates Way and the new Festival Street access to Route 29), consistent with, and 

for so long as required by, the terms of the Temporary Access Easement executed by NAI 

on August 31, 2007, as may  be amended pursuant to direction of the Fairfax County 

Attorney, to be recorded among the Land Records of the Circuit Court of Fairfax County. 
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11. Yates Way Access. No site plan for development of uses on Parcel B providing for 

direct vehicular access between Parcel B and Yates Way shall be approved by DPWES 

until such time as the following conditions are satisfied: (i) Parcel B has a legal right of 

direct vehicular access to Yates Way in the manner proposed by such site plan via either 

public or private easement or right of way over that certain approximately 10-foot-wide 

landscape strip along Parcel B's eastern boundary north of Strawberry Lane, being part of 

Parcel 49-4 ((1)) 8A, which strip separates the existing public access easement for Yates 

Way from Parcel B; and (ii) the Board of Supervisors' has approved a Proffered 

Condition Amendment for Parcel 49-4 ((1)) 8A which allows, among other things, for the 

modification or elimination of such approximately 10-foot-wide landscape strip 

referenced above. 
 

VII. TRANSPORTATION – ROAD IMPROVEMENTS 
 

1. Eskridge Road. The Applicant shall reconstruct Eskridge Road as set forth in detail in 

Site Plan SP-0561-02, as it may be revised by the Applicant and approved by DPWES 

("PI Plan"), from its intersection at Lee Highway to the southern end of the Property 

("Eskridge Road"). Said improvement shall be constructed and open to traffic consistent 

with the approved PI Plan, as said PI Plan may be modified or amended to reflect such 

additional improvements as are shown on the CDPA/FDPA as set forth below, prior to 

issuance of any Non-Residential Use Permits ("Non-RUPs") or Residential Use Permits 

("RUPs") for any new buildings associated with the CDPA/FDPA. Notwithstanding the 

aforesaid, those improvements to Eskridge Road reflected on the CDPA/FDPA but not on 

the approved PI Plan (which consist of modifications to the median on Eskridge Road 

between Strawberry Lane and Route 29, and the extension of a continuous right-turn 

lane, as approved by VDOT, from Strawberry Lane north to eastbound Route 29) shall be 

constructed and open to traffic prior to the issuance of a Non-RUP for any use on Parcel 

A. 

2. Extension of Eskridge Road to Williams Drive. Within 120 days of approval of the 

rezoning application, the Applicant shall prepare and submit to the County a preliminary 

design (as described below) of the extension of Eskridge Road from the southern 

Property boundary through to, and including, its the intersection with Williams Drive 

(PI Plan Station 28+57 through Station 32+50). Said extension shall be designed as a 

two lane, undivided section and shall include a transition from a three lane section at the 
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southern Property boundary. Said preliminary design shall include horizontal  and 

vertical alignment of the road, as well as an exhibit showing the impacts of said extension 

on existing parking, buildings, accessory structures on, and zoning compliance of, the 

parcels through which said road is to be extended. At the same time, the Applicant also 

shall provide to the County a preliminary construction cost for said extension, including 

its estimate of right-of-way acquisition cost. If, prior to Applicant's having completed 

construction (as defined in Proffer VI.2) of Eskridge Road, sufficient funds for 

engineering design, approval, permitting, land acquisition, and construction of this 

extension of Eskridge Road to Williams Drive be made available by Fairfax County, and 

should all necessary right-of-way and easements be provided by others and all approvals 

prerequisite to beginning construction of said extension have been issued, then Applicant 

shall construct such connection and shall replace 14 parking spaces lost due to the 

construction of the connection on Parcel 49-3-((22))-3D. Regardless of whether the 

Applicant or others construct the said extension, so long as it is constructed in an 

alignment causing the loss of the aforesaid 14 parking spaces, those 14 parking spaces 

shall be replaced by the Applicant consistent with the CDPA/FDPA; however, it is to be 

understood that the Applicant shall regain control of said 14 replacement parking spaces 

referenced above at such time Parcel 49-3-((22))-3D redevelops and/or if the extension of 

Eskridge Road is redesigned into an alignment which does not, per se, require the loss of 

said 14 parking spaces. The Applicant shall respond with a legitimate, viable proposal to 

any County RFP for the construction of said extension, should an RFP be deemed 

necessary by the County. 

3. Lee  Highway  (Route  29  Property  Frontage). Subject to VDOT approval,  the 

Applicant shall design and construct the ultimate southern curb line of Route 29 and the 

adjacent right turn lane (collectively the "Ultimate Southern Curb Line") from the eastern 

terminus of Eskridge Road along the Property frontage to station 77+00 as shown on 

Sheet 7 of the CDPA/FDPA. The Ultimate Southern Curb Line shall be approximately 

12' (plus or minus) south of the proposed curb line of the VDOT Route 29/Gallows Road 

Project  #0029-029-119  (the  "VDOT  Project")  in  order  to  facilitate  provision  of  a 

continuous  right turn lane along the Property's frontage. From approximately station 

77+00 to the Yates Way intersection, the Applicant shall continue the continuous right 

turn lane to and including the Yates Way intersection to match the existing conditions of 

Route 29. 
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A. Design. The Applicant shall provide said design on a Site Plan (or Site Plans if 

filed separately) for the development of Parcel A and Parcel B. Such design shall 

tie the Ultimate Southern Curb Line into the existing Route 29 conditions.  The 

Applicant  shall  also,  subject  to  VDOT  approval  (which  shall  be  

diligently pursued),  redesign  VDOT's  road  plans  for  its  VDOT  Project,  and  

shall  be responsible for  the actual cost incurred, up to a maximum of $30,000, 

for time and material for  Applicant to effectuate said redesign to interface 

the VDOT Project with said Ultimate Southern Curb Line (the "Redesign"). 

B. Construction. If the Applicant's construction timing for Parcel A and/or Parcel B 

precedes the VDOT Project, the Applicant shall construct the Ultimate Southern 

Curb Line consistent with the Redesign, to include the 42-inch storm drain pipe 

and the   relocation  of  a  10-inch  water  line  along  the  aforesaid  frontage 

improvement.    The pavement constructed by the Applicant shall tie into the 

existing Route 29   condition.     Said   construction   shall   be   accomplished 

simultaneous with construction of the improvements on, respectively, the adjacent 

Parcel A and/or Parcel  B, prior to issuance of a  Non-RUP or RUP for the 

respective Parcel.  If construction of the VDOT Project has begun on Route 29 

west of Gallows Road prior to the development of Parcel A and/or Parcel B, the 

Applicant shall contribute $300,000 for VDOT to construct the Ultimate Southern 

Curb Line as part of the VDOT Project, in accordance with the Redesign. 

4. Lee Highway (Route 29) Offsite.  As referenced in Proffer VII.9. below and as shown 

on  Sheet 7 of the CDPA/FDPA (the “Yates Way” connection”) the Applicant shall 

contribute $200,000 toward the construction of an additional right turn lane as shown on 

Sheet 7 of the CDPA/FDPA from Yates Way to Gallows Road. Said contribution will be 

made at the time of the first site plan approval. 

5. Strawberry Lane.  Strawberry Lane shall be constructed by the Applicant as a private 

street in substantial conformance with that depicted on the CDPA/FDPA; east of Festival 

Street to the  western edge  of  Yates  Way, the  Applicant  shall  construct  a  roadway 

measuring 49 feet  face of curb to face of curb, including parallel parking in select 

locations as  reflected  on  the CDPA/FDPA.  Generally,  west  of  Festival  Street, the 

Applicant shall construct a  roadway measuring 37 feet face of curb to face of curb. 

These improvements shall be constructed prior to issuance of the first Non-RUP or RUP 

for any of the Applicant's buildings located within Parcel (A) or Parcel (B). 
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6. Loading Restrictions on Strawberry Lane. No tractor-trailers shall be permitted to 

ingress or egress the loading areas serving Parcel A from Strawberry Lane (i) on 

weekdays between the hours of 6:00 a.m. and 9:00 a.m., and between the hours of 4:00 

p.m. and 7:00 p.m.; or (ii) on Saturdays between the hours of 11:00 a.m. and 2:00 p.m. 

Prior to execution of leases, tenants located within Parcel A who will require deliveries 

by tractor trailer shall be informed in writing by the Applicant of said loading restrictions 

and the Applicant also shall post signs on Strawberry Lane stating the above loading 

restrictions. 

7. Festival Street and Festival Street Extended. Both Festival Street (north/south) and 

Festival Street Extended (east/west) shall be constructed by the Applicant as private 

streets varying in width from a minimum of 24 feet to up to a maximum of 44 feet in 

width face of curb to face of curb with on-street parking provided at select locations as 

reflected on the CDPA/FDPA. Parking within the first four (4) spaces located on the 

west side of Festival Street immediately north of Strawberry Lane will be prohibited 

during PM peak hours (4:00 to 7:00 p.m. weekdays) in order to facilitate right-turn 

traffic; the Applicant shall post signs in said area stating the aforesaid restrictions. That 

portion of Festival Street necessary for ingress and egress from each respective building 

on the Property shall be constructed prior to issuance of the first Non-RUP or RUP for 

each of the Applicant's respective buildings which have direct vehicular access onto 

Festival Street. Festival Street Extended shall be constructed prior to issuance of the first 

RUP for Parcels G, H, I or J. Both Festival Street and Festival Street Extended shall be 

constructed in general accordance with the cross-sections shown on the CDPA/FDPA. 

8. North Street. North Street shall be constructed by the Applicant as a private street 

varying in width from a minimum of 22 feet to up to a maximum of 30 feet in width face 

of curb to face of curb with on-street parking provided at select locations as reflected on 

the CDPA/FDPA.  Parking within the first four spaces located on the south side of North 

Street east of Eskridge Road will be prohibited during PM peak hours (4:00 to 7:00 p.m. 

weekdays) in order to  facilitate right-turn traffic; the Applicant shall post signs in said 

area stating the aforesaid restrictions. That portion of North Street necessary for ingress 

and egress to Buildings E, F and/or G shall be constructed, prior to issuance of the first 

Non-RUP or RUP for the respective buildings which, at that time, have no other access 

except by way of North Street, in general  accordance with the cross-sections on the 

CDPA/FDPA. The Applicant shall provide an  interparcel access easement, including 
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temporary grading and/or construction easements not to exceed 12 feet in width, along 

the eastern property line as depicted on the CDPA/FDPA to facilitate ultimate 

construction of a private street connection by others to extend North Street eastward. 

9. Yates  Way  Extended. Subject to provision of  the  necessary  right-of-way  and/or 

easements by others and in reliance upon finalization of the preliminary approval granted 

by FCDOT and VDOT, the Applicant shall extend Yates Way off-site, from its ultimate 

terminus  as built by Uniwest, to and including a right-in/right-out intersection with 

eastbound  Route  29 in accordance with VDOT requirements. The Applicant shall 

substantially complete  construction of such extension prior to the issuance of the first 

Non-RUP or RUP associated with Parcel B, if such rights-of-way and/or easements are 

made available to the Applicant by others; notwithstanding the aforesaid, should VDOT 

require an interim condition that is less  than a full right-in/right-out intersection, then 

Applicant shall substantially complete  construction of such extension and such interim 

condition to the extent permitted by VDOT prior to the issuance of the first Non-RUP or 

RUP associated with Parcel B, if such rights-of-way and/or easements are made available 

to the Applicant by others. 

10. Service Alleys. The alleys parallel to the eastern and western property line of the 

Property, which provide service and access to the loading areas and parking structures 

serving the principal and secondary uses in the buildings adjacent to them, shall be 

constructed by the Applicant consistent with the sections shown on the CDPA/FDPA 

prior to the issuance of the initial RUP or Non-RUP for the respective building adjacent 

to said alley. 

11. Traffic Signals. 
 

A. Applicant shall submit a traffic signal warrant study to VDOT concurrent with 

submission of to the final site plan for the Property. If not deemed warranted, 

Applicant shall grant such easements as may be required for installation of said 

signal in the future by others and shall otherwise be relieved of any obligation as 

to this signal. If warranted, the Applicant shall design, equip and construct said 

traffic signal subject to the availability of all rights-of-way and easements as 

outlined in Proffer VI.3. 

B. The Applicant shall further modify the existing signal at Route 29 and Merrilee 

Drive to accommodate the construction of Eskridge Road at this location. Said 

signal   modifications   shall   be   designed   to   accommodate   the   ultimate 
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improvements proposed by VDOT, the Applicant and others, including, but not 

limited to, signals for dual eastbound and westbound left-turn lanes, and a mast 

arm of sufficient length to accommodate the ultimate location of the signal. The 

traffic signal modifications shall be constructed prior to the issuance of the first 

Non-RUP for the Property. The Applicant may utilize those funds proffered or 

made available by others for this signal. 

C. At build-out, but before final bond release, the Applicant shall confirm the 

appropriateness of the timing of the traffic signal previously installed by others at 

the Gallows Road/Strawberry Lane intersection. 

D. Each traffic signal installed or modified by the Applicant shall include pedestrian 

countdown and audible features as may be approved by VDOT. 

12. Dual Left Turn Lanes on Lee Highway at Eskridge Road.  In conjunction with the 

revision to the VDOT road plan outlined in Proffer VII.3.A above, if approved by VDOT, 

the Applicant shall also provide the design of the ultimate (i) dual westbound left turn 

lanes and  (ii) traffic signal pole locations on  Lee  Highway at  its  intersection  with 

Eskridge Road.   During the construction of Eskridge Road, the Applicant will construct 

signal poles in their  locations for  the  ultimate  intersection  configuration,  and  shall 

provide signal modifications  for only a single westbound left turn from Lee Highway 

onto southbound Eskridge Road  until such time as VDOT shall remove the striping 

limitation to enable dual lefts. All improvements shall be provided to the satisfaction of 

VDOT and FCDOT. 

13. Sight Distance Profiles. To the extent required by VDOT and/or DPWES at the time of 

site plan review, the Applicant shall provide sight distance profiles at all public street 

connections. 

14. Unreasonable Delay. Upon demonstration by the Applicant that, despite diligent efforts 

by the Applicant, provision of an improvement has been unreasonably delayed by others 

or by circumstances beyond the control of the Applicant, the Zoning Administrator may 

agree to a later date for the completion of each such improvement. 
 

VIII. PEDESTRIAN AND BICYCLE CIRCULATION SYSTEM 
 

1. Internal Circulation Plan. The Applicant shall construct a comprehensive pedestrian 

system throughout the Property, generally as shown on Sheet 15 of the CDPA/FDPA. 

Such system shall be constructed concurrent with the phasing of development of the 
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Property and shall include sidewalk connections extending to the property line. Each on- 

site sidewalk shall be constructed to the width shown on the CDPA/FDPA for such 

sidewalk and shall be maintained by the Applicant. Sidewalk improvements within 

existing or  proposed VDOT right-of-way shall be in accordance with VDOT 

requirements. At the time of site plan approval for each respective phase of development 

the Applicant shall grant public access easements over the private sidewalks located 

within such phase. 

2. Route 29 Trail. Subject to DPWES approval, the Applicant shall construct a ten-foot 

wide sidewalk/bike trail within the ROW across the Route 29 frontage of the Property, as 

generally shown on the CDPA/FDPA. The Applicant and its successor UOA (as defined 

below) shall maintain such sidewalk. 

3. Crosswalk at Future Eskridge Road/ Route 29 Intersection. The Applicant shall 

provide pedestrian cross-walk striping as shall be approved by VDOT for each VDOT- 

designated pedestrian crossing of the Eskridge Road/Route 29 intersection. 

4. Pedestrian Connection to Luther Jackson Middle School. A direct pedestrian access, 

which  provides  safe  and  convenient  access  for  students  residing  within  the  subject 

Property   during  school  hours,  shall  be  provided  generally  as  depicted  on  the 

CDPA/FDPA.    The Applicant shall retain the right to restrict said access outside of 

school hours. 

5. Areawide Pedestrian Enhancements. The Applicant shall contribute $10,000 towards 

other areawide pedestrian enhancements to be used by the County within the area 

bounded by Route 50 to the south, Prosperity Avenue to the west, Gallows Road to the 

east and Lee Highway to the north. 

6. Bicycle Storage. 
 

A. Office. For office uses, secure bicycle storage shall be provided in the same 

location as the vehicular parking for the respective office building. Such storage 

shall be provided at a rate of one (1) storage space per 20,000 square feet of office 

GFA. 

B. Residential. For residential uses, secure bicycle storage shall be provided in the 

same location as the vehicular parking for the respective multi-family residential 

building. Such storage shall be provided at a rate of one (1) storage space per 

eight (8) dwelling units. 
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C. Single Family Attached Residential. For Town Houses secure bicycle storage will 

be provide in the garage. 

D. On-Street. "Public bike racks" shall be provided in the general locations shown 

on Sheet 40 of the CDPA/FDPA, although additional locations may be provided 

at the Applicant's sole discretion. The exact type and number of bike racks shall 

be determined at final engineering and design, but in no event shall each 

CDPA/FDPA location provide secure storage for fewer than eight (8) bicycles. 
 

IX. TRANSPORTATION DEMAND MANAGEMENT PROGRAM 
 
1. Transportation Demand Management. This Proffer and the Applicant's "Merrifield 

Town Center Mixed Use Development TDM Strategic Plan" dated September 10, 2007 

prepared by UrbanTrans Consultants (the "TDM Strategic Plan") set forth the 

programmatic elements of a transportation demand management plan (the "TDM Plan") 

for the residential and office uses proposed as part of Merrifield Town Center. The 

Merrifield Town Center is envisioned by the County's Comprehensive Plan as a mixed- 

use, urban environment which should include retail, office, residential and theatre uses. 

One of the key objectives of the Town Center is to encourage alternative modes of 

transportation other than the single occupant vehicle. To help achieve this objective, the 

Comprehensive Plan recommends a mode split of at least 15% within suburban centers 

such as proposed with the Town Center.  The greatest level of attainment would occur on 

those properties proximate to the Dunn Loring - Merrifield Metro rail station and is then 

tiered downward relative to a property's distance from the transit station platform. 

According to the Comprehensive Plan, the trip reduction objective for the Merrifield 

Town Center is 15%, given its distance from the Metro platform.  As outlined in Proffer 

IX.3.A.i and ii, the Applicant has committed to a significantly higher reduction for the 

Property at Build Out than is recommended by the adopted Comprehensive Plan.   

Initially, the TDM Plan shall be implemented and maintained by the Applicant and 

subsequently, as appropriate, the UOA/HOA/COA.  For the purposes of this Proffer IX, 

under no circumstance shall the UOA/HOA/COA be deemed to be the Applicant, and the 

provisions  of  this   Proffer   applicable  to  the   Applicant   shall  not   apply  to   the 

UOA/HOA/COA, except as specifically noted. 

The purpose of the TDM Plan is to encourage the use of transit (Metrorail and bus), other 

multiple  occupant  vehicle  commuting  modes,  walking,  biking  and  teleworking  by 



-34  

employees, customers and residents who work and/or live in the buildings located on the 

Property. The TDM Plan shall complement the synergies expected from the Property and 

the numerous transportation systems management programs and improvements 

referenced elsewhere in these proffers. 

2. Definitions. 
 

A. Applicant Control Period. The term "Applicant Control Period" shall be defined 

as the period starting upon the approval of this Rezoning Application and ending 

on the date when two (2) consecutive annual Trip Counts conducted starting at 

least one (1) full year after build out of the Property, as defined in Proffer IX.2.B 

below, shows that the trip reduction percentages listed in Proffer IX.3.A.i and/or ii 

have been met. The implementation of the TDM Plan may not be assigned to the 

UOA/HOA/COA until the Applicant Control Period has expired. Upon 

expiration of the Applicant Control Period, the Applicant shall have no further 

obligation under this Proffer IX, after which the on-going implementation of the 

TDM Plan and funding of the TDM Budget (and 10% contingency) shall be the 

responsibility of the UOA/HOA/COA as outlined in Proffer IX.4.L. 

B. Build Out. For purposes of this Proffer IX and the TDM Plan, "Build out" of the 

Proposed Development shall be defined to occur upon the issuance of (a) 100% of 

all  RUPs  for  the  residential  units  site  plan  approved  and  constructed  on  

the Property   in   its   entirety,   (b)   Non-Residential   Use   Permits   ("Non-

RUPs") representing  100% of the maximum floor area for the  office  uses  site  

plan approved and  constructed on the Property in its entirety, and (c) Non-

RUPs representing 80% of the floor area for the retail and theatre uses 

constructed on the Property in its entirety. 

C. Peak Hour. The relevant weekday AM or PM "peak hour" shall be that 60-minute 

period during which the highest volume of mainline through volumes occurs 

between 6:00 and 9:00 AM and 4:00 to 7:00 PM, respectively, as determined by 

mechanical and/or manual traffic counts conducted by a qualified traffic 

engineering firm at two select locations on Gallows Road between Routes 29 and 

50 and  on  Route 29  between  Prosperity Avenue and  Gallows  Road, and  as 

approved by FCDOT. To determine the peak hour, such counts shall be collected 

beginning on a Monday at 2400 hours and continuing to the following Thursday 

at 2400 hours at a time of year that reflects typical travel demand conditions (e.g., 
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September to November, not including a week containing a county/state/federal 

holiday or when area public schools are not in session). The methodology for 

determining the peak hour may be modified, in agreement between the Applicant 

(or the UOA/HOA/COA after the end  of the Applicant  Control Period) and 

FCDOT without requiring a PCA, in order to respond to technological and/or 

other improvements in trip counting. 

D. Pre-shuttle. For purposes of this Proffer IX and the TDM Plan, "Pre-shuttle" shall 

be the term used to define any time prior to operation of a shuttle/van system, by 

the Applicant  or through a service provider contracted by the Applicant (the 

"Shuttle"), and  providing service between the Property and the Dunn  Loring 

Merrifield Metro Station as set forth in Proffer VI.10. 

E. Post-shuttle. For purposes of this Proffer IX and the TDM Plan, "Post-shuttle" 

shall be the term used to define any time after the issuance of the first RUP for the 

third residential  building constructed on the Property and after the initiation of 

operation of a shuttle/van system, by the Applicant or through a service provider 

contracted by the Applicant, and providing service between the Property and the 

Dunn Loring Merrifield Metro Station as set forth in Proffer VI.10. 

F. Areawide  Circulator. For purposes of this Proffer  IX  and  the  TDM  Plan, 

"Areawide Circulator" shall be the term used to define a shuttle and/or bus/van 

system  that is owned/operated/maintained by a third party (i.e., the County, a 

Transportation Management Association or others) and that provides service to, 

and circulation within, the greater Merrifield Suburban Center Area. 

G. TDM Program Manager. The Applicant, and subsequently the UOA/HOA/COA, 

shall  appoint a qualified individual to be the Program Manager ("PM") for the 

TDM program. The PM's duties shall be to develop, implement and monitor the 

various components of the TDM Plan, and to revise the TDM Plan as appropriate. 

The PM shall oversee all elements of the TDM Plan and act as the liaison between 

the Applicant, and subsequently the UOA/HOA/COA, and FCDOT. The PM may 

be employed either   directly  by  the   Applicant/UOA/HOA/COA   or   by   a 

management     company      under    a    management    contract     with     the 

Applicant/UOA/HOA/COA.    The  PM  position  may  be  part  of  other  duties 

assigned to the individual. 
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H. TDM  Account. The TDM Account shall be  an  interest  bearing  account 

established by the Applicant with a banking or financial institution qualified to do 

business in Virginia and used by the PM each year to implement the TDM Plan in 

accordance with the TDM Budget as defined in Proffer IX.2.I below. 

I. TDM Budget. The "TDM Budget" is defined as the estimated costs plus 10% (the 

"TDM Budget Contingency") needed to implement the TDM Plan in any given 

calendar year. The TDM Budget may be less than, but in any event shall be no 

more than $236,300 (including the 10% TDM Budget Contingency and including 

approximately $90,000 as the projected annual cost of the Shuttle) per full 

calendar year (as such amount may have been adjusted annually based on changes 

in the "CPI" from a base year of 2008) as required by the FCDOT. However, the 

Applicant may, at its sole discretion, increase the TDM Budget (including the 

10% Budget Contingency) for any calendar year if necessary in order to achieve 

the trip reduction goals outlined in Proffer IX.3.A.i and/or ii. 

J. TDM Remedy Fund. The "TDM Remedy Fund" shall be an interest bearing 

account, separate and  distinct  from  the  TDM  Account,  established  by  the 

Applicant  with  a  banking or  financial  institution  qualified  to  do  business  in 

Virginia and used to supplement additional strategies which may be required to 

achieve the goals established in Proffer IX.3.A.i and/or ii, and for which funding 

is not immediately available in the TDM Account. 

K. TDM Penalty Fund. The "TDM Penalty Fund" is an account into which the 

Applicant shall deposit penalty payments as may be required in accordance with 

Proffer IX.4.M. 

3. Trip Reduction Goals. The goal of the TDM Plan is to reduce the number of weekday 

peak hour vehicle trips generated by the residential and office uses on the Property 

through the use of mass transit, ride-sharing and other strategies. The Property shall be 

designed to maximize interactions among the various uses on the Property such that 

fewer automobile trips will occur within the site and on the external road network 

through the creation of synergistic relationships among the uses within the Property. In 

addition, the implementation of the Shuttle Service, as well as enhanced pedestrian and 

bike facilities will provide convenient and safe access to nearby Metrorail and bus 

facilities thereby encouraging commuting options other than the automobile to residents, 

employees and visitors to the Property. 
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A. Percentage Reductions. The objective of the TDM Plan shall be to reduce the 

number of baseline vehicle trips (as defined in Proffer IX.3.B below) generated by 

the residential and office uses on the Property during weekday peak hours as set 

forth in the following tables and as estimated in accordance with Proffer IX.3.B 

below.  The number of  vehicle trips generated by the proposed residential and 

office uses shall be separately measured so that appropriate remedial actions may 

be undertaken as required to address the trip generation associated with a specific 

type of use.   The types of actions that  will be undertaken at each phase are 

described in the TDM Strategic Plan and in these proffers. 

i. Residential Goals. 
 

 Percent Reduction 

Phase 1  

- Pre-shuttle 7% 

  

Phase 2  

- Post-shuttle/Pre-build out 13% 

  

Phase 3  

- Post-shuttle/Post build out 26% 

  

Phase 4  

- Post-shuttle/Post Areawide 
circulator 

30% 

  

 

ii. Office Goals. 
 

 Percent Reduction 

Phase 1  

- Pre-build out 9% 

  

Phase 2  

- Post build out 20% 

  

 

B. Baseline Vehicle Trips. The baseline number of weekday peak hour vehicular 

trips to  be reduced from the proposed new residential and office uses will be 

based on the percentage reduction (shown in the table above for the respective use 

and phase of  development) of total peak hour trips otherwise generated by the 
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Property according to methods set forth in the ITE, 7th edition, Trip Generation 

manual for Land Use Codes 230 and 710 for the residential and office uses 

respectively. The number of residential units and office floor area for each phase 

will be based on those amounts reflected on individual approved site plans for the 

specific residential and office uses. In the event at Build Out the Applicant has 

constructed fewer than 749 residential units and/or 150,000 gross square feet 

(GSF) of office uses, respectively, then the baseline trip generation at Build Out 

shall be calculated as if 749 residential units and 150,000 GSF of office uses had 

actually been constructed. 

4. Components of the TDM Plan. In order to meet the Trip Reduction Goals set forth in 

Proffer IX.3.A.i and ii, a TDM Plan shall be adopted and implemented by the Applicant, 

subject to FCDOT approval. The minimum components of the TDM Plan are specified 

in this Proffer and may be subsequently adjusted by mutual agreement between the 

Applicant (and subsequently the UOA/HOA/COA, as applicable) and FCDOT. All 

adjustments to the components of the TDM Plan contained in this Proffer IX.4 shall be 

approved by FCDOT and will not require a PCA. The TDM Plan shall include, at a 

minimum, those provisions pertaining to the residential and office uses on the Property as 

listed below, as well as those listed below pertaining to the retail and hotel uses, as 

qualified by Proffer X below. The minimum TDM Plan components are further 

described in the TDM Strategic Plan. The TDM Strategic Plan also includes information 

about possible supplemental TDM Plan components. In addition to the timing, phasing 

and implementation information in this Proffer, more detail is provided in the TDM 

Strategic Plan. 

A. Shuttle Component Applicable to the Property.  The Applicant shall provide the 

following in conjunction with the TDM Plan 

i. Shuttle -- Prior to the issuance of an initial RUP for the 400th dwelling unit 
 

or the 1st RUP within the third residential building to be constructed on the 

Property, whichever first occurs, the Applicant, individually or in 

conjunction with other property owners and/or developers within the 

Merrifield Town Center and the Dunn Loring Transit Station Area, shall 

operate or contract with a third party to operate and maintain the Shuttle 

for use by the residents and employees of the Property to provide access to 

and from the Dunn Loring Metro Station.  Such service shall be available, 



-39  

excluding Sundays, national holidays and snow emergency days, during 

the morning peak (6:00 a.m. to 10:00 a.m.) and evening peak (3:00 p.m. to 

7:00 p.m.) hours on weekdays, and may (in the Applicant's sole discretion) 

run on Saturdays between 11:00 a.m. and 6:00 p.m. Seating capacity of 

such Shuttle vehicle and the frequency of trips shall be adjusted to 

reasonably meet demand as determined by periodic surveys/evaluations 

and in consultation with FCDOT. Adequacy and success of the Shuttle 

service shall  be evaluated  as  part  of the Annual  Report  submitted in 

accordance with Proffer IX.4.J.ii. The on-site Shuttle program may be 

adjusted or discontinued, as deemed appropriate after consultation with 

FCDOT and based upon usage and effectiveness as demonstrated by the 

respective Annual Report. The Applicant shall work with FCDOT and 

other property owners and/or developers within the Merrifield Town 

Center and Dunn Loring Transit Station Area to develop methods whereby 

usage of the Shuttle by others than residents and employees of the 

Property may be facilitated so long as no cost, beyond that necessary to 

satisfy Applicant's obligation towards residents and employees of the 

Property, shall be incurred by the Applicant in the provision of such 

expanded service. 

ii. Pro Rata Shuttle Contribution -- Should an Areawide Circulator (as 

defined in Proffer IX.2.F) be established to link uses within the Merrifield 

Suburban Center, including the Dunn Loring Metro Station and locations 

within the Property, then the Applicant may discontinue, or may be 

relieved from the burden of establishing and continuing, the Shuttle 

service described in Proffer VI.10, but in lieu thereof shall contribute to 

said Areawide Circulator on a pro rata basis (Applicant's pro rata share 

shall be determined annually by applying to the annual cost of operating 

and maintaining the Areawide Circulator, the percentage derived by 

dividing into the GFA of residential and non-residential square feet 

developed on the Property for which occupancy permits have been issued, 

the total square feet of GFA of residential and non-residential uses for 

which occupancy permits have been issued on all of the properties within 

the  Merrifield  Suburban  Center  served  by said  Areawide  Circulator). 
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Further, Applicant may, in lieu of establishing the Property's own Shuttle 

(as committed in Proffer IX.4.A above) assist, at a cost not to exceed 

$50,000, in establishing said Areawide Circulator by funding acquisition 

of the initial Circulator Vehicle or otherwise, so long as the Areawide 

Circulator's ongoing operation and expense beyond Applicant's pro rata 

share of said cost is provided by others, such as through a Pro Rata 

contribution system or a Business Improvement District. 

B. TDM Components Applicable to the Property.  In addition to the Shuttle proffers 

outlined in Proffer IX.4.A. above, at a minimum, the TDM Plan shall contain the 

following elements: 

i. TDM Network -- Establishment of a network of designated on-site TDM 

contacts among the Applicant, the UOA/HOA/COA, office building 

tenants, property managers and FCDOT through which to coordinate the 

implementation of the TDM Plan. 

ii. Meetings with Community Groups -- The PM shall organize and attend 

meetings with community groups and/or other organizations within the 

greater   Merrifield Suburban Center that have a mutual interest in 

furthering the success of TDM programming and the effectiveness of mass 

transit and other non-SOV commuting measures. 

iii. Website -- Develop and maintain a TDM website for the Property that 

includes multi-modal transportation information, real-time travel and 

transit data, and links to transportation and telework sites. 

iv. Personal outreach -- Personal outreach by the PM to all new 

commercial/residential tenants to explain the TDM program and transit 

options. 

v. Dissemination of information -- Dissemination of information relevant to 

patrons  and customers of the proposed  new  retail/commercial  uses, 

residents, and office and hotel employees and guests about transit benefits 

programs, maps and  schedules offered by WMATA, Fairfax Connector, 

the on-site shuttle provider and/or other transit providers. 

vi. Transit benefits -- Encouragement of employers to offer employee benefit 

options, including parking cash out, pre-tax/payroll subsidies for transit 
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and vanpool fares, flex-time and alternative work schedule programs and 

live-near-work incentives. 

vii. Telework programs and telework facility -- The Applicant shall provide 

space on the Property for a business center for use by residents of the 

Property. The facility shall consist of a minimum of 500 square feet of 

gross floor area and shall have copier facilities, a fax machine and access 

to lap-top hook up stations with secure internet access, private space for 

phone calls, and access to a washroom. Dwelling units in all residential 

buildings shall include wiring and access ports capable of carrying 

broadband internet access. 

viii. Car sharing -- Car sharing program(s) subject to agreement with third- 

party vendor(s) (such as ZipCar or FlexCar). 

ix. Ridematching assistance, carpools, vanpools and guaranteed ride home -- 

Vanpool and carpool formation programs, including Fairfax County ride 

matching services, and coordination with established local and regional 

guaranteed ride home programs. 

x. Parking management plan -- A parking management plan, which shall 

include dedication of convenient parking spaces for carpools/vanpools and 

shared car services throughout the Property, as generally reflected on 

Sheet 40 of the CDPA/FDPA, as well as incentives/benefits to residential 

carpoolers. 

xi. Vans and shuttles -- The Applicant shall provide van and shuttle pick-up 

and drop-off points on the Property as generally reflected on Sheet 40 of 

the CDPA/FDPA, and shall allow and encourage employer, hotel and 

other shuttle services that are operating in the Merrifield Suburban area to 

stop at such points to pick-up or drop off employees and patrons. 

xii. Pedestrian Connections -- The applicant shall provide an integrated 

system of on-site sidewalks and trails within the Property as reflected on 

the CDPA/FDPA. The PM shall provide information to residents and 

employees as to the best pedestrian route(s) to take to and from the Dunn 

Loring Metro. 

xiii. Bicycle Facilities -- The Applicant shall provide bicycle racks along the 

internal streets and within residential and office buildings and parking 
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structures as designated on Sheet 40 of the CDPA/FDPA and in Proffer 
 

VIII.6. The PM shall coordinate with the Halsted, Dunn Loring Metro, 

and Wilton House HOAs to encourage those residents to bike to the 

Property. 

C. Additional TDM  Components  Applicable  to  Residential  Buildings  Only. In 

addition to the TDM program components described in Proffer IX.4.A.i through 

xiii   above, at a  minimum,  the  TDM  Plan  shall  also  have  the  following 

components as applicable to residents of the Property. 

i. In-Unit Internet Access -- All residential units shall be pre-wired to 

provide Internet access (or other technology that may become available) to 

permit residents to access the Internet from home. 

ii. Sales/leasing marketing program -- A targeted marketing program for 

residential sales/leases that encourages and attracts TDM-oriented people 

such as one and no-car individuals and families to live on the Property as 

well as a targeted marketing program to encourage on-site and nearby 

office workers to live in the on-site residential buildings. The Applicant 

shall actively support the PM in efforts to encourage employees of office 

tenants both on-site and elsewhere in Merrifield to live in the residential 

units on the Property through discussions between executives and officers 

of the office tenants and executives and officers of the Applicant. 

iii. TDM incentives -- One time distribution of fare media or other incentives 

to all initial residents of driving age as an incentive to occupancy. 

iv. Transportation advising -- "Personalized transportation advising" 

integrated into new unit walk-throughs, including appropriate training of 

sales/leasing agents. 

D. Additional TDM Components Applicable to Office Building Only. In addition to 

the TDM program components described in Proffer IX.4.A.i through xiii above, at 

a minimum, the TDM Plan shall also have the following components as 

applicable to the office building tenants and employees: 

i. Matching On-Site Office Employees to On-Site Residential Units -- 

Residential units shall be marketed to on-site office employers and 

workers, including providing information in prospective tenant packages 

and possible discounts or financial incentives to those employees who live 
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and work on the Property. The Applicant shall actively support the PM in 

the efforts to encourage office tenants and their employees to live in the 

residential units on the Property through discussions between executives 

and officers of the office tenants and executives and officers of the 

Applicant. 

ii. Leasing Packages -- Integration of transportation information and 

education materials into office leasing packages, including outreach 

efforts to tenants and their respective corporate management about the 

quality of life, financial and employee retention benefits associated with 

participation in the program. 

E. TDM Program Manager (PM). Within 30 days after the issuance of the building 

permit  for the first residential or office building on the Property, the Applicant 

shall appoint,  as provided in Proffer IX.2.G, a PM for  the  project  whose 

responsibilities shall include development and implementation of the TDM Plan. 

The PM position may be  part of other duties assigned to the individual. The 

Applicant shall provide written notice to FCDOT of the appointment of the PM 

within fourteen (14) days after such appointment and shall furnish FCDOT his/her 

qualifications, and thereafter shall do the same within fourteen (14) days of any 

change in such appointment. Following the  initial appointment of the PM, the 

Applicant or the UOA/HOA/COA, as applicable,  shall continuously employ, or 

cause to be employed as specified above, a PM for the Property. 

F. PM Office.  The Applicant, and subsequently the UOA/HOA/COA, shall provide 

a centrally-located office for the PM and space for TDM products, services and 

program offerings available to residents, businesses, customers and visitors to the 

Property. The office may be located within a Property Management  office, 

designated business center, or elsewhere on the Property. 

G. TDM Plan and Budget. Within sixty (60) days after the PM has been appointed 

by the Applicant and no later than ninety (90) days after issuance of the building 

permit for the first residential or office building on the Property, the Applicant, 

through the PM, shall  prepare and submit an initial TDM Plan to FCDOT and 

shall request in writing the County's review and comment. The TDM Plan shall 

include (i) the start-up components of the TDM Plan that will be put in place both 

before and after the commencement of the Shuttle as outlined in Proffer IX.4.A 
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and (ii) an initial budget sufficient to implement the TDM Plan for the remainder 

of the year and for the next calendar year (the "TDM Budget") plus ten (10) 

percent, which amount shall not be more than $236,300 for each full calendar 

year (as such amount may have been adjusted annually based on changes in the 

"CPI" from a base year of 2008) unless increased at the sole discretion of the 

Applicant. With the submission of the initial TDM Plan, the Applicant shall 

provide the County with a copy of the approved proffers and the TDM Strategic 

Plan. If FCDOT has not responded with any comments to the Applicant within 

sixty (60) days of receipt of the initial TDM Plan and TDM Budget, the TDM 

Plan and TDM Budget shall be deemed approved. The Applicant shall provide 

written final plan and budget documentation demonstrating the establishment of 

the TDM Budget to FCDOT no later than thirty (30) days after FCDOT's response 

to the proposed TDM Budget and Plan or following the sixty (60) day period 

described above. 

Thereafter, the PM shall re-establish the TDM Budget for each successive 

calendar year, which shall cover the costs of implementation of the TDM Plan for 

such year (including the TDM Budget Contingency). The PM shall furnish a 

copy of the TDM Budget and TDM Plan for each year to the FCDOT and shall 

request in writing the County's review and comment in conjunction with the 

submission of the Annual Report as outlined in Proffer IX.4.J.ii A line item for 

the TDM Account shall be included in the UOA/HOA/COA budget upon the 

establishment of the same. The association documents that establish and control 

the UOA/HOA/COA shall provide that the TDM Account shall not be eliminated 

as a line item in the UOA/HOA/COA budget and that funds in the TDM Account 

shall not be utilized for purposes other than to fund TDM strategies. The TDM 

Account shall be funded solely by the Applicant until such time as assessments of 

residents and commercial owners are implemented as provided in the 

UOA/HOA/COA documents. 

H. TDM Account 
 

i. Initial Funding. Within thirty (30) days after FCDOT's response to the 

initial TDM Budget and TDM Plan or following the sixty (60) day process 

described above, the Applicant shall establish and fund the TDM Account 

in an amount  equal to the initial TDM Budget for the TDM Plan and 
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including the TDM Budget Contingency. The purpose of the TDM 

Account shall be to fund the TDM Budget as defined in Proffer IX.2.I. 

The TDM Account shall be established as an interest bearing account with 

a banking or other financial institution qualified to do business in Virginia. 

All interest earned on the account principal shall remain in the TDM 

Account and shall be used for TDM Plan purposes. The Applicant shall 

provide written documentation demonstrating the establishment of the 

TDM Account to FCDOT within fourteen (14) days of its establishment. 

Funds in the TDM Account shall be utilized by the PM each year to 

implement the TDM Plan in accordance with the TDM Budget. 

ii. Excess  Funds  in  TDM  Account. Any funds  remaining  in  the  TDM 

Account at the  end  of  any  given  year  shall  be  carried  over  into  the 

following year's TDM Budget  or  transferred,  in  the  Applicant's  sole 

discretion, in whole or in part to the TDM Remedy Fund and/or Incentive 

Fund, as defined, respectively, in Proffers IX.4.H and IX.4.I, below. 

iii. Annual Funding. The TDM Account (as such amount may have been 

adjusted annually based on changes in the "CPI" from a base year of 2008) 

shall be replenished annually, following the establishment of each year's 

TDM  Budget and any transfer of funds, as described in this Proffer IX, 

solely by the  Applicant, in such amount as is necessary to achieve the 

respective year’s TDM Budget as approved by FCDOT, until such time as 

assessments  of  residents and commercial owners are implemented as 

provided in the UOA/HOA/COA documents. 

iv. Transfer to UOA. The TDM Account shall be managed by the Applicant 

(and not the UOA/HOA/COA) until the Applicant Control Period has 

expired. Thereafter, management of the TDM Account will become the 

responsibility of the UOA/HOA/COA as appropriate. 

I. TDM Remedy Fund. At the same time that the Applicant creates and funds the 

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

referred to as the "TDM Remedy Fund." All interest earned on the principal in 

this account shall be added to the principal in the TDM Remedy Fund and shall be 

used for TDM Remedy  purposes. The Applicant shall provide  an  initial 

contribution to the TDM Remedy Fund at the time said fund is established in the 
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amount of $50,000 (as such amount may have been adjusted annually based on 

changes in the "CPI" from a base year of 2008). Funds from the TDM Remedy 

Fund shall be drawn upon only for purposes of immediate need of TDM funding 

to serve the Property, and may be drawn upon prior to any TDM Budget 

adjustments that may be required under Proffer IX.4.K.iv.b.ii. Upon expiration of 

the Applicant Control Period, the Applicant shall transfer the TDM Remedy Fund 

to the UOA/HOA/COA for TDM purposes. 

J. TDM Incentive Fund. Prior to the issuance of the initial RUP for each Residential 

Building and the initial Non-RUP for the office uses site plan approved and 

constructed on the Property, the Applicant shall make a one time contribution (as 

such  amount may have been adjusted annually based on changes in the "CPI" 

from a base year of 2008) of $50 per unit in each respective residential building 

and $0.10 per gross  square foot of office use for which an initial Non-RUP is 

issued, to a segregated  sub-account in the TDM Account to  fund  a  transit 

incentive  program  for,  respectively, initial purchasers and/or lessees  of  the 

residential units or office uses.  Such program shall be prepared by the Applicant 

through the PM and in coordination with FCDOT and shall include consideration 

for fare media distribution and value loading, financing incentives, and alternative 

incentives (such as grocery delivery) tailored to residents and office tenants on the 

Property. The TDM Incentive Fund shall be  established as an interest bearing 

account with a banking or other financial institution  qualified to do business in 

Virginia. All interest earned on the account principal shall remain in the TDM 

Incentive Fund and shall be used for TDM incentive purposes only. 

K. Monitoring and Reporting. 
 

i. Annual Surveys.  Between September and November, beginning one year 

after the issuance of the first building permit for the first residential or the 

first office   building on the Property, whichever first occurs, and 

continuing annually thereafter until the Applicant Control Period expires, 

the PM shall conduct a survey of residents and/or office tenants designed 

to evaluate the effectiveness of the TDM Plan in meeting the TDM Goals 

applicable at that time and to  evaluate the need for adjustments to the 

TDM Plan. The PM shall coordinate the draft Annual Survey materials 

and the methodology for validating the Survey results with FCDOT at a 
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minimum sixty (60) days prior to each year's Survey. If an Annual Survey 

reveals changes to the TDM Plan are needed or advisable, then the PM 

shall coordinate such changes with FCDOT and, as necessary, adjust the 

following year's Budget and implement  the revisions. The PM shall 

submit to FCDOT as part of each Annual Report (as outlined in Proffer 

IX.4.J.ii) an analysis of the Annual Surveys. Such analysis shall include at 

a minimum: 

a. A description of the TDM measures in effect for the survey period 

and a description of how such measures have been implemented. 

b. The number of people surveyed and the number of people who 

responded. 

c. The results of the surveys taken during the survey period. 
 

d. The number of residents, employees and/or others participating in 

the TDM programs. 

e. An evaluation of the effectiveness of the TDM program elements 

in place, including their effectiveness at achieving the TDM Goals, 

and if necessary, proposed modifications to the Plan. 

f. A description of the uses constructed and occupied on the Property 

at the time the Survey was conducted. 

Notwithstanding the aforesaid, no such annual survey or analysis shall be 

required until there exists on the Property a threshold critical mass (400 

occupied dwelling units) to conduct a meaningful survey and analysis, or 

as determined by FCDOT. Additionally, upon expiration of the Applicant 

Control period, the PM shall conduct such surveys every three years for 

inclusion in the Annual Report. 

ii. Annual Report.   The PM shall report annually on the TDM Plan to the 

FCDOT (the "Annual Report") no later than January 31st of each calendar 

year after completion of the Annual Survey described in Proffer IX.4.J.i. 

The Annual  Report shall include (a) a description of the TDM strategic 

efforts for the year, including, as applicable, sample marketing materials, 

(b) a financial statement that includes the TDM Budget for the year and a 

detailed summary of actual TDM Plan revenues and expenditures for the 

preceding year, (c) a summary of the levels of occupancy in the buildings 
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that have been completed in the Proposed Development, (d) an analysis of 

the results of the Annual Survey, (e) a compilation and analysis of the 

results of any Trip Counts that were conducted during the year, (f) 

discussion of any changes proposed to the TDM Plan, (g) the amount of 

money then on deposit in the TDM Penalty, Incentive and Remedy Funds, 

and (h) utilization of the on-site shuttle service if available and 

operational. 

iii. Adjustments to Calendar and Due Dates.  At the mutual agreement of the 

FCDOT and the PM, the due dates for the delivery of the Annual 

Report may  be altered by up to sixty (60) days if changes have 

occurred, or appear to have occurred, in trip characteristics resulting from 

other events. 

iv. Meetings with FCDOT. The PM shall meet with FCDOT annually, or as 

mutually agreed upon, after submission of the Annual Report to discuss 

the results of the Trip Counts, the Annual Survey, the Annual Report and 

the TDM Plan. 

L. Trip Counts 
 

i. Annual Trip Counts. The PM shall conduct a Trip Count annually between 

September 1st and November 30th (excluding weeks containing a county, 

state or federal holiday or when County public schools are not in session 

such as Thanksgiving week) beginning with the year following the 

issuance of the 100th RUP for the first residential building or Non-RUP 

for the first 50,000 square feet of office use constructed on the Property, 

whichever first occurs. The purpose of such Trip Count is to measure the 

actual vehicle trips generated by the residential and office uses constructed 

on the Property as of the date the Trip Count is completed and to evaluate 

whether such vehicle trips are less than, equal to or greater than the 

applicable phased TDM Goal (which is determined by the level of 

development  completed  and  whether  the  point  in  time  is  pre-or  post 

shuttle) set forth in Proffer IX.3.A.i and .ii above. Trip Counts provided to 

FCDOT shall include information on the percentage of RUPs and Non- 

RUPs issued for the Proposed Development as of the date of the Trip 

Count. 
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ii. Methods. For purposes of this Proffer, Trip Counts shall be measured on 

three (3) days over a maximum two-week period (but not including a week 

containing a county, state or federal holiday or when area public schools 

are not in session)  between September 1 and November 30 of  each 

calendar year, or such other time as the PM and FCDOT shall mutually 

determine. At least sixty (60) days prior to conducting the Trip Counts, the 

PM shall meet with FCDOT to review and reach agreement on the dates 

and methodology for the Trip Counts and the analyses to be done after the 

Trip Counts are complete. The Trip Counts shall include Peak Hour counts 

of vehicles entering and exiting driveways to   residential and office 

buildings on the Property. The Trip Counts shall be conducted so that only 

trips generated by the residential and office uses on the Property shall be 

counted (i.e. cut-through trips, transit trips, retail/hotel trips, etc., shall be 

excluded). Values will be provided for each residential and office building 

included on the Property, and a sum of vehicle trips generated by  the 

residential and the office uses on the Property will be calculated by use. 

Residents and tenants shall not be advised of the date Trip Counts will be 

conducted. 

iii. Frequency of Trip Counts. Once initiated, the PM shall conduct Trip 

Counts annually until such time as two (2) consecutive annual Trip Counts 

conducted starting at least one (1) full calendar year after the Property 

reaches Build Out as defined in Proffer IX.2.B show that vehicle trips 

generated by the residential units and office uses are less than or equal to 

the Phased TDM Goal as applicable. If the results of two (2) consecutive 

Trip Counts reveal that the TDM Goal after Build Out has been met, then 

the Applicant Control Period shall expire as provided in Proffer IX.2.A 

above, and the Applicant shall have no further responsibility under 

Proffer IX. Thereafter, the UOA/HOA/COA shall be responsible for the 

on-going implementation of the TDM Plan pursuant to Proffer IX.4.L and 

shall conduct additional Trip Counts as set forth in Proffer IX.4.L. 

Notwithstanding the provisions of this paragraph, FCDOT may request 

Trip Counts be undertaken at any time to validate traffic data, but not 

more frequently than once per calendar year. If such requests are made by 
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FCDOT, the PM shall conduct the requested Trip Counts within sixty (60) 

days after the County’s request or as may be agreed up with FCDOT. 

iv. Evaluation. The results of each Trip Count shall be compared to the trip 

reduction goals established in Proffer IX.3.A above for the then-applicable 

phase of development on the Property to determine whether actual traffic 

counts are equal to, less than or greater than the maximum allowed trips 

for the then-applicable TDM Goal as calculated in accordance with Proffer 

IX.3.v 

a. Pre-Build Out 
 

i. In the event the trips generated by the residential units and 

office uses prior to Build Out, as defined in Proffer IX.2.B, 

are equal to or less than the maximum allowed trips 

established in accordance with Proffer IX.3.A.i and i or ii 

and IX.3.B above, as determined for the then-applicable 

development phase of the Property, then (i) no penalty is 

owed, and (ii) the Applicant or the PM shall continue to 

administer the TDM Plan in the ordinary course, in 

accordance with the provisions of these Proffers, until 

Build Out is reached, after which Proffer IX.4.K.iv.b below 

shall apply. 

ii. In the event the trips generated by the residential units 

and/or office uses prior to Build Out, as defined in Proffer 

IX.2.B are greater than the maximum allowed trips set forth 

in Proffer IX.3.A.i and/or .ii above, as determined for the 

then-applicable development phase of the Property, then 

the PM shall (i) develop modifications to the TDM Plan 

and the TDM Budget and/or implement certain of the 

supplemental strategies as outlined in the TDM Strategic 

Plan to address the surplus of trips, (ii) submit any such 

revisions to the TDM Plan and TDM Budget to FCDOT as 

part of the Annual Report as outlined in Proffer IX.4.J.ii 

and request in writing the County's review and 

concurrence,  and  (iii)  pay  no  penalties.    If  no  written 
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response is provided by FCDOT within sixty (60) days 

after receipt of the Annual Report, the PM's revisions to the 

TDM Plan and updated TDM Budget shall be deemed 

approved. Following approval of the revised TDM Plan 

and updated TDM Budget or after the sixty (60) day period 

outlined above, the PM shall (a) increase the TDM Account 

with TDM Remedy Funds, if necessary and in the 

Applicant's sole discretion, in order to cover any 

proportional additional costs to implement the updated 

TDM Budget; and (b) implement the provisions of the 

revised TDM Plan 

b. Build Out. 
 

i. In the event the trips generated by the residential units and 

the office uses at the time of the initial or subsequent trip 

counts after Build Out reveal that the applicable trip 

reduction goals outlined in Proffer IX.3.A have not been 

met, then the Applicant shall (a) pay into the TDM Penalty 

Fund in accordance with Proffer IX.4.M below and (b) (i) 

develop modifications to the to the TDM Plan and the 

TDM Budget and/or (ii) implement one or more of the 

supplemental strategies outlined in the TDM Strategic Plan 

to address the surplus of trips. The PM shall submit any 

such revision to the TDM Plan and TDM Budget to 

FCDOT as part of the Annual Report as outlined in Proffer 

IX.4.J.ii and request in writing the County's review and 

concurrence. If no written response is provided by FCDOT 

within sixty (60) days of receipt of the Annual Report, the 

PM's revisions to the TDM Plan and updated TDM Budget 

shall be deemed approved. Following approval of the 

revised TDM Plan and updated TDM Budget or after the 

sixty (60) day period outlined above, the PM shall (a) 

increase the TDM Account with TDM Remedy Funds at 

the  applicant's  sole  discretion,  if  necessary,  in  order  to 
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cover any proportional additional costs to implement the 

updated TDM Budget; and (b) implement the provisions of 

the revised TDM Plan. 

ii. If two (2) consecutive annual Trip Counts conducted in 

accordance with this Proffer reveal that the trip reduction 

goals outlined in Proffer IX.3.A have been met after Build 

Out of the Property, as defined in Proffer IX.2.B, then (i) 

no penalty is owed, (ii) the PM shall continue to administer 

the TDM Plan in the ordinary course, in accordance with 

the provisions of these Proffers, and  (iii) the Applicant 

Control Period Expires, after which Proffer IX.4.L below 

shall apply. 

M. Ongoing Implementation of TDM Plan.  Once the Applicant Control Period has 

expired, the UOA/HOA/COA shall be responsible for ongoing implementation of 

the  TDM Plan. The PM shall conduct additional Trip Counts at five (5) year 

intervals to determine whether the relevant Phase 3 (or Phase 4) TDM Goal, as 

established by Proffer IX.3.A, continues to be met. In the event that an Annual 

Report submitted by the PM demonstrates significant enough reason to question 

whether the relevant Phase  3 or Phase 4 TDM Goal is met, then FCDOT may 

require the PM to conduct additional Trip Counts on a more frequent basis (but 

not more frequently than once per year) to determine whether, in fact, the relevant 

Phase 3 or Phase 4 TDM Goal is being met. 

i. Continuation of TDM Plan.  In  the  event  subsequent  Trip  Counts 

conducted after the Applicant Control Period has expired reveal that the 

actual trips generated remain equal to or less than the maximum number of 

trips permitted under the relevant Phase 3 or Phase 4 TDM Goal, then the 

PM shall  continue to implement  the TDM Plan and to make Annual 

Reports to FCDOT. 

ii. Further Revisions to TDM Plan. In the event any subsequent Trip Counts 

conducted after the Applicant Control Period has expired reveals that the 

actual number of trips generated by the residential and office uses are 

greater than the maximum number of trips permitted under the relevant 

Phase 3 or Phase 4 TDM Goal, as established by this Proffer, then the PM 



-53  

shall convene a meeting with FCDOT within forty-five (45) days of the 

completion of the respective Trip Count to review the results of the Trip 

Count and the TDM Plan then in place and to develop modifications to the 

TDM Plan and the TDM Budget to address the surplus of trips. The PM 

shall submit any revisions to the TDM Plan and TDM Budget to FCDOT 

within forty-five (45) days following this meeting and shall request in 

writing the County's review and concurrence. If no written response is 

provided by FCDOT within sixty (60) days upon receipt of the Annual 

Report, the PM's revisions to the TDM Plan and updated TDM Budget 

shall be deemed approved. Following approval of the revised TDM Plan 

and updated TDM Budget, the PM shall (a) draw down on the TDM 

Remedy Fund, as needed and available; (b) increase the TDM Account 

with TDM Remedy Funds, if necessary and available, in order to cover 

any proportional additional costs to implement the updated TDM Budget; 

and (c) implement the provisions of the revised TDM Plan as developed in 

consultation with FCDOT. The PM shall repeat the process above 

(including annual trip counts, additional adjustments to the TDM Plan, 

additional funding and additional monitoring) annually until the relevant 

Phase 3 or 4 TDM Goal has been met for two (2) consecutive years, 

whereupon the PM shall then be required to conduct Trip Counts and 

surveys only at five (5) year intervals, as described above. 

N. TDM Penalty Fund. Prior to the issuance of the first RUP for the first residential 

building or Non-RUP for the first office building on the Property, whichever first 

occurs, the Applicant (or its successor owner or developer, but not the 

UOA/HOA/COA) shall establish the TDM Penalty Fund. 

i. Funding of TDM Penalty Fund: During the Applicant Control Period, if 

the  results of any consecutive annual Trip Counts conducted starting at 

least one (1) full calendar year after the Property reaches Build Out reveal 

that the actual  vehicle trips generated by the residential units and office 

uses exceeds the maximum number of trips permitted under the relevant 

Phase 3 or Phase 4  TDM Goal as outlined in Proffer IX.3.A, then the 

Applicant shall pay into  the TDM Penalty Fund the amounts specified 

below, for each such failed    annual   Trip   Count,   for   additional 
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transportation incentives which will directly serve the Property. Such 

incentives shall include enhancements to the Shuttle, increased incentives, 

and/or a contribution to the establishment of the Areawide Circulator. The 

maximum aggregate amount of all penalties to be paid under Proffer 

IX.4.L.iv.b.i and Proffer IX.4.N. is $100,000 (as such amount may have 

been adjusted annually based on changes in the "CPI" from a base year of 

2008). No penalties shall be imposed while the Phase 1 and Phase 2 TDM 

Goals are applicable. 

a. Failure up to 10%. A failure in the reduction of trips in either or 

both of the Peak Hours by ten percent (10%) or less requires the 

Applicant to  make  a  payment  to  the  TDM  Penalty  Fund  of 

$10,000. 
 

b. Failure Greater than 10% but less than or equal to 15%. A failure 

in the reduction of trips in either or both of the Peak Hours by 

more than ten percent (10%) but less than or equal to fifteen 

percent (15%) requires the Applicant to make a payment into the 

TDM Penalty Fund of $15,000. 

c. Failure Greater than 15%.   A failure in the reduction of trips in 

either or both of the peak hours by an amount greater than fifteen 

percent (15%) requires the Applicant to make a payment into the 

TDM Penalty Fund of $30,000. 

O. Enforcement.  If the PM fails to timely submit the Annual Report to FCDOT as 

required by this Proffer, the County may thereafter issue the PM a notice stating 

that the  PM has violated the terms of this Proffer IX.4.J and providing the PM 

sixty (60) days after receipt of said notice within which to cure such violation. If 

after such sixty (60) day period the PM has not submitted the delinquent Annual 

Report, then the Applicant  and/or  UOA/HOA/COA,  as  applicable,  shall  be 

subject to a penalty of $200 per  day payable to Fairfax County to be used for 

transit or transportation related improvements in the vicinity of the Property until 

such time as the report is submitted to FCDOT. 

P. Notice to Owners. All residents, tenants and employers of the Merrifield Town 

Center  shall be advised of the TDM Plan. UOA/COA/HOA members will be 

informed of their funding obligations pursuant to the requirements of this Proffer 
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IX prior to the purchase of units, or execution of leases, and the requirements of 

the TDM Plan, including annual contributions (as provided herein) shall be 

included in all purchase/lease documents and within the UOA/COA/HOA 

documents. 
 

X. TRANSPORTATION  DEMAND  MANAGEMENT  PROGRAM  SPECIFIC  TO 
THE RETAIL/HOTEL USES. 

 
1. Transportation Demand Management for Retail/Hotel Uses. As provided in Proffer 

IX.4.A, certain components of the TDM Plan are applicable to and will benefit the 

proposed retail/hotel uses on the Property. Also, the Applicant shall provide an 

additional TDM program that is tailored to specifically serve the Retail/Hotel Uses (the 

"Retail/Hotel TDM Program"). Solely for purposes of this Proffer X, "Retail" shall be 

defined as all non-residential and non-office uses on the Property. 

2. Goals of the Retail/Hotel TDM Program. Because tenants of the Retail stores and 

Hotels and their employees work hours that are atypical of the standard work day, these 

tenants and their employees do not necessarily travel to and from the Property during 

the Peak Hours.   Given this, the Retail/Hotel TDM Program shall encourage Retail 

tenants, Hotel Guests and the Retail/Hotel employees to utilize transit, carpools, 

walking, biking and other non-Single Occupancy Vehicle ("non-SOV") modes of 

transportation to travel to and from the Property rather than focusing on the specific 

trip reductions during the AM or PM Peak Hours. The  goal of the Retail/Hotel TDM 

Program is for 5% of the Retail store tenants, Hotel Guests and the Retail/Hotel 

employees to use non-SOV modes of transportation to commute to and from the 

Retail/Hotel uses on a regular basis. 

3. Components of the Retail/Hotel TDM Program.  The Retail/Hotel TDM Program shall 

include, at a minimum, the components applicable to the Property that are described in 

Proffer   IX.4.A  and  the  additional  components  provided  below.    These  additional 

components may be subsequently amended by mutual agreement between the Applicant 

and FCDOT. All  amendments to the components of the Retail/Hotel TDM Program 

contained in this Proffer shall be approved by FCDOT and will not require a PCA. The 

Retail/Hotel TDM Program components are further described in the TDM Strategic Plan. 

A. Employee/Tenant Meetings. The PM shall hold, at a minimum, annual TDM 

meetings with the Retail owners and/or tenants and Hotel Managers, and their 

respective employees, to review the available transit options, adequacy of bus 
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schedules (including hours of service), changes in transit service and other 

relevant transit-related topics. The PM shall invite Fairfax County and/or 

WMATA representatives to these meetings from time to time to speak to the 

group(s) about these and related subjects. Based on these meetings, the PM shall 

work with Fairfax County and/or WMATA to consider changes to the relevant 

services, such as changes to bus schedules, if such changes would provide better 

service to the Property tenants and their employees. 

B. Transit Incentives. Utilizing the Retail/Hotel TDM Incentive Fund (described in 

paragraph C below), the PM shall provide financial incentives to Retail store 

tenants,  Hotel guests and the Retail/Hotel employees to utilize transit. These 

incentives may include contests with fare card rewards, retail gift certificates and 

the like (for example—an award could be offered to the transit riding employee of 

the month/year or the tenant with the highest percentage of employees utilizing 

non-SOV transport to commute to and from the Retail uses). 

C. Regional TDM Incentive Programs. The PM shall make information available to 

Retail store tenants, Hotel Guests and the Retail/Hotel employees about programs 

that promote  alternative commuting options. This shall include information on 

vanpools, carpools,   guaranteed ride home and other  programs  offered  by 

organizations in the Washington, D.C. Metropolitan Area. 

D. Ridesharing. The PM shall assist  Retail  store  tenants  and  the  Retail/Hotel 

employees in forming carpools or vanpools and in providing convenient parking 

spaces to carpools or vanpools. 

4. Retail/Hotel TDM Incentive Fund. The Applicant shall establish a Retail/Hotel TDM 

Incentive Fund for use exclusively by the Applicant with Retail and Hotel employers and 

their employees. Such incentives could include gift certificate awards, fare card contests 

and/or give-aways, transit fairs specific to the Retail tenants, Hotel Guests, and the 

Retail/Hotel employees and for similar inducements or incentive activities. The 

Applicant shall make a one-time contribution to this fund at the time that the first TDM 

Budget is approved and funded per Proffer IX in the amount of $10,000.  At such time as 

a Retail/Hotel employer elects to financially contribute to the Retail/Hotel TDM 

Program, such contributions shall be utilized in addition to the Applicant's contribution 

(that is, the Applicant's contribution shall not be reduced or offset in any way). 
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5. Retail/Hotel TDM Program Participation Outreach. The PM and the Applicant or 

Retail Manager shall endeavor in good faith to encourage participation by Retail tenants 

and Hotel Management in the Retail/Hotel TDM Program, including the encouragement 

of a financial participation by such Retail/Hotel employers through their direct offering of 

transit benefit programs and transit incentives to their employees. Actions taken by the 

PM and Property management in furtherance of this objective shall include dissemination 

of information to, and solicitation of participation from, the Retail/Hotel employer in- 

store management and executives or officers at their headquarters offices, at appropriate 

intervals. 

The PM shall provide a report to the County with respect to the activities described in 

Proffer X.5 as a  supplement to the Annual Report to be  filed with the  County in 

accordance with Proffer IX.4.J.ii. This report shall include detailed accounts of the 

outreach efforts and the feedback and response from the tenants. 
 

XI. ENVIRONMENTAL 
 
1. Stormwater Management Master Plan. Concurrent with the submission and approval 

of the first site plan for the Proposed Development, the Applicant shall submit to and 

obtain approval from DPWES of an Overall Master Stormwater Management Plan 

("SWM Plan") for the Proposed Development. Following approval by DPWES of the 

SWM Plan, the Applicant thereafter shall submit an updated SWM Plan to DPWES for 

approval concurrent with all subsequent site plans submissions for the Proposed 

Development. These updated plans shall include any modifications to the stormwater 

detention or stormwater quality treatment program since the initial approval of the SWM 

Plan. 

A. Stormwater  Quantity  Goals. The Property currently is served by two (2) 

stormwater detention ponds, which provide peak flow reduction for the 10-year 

storm, and serve 10.71-acres (northern pond) and 18.3-acres (southern pond), 

respectively, and which shall be replaced as follows. Upon the completion of the 

Proposed Development, there will be a minimum of two (2) underground facilities 

providing stormwater detention for the property. As is  demonstrated in the 

calculations on the CDPA/FDPA, the peak flow rates in the new post-developed 

condition shall be reduced to the pre-developed "good forested" condition, as 

outlined in the PFM, and no credit for flow rates currently being generated by the 
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subject property/detention facilities as currently developed shall be taken.  The 

reduction of the peak flow discharge from the Property, as outlined above, shall 

apply to the sum of all stormwater flow from the Property at buildout and shall 

include Eskridge Road Improved. The control of runoff from the Eskridge Road 

Improved site shall include the increase in impervious area proposed in Fairfax 

County Plan #0561-PI-001 relative to the existing impervious area in said plan. 

The peak reduction will be on each facility combined. The discharge at either 

facility may vary from "good-forested" flows, so long as the reduction for the 

entire Property as a whole is achieved. A waiver to allow for underground 

detention, which includes an installation/maintenance cost burden estimate, has 

been submitted to Fairfax County DPWES. Development of the Property may be 

phased; the stormwater management quantity controls for each  development 

phase shall provide detention capacity for the area proposed to be developed in 

the subject phase as well as for any other development phase for which control 

was previously provided. The location and size of these facilities shall generally 

conform to that shown in the CDPA/FDPA. 

B. Best Management Practices.  As part of the stormwater management associated 

with the Property, Best Management Practice (BMP) techniques will be utilized to 

improve the water quality of the runoff from the Property in the post-developed 

condition. Through the use of BMP facilities, such as sand filters, storm filters, 

other Fairfax County  approved methodologies, or any combination thereof, the 

phosphorous removal rate on the subject property in the post-developed condition 

shall be a minimum of 40%. The  Applicant shall make best efforts to provide 

phosphorous removal efficiency between 40% and 47%. (It should be noted that 

the PRM portion of the subject property  qualifies as re-development, and 

therefore is subject to a phosphorous removal rate as low as 10%, but a minimum 

of 40% removal for the Property as a whole at buildout shall be achieved.) Prior 

to approval, the SWM Plan shall demonstrate the entire Property shall achieve a 

minimum of 40% phosphorous removal rate as opposed to  any re-development 

reduction credits. Development of the Property may be phased,  thus the BMP 

controls for each development phase shall provide phosphorous  removal at a 

minimum 40% rate for the area within the development phase, as well  as any 

other  development  phase  for  which  removal  was  previously provided.    The 
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location and type of BMP facilities shall generally conform to those shown in the 

CDPA/FDPA. 

C. Green Roof. In addition to the above-referenced proffered minimum phosphorous 

removal, an "extensive green roof" shall be provided generally as shown on the 

CDPA/FDPA, which is to be designed in accordance with PFM requirements 

regarding green roof design. No credit toward the proffered minimum 40% 

phosphorous removal efficiency shall be taken for the design and implementation 

of said green roof.  Said green roof shall be approximately 20,000 gross square 

feet in size and, at Applicant's discretion, shall be distributed across either Parcel 

A, B, or D, and provided generally in accordance with the details on Sheet 38 of 

the CDPA/FDPA. 

Additionally, in the event that Parcel G is developed with a two-story structure, a 

minimum 5,000 s.f. green roof will be provided as long as Fairfax County 

provides storm water quality and quantity credits for such a green roof assembly 

at the time of site plan approval for said building. If Parcel G is developed with a 

building of three or more stories, no green roof will be required for that Building. 

 
D. Maintenance Responsibility. 

 

i. Regular Maintenance. Prior to initial site plan approval for the Proposed 

Development, the Applicant shall execute an agreement with the County 

in a form satisfactory to the County Attorney (the "SWM Agreement") 

providing for the perpetual maintenance of all of the elements of the SWM 

Plan, including the BMP, Green Roof, and underground detention 

facilities (collectively, the "SWM Facilities"). The SWM Agreement shall 

require the Applicant (or a successor UOA/HOA/COA) to contract with 

one or more maintenance/management companies to perform regular 

routine maintenance of the SWM Facilities and to provide a maintenance 

report annually to the Fairfax County Maintenance and Stormwater 

Management Division of DWPES. The UO/HOA/COA documents shall 

specify the maintenance responsibilities of the owners under the SWM 

Agreement. 

ii. SWM Maintenance Fund. Prior to issuance of the initial RUP for the first 

residential   building   to   be   constructed   as   part   of   the   Proposed 
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Development, the Applicant shall establish an account (the "SWM 

Maintenance Account") to be used for the on-going maintenance of the 

SWM Facilities located on or serving the Property. The SWM 

Maintenance Account shall be an interest-bearing account held by a 

financial institution authorized to do business in Virginia. As applicable, a 

line item for on-going maintenance of the SWM Facilities shall be 

included in the budget(s) for any UOA/HOA/OCA(s) established for the 

Proposed Development, and the fees collected for such purposes by the 

UOA/HOA/COA shall be deposited in the SWM Maintenance Account 

semi-annually. The association documents that establish and control the 

UO/HOA/COA shall provide that the SWM Maintenance Account shall 

not be eliminated as a line item in the UO/HOA/COA budget, and that 

funds in the SWM Maintenance Account shall not be utilized for purposes 

other than to fund the maintenance of  the SWM Facilities. Prior  to 

issuance of first RUP for the first residential building, the Applicant shall 

make  an  initial  contribution  to  the  SWM  Maintenance  Account  of 

$44,464. The SWM Maintenance Account shall be funded through pro- 

rata assessments of the subsequent owners of the Proposed Development 

as set forth in the UOA/HOA/COA documents, as applicable. 

iii. SWM Replacement Fund. Prior to issuance of the initial RUP or Non- 

RUP or the first building to be constructed as part of the Proposed 

Development, the Applicant shall establish an account (the "SWM 

Replacement Account") to be used as an escrow account for the eventual 

replacement of the SWM Facilities located on or serving the Property. 

The SWM Replacement Account shall be an interest bearing account held 

by a financial institution authorized to do business in Virginia. As 

applicable, a line item for future replacement of the SWM Facilities shall 

be included in the budget(s) for any UOA/HOA/COA(s) established for 

the Proposed Development, and the fees collected for such purposes by the 

UOA/HOA/COA shall be deposited in the SWM Replacement Account 

annually. The association documents that establish and control the 

UO/HOA/COA shall provide that the SWM Replacement Account shall 

not be eliminated as a line item in the UOA/HOA/COA budget, and that 
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funds in the SWM Replacement Account shall not be utilized for purposes 

other than to fund the replacement of the SWM Facilities. Prior  to 

issuance of final RUP for the third residential building, the Applicant shall 

make a contribution to the SWM Replacement Account of $27,000. The 

SWM Replacement Account shall be funded through pro-rata assessments 

of subsequent owners of the Proposed Development as set forth in the 

UOA/HOA/COA documents, as applicable. 

iv. County Agreement. The SWM Agreement shall address the following 

issues to the satisfaction of DPWES: (a) Future replacement of elements 

of the Stormwater Plan, when and as warranted; (b) Requirement for 

liability insurance in an amount reasonably acceptable to DPWES; and (c) 

Easements for County inspection and emergency maintenance to ensure 

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

2. Lighting. All on-site outdoor and  parking  garage  lighting fixtures,  except  as  may 

otherwise be permitted in conjunction with a comprehensive signage program, shall be in 

accordance with the Performance Standards  contained  in  Part  9  (Outdoor  Lighting 

Standards) of Article 14 of the Zoning Ordinance. Lighting within the stair towers shall 

be designed to contain light within the tower and minimize light from spilling outward on 

adjacent residential properties. Light poles in surface parking lots and on the top level of 

parking decks shall use shielded cutoff fixtures and be directed inward and downward. 

3. Potential Hotel Noise Attenuation. In the event a hotel and/or residential use are 

located within Parcels A or B, the following proffer shall be applicable. 

A. In order to reduce interior noise to a level of approximately 45 dBA Ldn, for hotel 

rooms and/or residential units that are demonstrated, by a refined acoustical 

analysis as set forth in Paragraph B below, to be impacted by highway noise from 

Lee Highway (Route 29) having exterior façade noise levels projected to be above 

60 dBA Ldn, such rooms/units shall be constructed with the following acoustical 

measures: 

i. Exterior walls should have a laboratory sound transmission class (STC) 

rating of at least 39. 

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

glazing constitutes more than 20% of any façade exposed to noise levels 

of Ldn 65 dBA or above. 
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iii. If glazing constitutes more than  20% of an exposed façade, then the 

glazing shall have a STC rating of at least 39. 

iv. All surfaces should be sealed and caulked in accordance with methods 

approved by the American Society for Testing and Materials (ASTM) to 

minimize sound transmission. 

B. The Applicant shall submit a refined acoustical analysis prior to the submission of 

building plans for Parcels A or B, whichever occurs first, showing a hotel and/or 

residential units in order to determine the affected rooms/ units (if any), and shall 

provide such appropriate interior noise attenuation measures as may be required 

based on the noise impact from Lee Highway (Route 29) on such building. Such 

analysis shall be submitted to and approved by DPZ and shall be based on the 

accepted methodology contained said refined analysis. Any changes to the hotel 

and/or residential use premised on the conclusions of such a refined acoustical 

analysis shall be in substantial conformance with the CDPA/FDPA and these 

proffers, as determined by the Zoning Administrator. 

C. Building plans for the hotel and/or residential buildings shall depict the final noise 

contours and all locations of the respective building/rooms/units, if any, that are 

subject to noise mitigation as provided herein. 
 

XII. LANDSCAPING AND OPEN SPACE 
 
1. Minimum Open Space. As depicted on the CDPA/FDPA, within the PDC portion of the 

Application Property a minimum of 23 percent open space shall be provided, and within 

the PRM portion of the Property a minimum of 35 percent landscaped open space shall 

be provided in accordance with Zoning Ordinance requirements. Provision of the open 

space areas and improvements may occur in phases, concurrent with the phasing of 

development/construction of the Application Property. As such, the total area of open 

space provided at any given phase of development shall not be required to be equivalent 

to the minimum overall open space specified herein. Site plans (and subsequent revisions 

as may be applicable and relevant to landscaping) submitted for the respective phases of 

development shall include a landscape plan showing the open, streetscape and 

landscaping appurtenant to that respective phase of development, as generally shown on 

the CDPA/FDPA. 
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2. Landscape Design. Landscaping shall be generally consistent with the quality, quantity 

and the locations shown on CDPA/FDPA Sheets 10 through 14 entitled "Landscape 

Plan." Actual types, quantities and species of vegetation shall be determined pursuant to 

more detailed landscape plans submitted at the time of the first and all subsequent 

submissions of the site plans for each respective section, for review and approval by 

Urban Forest Management. Such landscape plans shall provide tree coverage and species 

diversity consistent with the PFM criteria, as determined by Urban Forest Management. 

Landscaping shown on the CDPA/FDPA may be modified, if in substantial conformance 

with that shown on the CDPA/FDPA as approved by the Zoning Administrator and 

Urban Forest Management, to allow for final engineering considerations, such as final 

utility locations, low impact development facilities, sight distance requirements and other 

requirements. The Applicant shall coordinate the location of any utilities within open 

space areas to allow sufficient planting depth for trees and other landscaping as shown on 

the CDPA/FDPA. As a priority, where reasonably feasible as determined by Urban 

Forestry Management, DPWES, the Applicant shall install water, sanitary sewer and 

storm sewer utility lines within the street network to avoid conflicts with open space 

areas and streetscape elements shown on the CDPA/FDPA. 

3. Tree Size.  All shade trees provided as a part of the streetscape shall be minimum of 3 to 
 

3.5 inches in caliper at the time of planting; all new 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, subject to the review and approval of the 

Urban Forester as shown on the CDPA/FDPA. 

4. Non-Invasive Plant Materials. Only non-invasive plant materials, including street trees, 

shall be used within the streetscape and open space areas, subject to approval by the 

County Urban Forest Management Division. 

5. Public Access Easements. The Applicant shall grant public pedestrian access easements 

over those specific open space areas identified on the CDPA/FDPA as "Public Open 

Space Areas." Such right of public access shall be subject to the right of the Applicant 

and the successor UOA and/or HOA/COAs, as applicable, to establish reasonable rules 

and regulations pertaining to hours of public access, maintenance, repairs and the like; 

provided, however, that hours for such public access shall be at least 6 a.m. to 1:00 a.m. 

on weekdays and 8 a.m. to 2:00 a.m. on weekends and holidays, subject to Applicant's 
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right to temporary closures for necessary maintenance, repairs, safety, and public welfare 

considerations, and programmed events. 

6. Alternative Planting Width Details: Site Plans submitted for the respective phases of 

development that are subject to the Alternative Planting Widths shall include a landscape 

plan for that phase of development in conformance with the PCA/FDPA. Tree Spcidies 

and planting sites are set forth on the PCA/FDPA, subject to revision as may be approved 

by the Urban Forest Management Division for those trees counting toward Tree Canopy 

Coverage. Where minimum planting widths of 8 feet can not be provided, the Applicant 

shall use Structural specifications for all planting sites that are: 

 

• A minimum of 4’ open surface width and 16 square feet open surface area for 

Category III and IV trees, with the tree located in the center of the open area; 

 

• A minimum rooting area of 8 feet wide (may be achieved with techniques to 

provide un-compacted soil below Pavement), with no barrier to root growth 

within four feet of the base of the tree; 

 

• Soil volume for Category II and IV trees shall be a minimum of 700 cubic feet per 

tree for single trees. For two trees planted in a contiguous planting area, a total 

volume of at least 1200 cubic feet shall be provided. For three or more trees 

planted in a contiguous area, the soil volume shall equal to at least 500 cubic feet 

per tree. A contiguous area shall be any area that provides root access and soil 

conditions favorable for root growth throughout the entire area. 

 

• Soil specifications in planting sites shall be provided in the planting notes to be 

included in all subsequent site plan submissions. 
 

XIII. UTILITIES 
 

1. Underground Utilities. The Applicant shall coordinate with utility companies (gas, 

power, telephone, cable etc.) to co-locate utilities where reasonably feasible. To the 

extent possible and as permitted by the applicable utilities companies, the Applicant shall 

place all utilities serving the Property underground. Upon request by the Applicant, the 

Zoning Administrator may waive/modify the requirement to place utilities underground 

without approval of a PCA upon a determination that such requirement (a) is infeasible or 

impractical or (b) would require the Applicant to secure easements or consents from 
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third-parties  that,  despite  having  been  diligently  pursued  by  the  Applicant,  are  not 

available. 

2. Sewer Coordination.  At the time of submission of a site plan for any building other 

than  the  theatre  and  its  appurtenant  parking  structures,  the  Applicant  shall  provide 

DPWES with an analysis of the capacity of the sanitary sewer lines serving the Property. 

If the County  determines that any sewer line serving the Property is inadequate, the 

Applicant shall upgrade or improve offsite sanitary sewer lines, as necessary and subject 

to a reimbursement agreement pursuant to County policy, to accommodate each phase of 

the Proposed Development at the time of issuance of Building Permits for the respective 

buildings. 
 

XIV. RECREATIONAL FACILITIES 
 

1. On-Site Amenities and Facilities for Residents. Pursuant to Paragraph 2 of Section 

6-110 and Paragraph 2 of Section 16-404 of the Zoning Ordinance, the Applicant shall 

expend a minimum of $955.00 per market-rate residential unit and $1,600.00 per single 

family attached market-rate residential unit on on-site developed recreation facilities, as 

described herein. Prior to final bond release for the Proposed Development, the balance 

of any funds not expended on-site for the items listed below and for the construction of 

the North and South Parks identified in Proffer XI(2) below, shall be contributed to the 

Fairfax County Park Authority ("FCPA") for the provision of recreation facilities located 

in proximity to the Property. To satisfy the above Zoning Ordinance requirement, the 

Applicant shall make the following facilities or amenities available for each multi-family 

residential building, provided that a substantially-comparable level of amenities are 

provided in each building or are shared among the buildings: 

A. Swimming pool; 
 

B. Interior courtyard areas, which may be located on the top deck of the parking 

structure(s) in the open area, shall include informal seating areas, landscaping, 

hardscape areas and passive recreation areas; 

C. One (1) bike storage space per every eight residential units in a building for use 

by residents of the building, which may be provided in the Cellar Space as 

defined in these Proffers; 
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D. A fitness center, which is a minimum of 1,200 gross square feet in size and 

includes equipment such as stationary bikes, treadmills, weight machines, free 

weights, etc; and 

E. A business center, which is a minimum of 500 gross square feet in size and 

includes broadband or high-speed data connections (including "secure" voice 

and/or data connections), computers, facsimile machine and similar items. 

F. If FDPA Option 2 (Sheet 9C) for Parcels C & E is constructed, then in addition to 

the minimum of $955 per market rate unit expenditure referenced above, for those market 

rate residential units within Parcels C & E only, an additional $350 per market rate 

residential unit will be expended on on-site recreational facilities which may include in 

addition to the above items, fitness lounge, cyber café, clubroom/party room, TV/theater 

areas, gaming center and conference room within the interior of the Buildings and a pool, 

private seating area(s), Zen garden with water feature, gas fire pit, and gas grills for 

outdoor entertaining within the exterior courtyards. Prior to final bond release for the 

Proposed Development, if FDPA Option 2 is constructed, the balance of any funds not 

expended within C&E for the items listed within this proffer, shall be contributed to the 

Fairfax County Park Authority ("FCPA") for the provision of recreation facilities located 

in proximity to the Property. 

 
2. On-Site Parks. Two parks (described both below and also in the "Design Guidelines" 

referenced in "Urban Design" Proffer XVI.7 below) shall be provided on the Property 

and shall be interconnected through the use of a pedestrian-oriented promenade and an 

attractive  streetscape system lined with special landscape treatments, water features, 

outdoor seating and entertainment areas. Said parks, while retained in ownership by the 

Applicant, shall be  subject  to  public  access  easements,  which  shall  reserve  to  the 

Applicant the right to  restrict access for special events or out of security and/or safety 

concerns. "North Park" shall be subject to programmatic access by the Park Authority 

pursuant to a separate "Memorandum of Understanding" between the Park Authority and 

the Applicant, which shall be executed by  February 8, 2012. These parks shall be 

designed to enhance and complement land uses sited along "Festival Street," which shall 

serve as the "main street" of the development and may  include both hardscape and 

softscape elements, generally as depicted  on  the  CDPA/FDPA  but subject  to  final 

engineering and architectural design changes by Applicant.  These parks and associated 
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linear walkway system shall be owned, programmed and maintained by the Applicant, 

which shall grant public access easements as described below: 

A. "North Park" shall consist of at least twenty-seven thousand square feet which, 

when combined with the 16,561 square feet in the adjacent "Uniwest" park, shall 

provide a minimum of a one-acre park and shall be designed to be integrated with 

the adjacent  "Uniwest" park, which may be redesigned by  the Applicant in 

accordance with a  separate "Memorandum of Understanding" between the Park 

Authority and the  Applicant, resulting in a large, active open space at a main 

entrance into the "Town Center." Water features and lawn space may be used to 

provide a casual backdrop to the first floor commercial uses which shall front on 

this park. North Park will function as a community-serving park and programmed 

with community oriented activities such as  concerts, exhibits, seasonal festivals 

and other cultural events as programmed by Applicant pursuant to the previously 

mentioned Memorandum of Understanding 

 
 

B. "South Park," located on Parcel G and H between North Street and South Theater 

Drive, shall consist of approximately 22,000 square feet connecting District 

Avenue to the LJMS Ball Fields. The park will function as a community-serving 

park planned for family oriented uses to include lawn areas and seating areas. 

 
 

C. Pocket Parks. The Applicant shall provide a minimum of one small "pocket 

park," which shall be directly accessible to pedestrians from Festival Street, and 

shall include, but not be limited to, seating, planting, shaded areas and/or outside 

dining. 

3. Parcel I and J Facility Use: The single family attached residents on Parcels I and J will 

have full access to the Parcel H multi-family building’s pool and fitness facility, which 

will provide recreational alternatives to both the residents living in the multi-family 

building on Parcel H, as well as the townhouse residents living on Parcels I and J. 

Should the Hotel option for Parcel H be developed, a pool and fitness facility will be 

made available to the same townhouse residents living on Parcels I and J. 
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XV. SCHOOLS CONTRIBUTION 
 

1. Public Schools Contribution. The Applicant shall contribute $9,378 per student for 

students projected to be generated by this development to the Board of Supervisors for 

transfer to Fairfax County Public Schools ("FCPS") to be utilized for capital 

improvements and capacity enhancements at the schools that students generated by the 

Residential Buildings will attend. Said contribution shall be based on student yield ratios 

of .047, .013 and .027 per unit for elementary, middle and high school, respectively for 

multi-family and .204, .057, and .118 per unit for elementary, middle, and high school, 

respectively for single-family attached. Such contribution shall be made at the time of 

final approval of the site plan for each residential building triggering the FCPS 

contribution for the students generated by that respective residential building. 

2. Escalation in Schools Contribution. If, prior to site plan approval for the respective 

residential buildings, Fairfax County should increase the accepted ratio of students per 

subject multifamily unit or the amount of the contribution per student, the Applicant shall 

increase the amount of the contribution for that building to reflect the current ratio and/or 

contribution.    If  the  County  should  decrease  the  ratio  or  contribution  amount,  the 

Applicant shall provide the reduced amounts. 

3. Luther Jackson Middle School Improvements. In accordance with specific terms set 

forth in a separate "Memorandum of Understanding" between FCPS and the Applicant 

(the "MOU"), and in accordance with the approved Special Exception Amendment 

Application 99-P-008 (the "SEA") and SEA Plat as to the below parking spaces, the 

Applicant shall provide, respectively, natural turf ball-field(s), graded to meet FCPA 

grading standards for such ball-field(s), on approximately 4.50 acres in the general 

location of the existing athletic fields on the Middle School site, and the below parking 

spaces and associated features. Site plan approval for, and construction of said 

improvements associated with the natural turf ball-field(s) and parking spaces shall be 

provided by the Applicant at no cost to FCPS. As specified below, said improvements, or 

a cash contribution to the Board of Supervisors in lieu of certain of said improvements, 

shall be completed prior to issuance of the RUP for the first residential building on the 

Property and shall consist of the following: 
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A. Grading for both the below parking spaces and for improvement of the 

approximately 4.5 acres as natural turf ball-field(s) in accordance with FCPS 

requirements; 

B. Construction of a minimum of 64 new parking spaces located along the Middle 

School's common boundary with the Property, which new parking spaces shall be 

counted towards the required parking for the Property (a system to ensure 

adequate access to these spaces for FCPS, the Property, and FCPA and in support 

of use of the ball-field(s), shall be provided in the MOU). The Applicant shall be 

responsible for all costs associated with requesting and obtaining all County 

approvals requisite to the construction and use of the new parking lot. Use of said 

64 parking spaces by the Applicant shall not occur in advance of Applicant's 

completion of the natural turf ball-field(s), or cash contribution in lieu of certain 

of said ball-field improvements as specified in Paragraph E below. 

C. Subject to approval by FCPS, provision of an access gate on the eastern entrance, 

as depicted on the proposed SEA Plat, which shall be controlled by FCPS; 

D. Provision of a landscaped berm between the new parking lot and the ball-field(s) 

area, including the provision of two pedestrian access points which connect said 

parking spaces to the closest field. The exact type, extent and location of 

landscape elements and of the two access points shall be provided in accordance 

with the MOU, with the Concept Plan referenced below, and with that shown on 

the approved SEA Plat; and 

E. Ball-field improvements performed by the Applicant shall be in substantial 

conformance with one of the two following alternatives identified, respectively, as 

"Alternative One" and "Alternative Two" on the October 10, 2007 "Athletic Field 

Concept Plans" prepared by VIKA and attached as Exhibit 1 to the MOU, which 

alternative shall be selected by FCPS and the Providence District Supervisor at 

any time after sixty (60) days following Rezoning (but no later than April 1, 

2008) in accordance with these proffers and with the terms set forth in the MOU. 

In the event no election is made, then the Applicant shall proceed with 

"Alternative One" unless otherwise agreed upon in the MOU. 

i. In "Alternative One", the Applicant shall be responsible for providing (a) 

three overlapping, natural turf athletic fields (one sixty (60) foot baseball 

diamond; one sixty-five (65) foot baseball diamond; and one "full-size" 
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rectangular field); (b) grading and hydro-seeding the 4.5-acre area; (c) 

installing an irrigation system to the satisfaction of FCPS and consistent 

with that detailed in the MOU; (d) four soccer goals; and (e) two 

permanent baseball backstops, the location of which shall be determined 

by FCPS; 

ii. In Alternative Two (depicted conceptually on MOU "Exhibit 1" as one 

sixty (60) foot, diamond-shaped natural turf field and one rectangular- 

shaped synthetic turf field), the Applicant shall be responsible for (a) 

grading and hydro-seeding the 4.5-acre area, (b) providing, relative to the 

diamond-shaped natural turf field only, installation of an irrigation system 

to the satisfaction of FCPS and consistent with that detailed in the MOU, 

(c) providing four soccer goals, and (d) providing one permanent baseball 

backstop. In addition, under Alternative Two only, the Applicant shall 

make a one time cash-in-lieu of materials and construction contribution 

towards the synthetic turf field of $45,000.00, which shall be paid to the 

Board of Supervisors at the time of final site plan approval for the ball- 

field improvements. This cash-in-lieu amount may be supplemented by 

the value, agreed upon by FCPS and this Applicant, of whatever other of 

the Alternative One or Alternative Two materials and improvements FCPS 

and the Providence District Supervisor shall determine, pursuant to the 

MOU, that Applicant shall not provide. 
 

XVI. OTHER COMMUNITY CONTRIBUTIONS. 
 

1. Providence District Contributions. At the time of approval of the final site plan for the 

first  residential building, the Applicant shall contribute  $5,000.00  to  each  of  the 

following  entities or funds (up to a maximum of $25,000.00 in total contributions) to 

support their activities and programs: 

A. Providence District Tree Fund; 
 

B. Dunn Loring Volunteer Fire Department; 
 

C. Merrifield Fire Department; 
 

D. Nottoway Nights; and 
 

E. Providence District Library. 
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XVII. URBAN DESIGN 
 

1. Architectural Treatments. 
 

A. The architectural treatment of this "Merrifield Town Center" development shall 

create a sense of identity and place and preserve human scale through the use of 

unifying elements, such as materials, textures, colors, window treatments, 

decorative details, lighting, landscaping, and roof pitches. All building 

facades/elevations shall be designed to incorporate architectural elements and/or 

decorative details, except for those locations where a building façade: faces a 

parking structure; is located less than ten feet from a property line; or is 

"wrapped" by, or otherwise shielded by immediate adjacency to, the exterior of 

another building (such as the north and west façades of the East Deck) or an 

element of the same building. This proffer shall not be interpreted to preclude the 

ability of individual users and tenants to use architectural themes that incorporate 

corporate logos and identities. Signage and architectural elements shall be used to 

create a festive and vibrant atmosphere.  If the building on Parcel G is 7 stories in 

height, the 7th floor will be stepped back along the western Penny Lane frontage at 
 

a minimum distance of 15’. 
 

B. The single family attached units within Parcel I and Parcel J will be developed in 

substantial conformance with the attached documents titled “Conceptual 

Elevations,” and dated July 13, 2011 consisting of two (2) sheets representing the 

intended color and material patterns and distribution for the single family attached 

units within those Parcels (See Attachment A). This attachment will serve as a 

guideline for the colors and materials only. Copies of these “Conceptual 

Elevations” will be provided in each Building Permit submission to Fairfax 

County, with a corresponding Architect’s  statement that the Building Permit 

submission is in substantial conformance with the “Conceptual Elevations.” 

Minor changes or deviations from the “Conceptual Elevations” may be granted by 

the Department of Planning and Zoning in response to a written request from the 

developer/applicant. As outlined in Attachment A, the materials for the single 

family attached units within Parcel I and Parcel J shall be brick, Fiber-Cement 

“Hardie-Panel” and Fiber-Cement “Hardie-Trim”. The railings will be painted 

steel. 
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C. The above grade garage on Option 2 of Parcels C & E will be in substantial 

conformance with the garage façade elevation shown on “Attachment B” dated 

July 25, 2012 which enhances the design elements of garage façade elevation 

depicted on Sheet 28B of the CDPA/FDPA. 

2. Streetscapes. To create a high quality, street-level activity zone, a mix of retail shops, 

restaurants and multifamily uses shall be oriented along "Festival Street," which shall 

serve  as a central spine connecting the two commercial anchors at either end of the 

development.   Outdoor eating may be provided in front of each restaurant, as long as a 

clear and direct  pedestrian access is maintained. A street-level activity zone shall be 

established along Strawberry Lane, where retail and/or restaurant uses shall be oriented 

and designed to enhance the "North Park" and create an animated street edge at this main 

entrance to the Town Center. 

3. Street Sections. Streetscapes shall be provided generally as shown on the cross-sections 

on Sheets 29 through 33 of the CDPA/FDPA. 

4. Building Elevations. The architectural design of commercial retail, office, hotel and 

multi-family buildings shall be consistent with the quality of the elevations shown on 

Sheets 16 through 27 of the CDPA/FDPA. The Applicant reserves the right to revise the 

elevations as a result of final architectural and engineering design, provided the quality of 

design remains consistent with those shown, as determined by DPWES. 

5. Building Materials. Buildings shall consist of high quality materials, a combination 

thereof  including, but not limited to, stone, cast stone, masonry, glass, precast, metal, 

cementitious fiber board, asphalt shingles, clay tiles, slate, wood or comparable materials. 

EIFS shall be limited solely to use on mechanical penthouses and architectural detailing 

not to exceed five percent of a building's façade. 

6. Parking Garage Façade Treatments. Facades of above-grade garages facing Eskridge 

Road, Festival Street, Festival Street Extended and Strawberry Lane shall be treated with 

materials consistent with those materials used on companion buildings in accordance 

with the CDPA/FDPA and the "Design Guidelines" referenced below. 

7. Design Guidelines. The overall concepts presented in the Merrifield Town Center 

Design  Guidelines, prepared by RTKL and dated September 6, 2007, shall be used 

generally as a  guide in the creation of architectural, landscape, street section, building 

elevation, North Park and South Park features and design elements. 
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8. Security. In consideration of security concerns along the southern property boundary, 

transitional screening shall be provided as depicted on Sheets 10, 11 and 33 of the 

CDPA/FDPA, and lighting shall be provided in this area to address safety concerns. 

Contingent upon the provision of diligently pursued off-site grading easements, the 

Applicant shall grade-out this property line and the immediately adjacent Middle School 

property to minimize or eliminate the need for a retaining wall in this area. In the event 

said off-site grading easements are not timely provided by the Fairfax County School 

Board, then the Applicant shall have the right to construct a retaining wall in this area. 

9. Green Building Principles. The Applicant shall work with its architect to incorporate, 

in  Applicant's sole discretion, environmentally sustainable attributes into its building 

program  which may include, but not necessarily be limited to, such elements as high- 

efficiency mechanical systems, water efficient fixtures, CO2 sensors and air filters, and 

storage and collection of recyclables. 

 
In addition to the above commitment the following green building commitment shall only 

apply to the single-family attached uses shown on the CDPA/FDPA, and shall not apply  

to other uses on the Property. Compliance with this green building proffer shall not 

prohibit the development and construction (including issuance of site plans, building 

permits and other related permits) of other uses on the Property consistent with these 

proffers and the CDPA/FDPA. For this green building commitment, the applicant shall 

have the option, in its sole discretion, to utilize any of the choices identified below. 

Further, in addition to the choices identified herein, the applicant may submit 
 

an alternative third party certification for the single-family attached uses shown on the 

CDPA/FDPA that meets the substantive intent of the choices identified below. Such 

alternative third party certification must be reviewed and approved by DPZ prior to 

construction that utilizes such alternative certification. 

 
 

A. LEED for Homes Proffer (single family) 
 

 
If the applicant selects the LEED for Homes option, the approval of the 1st Single Family 

attached Building Permit, the applicant will execute a separate agreement and post a 

“green building escrow,” in the form of cash or a letter of credit or other financial surety 

from a financial institute acceptable to DPWES as defined in the Public Facilities 
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Manual, in the amount of $4,000 per unit based on an average square footage of 2,000 

per unit. This escrow will be in addition to and separate from other bond requirements 

and will be released as a total sum, and not an individual dwelling unit basis, upon 

demonstration of attainment of certification for each dwelling unit, by the U.S. Green 

Building Council, under the current version at the time of project registration with the 

U.S. Green Building Council’s (USGBC) Leadership in Energy and Environmental 

Design for Homes (LEED® for Homes) rating system. The provision to the Environment 

and Development Review Branch of DPZ of documentation from the U.S. Green  

Building Council that each dwelling unit has attained LEED certification will be  

sufficient to satisfy this commitment. If the applicant fails to provide documentation to  

the Environment and Development Review Branch of DPZ demonstrating attainment of 

LEED certification for each dwelling unit within one year of issuance of the final RUP, a 

proportion of the escrow related to the number of units failing to achieve certification will 

be released to Fairfax County and will be posted to a fund within the county budget 

supporting implementation of county environmental initiatives. 

 
 

If the applicant provides to the Environment and Development Review Branch of DPZ, 

within one year of issuance of the final RUP, documentation demonstrating that LEED 

certification for any dwelling unit(s) has not been attained but that the dwelling unit(s) 

has been determined by the U.S. Green Building Council to fall within three points of 

attainment of LEED certification, 50% of the escrow proportionate to the dwelling 

unit(s) failing to achieve certification will be released to the applicant; the other 50% will 

be released to Fairfax County and will be posted to a fund within the county budget 

supporting implementation of county environmental initiatives. 

 
 

If the applicant fails to provide, within one year of issuance of the final RUP for the 

building, documentation to the Environment and Development Review Branch of DPZ 

demonstrating attainment of LEED certification or demonstrating that any dwelling 

unit(s) has fallen short of certification by three points or less, the entirety of the escrow 

proportionate to the dwelling units failing to achieve certification will be released to 

Fairfax County and will be posted to a fund within the county budget supporting 

implementation of county environmental initiatives. 
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If the Applicant provides documentation from the USGBC demonstrating, to the 

satisfaction of the Environment and Development Review Branch of DPZ, that USGBC 

completion of the review of the LEED certification for any dwelling unit(s) application 

has been delayed through no fault of the Applicant, the Applicant’s contractors or 

subcontractors, the proffered time frame shall be extended until such time as evidence is 

obtained, and no release of escrowed funds shall be made to the Applicant or to the 

County during the extension. 

 
 

LEED-AP 
 

 
The applicant will include a LEED®-accredited professional as a member of the design 

team. The LEED-accredited professional will work with the team to incorporate 

sustainable design elements and innovative technologies into the project with a goal of 

having the project attain LEED certification. At the time of site plan submission, the 

applicant will provide documentation to the Environment and Development Review 

Branch of DPZ demonstrating compliance with the commitment to engage such a 

professional. 

 
 

Checklist 
 

 
The applicant will include, as part of the 1st Single Family Attached Building Permit 

submission and building plan submission, a list of specific credits within the most current 

version of the U.S. Green Building Council’s Leadership in Energy and Environmental 

Design for Homes (LEED® for Homes) rating system that the applicant anticipates 

attaining. A professional engineer or licensed architect will 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 certification of the 

project. 

 
 

Green Building Manual 
 

 
 

Prior to approval of the final RUP, the applicant will provide to the Environment and 

Development Review Branch of DPZ a letter from a LEED®-accredited professional 
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certifying that a green building maintenance reference manual has been prepared for use 

by future residents, that this manual has been written by a LEED-accredited professional, 

that copies of this manual will be provided to all future residents and that this manual, at  

a minimum: 

• provides a narrative description of each green building component, including a 

description of the environmental benefits of that component and including 

information regarding the importance of maintenance and operation in retaining the 

attributes of a green building; 

• provides, where applicable, product manufacturer’s manuals or other instructions 

regarding operations and maintenance needs for each green building component, 

including operational practices that can enhance energy and water conservation; 

• provides, as applicable, either or both of the following: (1) a maintenance staff 

notification process for improperly functioning equipment; or (2) a list of local 

service providers that offer regularly scheduled service and maintenance contracts to 

assure proper performance of green building-related equipment and the structure, to 

include, where applicable, the HVAC system, water heating equipment, water 

conservation features, sealants, and caulks; and 

• provides contact information that building occupants can use to obtain further 

guidance on each green building component. 

• Prior to approval of the final RUP, the applicant will provide an electronic copy of the 

manual in pdf format to the Environment and Development Review Branch of the 

Department of Planning and Zoning. 

 
 

LEED Online – DOES NOT APPLY TO LEED for Homes 
 

 
 

B. EarthCraft: 
 

Prior to issuance of the non-RUP/RUP for the proposed building, the Applicant shall provide 

documentation to DPWES and DPZ that the building has been awarded certification in 

accordance with the EarthCraft House Program. 
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XVIII. SIGNAGE 
 

1. Site  Signage. Signage for the Property shall be provided in accordance with the 

requirements of Article 12 of the Zoning Ordinance, or pursuant to a Comprehensive 

Sign Plan as may be approved by the Planning Commission. In either event, however, a 

coordinated signage system, including free-standing signs, way-finding signs (including 

those for sidewalks/trails) and potential retail awning signage, shall be provided for all 

residential and non-residential uses. Building mounted signage shall be compatible in 

terms of height, color, illumination and letter sizing, but may vary from retailer to 

retailer. If lighted, signage may be internally lighted, neon or lighted via downward- 

directed lights. The applicant also agrees that in lieu of the exceptions for signs found in  

Section 12-104 (11) of the Zoning ordinance which prohibits signs within the Sight 

Triangle outlined in Section 2-505.  All monument signs at public street intersections will 

be designed and constructed in accordance with the Sight Distance regulations established 

by the Virginia Department of Transportation for intersections and the associated design 

speeds for such intersecting roads. 

2. Ticker "Sign". As generally depicted on Sheet 17 of the CDPA/FDPA and subject to 

Planning Commission approval in a Comprehensive Sign Plan, a ticker element shall be 

permitted as an architectural feature integrated into the retail building façade located 

along the Festival Street and Strawberry Lane street frontages within either Parcel A or 

Parcel B in the PDC zoning district. Said ticker element shall not exceed two feet in 

height. 

3. Temporary Signs. No temporary signs (including "Popsicle" style paper or cardboard 

signs) which are prohibited by Article 12 of the Zoning Ordinance, and no signs which 

are prohibited by Chapter 7 of Title 33.1 or Chapter 8 of Title 46.2 of the Code of 

Virginia shall be placed on- or off-site by the Applicant or at the Applicant's direction to 

assist in the initial sale or rental of residential units on the Property. Furthermore, the 

Applicant shall direct its agents and employees involved in marketing and sale and/or 

rental of residential units on the Property to adhere to this proffer. 
 

XIX. OWNERS' ASSOCIATIONS 
 

1. Umbrella Owners' Association. Prior to the issuance of the first Non-RUP or RUP for 

any phase of the development/construction of the Application Property, except temporary 

transportation facilities and/or parking uses, if any, the Applicant shall establish an 
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Umbrella Owners' Association ("UOA") in accordance with Virginia Law. 

2. Homeowner and Condominium Owners' Associations.  Prior to the issuance of the 

first  RUP for any residential phase of the development/construction of the Application 

Property,   the Applicant shall cause either  a  homeowners'  association  and/or  a 

condominium   owners'  association  ("HOA/COA")  to  be  formed  for  that  phase  in 
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accordance with Virginia law. The HOA/COA documents shall include a 

notification/statement that there shall be ball-fields accessible for use by the general 

public on the adjacent Luther Jackson Middle School property. 

3. Membership in UOA. At a minimum, each HOA/COA and the owner(s) of the office 

building(s) shall be member(s) of the UOA. 

4. HOA/COA Maintenance Obligations. Each HOA/COA shall have specific areas of the 

Application Property within its boundaries, and each shall assume all maintenance and 

other obligations required by these proffers for common space and common 

infrastructure within those boundaries except for those maintenance obligations to be 

assumed by the UOA pursuant to Proffer 18.e. below. Maintenance obligations of the 

HOA/COAs for the various phases of the Application Property may be shared by 

agreement among the HOA/COAs. 

5. UOA Maintenance Obligations. The Applicant, and then the subsequent UOA, shall 

have maintenance responsibilities that shall include, but not necessarily be limited to the 

following: 

A. Maintenance of private  streets, all sidewalks, plazas, open-space, stormwater 

management facilities (as set forth in Proffer Section IX above), recreational 

facilities and  other common  areas within  the Application  Property including 

standard cleaning and lawn/landscaping maintenance and removal of snow from 

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

Property. The UOA shall incorporate into its lawn maintenance contracts a 

prohibition against mowing with gas-powered equipment on Code Red days. 

B. Repair of surfaces and site furnishings. 
 

C. Replacement of dead, dying, or diseased trees and landscaping within the 

Application Property with the same size and similar species as originally 

approved on the landscape plan. 

D. The  TDM  Program. The respective UOA and HOA/COA  documents  shall 

specify  the maintenance obligation  as  set  forth  herein.  Purchasers  shall  be 

advised in  writing prior  to entering into  a contract  of  sale, and  in  the 

UOA documents and  the HOA/COA documents, that the UOA/HOA/COA 

shall be responsible, respectively, for the maintenance obligations as set forth 

herein. 
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XX. OTHER 
 

1. Unreasonable Delay. Upon demonstration by the Applicant that, despite diligent efforts 

by the Applicant, provision of an improvement set forth in these proffers has been 

unreasonably delayed by others or by circumstances beyond the control of the Applicant, 

the Zoning Administrator may agree to a later date for the completion of each such 

improvement. 

2. Administrative Review. Concurrent with the submission to DPWES of site plans, and 

any major inserts or revisions to said site plans, the Applicant shall submit copies of the 

same to the Providence District Supervisor and Planning Commissioner for the purpose 

of administrative review and comment. 

3. 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, developer(s) of the site or any portion of the site, and the respective Owners' 

Associations described in Proffer XIV. 

4. Counterparts. To facilitate execution, this Proffer Statement may be executed in as 

many counterparts as may be required. It shall not be necessary that the signature on 

behalf of all the parties to the Proffer Statement appear on each counterpart of this Proffer 

Statement. All counterparts of this Proffer Statement shall collectively constitute a single 

instrument. 

5. Board of Supervisors Signature. The Board of Supervisors is a signatory to this Proffer 

Statement solely in its capacity as owner of the Hilltop Road and Eskridge Road right-of- 

way included in the Application area and, by so signing, assumes no responsibility nor 

obligation as to these Proffers. 

 
[SIGNATURES ON FOLLOWING PAGES] 
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Applicant/Title Owner of TM No. 049-3((37)) parcels C, L, J pt., and N pt. 
 

Eskridge (E&A), LLC, a South Carolina limited 
liability company 

 
By: Edens Limited Partnership, a Delaware limited 

partnership, its sole member 
 

By:  Edens GP, LLC, a Delaware limited 
liability company, its general partner 

 
By:     

Steven C. Boyle, Managing Director 



-81  

 

ATTACHMENT A 



-82  

• ;>! 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

I 
I 

 

 
 
 
 

' 
·"•_:::•,1 

,., 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

f 
i 

; • :.:( I 
 
 

):loo 
I 

0.... 



 

.. 

$E

....,. 

'"'* 

- 

 
 

- - 
 

 

-•ou•- 

-- 
1 Front Elevalion •A1 Mil· ·""'" 

-_, 

-- 
-- 

1 2 Front EleVation - A2 

 

;

-
:::.. 

-- 
 

3 S a Rear EleValion 

-_, 

 

-_, 

Ml -· 

- 
- 

"'-1» -r  

-_, 
 

-_, -· 

 

-· . U J - 
-- -- -- -- Lm:-L'j L.JL J - r-

 -- ' 

-- 
M4   Flron-t E·levalion - 81 

-- 
f s Fron1EleVation· 81 End 

- 
6 1Fron1 Elevation· B2 

- - 
 

1 Front EtevaUon - 81Side 

 
(") 
00 

' 

 

 
;:::.. 

Ml -f' Mfl :::"-4' A4l  !!'-...'(1' 

-...•..:..\!..   \!.!,\ !I'J.\!_ ,,, !!!ItO( -.- 
SGol£"t CJ.. l\.\ !"C$ 

a:,s.• ().IS"lV- r;....O.R ,._,., w.-\EN".:ROC 
v• 

-_, - - so..:.-t: 
 

-,.a 
 

a.lll:)  • S'"'IU   · "-\G! 
....,:: cz:u7o, :._ s•.,.,. ---- llQ/,;":0. 5E  '\ 

"t "'"" CO<i"'\WJ.. C< li.I.111".L 

 - --.  

:::.._ - SCiot! 
"0

 

 $0-!"'£ 

- M..\!.1- e1.ro ,.s-... , -......- 
 

I>,\_";(; 

&"OQ' e.....: ;lol« '<=? A   ;.t.,.- "' 
'"10'"\!."'..t.TEI!.4. "'0 !IE fi9!1t. f"'!\• 

 

...,&,R: 
 

f.C' \!:.. ''!!& · c.< 
 

Front Elevalion -A1 
Ml !!!! 

 

g Front Elevation •A2 
f Ml 

'-.. M.l.- "-' 'OE!!FB ·G!"'f\1.,.,. !··C S...J 
:.•• &.:.,• co..oqs !U S..! ""'"'!..J.""S 

 
I·- = legend 

LESSAkD DtSiR.rl 
lltl"IIIIUI•U I Pl•llflifl$ I hlt,lo,. 

CONCEPTUAL ELEVATIONS 
MOSAIC TOWNHOMES  ••• EYA 

fAJRf:AX o::un'V, VIJIG!NIA    :: • 
ltn .,_

f 
(fU".._..J.•..•.u..,.ui.o.o...os.•.1"..•..)..•.•.'l•. I••""""'"'ltl•·•   A-02 

 

.=.: -=- ==-.; 7-=  ;.._-: 
 

;;;:::.:;;::::,;; =-:: Jl4. u,ltll   INI.IK4000     ..  .,...... 



 

 

ATTACHMENT B 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

-84- 



 

z

· 

 
 
 

 

§li ,, 
·; 

H: 
;:-!s 

 
! 

 
 
 
 

 
 

RESIDENTIAl 3  5 STI£5 (50' RE$jD£NTIAL 3 5 s-ORIES (50' 

AflCftiTECTUAAL SCREEN [)[TAll 

TO GEEXTERIORi 

0::    <( 

"'1=! >--z 

o 0 1!'5 
c/:    >" 

w 
"o'o0z:::> 

O ...J W U 
N WD 
1  u::>x 
(3 
a..wc..E!: 

::=; I 

V) 

00 

 
 

OVERALL WES T  ELEVATION 

 
 

 
THE  ELEVATION  REPRESENTED  HEREON  IS  PRELIMINARY. 

AND ILLUSTRATES THE GENERAL CHARACTER OF THE PROPOSED 

BUILDINGS I GARAGE I STREETSCAPE. 

 

 
A RAG E  FA CA DE  ELEVATION 

 
m 

1- 

w 
:::;; 
I 
u 
<( 

 
<( 

 

 
VIKA REVISIONS 

 
 
 
 
 
 

'" _     l o..._ 

"OT TO SCALE 

PR(),£CT/FLEHO. 

G 7 

B-1.0 



 
 

Appendix 2 
 

PROPOSED FINAL DEVELOPMENT  
PLAN AMENDMENT CONDITIONS 

 
FDPA 2005-PR-041-4 

April 7, 2015 
 

If it is the intent of the Planning Commission to approve FDPA 2005-PR-041-34 for a 
mixed-use development located at Tax Maps 49-3 ((37)) C, LF, J pt.,, K and N pt.,, staff 
recommends that the Planning Commission condition the approval by requiring conformance 
with the following development conditions, which supersede all previous conditions (those 
conditions carried forward from previous approval that apply to the subject property are 
marked with an asterisk*): 

 
1. Development of the property shall be in substantial conformance with the CDPA/FDPA 

entitled “Merrifield Town Center” consisting of seventy-twotwenty-five sheets prepared 
by VIKA Inc, Edens & Avant,Urban, Ltd and RTKL Associates, sealed on May 30, 
2012dated February 13, 2015. 

 
2. Stormwater Management for the subject property shall be provided in conformance with 

the Waiver Conditions associated with the Public Facilities Manual Waiver #0561-
WPFM-002-3.* (see Attachment A) 

 
3. Temporary parking (referenced in Proffer V4) shall include appropriate signage in 

accordance with Article 12 of the Zoning Ordinance.* 
 

4. Any building on Parcel G that results in more than 7 stories in height shall be subject to 
the review and approval of a Final Development Plan Amendment (FDPA) to ensure 
that the building design is compatible with the surrounding buildings. 

 
5. The retail façade of the Parcels C and E Building shall be designed to allow flexibility in 

retail façade setbacks by setting the structural columns back from the building façade. 
 

6. The residential ("Residential Developer") of the Multifamily residential components 
within Parcel C&E  shall incorporate into the design and implement the green building 
technology and strategies listed below for the residential only portion of the building on 
Parcels C & E.  The Residential Developer shall, prior to final construction bond release,  
provide a certification statement including supporting documentation as detailed below, 
from a LEED-AP who is also a professional engineer and/or licensed architect 
confirming that the green building elements listed below have been incorporated into the 
design and/or construction of the project. Green building elements for inclusion in the 
project: 

 
1. The Residential Units within the Multifamily component will include: 



 
 Operable Windows that meet or exceed the window requirements of the 

ENERGY STAR for Homes requirements for Residential Windows, Doors, and 
Skylights, version 5.0 (i.e. in the North Central region a U-Factor of < 0.32 and 
a Solar Heat Gain Coefficient of <.40).  

 Energy Star Refrigerator/Freezer and Dishwasher Kitchen Appliances 
(excluding washing machines and dryers) 

 Energy Star Programmable Thermostats  
 "Green Label" Carpet and Pad as detailed in below in item 6 of this condition.  
 Green Standard GS-11 Low VOC Paint in conjunction with  item 5 of this 

condition. 
 Low Flow Shower Heads (less than or equal to 2.0 gpm) and Bath/Lavatory 

Faucets (less than 1.5 gpm), Toilets (equal to 1.6 gpm) and Kitchen Faucets 
(less than or equal to 2.2 gpm).   

 Separate Electric Meters or Sub meters for Each Dwelling Unit 
 Exterior Wall Insulation 15 R-Value 
 

2. Residential Common Areas within the Multifamily Component will include: 
 
 Lighting on Motion Censors in Secondary Areas (bathrooms, trash rooms, 

resident storage areas, model apt., etc)  
 Green Standard GS-11 Low VOC Paint  in conjunction with item 5 of this 

condition. 
 Low-Flow Plumbing Fixtures in Common Area Bathrooms, Leasing, and 

Maintenance office as defined in above. 
 A Recycling Center for Residents as detailed in item 3 of this condition.   
 Covered Bicycle Storage for 10 bicycles. 
 One Preferred Parking space per residential garage level for Low Emission 

Vehicles  
 No Smoking in all Indoor Common Areas  
 Energy Efficient Florescent Lighting in Common Area Hallways. 
 Reduction/Diversion of Construction Waste by 50% of the total generated by 

combination of diverting from land fill and recycling as defined in item 4. 
 The Use of Native, Non-Invasive Plant Species in Exterior Residential 

Courtyard Planting Beds for 25% of the Plantings. 
 Low-Flow Drip Irrigation or Low-Flow Sprinklers that are in accordance with 

EPA Water Sense program in Residential Courtyards Planting Beds Requiring 
Irrigation. 

  
3. The Residential Developer shall provide an area for the separation, collection and 

storage of glass, paper, metal, plastic and cardboard generated by both residents 
and employees. There shall be a dedicated area on the Property for the storage of 
the recycled materials at the ground floor. The Residential Developer shall provide 
proof of installation, installation locations, and a copy of the recycling hauling 
contract. Residential developer will commit to inform residents of recycling options 
within the residential building(s). 



 
4. The Residential Developer shall have a construction waste management plan that 

consists of hiring a waste removal and diversion company to process all 
construction waste at a recycling center. The Residential Developer shall provide a 
copy of the waste removal contract as proof of compliance. 

 
5. The Residential Developer shall use low-emitting materials for all adhesives, 

sealants, paints (as described above), coatings, flooring systems, as well as 
furniture and furnishings if available. Low-emitting is defined according to the 
following table: 

 
Application     (VOC Limit g/L less water) 
Carpet Adhesive    50 
Rubber floor adhesive    60 
Ceramic tile adhesive    65 
Anti-corrosive/ anti-rust paint   250 
Clear wood finishes    350 

 
The Applicant shall provide proof of installation and the manufacturers’ product 
data. 
 

6. The Residential Developer shall install carpet and carpet padding that shall meet 
the testing and product requirements of the Carpet and Rug Institute Green Label 
Plus Program for the residential units. The Residential Developer's LEED 
professional shall provide proof of installation and the manufacturers’ product data.  
  

7. The alternate loading area shown on Sheet 9C on the east side of Parcel F shall be 
reviewed and approved by the Fire Marshal during site plan review. 

  
6.8. At the time of the issuance of the Non-RUP for the office development option on Parcel 

F, the Applicant shall provide a Fair Share monetary contribution of $0.27 per square 
foot of office space in Parcel F to the Board of Supervisors for recreational opportunities 
as determined in consultation with the Providence District Supervisor 

 
7.  
 
The above proposed conditions are staff recommendations and do not reflect the position of 
the Planning Commission unless and until adopted by the Planning Commission.
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REZONING AFFIDAVIT 

DATE: March 19. 2015 

Mark A. Drogalis 
(enter name of applicant or authorized agent) 

(check one) 

(enter date affidavit is notarized) 

, do hereby state that I am an 

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

in Application No.(s): PCA-2005-PR-Q41 -4 
(enter County-assigned application number(s), e.g. RZ 88-V-001) 

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

1 (a). The following constitutes a listing of the names and addresses of all APPLICANTS, TITLE 
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the 
application,* and, if any of the foregoing is a TRUSTEE,** each BENEFICIARY of such trust, 
and all ATTORNEYS and REAL ESTATE BROKERS, and all AGENTS who have acted on 
behalf of any of the foregoing with respect to the application: 

(NOTE: All relationships to the application listed above in BOLD print must be disclosed. 
Multiple relationships may be listed together, e.g., Attorney/Agent, 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) 
Eskridge (E&A), LLC 

Agents: Terry S. Brown 
Jodie W. McLean 
Steven C. Boyle 
William C. Caldwell 
Steven F. Teets, L.C. 
Robert W. Griffin 
Reed Kracke 

' Mark A. Drogalis, Esq. 

Edens Limited Partnership (formerly 
known as Edens & Avant Investments 
Limited Partnership (see agents on 
continuation page) 

(check if applicable) [•] 

ADDRESS 
(enter number, street, city, state, and zip code) 

1221 Main Street, Suite 1000, Columbia, SC 29201 

1221 Main Street, Suite 1000, Columbia, SC 29201 
1221 Main Street, Suite 1000, Columbia, SC 29201 
7200 Wisconsin Ave., #400, Bethesda, MD 20814 
7200 Wisconsin Ave., #400, Bethesda, MD 20814 
7200 Wisconsin Ave., #400, Bethesda, MD 20814 
7200 Wisconsin Ave., #400, Bethesda, MD 20814 
7200 Wisconsin Ave., #400, Bethesda, MD 20814 
1221 Main Street, Suite 1000, Columbia, SC 29201 

1221 Main Street, Suite 1000, Columbia, SC 29201 

RELATIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Applicant/Title Owner of 49-3 ((37)) J, 
K and N (Title Owner "A") 
Agent for Applicant/Title Owner "A" 
Agent for Applicant/Title Owner "A" 
Agent for Applicant/Title Owner "A" 
Agent for Applicant/Title Owner "A" 
Agent for Applicant/Title Owner "A" 
Agent for Applicant/Title Owner "A" 
Agent for Applicant/Title Owner "A" 
Agent/Attorney for Applicant/Title 
Owner "A" 

Agent for Applicant/Title Owner "A" 

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

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units in the 
condominium. 

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

(JFORM RZA-1 Updated (7/ 
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Rezoning Attachment to Par. 1(a) 
Page >_ of ( 

DATE- March 19, 2015 
(27^6-(enter date affidavit is notarized) 

for Application No. (s): PCA-2005-PR-041 -4 
(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) 

- Edens Limited Partnershio (continued) 
Agents: Terry S. Brown 

Jodie W. McLean 
Steven C. Boyle 

' William C. Caldwell 
Steven F. Teets, L.S. 
Robert W. Griffin 
Reed Kracke 
Mark A. Drogalis, Esq. 

Urban Engineering & Associates, Inc., t/a 
Urban, Ltd. 
Agents: Robert W. Brown 

Eric S. Siegel 

- M.J. Wells & Associates, Inc. 
Agents: Robin L. Antonucci 

Kevin R. Fellin 

ADDRESS 
(enter number, street, city, state, and zip code) 

1221 Main Street, Suite 1000, Columbia, SC 29201 
1221 Main Street, Suite 1000, Columbia, SC 29201 
7200 Wisconsin Ave., #400, Bethesda, MD 20814 
7200 Wisconsin Ave., #400, Bethesda, MD 20814 
7200 Wisconsin Ave., #400, Bethesda, MD 20814 
7200 Wisconsin Ave., #400, Bethesda, MD 20814 
7200 Wisconsin Ave., #400, Bethesda, MD 20814 
1221 Main Street, Suite 1000, Columbia, SC 29201 

7712 Little River Turnpike 
Annandale, VA 22203 

1420 Spring Hill Road, Suite 610 
Tysons, VA 22102 

RELATIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Agent for Applicant/Title Owner "A" 
Agent for Applicant/Title Owner "A" 
Agent for Applicant/Title Owner "A" 
Agent for Applicant/Title Owner "A" 
Agent for Applicant/Title Owner "A" 
Agent for Applicant/Title Owner "A" 
Agent for Applicant/Title Owner "A" 
Agent/Attorney for Applicant/Title Owner 
"A" 

Engineer/Agent 
Engineer/Agent 

Agent/Traffic Engineer Consultant 

MCREF Mosaic F LLC 
Agents: Peter Melmed 

• Patrick Sean Caldwell 

6110 Executive Boulevard, Suite 315 
Rockville, MD 20852 

Tiutle Onwer of 049-3((37))-F (Title 
Owner "B") 

Cooley LLP 
Agents: Antonio J. Calabrese 

Mark C. Looney 
Colleen P. Gillis 
Jill S. Parks 
Brian J. Winterhalter 
Jeffrey A. Nein 
Ben I. Wales 
Molly M. Novotny 

••Katherine P. Humphrey 

One Freedmon Square, Reston Town Center 
11951 Freedom Drive, Suite 1500 
Reston, Virginia 20190 

Agent/Attorney for Title Owner "B" 

(check if applicable) [ ] There are more relationships to be listed and Par. 1(a) is continued further 
on a "Rezoning Attachment to Par. 1(a)" form. 

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

DATE: March 19, 2015 ' if 
(enter date affidavit is notarized) 

for Application No. (s): PCA-2005-PR-041 -4 
(enter County-assigned application number(s)) 

1 (b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this 
affidavit who own 10% or more of any class of stock issued by said corporation, and where such 
corporation has 10 or less shareholders, a listing of all of the shareholders, and if the corporation is 
an owner of the sub ject land, all of the OFFICERS and DIRECTORS of such 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) 
- Eskridge (E&A), LLC 

1221 Main Street, Suite 1000 
Columbia, SC 29201 

DESCRIPTION OF CORPORATION: (check one statement) 
[y] 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°-b or more of 

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

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

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name) 
- Edens Limited Partnership (formerly known as Edens & Avant Investments Limited Partnership), sole member of Applicant/Title Owner 

"A". 

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

(check if applicable) [y] There is more corporation information and Par. 1(b) is continued on a "Rezoning 
Attachment 1(b)" form. 

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed She 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 [_ °f C 

Rezoning Attachment to Par. 1(b) 

DATE; March 19. 2015 
(enter date affidavit is notarized) 

' 2-7 ̂  & (-p 

for Application No. (s): PCA-2005-PR-041 -4 
(enter County-assigned application number (s)) 

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

• Urban Engineering and Associates, Inc., t/b Urban, Ltd. 
7712 Little River Turnpike 
Annandale, Virginia 22003 

DESCRIPTION OF CORPORATION: (check one statement) 

[z] 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) 
~ J, Edgar Sears, Jr. 
.Brian A. Sears 

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 610 
Tysons, Virginia 22102 

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

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
M.J. Wells & Associates, Inc. Employee Stock Ownership Trust. All employees are eligible plan participants; however, no one employee 
owns 10°o 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.) 

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

FORM RZA-1 Updated (7/1/06) 
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Rezoning Attachment to Par, 1(b) 

DATE: March 19, 2015 
(enter date affidavit is notarized) 

for Application No. (s): PCA-2005-PR-041-4 
• (enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
MCREF Mosaic F LLC 
6110 Executive Boulevard, Suite 315 
Rockville, MD20S52 

DESCRIPTION OF CORPORATION: (check one statement) 
[J] 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° o or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns t0° o 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) 
Mill Creek Mosaic Phase II LLC 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
Charles R. Brindell, Jr., Chair & CEO William C. MacDonald, CIO Michael (nmi) Hefley, COO Shari L. Steinhardt, CAO 
Sher/1 A. Brown, CFO & Treas. Alan E. Kolar, Exec. Man. Dir. Charles N. Bay, Exec, Man. Dir. 

• Peter (nmi) Porraro, Exec. Man. Dir. Peter (nmi) Melmed, VP N Patrick Sean Caldwell, Sen. Man, Dir. (NAME CONTINUED) 

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

FORM RZA-l Updated (7 i 06) 
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Rezoning Attachment to Par. 1(b) 

DATE: March 19. 2015 
(enter date affidavit is notarized) 

for Application No. (s): PCA-2005-PR-041-4 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
AtCREF Mosaic F LLC (CONTINUED) 
6110 Executive Boulevard, Suite 315 
Rockville, MD 20S52 

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°o 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) 
Mill Creek Mosaic Phase II LLC 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
CONTINUED: 
Amirali (nmi) Nasserian, VP • Kelly B. Peacon, VP Andrew (nmi) Tush, VP 
Rachel L. Purcell, CAO & Sec. .Diane (nmi) Hunter, Ass. Sec. Vanessa I. Pacheco, Ass. Sec. 

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°o or more of any 

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

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

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

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

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

FORM RZA-1 Updated (7/1/06) 
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Rezoning Attachment to Par, 1(b) 

DATE: March 19,2015 \Z7C,K(s 
(enter date affidavit is notarized) 

for Application No. (s): PCA-2005-PR-041-4 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Mill Creek Mosaic Phase II LLC 
6110 Executive Boulevard, Suite 315 
Rockville, MD 20852 

DESCRIPTION OF CORPORATION: (check one statement! 
[X] 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) 
Mill Creek Fund I, LLC 

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

Charles R. Brindell, Jr., Chair & CEO 
Sheryl A. Brown, CFO & Treas. 
Peter (nmi) Porraro, Exec. Man. Dir. 
Amirali (nmi) Nasserian, VP 

-Rachel L. Purcell, CAO & Sec. 

William C. MacDonald, CIO Michael (nmi) Hefley, COO Shari L. Steinhardt, CAO 
Alan E. Kolar, Exec. Man. Dir. Charles N. Bay, Exec. Man. Dir. 
Peter (nmi) Melmed, VP Patrick Sean Caldwell, Sen. Man. Dir. 
Kelly B. Peacon, VP Andrew (nmi) Tush, VP 
Diane (nmi) Hunter, Ass. Sec. -Vanessa I. Pacheco, Ass. Sec. 

NAME & ADDRESS OF C O R P OR AT ION: (enter complete name, number, street, city, state, and zip code) 
.Mill Creek Fund I, LLC 
6110 Executive Boulevard, Suite 315 
Rockville, MD 20852 

DESCRIPTION OF CORPORATION: (check one statement) 
[X] 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) 
., North Rock 11 MC Investor, LLC 
- MCRT Fund 1 Manager, LLC - owns less than 10% of MCREF Mosaic F LLC 

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

XMCRT Fund I Manager, LLC- Managing Member 

(check if applicable) [X] There is more corporation information and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 



Rezoning Attachment to Par. 1(b) 
Page S» of <'f 

DATE: March 19. 2015 
(enter date affidavit is notarized) 

for Application No. (s): PCA-2005-PR-041 -4 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
-NorthRock II MC Investor, LLC 
c/o Rockwood Capital, LLC 
Two Embarcadero Center, Suite 2360 
San Francisco, CA 94111 

DESCRIPTION OF CORPORATION: (check one statement) 
[X] 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) 
^NorthRock Fund II, L.P. 

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

N/A 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
NorthRock General Partner, LLC 
c/o Rockwood Capital, LLC 
Two Embarcadero Center, Suite 2360 
San Francisco, CA 94111 

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. 

NorthRock General Partner, LLC owns less then 10% of MCREF Mosaic F LLC 

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

NorthRock General Partner, LLC owns less than 10% ofMCREF Mosaic F LLC 

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

N/A - NorthRock General Partner, LLC owns less than 10% of MCREF Mosaic F LLC 

(check if applicable) [X] There is more corporation information and Par. 1 (b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 
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Rezoning Attachment to Par. 1(b) 

DATE: March 19.2015 ^ZTl^h 
(enter date affidavit is notarized) 

for Application No. (s): 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
The Treasurer of the State of North Carolina, the duly authorized fiduciary of the Retirement Systems (as defined in North 
Carolina General Statutes Section 147-69.2(b)(8)) 
325 North Salisbury Street 
Raleigh, NC 27603 

DESCRIPTION OF CORPORATION: (check one statement) 
[X] 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) 
The Treasurer of the State of North Carolina is an individual pejson. There are no shareholders. 

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 SHAREHOLDER: (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) [X] 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: March 19.2015 lZl&%0 
(enter date affidavit is notarized) 

for Application No. (s): PCA-2005-PK-041-4 
(enter Count}-assigned application number(s)) 

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

PARTNERSHIP INFORMATION 

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code) 
(2) Edens Limited Partnership (formerly known as Edens & A\ant Investments Limited Partnership) 

1221 Main Street, Suite 1000 
Columbia. South Carolina 29201 

(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) 
GENERAL PARTNER: 

LIMITED PARTNERS: 

-.Fdens GP, LLC (former!) known as Edens & 
Avant Administrative I LC) 

E&A Affiliates. LP ("Affiliates") (former) 
Founders Ploldings, LP ("Holdings") 

Edens investment Trust (former!) known 
as Edens & Avant Properties 1 rust) ("Investment 
Trust") 

This LLC docs not own I0°o or more of 
Applicant/Title Owner. 

Neither Holdings nor an) indiv idual, 
partner, or member hav ing a beneficial 
interest in Holdings holds a 10"o or 
greater interest in Applicant/1 itle Owner. 

Named individuals1 

John R. Allen 
Herbert F. Ames. Jr 
Keith A. Angel) 
Richard S. Black 
Steven C. Bo) le 
Richard T. Brandenburg. Jr 

None of these named individuals who are 
limited partners hold a 10°o or greater 
interest in Applicant/Title Owner 

(check if applicable) [/] There is more partnership information and Par. 1(c) is continued on a "Rezoning 
Attachment to Par. 1(c)-' form. 

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successivel) until: (a) onlv individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10° • or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE' of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICA NT, 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-I Updated {/ I 0 6 /  
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Rezoning Attachment to Par, 1(c) 

DATE: March 19,2015 
(enter date affidavit is notarized) 

for Application No, (s): PCA-2005-PR-041 -4 
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
(2) Edens Limited Partnership (formed) known as Edens & A\ant Iruestments Limited Partnership) (CONTINUED) 

122! Main Street. Suite 1000 
Columbia. South Carolina 29201 

(check if applicable) [] The above-listed partnership has no limited partners-

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g.. 
General Partner, Limited Partner, or General and Limited Partner) 
Limited Partners (CONTINUED). Terr> S. Brown 

Jessica A. Bruner 
Kathr) n E. Buekleu 
William C. Caldwell 
Gregor) Carbone 
John C. Cocker 
Matthew R. Crosland 
Lvle E.T. Damall 
B. Keith Da\idson 
Mark A. Drogalis 
Carol M. Doone) 

1 Bradford A. Dumont 
DeAnne C. Dunn 
Gregg M. Edelslein 
Joe A. Edens, II! 
Jason C. Edwards 
Sara S. Fawcett 
Elizabeth A Furnelii 
Mark P. Garside 
Das id Ci Germakian 
Brooke L. Go nee 
Keith A Plague 

s Christopher J Flaine (former) 
Carol FI Flail 
Albert L. James IV 
Samuel E. Judd (former) 
Jeffrev S, Kaufman 
Michael D. Kenns 
Christopher J. Kopecks 
Jennifer A Maguire 
Brian J. Malones 
Thomas O. McKas (former) 
Jodie \Y McLean 
Van B. Monroe 
Jami R Passer 
Senthikumar Sankaran 

• Edward B Seneman (former) 

(check if applicable) [y] There is more partnership information and Par. 1(c) is continued further on a 
"Rezoning Attachment to Par. 1(c)" form. 

FORM R Z A - i  Updated ( 7  i 06} 



Page "Z- of "8 
Rezoning Attachment to Par. 1(c) 

DATE: March 19. 2015 
(enter date affidavit is notarized) 

for Application No. (s): PCA 2005-PR-041-4 
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
'Edens Limited Partnership (formerly known as Edens & Avant Investments Limited Partnership [CONTINUED] 
1221 Main Street, Suite 1000 
Columbia, South Carolina 29201 

(check if applicable) [] The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g., 
General Partner, Limited Partner, or General and Limited Partner) 
Limited Partners (CONTINUED) , Geoffrey 11. Sharpe 

Maria A. Smith 
Jason K., Tompkins 
Dan Avant 

• Robert W. Griffin 
. Copeiand Kapp 
John Lumpkin 
Joyce L. Vonada 
Marguerite Westbook 
Ray Weston 

(check if applicable) [/] There is more partnership information and Par. 1(c) is continued further on a 
"Rezoning Attachment to Par. 1(c)" form. 

FORM RCA-1 Updated (7 1 06) 



Rezoning Attachment to Par. 1(c) 
Paae 3 of 

DATE: March 19. 2015 YZ7.Le%Lp 
(enter date affidavit is notarized) 

for Application No. (s): PCA-2Q05-PR-041-4 
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Ederis Inv esiment Trust 
1221 Main Street, Suite 1000 
Columbia. South Carolina 29201 

(check if applicable) [/] The above-listed partnership has no limited partners-

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.e., 
Genera l  Par tner ,  Limited  Par tner ,  or  Genera l  and Limited  Partner)  
1 rustees -.There are nine (9) named indiv iduals who 

are trustees of the Trust, none of whom 
hold a 10° a or greater interest in 
Applicant/Title Owner. 

Beneficiaries' , Edens Retail ln\estments LLC ("Retail"). 
The sole member of Retail is JP Morgan 
Chase Bank, as trustee under Amended & 
Restated Trust dated November 13, 2001, 
as amended, for its Commingled Pension 
Trust Fund ("Strategic Propertj") (the "JP 
Morgan Trust") 

Retail holds a 34.178°o interest (as of 
12/31/14) in 4 itle Owner; how ever, no 
indiv idual beneficiar> of the JP Morgan 
Trust has greater than a 10% interest in 
Title Owner. 

Knickerbocker I-dens LLC ("NYSTRS" NYSTRS holds a 30.973% interest (as of 
12/31/14) in Title O wner; however, no one 
individual pension beneficiar) has greater 
than a 10% interest in Title Owner. 

• BREP Edens Investment Partners L.P. 
("Blackstone") 

Blackslone holds a 29.079% interest (as of 
12/31/14) in Title Owner, however, no 
partner or holder of an> beneficial interest 
therein has greater than a 10% interest in 
Title Owner. 

(check if applicable) [/] There is more partnership information and Par. 1(c) is continued further on a 
"Rezoning Attachment to Par. 1(c)" form. 



Rezoning Attachment to Par, 1(c) 

DATE: March 19. 2015 
(enter date affidavit is notarized) 

for Application No. (s): PCA 2005-PR-041-4 

Paee of ^ 

(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Cooley LLP 
One Freedom Square, Reston Town Center 
11951 Freedom Drive, Suite 1500 
Reston, Virginia 20190 

(check if applicable) [y] The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g., 
Genera l  Par tner ,  Limited  Par tner ,  or  Genera l  and  Limi ted  Partner)  
Gian-Michele a Marca Keith J. Berets 
Jane K. Adams 
Maureen P. Alger 
DeAnna D. Allen 
Mazda K. Antia 
Orion (nmi) Armon 
Gordon C. Atkinson 
Michael A. Attanasio 
Jonathan P. Bach 
Charles J. Bair 
Celia Goldwag Barenholtz 
Frederick D. Baron 
Matthew S. Bartus 
Michael D. Basile 

Ann (nmi) Bevitt 
Laura GrossField Birger 
Thomas A. Blinka 
Nicholas (nmi) Bolter 
Barbara L. Borden 
Jodie M. Bourdet 
Wendy J. Brenner 
David (nmi) Bresnick 
Matthew J. Brigham 
James P. Brogan 

Nicole C. Brookshire 
Matthew D. Brown 
Alfred L. Browne 111 
Matthew T, Browne 
Peter F. Burns 
Blain B. Butner 
John T. Byrnes 
Robert T. Cahill 
Antonio J. Calabrese 
Christopher C. Campbell 
William Lesse Castleberry 
Lynda K. Chandler 
Reuben H. Chen 
Dennis (nmi) Childs 

[CONTINUED] 

(check if applicable) [/] There is more partnership information and Par. 1(c) is continued further on a 
"Rezoning Attachment to Par. 1(c)" form. 

FORM RZA-1 Updated (7 I'06) 
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DATE: March 19,2015 \Z7KXL, 
(enter date affidavit is notarized) 

for Application No. (s): PCA 2QQ5-PR-041-4 
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Cooley LLP (continued) 
One Freedom Square, Reston Town Center 
11951 Freedom Drive, Suite 1500 
Reston, VA 20190 

(check if applicable) [X] The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g.,General 
Partner, Limited Partner, or Genera! and Limited Partnei) 
William T. Christiansen, 11 Michael R. Faber Ray (nmi) Hartman 
Sean M. Clayton Lester J. Fagen Bernard L. Hatcher 
John A, Clendenin Jesse D. Farmer Matthew B. Hemington 
Samuel S. Coates Brent D. Fassett Cathy Rae Hershcopf 
Jeffrey L. Cohen John R. Feore, Jr. Gordon (nmi) Ho 
Thomas A. Coll Chris (nmi) Finney Nick (nmi) Hobson 
Joseph W. Conroy M. Wainwright Fishburn, Jr. Lila W. Hope 
Christopher (nmi) Coulter Jennifer Fonner Fitchen C. Thomas Hopkins 
James (nmi) Crabtree Thomas J. Friel, Jr. Richard (nmi) Hopley 
Carolyn L. Craig Francis (nmi) Fryscak Mark M. Hrenya 
John W. Crittenden Koji F. Fukumura Brendan J. Hughes 
Janet L. Cullum James F. Fulton, Jr. Christopher R. Hutter 
Nathan K. Cummings William S. Galiiani Jay R.Indyke 
John A. Dado W. Andrew H. Gantt 111 Craig D. Jacoby 
Scott D. Dailard Jon E. Gavenman Eric C. Jensen 
Benjamin G. Damstedt Jonathan C. Glass Robert L. Jones 
Craig E, Dauchy Michael B. Goldstein Jeff (nmi) Kaban 
Mark (nmi) Deem Wendy C. Goldstein Barclay J. Kamb 
Renee R. Deming Kathleen A. Goodhart Richard S. Kanowitz 
Darren K, DeStefano Lawrence C. Gottlieb Kimberly J. Kaplan-Gross 
Eric W. Doherty Shane L. Goudey Matthew A. Karlyn 
William P. Donovan, Jr. Jonathan G. Graves Jeffrey S. Karr 
Michelle C. Doolin Jacqueline I. Grise Sally A. Kay 
Joseph M. Drayton Kenneth L. Guernsey Heidi M. Keefe 
Matthew P. Dubofsky Patrick P. Gunn David R. Kendall 
Christopher (nmi) Durbin Divakar (nmi) Gupta Jason L. Kent 
John C. Dwyer Sarah J. Guske Mehdi (nmi) Khodadad 
Shannon (nmi) Eagan Jeffrey M. Gutkin Charles S. Kim 
Erik S. Edwards John B. Hale Kevin M. King 
Ivor R. Eirifi Danish (nmi) Hamid Benjamin (nmi) Kleine 
Heidi A. Erlacher Laurence (nmi) Harris Michael J. Klisch 
Gordon H. Empey Jonathan D. Hart Jason M. Koral 
Sony a F. Erickson Barbara A. Kosacz 
Mark (nmi) Everiss Kenneth J. Krisko 

Carol Denise Laherty 
Mark F. Lambert 

(check if applicable) [X] There is more partnership information and Par. 1(c) is continued further on a 
"Rezoning Attachment to Par. 1(c)" form. 



Page 6> of ^ 

Re/.oning Attachment to Par. 1(c) 

DATE: March 19.2015 
(enter date affidavit is notarized) 

for Application No. (s): PCA 2005-PR-041-4 
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Cooley LLP (continued) 
One Freedom Square, Reston Town Center 
11951 Freedom Drive, Suite 1500 
Reston, VA 20190 

(check if applicable) [X] The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle iiitial, last name, and title, e.g..Genera l  
Partner, Limited Partner, or General and Limited Partner) 
Matthew E. Langer Bonnie Weiss McLeod Mark B. Pitehford 
Samantha M. LaPine Mark A. Medearis Michael L, Piatt 
John G. Lavoie Laura M. Medina Christian E. Plaza 
Pang (nmi) Lee Beatriz (nmi) Mejia Aaron M. Pomeroy 
Robin J. Lee Craig A. Menden Marya A. Postner 
Louis (nmi) Lehot Erik B. Milch Steve M. Przesmicki 
Jamie K. Leigh Chadwick L. Mills Seth A. Rafkin 
Natasha (nmi) Leskovsek David E. Mills Frank F. Rahmani 
Shira Nadich Levin J. Kevin Mills Marc (nmi) Recht 
Alan (nmi) Levine Patrick J. Mitchell Michael G, Rhodes 
Michael S. Levinson Ali M.M. Mojdehi Michelle S. Rhyu 
Stephanie (nmi) Levy Ann M. Mooney Lyle (nmi) Roberts 
Elizabeth L, Lewis Timothy J. Moore John W, Robertson 
Michael R, Lincoln Howard (nmi) Morse Ricardo (nmi) Rodriguez 
James C. T. Linfield Phillip (nmi) Morton Kenneth J. Rollins 
Samuel M. Livennore Frederick T. Muto Kevin K. Rooney 
Douglas P. Lobel Danielle E. Naftulin Adam J. Ruttenberg 
J. Patrick Loofbourrow Ryan E. Naftulin Akash (nmi) Sachdeva 
Mark C. Looney Jeremy M. Naylor Thomas R. Salley III 
Robert B, Lovett Stephen C. Neal Jessica Valenzuela Santamaria 
James (nmi) Lu Edward J. O'Connell Glen Y. Sato 
Edward J. Lukins Ian (nmi) O'Donnell Martin S. Schenker 
Andrew P, Lustig Rama (nmi) Padmanabhan Joseph A. Scherer 
Thomas O. Mason Kathleen (nmi) Pakenham Marc G. Schildkraut 
Jennifer (nmi) Massey Timothy G. Patterson William J. Schwartz 
Joshua O. Mates Sarah (nmi) Pearce Ellen A. Scordino 
James (nmi) Maton Anne H. Peck Audrey K. Scott 
Michael J. McGrail D, Bradley Peck John H. Sellers 
Becket(nmi) McGrath David G. Peinsipp 
John T. McKenna Nicole K, Peppe 

Kevin (nmi) Perry 
Robert W. Phillips 
Susan Cooper Philpot 
Frank V, Pietrantonio 

(check if applicable) [X] There is more partnership information and Par, 1 (c) is continued further on a 
"Rezoning Attachment to Par. 1(c)" form. 
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Rezoning Attachment to Par. 1(c) 

DATE: March 19.2015 If 
(enter date affidavit is notarized) 

for Application No. (s): PCA 2005-PR-041.-4 
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name- & number, street, city, state & zip code) 
Cooley LLP (continued) 
One Freedom Square, Reston Town Center 
11951 Freedom Drive, Suite 1500 
Reston, VA 20190 

(check if applicable) [X] The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g.,General 
Partner, Limited Partner, or General and Limited Partner) 
Ian R. Shapiro Steven M. Strauss Thomas S. Welk 
Michael N. Sheetz .. James N. Strawbridge Peter H.. Werner 
C. Christopher Shoff M. Anne Swanson Scott (nmi) Weston 
Jordan A. Silber C. Scott Talbot Francis R. Wheeler 
Brent B. Siler Mark P. Tanoury Geoffrey T. Willard 
Ian D. Smith Joseph (nmi) Teja, Jr. Andrew S. "Drew" Williamson 
Stephen R. Smith Gregory C. Tenhoff Peter J, Willsey 
Colleen P. Gillis Michael E. Tenta Mark Windfeld-Hansen 
WTiitty (nmi) Somvichian Timothy S. Teter David J. Wittenstein 
Wayne O. Stacy Michael (nmi) Tollini Nancy H, Wojtas 
Anthony M. Steigler Michael S. Tuscan Amy M. Wood 
Justin M, Stock Jay (nmi) Vaughn J. Peyton Worley 

Miguel J. Vega Nan (nmi) Wu 
Erich E. Veitenheimer 111 Babak (nmi) Yaghmaie 
Aaron J. Velli Jonathan (nmi) Yorke 
David A. Walsh David R. Young 
Mark B. Weeks Christina (nmi) Zhang 
Mark R. Weinstein Kevin J. Zimmer 

(check if applicable) [X] There is more partnership information and Par. 1(c) is continued further on a 
"Rezoning Attachment to Par. 1(c)" form. 
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Rezoning Attachment to Par. 1(c) 

DATE: March 19.2015 Vzn.Le% 0> 
(enter date affidavit is notarized) 

for Application No. (s): 
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
NorthRock Fund II, L.P. 
c/o Rockwood Capital, LLC 
Two Embarcadero Center, Suite 2360 
San Francisco, CA 94111 

(check if applicable) [X] The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g. General 
Partner, Limited Partner, or General and Limited Partnei) 

"NorthRock General Partner, LLC - General Partner 
The Treasurer of the State of North Carolina, the duly authorized fiduciary of the Retirement Systems (as defined in North 
Carolina General Statutes Section 147-69.2(b)(8)) - Limited Partner 

(check if applicable) [] There is more partnership information and Par. 1 (c) is continued further on a 
"Rezoning Attachment to Par. 1(c)" form. 



Pag e  Four 
REZONING AFFIDAVIT  

DATE: March 19, 2015 ^ 
(enter date affidavit is notarized) 

for Application No. (s): PCA 2Q05-PR-041 4 
(enter County-assigned application number(s)) 

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

[ ] In 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: 

[y] Other than the names listed in Paragraphs 1(a), 1(b), and 1(c) above, no individual owns in the 
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the 
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 

That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of 
his or her immediate household owns or has any financial interest in the subject land either 
individually, by ownership of stock in a corporation owning such land, or through an interest in a 
partnership owning such land. 

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on the line below.) 

NONE 

(check if applicable) [ ] There are more interests to be listed and Par. 2 is continued on a 
"Rezoning Attachment to Par. 2" form. 

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



Page Five 
REZONING AFFIDAV IT 

DATE: March 19. 2015 
(enter date affidavit is notarized) 

for Application No. (s): PCA-20Q5-PR-041-4 
(enter County-assigned application number(s)) 

3. That within the twelve-month period prior to the public hearing of this application, no member of the 
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate 
household, either directly or by way of partnership in which any of them is a partner, employee, agent, 
or attorney, or through a partner of any of them, or through a corporation in which any of them is an 
officer, director, employee, agent, or attorney or holds 10% or more of the outstanding bonds or shares 
of stock of a particular class, has, or has had any business or financial relationship, other than any 
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank, 
including any gift or donation having a value of more than $100, singularly or in the aggregate, with 
any of those listed in Par. 1 above. 

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on line below.) 
Providence District Supervisor Linda Q. Smyth and Dranesville District Supervisor John W. Foust are members of the Board of 
Directors of the Mosaic District Community Development Authority (the "Mosaic District CDA"). The Mosaic District CDA 
encompasses several parcels of land, a portion of which is identified in paragraph 1(a) of the Affidavit as the application property. 

(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 must 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 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, including business or financial relationships of the type described 
in Paragraph 3 above, that arise on or after the date of this application. 

WITNESS the following signature: 

(check one) [ ] Applicant [/J Applicants Authorized Agent 

Mark A. Drogalis, Esq., Atty/Agent for Aplicant/Title Owner "A" 
(type or print first name, middle initial, last name, and title of signee) 

Subscribed and sworn to before me this 19th day of March 
of South Carolina , County/City of Richland Coluinbi 

20 15 _, in the State/Comm. 

My commission expires: 

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

12/3/23 
AAA \ - Notary Public 

, A, 

ROTARY \y| 

" /\AV' I l l l l t U m ' "  
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 LAND UNIT F 
 
Land Unit F is comprised of approximately 107 acres and is bounded by Gallows Road on the 
east, Lee Highway on the north, Prosperity Avenue on the west, and Land Unit G on the south 
(see Figure 27).  Existing development generally consists of retail uses in the eastern portion 
primarily along Gallows Road, industrial and office uses in the central portion, and the 
Merrifield Regional Post Office in the western portion of the Land Unit.   
 
Most of Land Unit F, the portion east of the Merrifield Regional Post Office, is envisioned to 
redevelop as the “Town Center” for the Merrifield Suburban Center, with a mix of uses including 
office, retail, hotel, and residential uses.  Buildings in the town center are envisioned to have 
retail and service uses located on the ground levels that are designed with a pedestrian 
orientation.  Primary access points to the Town Center are envisioned to be at Merrilee Drive 
extension/realignment with Eskridge Road and Lee Highway, Gallows Road and Strawberry 
Lane, and Gallows Road and “Main Street/Festival Street”.  
 
The major circulation improvements for this land unit include the extension of Eskridge Road to 
Williams Drive.  Since Williams Drive connects with Route 50, this will complete the link from 
the Metro station through the “Town Center” to Arlington Boulevard.  Additional circulation 
improvements include aligning a Merrifield Regional Post Office entrance with the Dorr Avenue 
Extension to Lee Highway; the extension of Strawberry Lane west to connect with Eskridge 
Road; the movie theater access road extension south to connect with Williams Drive and/or 
Gatehouse Road (connecting with Gatehouse Road would require crossing Luther Jackson 
Intermediate School property); and an east/west road that connects Prosperity Avenue with 
Eskridge Road or Williams Drive.  Within this area, at least one new road should function as the 
“Festival Street” as illustrated on Figure 28.  The major arterial improvements include the 
widening of Lee Highway and Gallows Road, and the planned improvements at the intersection 
of the two roads.  
 
Guidance for evaluating development proposals is provided in the Area-Wide Recommendations 
under Land Use, Urban Design, Transportation, and Public Facilities/Infrastructure sections, as 
well as in the following specific sub-unit recommendations.  
                   
Sub-Units F1 and F2 (Town Center Area):  
 
Sub-Unit F1 is the eastern portion of the Land Unit that is oriented to Gallows Road and is 
planned for community-serving retail up to .35 FAR.  Additional freestanding single tenant uses 
and “drive-through” uses, such as fast-food restaurants and car washes, are discouraged because 
each may disrupt pedestrian access.  Drive-through uses that are low traffic generators, such as 
financial institutions and drug stores, may be considered provided that the drive-through facility 
is integrated within a multi-tenant building and is designed in a manner that does not impede 
pedestrian access.  In any new retail center, an office component could be provided, if it does not 
exceed .10 FAR (or approximately 30% of the development’s gross square feet), with any office 
component designed as an integral part of the retail center.  Furthermore, any new retail center(s) 
should be designed in a manner that is consistent with the town center concept. 
 
Sub-Unit F2 is the central portion of the Land Unit that is generally between the Post Office 
property and Sub-Unit F1.  Sub-unit F2 is planned for and developed with industrial and office 
uses up to a .5 FAR, except for the portion of Tax Map 49-3((1))80A that is in Sub-Unit F2.  
This portion of Parcel 80A could be developed with office or a new theater complex.  Any new 
development should be designed in a manner consistent with the town center concept. 
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Any modification, expansion, and/or reuse of the existing buildings should be consistent with 
guidelines for Existing Uses and Buildings under the Area-Wide Land Use section.  Any 
additional development in Sub-unit F1 and F2 at this base level should have consolidation or a  
 

 

 

 

 

 

 

 

 

        

 

 

FIGURE 27 
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FIGURE 28 



FAIRFAX COUNTY COMPREHENSIVE PLAN, 2013 Edition Area I  
The Merrifield Suburban Center, Amended through 3-4-2014 
Land Unit Recommendations  Page 79    

 
 

  

coordinated development plan that provides for circulation improvements and streetscape 
improvements, as well as addresses urban design and other planning objectives which include 
implementing the town center concept.  Also for any additional development at this base level on 
property in Sub-Units F1 and F2 abutting Sub-Unit G1, inter-parcel access between these sub-
units should be considered and provided if needed to improve access to the school. 
 
Option 1: As an option, in both Sub-units F1 and F2, redevelopment within these sub-units to 
office and retail up to .65 FAR may be appropriate if the redevelopment creates a component of 
the envisioned “Town Center.”  The retail component should comprise, at a minimum, 30% of 
the total development.  Any development proposal under this option must address all applicable 
Area-Wide recommendations as well as the following guidelines.  
 
 Consolidations of at least eight contiguous acres are encouraged.  As an alternative, 

coordinated development plans with a combined land area of at least eight acres may be 
appropriate if the consolidation objectives are met.  In any instance, it must be demonstrated 
that any unconsolidated parcels are able to develop in conformance with the Plan as 
described under the Land Use Guidelines in the Area-Wide Land Use section. 

 
 Development proposals in these sub-units should provide for or contribute to road 

improvements as described in the Transportation Section of the Area-Wide 
recommendations.  This area’s recommended grid street system includes: the Eskridge Road 
extension south to Williams Drive and its realignment with Merrilee Drive to the north; the 
improvement of Strawberry Lane and its extension to Eskridge Road; the movie theater 
access road to connect with Williams Drive or Gatehouse Road.  With the extension of the 
movie theater access road to either Williams Drive or Gatehouse Road, improvements to the 
intersection of Arlington Boulevard/Williams Drive/Service Road should be made.  Within 
this area, at least one road should function as the “Festival Street” that will have a 
concentration of retail and pedestrian activity (i.e., plazas, retail browsing areas and outdoor 
dining).  See Figure 28 for an illustration of the grid system with the “Festival Street.”  Since 
a key transportation issue is the improvement of Eskridge Road and its realignment to 
Merrilee Drive, all development proposals under this option should contribute towards the 
Eskridge Road improvement in addition to providing other road improvements that improve 
circulation within this and adjacent areas as recommended in the Area-wide Transportation 
section. 

 
 Development proposals should provide for inter-parcel access as well as other improvements 

that improve circulation within this and adjacent sub-units.  For example, development 
proposals in Sub-Units F1 and F2 that abut Sub-Unit G1 should provide inter-parcel access to 
Sub-Unit G1 if needed to provide access to the school. 

 
 Buildings should have retail and service uses located on the ground level that are designed to 

have a pedestrian orientation.   
 
 
 Development should be designed with a pedestrian orientation, including open space 

amenities such as public plazas or greens as described under the Pedestrian and Transit 
Oriented Development Guidelines in the Urban Design section.  

 
 Development should provide or contribute to the purchase of one to two acres of land for a 

public park within Sub-Units F1 and F2.  This urban park should function as a public 
meeting and gathering place and should have a focal point such as a pavilion and/or fountain.   
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As an alternative, this open space amenity could be a private facility if the space has public 
access and is available for public activities.  

 
 Development should be designed with parking structures behind and/or under buildings.  
 
Option 2: As an alternative to the office and retail option, mixed-uses with residential use and/or 
hotel use may be appropriate up to 1.2 FAR, if the redevelopment creates a component of the 
envisioned “Town Center.”  Development proposals should be in conformance with the Area-
Wide Recommendations for alternative uses (see the Area-Wide Recommendations, Land Use 
Guidelines), and development proposals under this option must address the previous option’s 
guidance, all applicable Area-Wide guidelines, as well as provide for the following: 
 
 The alternative uses appropriate in this sub-unit are limited to residential, institutional, hotel, 

major entertainment uses, as well as retail and service uses.  Only the portions of retail and 
service uses that exceed 20% of the total development’s square footage are considered 
alternative uses as described under the Alternative Use Guidelines.  Retail and service uses 
may comprise up to 35% of the development’s square feet and may include employee 
amenities such as health clubs, day care and food services, all of which should be an integral 
part of the office, hotel and/or residential buildings.  

 
 Major entertainment uses could include a “theater complex” and/or retail entertainment 

centers.  These uses combined with retail and service uses should not exceed 55% of the 
development’s total square footage.   

 
 Institutional, cultural, recreational, and/or governmental uses are encouraged within the 

Town Center and should be provided consistent with the Area-Wide guidance.  
 
 If residential development is proposed, affordable dwelling units should be provided on-site 

or as indicated under the Land Use Guidelines in the Area-Wide Land Use Section.   
 
 Any proposed residential development should demonstrate that it is an integral component of 

the Town Center through design, architecture, materials, access and parking and should 
create a viable living environment by providing recreation and other amenities for the 
residents as indicated under the Land Use Section of the Area-Wide Recommendations. 

 
Height Limit: Under the options, maximum building height is 95 feet when development is not 
integrated with structured parking.  In order to encourage structured parking to be located under 
buildings, a height bonus of up to 20 feet (or a maximum height of 115 feet) is appropriate when 
at least 2 levels of structured parking are provided under the building, either at or below grade. 
The building height bonus should be contingent on increasing the amount of open space 
amenities.  See the Building Heights Map, Figure 16, and the Building Height Guidelines under 
the Area-Wide Urban Design section. 
 
The following illustrative urban design plan shows an approach for creating a “sense of place” 
for the area south or Lee Highway and west of Gallows Road, the new town center for the 
Merrifield Suburban Center (see Figure 28).  The “sense of place” is provided through the 
creation of a “Festival Street,” which could be anchored at one end by the town green and at the 
other by a multiple screen theater.  The Festival Street has wide sidewalks and pedestrian plazas 
fronting retail shopping and restaurants on the lower floors of the office buildings.  It should be 
designed to foster both daytime and nighttime activity, reminiscent of the downtowns of earlier 
times and what has been achieved at other Town Centers such as the Reston Town Center.  
Residential areas are shown as ringing the southern boundary in this town center illustration.  
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The purpose is to encourage more pedestrian activity by allowing people to live close to the town 
center’s shops, restaurants, theaters, offices, and parks. 
 
The wide variety of land uses shown in this illustration, are integrated through both landscape 
and architectural transitions.  Buildings front and address the street with finished facades that 
create the feeling of a mixed-use downtown.  With attractive facades, low- to mid-rise building 
heights, and comparable building masses, nonresidential uses can face residential uses across the 
street with no adverse impact.  Where parking decks are located along a street, they are designed 
to incorporate street level retail as a mask to the garage behind, providing an appropriate 
transition to other uses.  In some locations, formally landscaped green spaces provide transitions 
between nonresidential and residential uses. 
 



Coun ty  o f  Fa i r f ax ,  V i r g i n i a  

DATE: February 18, 2015 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, Department of Planning & Zoning 

FROM: Michael A. Davis, Acting Chie 
Site Analysis Section, Depart )ortation 

FILE: RZ 2005-PR-041-04 - Merrifield Town Center 

SUBJECT: PCA/FDPA 2005-PR-041-04 - Eskridge, LLC (Merrifield Town Center) 
Tax Map: 049-3 ((37)) F, J, K, N 

This department has reviewed the subject application, dated October 7, 2014 and revised 
through January 21, 2015, the draft proffers, dated January 20, 2015, and the supporting 
traffic assessment, revised through February 12, 2015. The application requests a Proffer 
Condition Amendment (PCA) and Final Development Plan Amendment (FDPA) to the original 
Mosaic rezoning (RZ 2005-PR-041), to: 

1. Waive the requirements of Zoning Ordinance Section 2-505 (corner clearance), in lieu 
of VDOT intersection sight distance requirements, and 

2. Add potential uses (80,000 GSF general office space and 5,000 GSF of shopping center 
retail) to Parcel F; the proposed uses/densities are a reallocation of those previously 
approved. 

FCDOT requested that the applicant clarify, in their traffic assessment, traffic patterns to and 
from Parcel F, and circulation within the site. The previously approved traffic study for the 
entire Mosaic site included the proposed 80,000 GSF office and 5,000 GSF retail in the overall 
traffic, but given the proposed change in their location to Parcel F, FCDOT requested 
additional information. 

For comparison purposes, a trip generation analysis was performed for the 
approved/proposed use(s) on Parcel F. The proposed office/retail use of Parcel F would 
reallocate approximately 2,424 daily weekday vehicle trips, and 1,927 daily Saturday vehicle 
trips within Mosaic. In comparison to the previously established uses for Parcel F, the 
proposed new use would generate approximately 103 more weekday AM peak hour trips, 
105 more weekday PM peak hour trips, 511 more daily weekday vehicle trips, and 
approximately 159 fewer daily Saturday vehicle trips. As part of the original (approved) traffic 

Fairfax County Department of Transportation 
4050 Legato Road, Suite 400 

Fairfax, VA 22033-2895 
Phone: (703) 877-5600 TTY: 711 

Fax: (703) 877-5723 
www. fairfaxcounty. gov/fcdot 

FCDOT 
Serving Fairfax County 
for 30 Years and More 
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assessment for Mosaic, the AM peak hour was not considered a critical traffic period for the 
Mosaic project; therefore, the additional AM peak hour trips attributed to the proposed 
office use on Parcel F would be adequately served by the project's internal roadway network 
and off-site improvements. Further, the additional AM peak hour inbound trips and PM peak 
hour outbound trips would be distributed over existing roadway connections to/from Lee 
Flighway, Gallows Road, and Route 50. A proffer providing for signal warrant analyses for the 
intersection of Eskridge Road and North Street was included in the previously approved 
rezoning for Mosaic, and will be completed at such time that traffic thresholds described in 
the proffer warrant the analysis. Also, the mid to southern areas of Mosaic, adjacent to 
Parcel F, were previously evaluated and/or approved for commercial uses, suggesting the 
proposed uses would be adequately served by the established roadway network. 

FCDOT is satisfied that all previous comments have been addressed by the applicant. The 
proposed use will not have significant transportation impacts to the existing network; as such, 
this Department does not object to approval of the subject application. 

MAD/VLH 

cc: Billy O'Donnell/DPZ 



To protect and enrich the quality of life for the people, neighborhoods and diverse communities of Fairfax County 

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

DATE: February 19, 2015 

TO: Barbara Berlin, Director, 
Zoning Evaluation Division 
Department of Planning and Zoning (DPZ) 

FROM: 1 Barbara tdyron, Director 
Office of Community Revitalization (OCR) 

SUBJECT: PCA/FDPA 2005-PR-041 -4 Mosaic Merrifield Town Center 

The Office of Community Revitalization (OCR) has reviewed the above referenced Proffered 
Conditioned Amendment and Final Development Plan Amendment applications marked "Received" 
by the Department of Planning and Zoning on January 21, 2015. The site is located within the Town 
Center Area of the Merrifield Suburban Center Comprehensive Plan and within the Merrifield 
Commercial Revitalization Area. 

The applicant requests a PCA/FDPA to accurately reflect the intentions of the corner clearance and 
sight distance requirements at intersections of privately owned streets and where private streets meet 
publically owned streets. The applicant also requests to include the option of office use on Parcel F in 
addition to residential and hotel. Under the overall development cap allowed in the previously 
approved CDPA, up to 97,662 square feet of office could be developed. 

OCR believes that the addition of office as a use on Parcel F is also consistent with the Merrifield 
Comprehensive Plan to provide a mixed use, walkable environment. 

Cc. William O'Donnell, Staff Coordinator, D?Z 
OCR Files 

Office of Community Revitalization 
12055 Government Center Parkway, Suite 1048 

Fairfax, VA 22035 
703-324-9300, TTY711 

www.fcrevit.org 

APPENDIX 7



FAIRFAX COUNTY PARK AUTHORITY 

M E M O R A N D U M  

TO: Barbara Berlin, AICP, Director 
Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Sandy Stallman, AICP, Manager / 0 
Park Planning Branch, PDD 

DATE: December 17, 2014 

SUBJECT: PCA-FDPA 2005-PR-041-04, Merrifield Town Center 
Tax Map Number(s): 49-3 ((37)) F, J, K, N 

BACKGROUND 

The Park Authority staff has reviewed the proposed Development Plan dated December 7, 2014, 
for the above referenced application. The Development Plan reflects sight distance requirements 
along the internal streets within Merrifield Town Center. A change to the proffers is also 
requested to add the potential for office development up to 95,000 square feet in Parcel F. This 
parcel was previously envisioned as residential or hotel above first floor retail. 

COMPREHENSIVE PLAN GUIDANCE 
The County Comprehensive Plan includes both general and specific guidance regarding parks 
and resources. The Policy Plan describes the need to mitigate adverse impacts to park and 
recreation facilities caused by growth and development; it also offers a variety of ways to offset 
those impacts, including contributions, land dedication, development of facilities, and others 
(Parks and Recreation, Objective 6, p. 8). The Parks and Recreation element of the Policy Plan 
includes an Urban Parks Framework that provides an urban parkland standard and detailed 
guidance on urban park development. 

The Area-Wide Recommendations for the Merrifield Suburban Center include guidance that 
"contributions should be made by both new residential and nonresidential development for off-site 
public park facilities that serve the Merrifield Suburban Center." 

ANALYSIS AND RECOMMENDATIONS 

Recreational Impact of Commercial Development: 
New commercial development entails impacts to Fairfax County parks and facilities. Should 
Parcel F be developed with the option for office, employees have a need to access recreational 
amenities at lunchtime or after work. Office development generates a greater demand for parks 
and facilities than the option for hotel development. Recent monetary contributions to offset the 
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impacts of commercial development in Suburban Centers have averaged $0.27 per square foot. 
If the requested 95,000 square feet of office space is developed, the Park Authority requests a 
contribution of $26,650 for recreational facility development at one or more park sites located 
within the service area of the subject property. 

SUMMARY OF RECOMMENDATIONS 

This section summarizes the recommendations included in the preceding analysis section. 
Following is a table summarizing recreation contribution amounts consistent with the Zoning 
Ordinance and Comprehensive Plan guidance: 

• Should the applicant exercise the option for office development on Parcel F, the Park 
Authority requests a contribution of $0.27 per square foot for recreational facility 
development within the service area of the subject property. 

Please note the Park Authority would like to review and comment on proffers and/or 
development conditions related to park and recreation issues. We request that draft and final 
proffers and/or development conditions be submitted to the assigned reviewer noted below for 
review and comment prior to completion of the staff report and prior to final Board of 
Supervisors approval. 

FCPA Reviewer: Gayle Hooper 
DPZ Coordinator: Billy O'Donnell 

Copy: Cindy Walsh, Director, Resource Management Division 
Billy O'Donnell, DPZ Coordinator 
Andrea L. Dorlester, Planner IV, Park Planning Branch 
Chron File 
File Copy 



16-100 STANDARDS FOR ALL PLANNED DEVELOPMENTS

16-101 General Standards

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

1. The planned development shall substantially conform to the adopted
comprehensive plan with respect to type, character, intensity of use and public
facilities. Planned developments shall not exceed the density or intensity
permitted by the adopted comprehensive plan, except as expressly permitted
under the applicable density or intensity bonus provisions.

2. The planned development shall be of such design that it will result in a
development achieving the stated purpose and intent of the planned
development district more than would development under a conventional
zoning district.

3. The planned development shall efficiently utilize the available land, and shall
protect and preserve to the extent possible all scenic assets and natural features
such as trees, streams and topographic features.

4. The planned development shall be designed to prevent substantial injury to the
use and value of existing surrounding development, and shall not hinder, deter
or impede development of surrounding undeveloped properties in accordance
with the adopted comprehensive plan.

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

6. The planned development shall provide coordinated linkages among internal
facilities and services as well as connections to major external facilities and
services at a scale appropriate to the development.
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16-102 Design Standards

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

1. In order to complement development on adjacent properties, at all peripheral
boundaries of the planned development district, the bulk regulations and
landscaping and screening provisions shall generally conform to the provisions
of that conventional zoning district which most closely characterizes the
particular type of development under consideration.

2. Other than those regulations specifically set forth in Article 6 for a particular P
district, the open space, off-street parking, loading, sign and all other similar
regulations set forth in this Ordinance shall have general application in all
planned developments.

3. Streets and driveways shall be designed to generally conform to the provisions
set forth in this Ordinance and all other County ordinances and regulations
controlling same, and where applicable, street systems shall be designed to
afford convenient access to mass transportation facilities. In addition, a
network of trails and sidewalks shall be coordinated to provide access to
recreational amenities, open space, public facilities, vehicular access routes,
and mass transportation facilities.



 

 
 GLOSSARY 
 This Glossary is provided to assist the public in understanding 
 the staff evaluation and analysis of development proposals. 
 It should not be construed as representing legal definitions. 
 Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan 
 or Public Facilities Manual for additional information. 
 
ABANDONMENT:  Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing 
process, to abolish the public's right-of-passage over a road or road right-of way.  Upon abandonment, the right-of-way automatically 
reverts to the underlying fee owners.  If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the 
adjacent property owners if there is no evidence to the contrary. 
 
ACCESSORY DWELLING UNIT (OR APARTMENT):  A secondary dwelling unit established in conjunction with and clearly subordinate to 
a single family detached dwelling unit.  An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning 
Appeals (BZA).  Refer to Sect. 8-918 of the Zoning Ordinance. 
 
AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT:  Residential development to assist in the provision of affordable housing for 
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance 
regulations.  Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the 
construction of additional housing units.  See Part 8 of Article 2 of the Zoning Ordinance. 
 
AGRICULTURAL AND FORESTAL DISTRICTS:  A land use classification created under Chapter 114 or 115 of the Fairfax County Code 
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to 
Chapter 58 of the Fairfax County Code. 
 
BARRIER:  A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses.  Refer 
to Article 13 of the Zoning Ordinance for specific barrier requirements. 
 
BEST MANAGEMENT PRACTICES (BMPs):  Stormwater management techniques or land use practices that are determined to be the 
most effective, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve 
water quality. 
 
BUFFER:  Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or 
intensities of land uses;  may also provide for a transition between uses.  A landscaped buffer may be an area of  open, undeveloped land 
and may include a combination of fences, walls, berms, open space and/or landscape plantings.  A buffer is not necessarily coincident  
with transitional screening. 
 
CHESAPEAKE BAY PRESERVATION ORDINANCE:  Regulations which the State has mandated must be adopted to protect the 
Chesapeake Bay and its tributaries.   These regulations must be incorporated into the comprehensive plans, zoning ordinances and 
subdivision ordinances of the affected localities.  Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR 
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations. 
 
CLUSTER DEVELOPMENT:  Residential development in which the lots are clustered on a portion of a site so that significant 
environmental/historical/cultural resources may be preserved or recreational amenities provided.  While smaller lot sizes are permitted in a 
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district.  See 
Sect. 2-421 and Sect. 9-615 of the Zoning Ordinance. 
 
COUNTY 2232 REVIEW PROCESS:  A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code 
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the 
plan.  Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in 
substantial accord with the Plan. 
 
dBA:  The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value 
describes a sound at a given instant, a maximum sound level or a steady state value.  See also Ldn. 
 
DENSITY:  Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of 
dwelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre. 
 
DENSITY BONUS:  An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions 
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc. 
 
DEVELOPMENT CONDITIONS:  Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of 
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in 
a "P" district.  Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with 
the Zoning Ordinance and/or conformance with the Comprehensive Plan.  For example, development conditions may regulate hours of 
operation, number of employees, height of buildings, and intensity of development. 
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DEVELOPMENT PLAN:  A graphic representation which depicts the nature and character of the development proposed for a specific land 
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are 
generally included on a development plan.  A development plan is s submission requirement for rezoning to the PRC District.  A 
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts 
other than a P District.  A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally 
referred to as an SE or SP plat.  A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning 
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site.  A 
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning 
application for a P District other than the PRC District; an FDP further details the planned development of the site.   See Article 16 of the 
Zoning Ordinance. 
 
EASEMENT:  A right to or interest in property owned by another for a specific and limited purpose.  Examples: access easement, utility 
easement, construction easement, etc.  Easements may be for public or private purposes. 
 
ENVIRONMENTAL QUALITY CORRIDORS (EQCs):  An open space system designed to link and preserve natural resource areas, 
provide passive recreation and protect wildlife habitat.  The system includes stream valleys, steep slopes and wetlands.  For a complete 
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan. 
 
ERODIBLE SOILS:  Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled.  Silt and 
sediment are washed into nearby streams, thereby degrading water quality. 
 
FLOODPLAIN:  Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with 
environmental quality corridors.  The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood 
occurrence in any given year. 
 
FLOOR AREA RATIO (FAR):  An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel 
of land.  FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the 
site itself. 
 
FUNCTIONAL CLASSIFICATION:  A system for classifying roads in terms of the character of service that individual facilities are providing 
or are intended to provide, ranging from travel mobility to land access.  Roadway system functional classification elements include 
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and 
Local Streets.  Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged.  Minor arterials are 
designed to serve both through traffic and local trips.  Collector roads and streets link local streets and properties with the arterial network. 
 Local streets provide access to adjacent properties. 
 
GEOTECHNICAL REVIEW:  An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site 
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils. 
 
HYDROCARBON RUNOFF:  Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are 
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point 
source pollution.  An oil-grit separator is a common hydrocarbon runoff reduction method. 
 
IMPERVIOUS SURFACE:  Any land area covered by buildings or paved with a hard surface such that water cannot seep through the 
surface into the ground. 
 
INFILL:  Development on vacant or underutilized sites within an area which is already mostly developed in an established development 
pattern or neighborhood. 
 
INTENSITY:  The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of 
impervious surface, traffic generation, etc.  Intensity is also based on a comparison of the development proposal against environmental 
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without 
adverse impacts. 
 
Ldn:  Day night average sound level.  It is the twenty-four hour average sound level expressed in A-weighted decibels;  the measurement 
assigns a "penalty" to night time noise to account for night time sensitivity.  Ldn represents the total noise environment which varies over 
time and correlates with the effects of noise on the public health, safety and welfare. 
 
LEVEL OF SERVICE (LOS):  An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic 
conditions.  Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic 
conditions and LOS-F describing jammed or grid-lock conditions. 
 
MARINE CLAY SOILS:  Soils that occur in widespread areas of the County generally east of Interstate 95.  Because of the abundance of 
shrink-swell clays in these soils, they tend to be highly unstable.  Many areas of slope failure are evident on natural slopes.  Construction 
on these soils may initiate or accelerate slope movement or slope failure.  The shrink-swell soils can cause movement in structures, even 
in areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc.  Also known as slippage soils. 
 
 



 - 3 - 

 

 

 

OPEN SPACE:  That portion of a site which generally is not covered by buildings, streets, or parking areas.  Open space is intended to 
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational  purposes. 
 
OPEN SPACE EASEMENT:  An easement usually granted to the Board of Supervisors which preserves a tract of land in open space for 
some public benefit in perpetuity or for a specified period of time.  Open space easements may be accepted by the Board of Supervisors, 
upon request of the land owner, after evaluation under criteria established by the Board.  See Open Space Land Act, Code of Virginia, 
Sections 10.1-1700, et seq. 
 
P DISTRICT:  A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned 
Development Commercial (PDC) District or a Planned Residential Community (PRC) District.  The PDH, PDC and PRC Zoning Districts 
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to 
promote a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum flexibility in order to 
achieve excellence in physical, social and economic planning and development of a site.  Refer to Articles 6 and 16 of the Zoning 
Ordinance. 
 
PROFFER:  A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a 
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property. 
 Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the 
land.  Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning 
action of the Board and the hearing process required for a rezoning application applies.  See Sect. 15.2-2303 (formerly 15.1-491) of the 
Code of Virginia. 
 
PUBLIC FACILITIES MANUAL (PFM):  A technical text approved by the Board of Supervisors containing guidelines and standards which 
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of 
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services. 
 
RESOURCE MANAGEMENT AREA (RMA):  That component of the Chesapeake Bay Preservation Area comprised of lands that, if 
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of 
the Resource Protection Area.  See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
RESOURCE PROTECTION AREA (RPA):  That component of the Chesapeake Bay Preservation Area comprised of lands at or near the 
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are 
sensitive to impacts which may result in significant degradation of the quality of state waters.  In their natural condition, these lands 
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse 
effects of human activities on state waters and aquatic resources.  New development is generally discouraged in an RPA.  See Fairfax 
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
SITE PLAN:  A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all information required 
by Article 17 of the Zoning Ordinance.  Generally, submission of a site plan to DPWES for review and approval is required for all 
residential, commercial and industrial development except for development of single family detached dwellings.  The site plan is required 
to assure that development complies with the Zoning Ordinance. 
 
SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP):  Uses, which by their nature, can have an undue impact upon or can be 
incompatible with other land uses and therefore need a site specific review.  After review, such uses may be allowed to locate within given 
designated zoning districts if appropriate and only under special controls, limitations, and regulations.  A special exception is subject to 
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit 
requires a public hearing and approval by the Board of Zoning Appeals.  Unlike proffers which are voluntary, the Board of Supervisors or 
BZA may impose reasonable conditions to assure, for example, compatibility and safety.  See Article 8, Special Permits and Article 9, 
Special Exceptions, of the Zoning Ordinance. 
 
STORMWATER MANAGEMENT:  Engineering practices that are incorporated into the design of a development in order to mitigate or 
abate adverse water quantity and water quality impacts resulting from development.  Stormwater management systems are designed to 
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions. 
 
SUBDIVISION PLAT:  The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter 
101 of the County Code. 
 
TRANSPORTATION DEMAND MANAGEMENT (TDM):  Actions taken to reduce single occupant vehicle automobile trips or actions taken 
to manage or reduce overall transportation demand in a particular area. 
 
TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS:  This term is used to describe a full spectrum of actions that may be 
applied to improve the overall efficiency of the transportation network.  TSM programs usually consist of low-cost alternatives to major 
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit 
promotion or operational improvements to the existing roadway system.  TSM includes Transportation Demand Management (TDM) 
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems. 
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URBAN DESIGN:  An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and 
play.  A well-designed urban or suburban environment demonstrates the four generally accepted principles of design:  clearly identifiable 
function for the area; easily understood order; distinctive identity; and visual appeal. 
 
VACATION:  Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's 
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision.  Upon vacation, title to the road right-of-way transfers 
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated. 
 
VARIANCE:  An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such as lot width, building 
height, or minimum yard requirements, among others.  A variance may only be granted by the Board of Zoning Appeals through the public 
hearing process and upon a finding by the BZA that the variance application meets the required Standards for a Variance set forth in Sect. 
18-404 of the Zoning Ordinance. 
 
WETLANDS:  Land characterized by wetness for a portion of the growing season.  Wetlands are generally delineated on the basis of 
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity for water, and the 
presence or evidence of surface wetness or soil saturation.  Wetland environments provide water quality improvement benefits and are 
ecologically valuable.  Development activity in wetlands is subject to permitting processes administered by the U.S. Army Corps of 
Engineers 
 
TIDAL WETLANDS:  Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:  
includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers.  Development 
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board. 
 

 Abbreviations Commonly Used in Staff Reports 

 

A&F 
ADU 
ARB 
BMP 
BOS 
BZA 
COG 
CBC 
CDP 
CRD 
DOT 
DP 
DPWES 
DPZ 
DU/AC 
EQC 
FAR 
FDP 
GDP 
GFA 
HC 
HCD 
LOS 
Non-RUP 
OSDS 
PCA 
PD 
PDC 

 

Agricultural & Forestal District 
Affordable Dwelling Unit 
Architectural Review Board 
Best Management Practices 
Board of Supervisors 
Board of Zoning Appeals 
Council of Governments 
Community Business Center 
Conceptual Development Plan 
Commercial Revitalization District 
Department of Transportation 
Development Plan 
Department of Public Works and Environmental Services 
Department of Planning and Zoning 
Dwelling Units Per Acre 
Environmental Quality Corridor 
Floor Area Ratio 
Final Development Plan 
Generalized Development Plan 
Gross Floor Area 
Highway Corridor Overlay District 
Housing and Community Development 
Level of Service 
Non-Residential Use Permit 
Office of Site Development Services, DPWES 
Proffered Condition Amendment 
Planning Division 
Planned Development Commercial 
 
 

PDH 
PFM 
PRC 
RC 
RE 
RMA 
RPA 
RUP 
RZ 
SE 
SEA 
SP 
TDM 
TMA 
TSA 
TSM 
UP & DD 
VC 
VDOT 
VPD 
VPH 
WMATA 
WS 
ZAD 
ZED 
ZPRB 
 
 

Planned Development Housing 
Public Facilities Manual 
Planned Residential Community 
Residential-Conservation  
Residential Estate  
Resource Management Area 
Resource Protection Area 
Residential Use Permit 
Rezoning 
Special Exception 
Special Exception Amendment 
Special Permit 
Transportation Demand Management 
Transportation Management Association 
Transit Station Area 
Transportation System Management 
Utilities Planning and Design Division, DPWES 
Variance 
Virginia Dept. of Transportation 
Vehicles Per Day 
Vehicles per Hour 
Washington Metropolitan Area Transit Authority 
Water Supply Protection Overlay District 
Zoning Administration Division, DPZ 
Zoning Evaluation Division, DPZ 
Zoning Permit Review Branch 
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