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STAFF REPORT  
 

PCA 2002-HM-043-02, CDPA 2002-HM-043 and  
FDPA 2002-HM-043-03  

 
DRANESVILLE DISTRICT 

 
APPLICANT:  Arrowbrook Centre, LLC 
  
PRESENT ZONING:  PDC 
 
PARCEL(S):  PCA/CDPA: 16-3 ((01)) 39A1, 39A2, and 39B3 
  FDPA: 16-3 ((01)) 39A2 pt., and 39B3 pt. 
 
ACREAGE:  PCA/CDPA: 33.92 acres 
  FDPA: 7.38 acres 
  Original RZ: 53.8 acres 
 
FAR:  PCA/CDPA: 1.58* 
  FDPA: 1.20* 
  Original RZ: 0.95* 
 

*Excluding bonus density associated with Affordable Dwelling 
Units (ADU) and Workforce Dwelling Units (WDU) 

 
OPEN SPACE:  PCA/CDPA: 32% 
  FDPA: 20% 
  Original RZ: 35%  
 
PLAN MAP:  Mixed Use 
 
PCA/CDPA PROPOSAL: The applicant seeks approval of a Partial PCA and CDPA 

application on 33.92 acres of the original 53.8 acre site to 
permit site modifications to Land Bays A, B, C, D and parts of 
E and F, which were approved for 16 buildings with  

 
 
 
 
 
 

http://www.fairfaxcounty.gov/dpz/


approximately 2,233,600 square feet (0.95 FAR) of mixed use 
development consisting of office, retail, residential and hotel  
uses with associated parking structures.  The applicant  
proposes to increase the total number of residential units from 
872 to 1,090 units, which would increase the overall gross 
floor area to 2,331,359 square feet (0.99 FAR).     

  
FDPA PROPOSAL:  The applicant seeks approval of an FDPA application on a 7.4 

acre portion of the concurrent PCA/CDPA area to allow 39 
single family attached townhouses and 108 multi-family units 
(two-over-two stacked units) in Land Bays B1, C1 and D1 with 
an FAR of 1.20. 

 
STAFF RECOMMENDATIONS: 

 
Staff recommends approval of PCA 2002-HM-043-02, and the associated 
Conceptual Development Plan Amendment, subject to the execution of proffers 
consistent with those contained in Appendix 1.  
 
Staff recommends approval of FDPA 2002-HM-043-03 subject to development 
conditions in Appendix 2. 
 
Staff recommends approval of a modification of Sect. 2-414 of the Zoning 
Ordinance requiring a minimum 200-foot setback from the Dulles Airport Access 
and Toll Roads (DAAR) for residential buildings to a minimum of 75 feet, as shown 
on the CDPA.  
 
Staff recommends approval of a modification of the Use Limitations on Corner Lots 
in Sect. 2-505 of the Zoning Ordinance to permit structures, plantings and other 
objects within the corner lot triangle as shown on the CDPA and FDPA and as 
proffered. 
 
Staff recommends approval of a modification of Sect. 2-506 of the Zoning 
Ordinance to allow a parapet wall, cornice or similar projection to exceed the 
established height limit by more than three (3) feet as shown on the CDPA.  
 
Staff recommends approval to reaffirm a modification of Sect. 6-206 of the Zoning 
Ordinance to allow the maximum residential gross floor area (secondary use) 
permitted in the PDC District of 50 percent of principal uses to increase to 65 
percent of the development in accordance with the uses shown on the CDPA and 
the Proffers.  
 
Staff recommends approval of a modification of Par. 2 of Sect. 6-207 of the Zoning 
Ordinance requiring a minimum of 200 square foot privacy yard for each single-
family attached dwelling in favor of the rooftop terraces and open space areas 
shown on the CDPA and FDPA.    
 
Staff recommends approval of a modification of Sect. 6-208 to allow the maximum 
permitted floor area in the PDC District to increase from 1.5 FAR to approximately 
1.58 FAR (excluding floor area for ADU/WDUs) for the application area shown on 



the CDPA. 
 
Staff recommends approval of a modification of the requirement that no loading 
space be located within 40 feet of the nearest intersection of the edges of the 
travel way or the curbs of any two streets to that shown on the CDPA.  
 
Staff recommends approval of a modification Sect. 11-102 par 10 to permit 
driveway parking in front of garage parking (i.e, tandem parking) for multifamily    
2-over-2 stacked units as shown on the CDPA and FDPA.  
 
Staff recommends approval of a modification of the loading requirement in favor of 
the loading spaces depicted on the CDPA and FDPA. 
 
Staff recommends approval of a modification of the private street limitations in 
Sect. 11-302 of the Zoning Ordinance.  
 
Staff recommends approval of a modification of Sect. 13-202 to allow a trellis or 
vegetated arbor to satisfy the interior parking lot landscaping requirements for 
above-ground parking structures as shown on the CDPA. 
 
Staff recommends approval of a modification of the transitional screening and 
barrier requirements between uses within the Property and to uses adjacent to the 
north in favor of the streetscape and landscaping shown on the CDPA and FDPA. 
 
Staff recommends approval of a modification of PFM Standards 12-0510 4E(5) 
and 12-0601.1B to permit a reduction of the minimum planting width requirement 
from eight feet to six feet as shown on the CDPA and FDPA and described in the 
proffers. 
 
Staff recommends approval of a modification of PFM Standards 12-0511 to permit 
a the overall 10 year tree canopy for the property to be calculated based on the 
gross floor area of the original rezoning application consisting of 53.84 acres.    

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

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

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

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

 
N:\ZED\PCA\Arrowbrook PCA 2002-HM-043-02\Report\PCA 2002-HM-043-02 Arrowbrook Report Cover.doc 

 

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance 
notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 
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1.
ARRO

W
BRO
O
K CEN

TRE, LLC (THE O
W
N
ER AN

D “APPLICAN
T”) REQ

U
ESTS CHAN

GES TO
 THE PLAN

 AN
D PRO

FFERS FO
R A PO

RTIO
N
 O
F RZ

2002-HM
-043.  THE LAN

D SU
BJECT TO

 THE PRO
FFERED CO

N
DITIO

N
 AM

EN
DM

EN
T (PCA) AN

D CO
N

CEPTU
AL DEVELO

PM
EN

T PLAN
AM

EN
DM

EN
T (PCA/CDPA) APPLICATIO

N
 IS CO

M
PRISED O

F FAIRFAX CO
U

N
TY ASSESSM

EN
T M

AP PARCELS 16-3 ((1)) 39A1, 16-3 ((1)) 39A2,
AN
D 16-3 ((1)) 39B3 (THE “PRO

PERTY") AN
D RECO

RDED IN
 DEED BO

O
K 24332 PAGE 1127 AN

D DEED BO
O

K 21355 PAGE 373.  THE
PRO

PERTY CO
N

SISTS O
F 33.92+/- ACRES (1,477,523 +/- S.F.), AN

D IS PRESEN
TLY ZO

N
ED PDC, SU

BJECT TO
 PRO

FFERS DATED DECEM
BER 5,

2005.

2.
EXISTIN

G ZO
N

IN
G AN

D EXISTIN
G LAN

D U
SES ADJACEN

T TO
 THE PRO

PERTY ARE:

W
EST:   I-4 U

SE:  O
FFICE, HO

TEL

N
O

RTH:  R-3, C-8 U
SE: DU

LLES TO
LL RO

AD, SCHO
O

L, HO
TEL

EAST:  PDC (W
O

O
DLAN

D PARK):  U
SE:  O

FFICE

SO
U

TH:  PDC (ARRO
W

BRO
O

K CEN
TRE LAN

D BAYS E/F &
 G), U

SE:  PU
BLIC PARK AN

D STO
RM

W
ATER M

AN
AGEM

EN
T

3.
THE BO

U
N

DARY IN
FO

RM
ATIO

N
 IS FRO

M
 A SU

RVEY PERFO
RM

ED BY PEN
N

O
N

I ASSO
CIATES IN

C. DATED 09/02/2015.  TO
PO

GRAPHIC
IN

FO
RM

ATIO
N

 IS FRO
M

 M
ETHO

DS O
F AERIAL SU

RVEY AN
D IS AT A 2-FEET CO

N
TO

U
R IN

TERVAL.  THE APPLICATIO
N

 M
ETES AN

D BO
U

N
DS

W
ERE PREPARED U

N
DER THE SU

PERVISIO
N

 O
F A PRO

FESSIO
N

AL LICEN
SED SU

RVEYO
R.

4.
THE APPLICATIO

N
 AREA IS GEN

ERALLY U
N

DEVELO
PED EXCEPT FO

R THE ARRO
W

BRO
O

K CEN
TRE DRIVE AN

D FIELD PO
IN

T RO
AD

IM
PRO

VEM
EN

TS AN
D THE EXISTIN

G ESTATE LO
T, W

ITH THE EXISTIN
G LAU

RA RATCLIFFE-HAN
N

A HO
U

SE. AN
 ARCHEO

LO
GICAL STU

DY HAS
BEEN

 PREPARED FO
R THIS STRU

CTU
RE, EN

TITLED: "LAU
RA RATCLIFFE-HAN

N
A HO

U
SE HISTO

RICAL STRU
CTU

RE REPO
RT VO

LU
M

E 1:
ARCHITECTU

RAL HISTO
RY", DATED DECEM

BER 2006. IN
 ADDITIO

N
, A PHASE O

N
E ARCHEO

LO
GICAL SU

RVEY W
AS PREPARED BY

THU
N

DERBIRD ARCHEO
LO

GICAL ASSO
CIATES, IN

C. DATED JU
N

E 2001.

5.
A TITLE REPO

RT FO
R THE PRO

PERTY HAS BEEN
 FU

RN
ISHED BY CO

M
M

O
N

W
EALTH TITLE, CO

M
M

ITM
EN

T N
O

. 15-001450, EFFECTIVE
SEPTEM

BER 2, 2015, AN
D THEREFO

RE O
N

LY SHO
W

S EN
CU

M
BRAN

CES O
F THE PRO

PERTY FRO
M

 THAT DATE.  TO
 THE BEST O

F O
U

R
KN

O
W

LEDGE, THERE ARE N
O

 M
AJO

R U
N

DERGRO
U

N
D U

TILITY EASEM
EN

TS LO
CATED O

N
 THE PRO

PERTY AN
D N

O
 U

TILITY EASEM
EN

TS W
ITH

A W
IDTH GREATER THAN

 TW
EN

TY-FIVE (25) FEET O
N

 THE PRO
PERTY.

6.
THE M

ERRYBRO
O

K RU
N

 100 YEAR FLO
O

DPLAIN
 IS LO

CATED ALO
N

G THE EASTERN
 PO

RTIO
N

 O
F THE PRO

PERTY AS DETERM
IN

ED BY THE
APPRO

VED FAIRFAX CO
U

N
TY FLO

O
DPLAIN

 STU
DY 1504-FP-01-02, PREPARED BY PEN

N
O

N
I (FO

RM
ERLY PHR+A)

7.
THERE ARE FLO

O
DPLAIN

 AN
D RESO

U
RCE PRO

TECTIO
N

 AREAS (RPA) O
N

 THE PRO
PERTY.  THE EXISTIN

G VEGETATIO
N

 O
N

 THE PRO
PERTY IS

SHO
W

N
 O

N
 THE EVM

 AS SHEETS C3.01 AN
D C3.02 .  THE PRO

PERTY HAS N
O

 SCEN
IC ASSETS O

R N
ATU

RAL FEATU
RES DESERVIN

G O
F

PRO
TECTIO

N
 O

R PRESERVATIO
N

.

8.
THE GRAVE SITE FO

R HAL AN
D RU

TH LAU
N

DERS IS LO
CATED W

ITHIN
 THE APPLICATIO

N
 AREA AS SHO

W
N

 O
N

 SHEET C4.03 , AN
D W

ILL BE
PRO

TECTED &
 M

AIN
TAIN

ED.

9.
TO

 THE BEST O
F O

U
R KN

O
W

LEDGE, N
O

 HAZARDO
U

S O
R TO

XIC SU
BSTAN

CES ARE PRESEN
T O

N
 THE PRO

PERTY AS SET FO
RTH IN

 TITLE 40,
CO

DE O
F FEDERAL REGU

LATIO
N

S PARTS 116.4, 302.4, AN
D 355; O

R AS SET FO
RTH IN

 CO
M

M
O

N
W

EALTH O
F VIRGIN

IA/DEPARTM
EN

T O
F

W
ASTE M

AN
AGEM

EN
T REGU

LATIO
N

S VR 672-10-1 - VIRGIN
IA HAZARDO

U
S W

ASTE M
AN

AGEM
EN

T REGU
LATIO

N
S; AN

D/O
R PETRO

LEU
M

PRO
DU

CTS AS DEFIN
ED IN

 TITLE 40, CO
DE O

F FEDERAL REGU
LATIO

N
S, PART 280.  TO

 THE BEST O
F O

U
R KN

O
W

LEDGE THE PRO
PO

SED
DEVELO

PM
EN

T W
ILL N

O
T GEN

ERATE, U
TILIZE, STO

RE, TREAT O
R DISPO

SE O
F AN

Y SU
CH SU

BSTAN
CES O

N
 SITE W

ITH THE PO
SSIBLE

EXCEPTIO
N

 O
F CHEM

ICALS THAT M
AY BE REQ

U
IRED FO

R THE TREATM
EN

T O
F W

ATER FO
R SW

IM
M

IN
G PO

O
LS O

N
 THE SITE.

10.
THE PRO

PERTY IS LO
CATED IN

 “LAN
D U
N
IT A-1” O

F THE DU
LLES SU

BU
RBAN

 CEN
TER, O

F THE AREA III FAIRFAX CO
U
N
TY CO

M
PREHEN

SIVE
PLAN

, W
HICH CALLS FO

R A M
IX O

F U
SES CO

N
SISTIN

G O
F PREDO

M
IN

AN
TLY RESIDEN

TIAL, W
ITH O

FFICE, HO
TEL AN

D SU
PPO

RT GRO
U

N
D

FLO
O
R RETAIL.  THE PRO

PERTY LIES W
ITHIN

 “TIER 2” (O
N
E- Q
U
ARTER TO

 O
N
E-HALF M

ILE FRO
M
 M
ETRO

RAIL), AN
D “TIER 3” W

HICH ARE
PLAN

N
ED FO

R 1.0 TO
 2.0 FAR AN

D 0.75 TO
 1.5 FAR, RESPECTIVELY.  THE PRO

PO
SED DEVELO

PM
EN

T CO
N

FO
RM

S W
ITH THE

RECO
M

M
EN

DATIO
N

S O
F THE CO

M
PREHEN

SIVE PLAN
, AS DESCRIBED IN

 THE STATEM
EN

T O
F JU

STIFICATIO
N

.

11.
THE CO

U
N

TY'S CO
M

PREHEN
SIVE TRAILS PLAN

 SHO
W

S A M
AJO

R PAVED TRAIL ALO
N

G CEN
TREVILLE RO

AD AN
D THE RECEN

TLY ADO
PTED

BICYCLE PLAN
 RECO

M
M

EN
DS A BIKE LAN

E ALO
N

G SU
N

RISE VALLEY DRIVE.  ALL IN
TERN

AL STREETS PRO
PO

SED O
N

 THE PRO
PERTY ARE

CATEGO
RIZED AS “LO

CAL STREETS” W
HERE THE PLAN

 RECO
M
M
EN
DS THAT BICYCLES AN

D VEHICLES SHARE THE TRAVEL LAN
ES.  THE

CO
N

CEPTU
AL LO

CATIO
N

 O
F THE HERN

DO
N

 M
ETRO

RAIL STATIO
N

S ACCESS M
AN

AGEM
EN

T STU
DY (HM

SAM
S) TRAIL  IS SHO

W
N

 O
N

 THE
PLAN

.

12.
THE APPLICAN

T HAS PREVIO
U

SLY DEDICATED AN
D CO

N
STRU

CTED SIGN
IFICAN

T FRO
N

TAGE AN
D IN

TERSECTIO
N

 IM
PRO

VEM
EN

TS TO
 BO

TH
SU

N
RISE VALLEY DRIVE AN

D CEN
TREVILLE RO

AD IN
 ACCO

RDAN
CE W

ITH CO
M

PREHEN
SIVE PLAN

 RECO
M

M
EN

DATIO
N

S AN
D IN

CO
M

PLIAN
CE W

ITH THE PRO
FFERS ACCEPTED IN

 RZ 2002-HM
-043.  ALL STREETS W

ITHIN
 THE APPLICATIO

N
 AREA ARE PRIVATE.

13.
IN

 ADDITIO
N

 TO
 THE M

AJO
R ACTIVE AN

D PASSIVE RECREATIO
N

 FACILITIES THAT THE APPLICAN
T HAS PREVIO

U
SLY CO

N
STRU

CTED W
ITHIN

THE ARRO
W

BRO
O

K PDC, PRO
PO

SED AM
EN

ITIES W
ITH THIS APPLICATIO

N
 IN

CLU
DE A DO

G PARK, PEDESTRIAN
 PLAZAS, RO

O
F TO

P
TERRACES, AN

D LAN
DSCAPED STREETSCAPES W

ITH FO
CAL O

PEN
 SPACES SHO

W
N

 O
N

 THE O
PEN

 SPACE PLAN
, SHEET L2.01.

14.
PARKIN

G W
ILL BE PRO

VIDED IN
 A CO

M
BIN

ATIO
N

 O
F ABO

VE AN
D/O

R BELO
W

 GRADE PARKIN
G STRU

CTU
RES AN

D SU
RFACE SPACES AN

D IN
ACCO

RDAN
CE W

ITH THE PRO
VISIO

N
S O

F ARTICLE 11 O
F THE ZO

N
IN

G O
RDIN

AN
CE EXCEPT AS Q

U
ALIFIED HEREIN

.  THE APPLICAN
T

RESERVES THE RIGHT TO
 PRO

VIDE M
O

RE O
R LESS THAN

 THE N
U

M
BER O

F PARKIN
G SPACES PRESEN

TED O
N

 THE DEVELO
PM

EN
T PLAN

,
PRO

VIDED THAT THE AM
O

U
N

T O
F PARKIN

G SPACES W
ILL BE SU

FFICIEN
T TO

 CO
M

PLY W
ITH CO

U
N

TY REGU
LATIO

N
S AN

D PO
LICIES.   THE

APPLICAN
T RESERVES THE RIGHT TO

 U
SE LAN

D BAYS FO
R SU

RFACE PARKIN
G U

N
TIL SU

CH TIM
E AS THE PRO

PO
SED BU

ILDIN
GS REQ

U
IRIN

G
STRU

CTU
RED PARKIN

G ARE BU
ILT.

15.
THE PRO

PERTY IS LO
CATED W

ITHIN
 THE HO

RSEPEN
 CREEK W

ATERSHED.  PU
RSU

AN
T TO

 PAR. 1.A (17) O
F SECT. 16-502 O

F THE ZO
N

IN
G

O
RDIN

AN
CE, A PRELIM

IN
ARY STO

RM
W

ATER M
AN

AGEM
EN

T PLAN
, IN

CLU
DIN

G A N
ARRATIVE AN

D A GRAPHIC DEPICTIN
G THE

APPRO
XIM

ATE LO
CATIO

N
 AN

D ESTIM
ATED SIZE O

F STO
RM

W
ATER M

AN
AGEM

EN
T (SW

M
) AN

D BEST M
AN

AGEM
EN

T PRACTICES (BM
P)

FACILITIES FO
R THE PRO

PERTY, IS SHO
W

N
 O

N
 SHEETS  C7.01 - C7.26.  THE SW

M
 IN

FO
RM

ATIO
N

 IS PRELIM
IN

ARY AN
D SU

BJECT TO
 CHAN

GE
DU

RIN
G FIN

AL SITE PLAN
 EN

GIN
EERIN

G.  SW
M

 AN
D BM

P REQ
U

IREM
EN

TS FO
R THIS SITE ARE PRO

PO
SED THRO

U
GH THE U

SE O
F BO

TH
EXISTIN

G O
FF SITE SW

M
/BM

P SU
RFACE PO

N
DS.  THE APPLICAN

T RESERVES THE RIGHT TO
 PRO

VIDE TEM
PO

RARY SW
M

 AN
D BM

P
FACILITIES (I.E., PO

N
DS, IN

FILTRATIO
N

 SYSTEM
S, U

N
DERGRO

U
N

D VAU
LTS, ETC.) FO

R THE PHASIN
G O

F THE DEVELO
PM

EN
T.

16.
PU

BLIC W
ATER SERVICE TO

 THE PRO
PO

SED DEVELO
PM

EN
T W

ILL BE PRO
VIDED BY AN

 EXTEN
SIO

N
 O

F THE EXISTIN
G W

ATER M
AIN

 IN
ARRO

W
BRO

O
K CEN

TRE DRIVE AN
D FIELD PO

IN
T RO

AD.  DETAILED W
ATER SERVICE DESIGN

 THRO
U

GH THE PRO
PERTY SHALL BE

CO
M

PLETED DU
RIN

G FIN
AL EN

GIN
EERIN

G.

17.
PU

BLIC SAN
ITARY SEW

ER SERVICE W
ILL BE PRO

VIDED TO
 THE PRO

PO
SED DEVELO

PM
EN

T BY AN
 EXTEN

SIO
N

 FRO
M

 THE EXISTIN
G SAN

ITARY
SEW

ER CO
N

STRU
CTED W

ITH THE ARRO
W

BRO
O

K CEN
TRE DRIVE AN

D FIELD PO
IN

T RO
AD IM

PRO
VEM

EN
TS.  DETAILED DESIGN

 SHALL BE
CO

M
PLETED DU

RIN
G FIN

AL EN
GIN

EERIN
G.

18.
IN

GRESS AN
D EGRESS TO

 THE PRO
PERTY IS FRO

M
 EXISTIN

G ARRO
W

BRO
O

K CEN
TRE DRIVE, W

HICH LEADS TO
 CEN

TREVILLE RO
AD, AN

D
FIELD PO

IN
T RO

AD, W
HICH LEADS TO

 SU
N

RISE VALLEY DRIVE, AN
D DIRECTLY FRO

M
 CEN

TREVILLE RO
AD (IN

GRESS O
N

LY).

19.
ARCHITECTU

RAL DETAILS, LAN
DSCAPE ARCHITECTU

RAL FEATU
RES AN

D O
THER ILLU

STRATIO
N

S PRO
VIDED HEREIN

 ARE SU
BJECT TO

CHAN
GE W

ITH FIN
AL DESIGN

.  THE EXACT LO
CATIO

N
, SHAPE AN

D SIZE O
F THE PRO

PO
SED BU

ILDIN
G(S) AN

D PARKIN
G STRU

CTU
RE(S)

SHO
W

N
 O

N
 THE GRAPHIC ARE SU

BJECT TO
 ADJU

STM
EN

T AN
D REFIN

EM
EN

T W
ITH FIN

AL EN
GIN

EERIN
G AN

D ARCHITECTU
RAL DESIGN

 SO
LO

N
G AS THEY REM

AIN
 IN

 SU
BSTAN

TIAL CO
N

FO
RM

AN
CE W

ITH THE REPRESEN
TATIO

N
S O

N
 THE APPRO

VED APPLICATIO
N

.  ADDITIO
N

AL
BU

ILDIN
G FEATU

RES SU
CH AS, BU

T N
O

T LIM
ITED TO

, DECKS, STO
O

PS, CO
VERED EN

TRIES, PATIO
S, BALCO

N
IES, BAY W

IN
DO

W
S, AN

D
CHIM

N
EYS THAT ARE N

O
T SHO

W
N

 O
N

 THE APPLICATIO
N

, M
AY BE PRO

VIDED IN
 ACCO

RDAN
CE W

ITH THE PRO
VISIO

N
S SET FO

RTH IN
 PAR. 4

O
F SECT. 16-403 AN

D SECT. 9-004 O
F THE ZO

N
IN

G O
RDIN

AN
CE.  ADDITIO

N
AL SITE FEATU

RES SU
CH AS GAZEBO

S, TRELLISES, EN
TRAN

CE
SIGN

S, FLAGPO
LES, FEN

CES, W
ALLS AN

D  M
AIL BO

XES N
O

T SHO
W

N
 HEREIN

 M
AY ALSO

 BE PRO
VIDED. SEE PRO

FFERS.

20.
LAN

DSCAPE FEATU
RES REPRESEN

TED HEREIN
 SHO

W
 THE GEN

ERAL IN
TEN

T AN
D CHARACTER O

F THE PRO
PO

SED DEVELO
PM

EN
T AN

D M
AY

VARY BASED O
N

 M
ARKET CO

N
DITIO

N
S, FIN

AL ARCHITECTU
RE AN

D EN
GIN

EERIN
G DESIGN

.  SITE AM
EN

ITIES, FEATU
RES AN

D FU
RN

ISHIN
GS

REPRESEN
TED HEREIN

 ARE ILLU
STRATIVE AN

D, AS SU
CH, ARE IN

TEN
DED TO

 REFLECT THE GEN
ERAL THEM

E AN
D CHARACTER O

F THE
PRO

PO
SED DEVELO

PM
EN

T.  FIN
AL SELECTIO

N
S M

AY VARY AT THE TIM
E O

F SITE PLAN
, BU

T W
ILL BE CO

N
SISTEN

T W
ITH THE Q

U
ALITY O

F
THE DESIGN

 REPRESEN
TED HEREIN

.  ADDITIO
N

AL SITE AM
EN

ITIES AN
D FEATU

RES SU
CH AS PLAN

TERS, GAZEBO
S, BEN

CHES, O
THER

SEATIN
G AREAS, W

ALKW
AYS, TRELLISES, W

ATER FO
U

N
TAIN

S O
R SPECIAL FEATU

RES, PU
BLIC ART, SIGN

S, W
ALLS, LIGHTS, U

TILITY AN
D

M
AIN

TEN
AN

CE STRU
CTU

RES AN
D SIM

ILAR FEATU
RES N

O
T REPRESEN

TED HEREIN
 M

AY BE PRO
VIDED AS LO

N
G AS THE RESU

LTAN
T

DEVELO
PM

EN
T IS IN

 SU
BSTAN

TIAL CO
N

FO
RM

AN
CE W

ITH THE Q
U

ALITY REPRESEN
TED O

N
 THE GRAPHICS. SEE PRO

FFERS.

21.
CO

N
STRU

CTIO
N

 O
F ALL REQ

U
IRED PU

BLIC IM
PRO

VEM
EN

TS SHALL BE PERFO
RM

ED IN
 CO

N
JU

N
CTIO

N
 W

ITH THE N
O

RM
AL APPRO

VAL AN
D

LAN
D DEVELO

PM
EN

T PRO
CESS U

N
LESS N

O
TED HEREIN

.

22.
DEVELO

PM
EN

T O
F THIS PRO

JECT SHALL CO
M

M
EN

CE AT SU
CH TIM

E AS APPRO
PRIATE CO

U
N

TY APPRO
VALS HAVE BEEN

 O
BTAIN

ED AN
D

SU
BJECT TO

 THE DISCRETIO
N

 O
F THE O

W
N

ER.  THE APPLICAN
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E

THIS IS THE STO
RM

W
ATER M

AN
AGEM

EN
T N

ARRATIVE FO
R THE PRO

FFERED CO
N

DITIO
N

 AM
EN

DM
EN

T CO
N

CEPTU
AL DEVELO

PM
EN

T PLAN
 FO

R
ARRO

W
BRO

O
K CEN

TRE.

ARRO
W

BRO
O

K CEN
TRE PDC CO

N
CEPTU

AL / FIN
AL DEVELO

PM
EN

T PLAN
 CDP/FDP 2002-HM

-043 W
AS APPRO

VED BY THE FAIRFAX CO
U

N
TY BO

ARD O
F

SU
PERVISO

RS IN
 DECEM

BER 2005.  THIS DEVELO
PM

EN
T PLAN

 IN
CLU

DED A DETAILED CO
N

CEPT SW
M

 PLAN
 W

ITH CALCU
LATIO

N
S FO

R THE EN
TIRE 51.4

ACRE PRO
JECT SITE.  PO

RTIO
N

S O
F THE PHASED PLAN

 HAVE BEEN
 CO

N
STRU

CTED, IN
CLU

DIN
G

 THE ARRO
W

BRO
O

K CEN
TRE PARK (RECREATIO

N
 FACILITIES)

O
N

 PARCEL 39B4, LAN
D BAYS E-F (ARRO

W
BRO

O
K CEN

TRE - RECREATIO
N

AL FACILITIES, FFX CO
. #1504-SAB-002) AN

D THE SITE'S SW
M

 FACILITY
(ARRO

W
BRO

O
K PO

N
D - SW

M
-1) O

N
 PARCEL 5D, LAN

D BAY G
 (ARRO

W
BRO

O
K CEN

TRE STO
RM

W
ATER M

AN
AGEM

EN
T SITE PLAN

, FFX CO
. #1504-SAB-001).

TABLE 1 BELO
W

 DETAILS PLAN
 APPRO

VAL AN
D CO

N
STRU

CTIO
N

 STATU
S FO

R ALL LAN
D BAYS IN

CLU
DED IN

 THE PRO
JECT SITE.

THIS PRO
FFER CO

N
DITIO

N
 AM

EN
DM

EN
T/PCA APPLICATIO

N
 IS TO

 REVISE APPRO
XIM

ATELY 33.92 ACRES (REFERRED TO
 AS THE “APPLICATIO

N
 AREA”) O

F
THE PREVIO

U
SLY APPRO

VED PLAN
 TO

 PRO
VIDE A SITE CO

N
FIGU

RATIO
N

 AM
EN

ABLE TO
 M

ETRO
 CEN

TERED DEVELO
PM

EN
T.  THE N

EW
 PLAN

 IS DESIGN
ED

TO
 ADJU

ST SPECIFIC BU
ILDIN

G TYPES AN
D LO

CATIO
N

S, U
N

IT DEN
SITIES, AN

D SITE LAYO
U

TS M
EETIN

G THE N
EEDS FO

R TRAN
SIT CO

N
TEXT SEN

SITIVE
DESIGN

 IN
 A M

AN
N

ER W
HICH DO

ES N
O

T RESU
LT IN

 AN
 IN

CREASE IN
 IM

PERVIO
U

SN
ESS, N

O
R IN

 AN
 IN

CREASE O
VER THE APPRO

VED 2005 CDP IN
 THE

AM
O

U
N

T O
F PHO

SPHO
RO

U
S LEAVIN

G
 EACH PO

IN
T O

F DISCHARGE O
R THE VO

LU
M

E O
R RATE O

F RU
N

O
FF.  O

F THIS APPLICATIO
N

 AREA O
N

LY 26.60
ACRES W

ILL BE DEVELO
PED THEREFO

RE THIS STO
RM

W
ATER M

AN
AGEM

EN
T PLAN

 W
AS CO

M
PLETED TO

 TREAT THIS REDU
CED AREA (REFERRED TO

 AS
THE "SW

M
 AN

D LID PLAN
 AREA").

O
N

 JU
LY 1, 2014 N

EW
 VIRGIN

IA STO
RM

W
ATER M

AN
AGEM

EN
T PRO

GRAM
 REGU

LATIO
N

S W
ERE ADO

PTED.  A FAIRFAX CO
U

N
TY STO

RM
W

ATER
O

RDIN
AN

CE DETERM
IN

ATIO
N

 (SW
O

D) LETTER (#1504-SW
O

D-001-1) W
AS ISSU

ED AN
D IS IN

CLU
DED O

N
 SHEET C7.09.  THE SW

O
D CO

N
FIRM

S THAT THE
PCA APPLICATIO

N
 AREA M

EETS THE CRITERIA TO
 BE DESIGN

ED PU
RSU

AN
T SECTIO

N
S 124-1-11, TIM

E LIM
ITS, AN

D 124-1-12, GRAN
DFATHERIN

G, O
F THE

FAIRFAX CO
U

N
TY STO

RM
W

ATER M
AN

AGEM
EN

T O
RDIN

AN
CE, AN

D THE PRO
VISIO

N
S O

F DEQ
 GU

IDAN
CE M

EM
O

 N
O

. 14-2014.

AS SHO
W

N
 IN

 TABLE 1 ABO
VE, A PO

RTIO
N

 O
F LAN

D BAYS A-D (20.64 ACRES) W
ERE IN

CLU
DED IN

 FFX. CO
. #1504-SP-003-2 THAT W

ERE SU
BM

ITTED BY
W

ALTER L. PHILLIPS (W
LP).  THE PLAN

S W
ERE N

O
T APPRO

VED BY FAIRFAX CO
U

N
TY AN

D SITE PLAN
 AREA IN

CLU
DED IN

 THE W
LP PLAN

S ARE IN
CLU

DED IN
THIS REZO

N
IN

G
 APPLICATIO

N
. THERE ARE TW

O
 ACTIVE VIRGIN

IA DEPARTM
EN

T O
F EN

VIRO
N

M
EN

TAL Q
U

ALITY VPDES CO
N

STRU
CTIO

N
 GEN

ERAL PERM
ITS

RELATED TO
 THE W

LP PHASE 1 PLAN
S THAT W

ERE APPRO
VED PRIO

R TO
 JU

LY 1, 2014 AN
D REN

EW
ED O

N
 SEPTEM

BER 26, 2014 (VAR10E642 AN
D

VAR10E643). THIS PO
RTIO

N
 O

F THE PCA APPLICATIO
N

 IS THEREFO
RE SU

BJECT TO
 THE PRO

VISIO
N

S O
F SECTIO

N
 124-1-11 O

F THE FAIRFAX CO
U

N
TY

STO
RM

W
ATER M

AN
AGEM

EN
T O

RDIN
AN

CE, TIM
E LIM

ITS O
N

 APPLICABILITY O
F APPRO

VED DESIGN
 CRITERIA. THE REM

AIN
DER O

F SW
M

 AN
D LID PLAN

AREA (5.96 ACRES) THAT IS N
O

T CO
VERED BY AN

 ACTIVE VPDES PERM
IT W

AS IN
CLU

DED IN
 THE APPRO

VED 2005 CDP/FDP PLAN
 (2002-HM

-043) AN
D

CO
N

SEQ
U

EN
TLY IS SU

BJECT TO
 THE PRO

VISIO
N

S O
F SECTIO

N
 124-1-12, GRAN

DFATHERIN
G.  THE EN

TIRE SW
M

 AN
D LID PLAN

 AREA (26.60 AC) IS SERVED
BY EXISTIN

G
 O

FF-SITE STO
RM

W
ATER M

AN
AGEM

EN
T FACILITIES AN

D THEREFO
RE IS SU

BJECT TO
 AN

D W
ILL BE DESIGN

ED IN
 ACCO

RDAN
CE W

ITH THE
PRO

VISIO
N

S O
F DEQ

 GU
IDAN

CE M
EM

O
 N

O
. 14-2014, W

HICH REM
AIN

S VALID FO
R TW

O
 ADDITIO

N
AL GEN

ERAL PERM
IT CYCLES.

FAIRFAX CO
U

N
TY SW

M
 REQ

U
IREM

EN
TS - W

ATER Q
U

ALITY AN
D W

ATER Q
U

AN
TITY CO

M
PLIAN

CE

STO
RM

W
ATER M

AN
AGEM

EN
T REQ

U
IREM

EN
TS FO

R THE SITE (BO
TH Q

U
ALITY AN

D Q
U

AN
TITY) ARE M

ET U
N

DER THE O
LD REGU

LATIO
N

S BY TW
O

 EXISTIN
G

FACILITIES, THE ARRO
W

BRO
O

K PO
N

D (SW
M

-1, ARRO
W

BRO
O

K CEN
TRE STO

RM
W

ATER M
AN

AGEM
EN

T SITE PLAN
, FFX CO

. #1504-SAB-001, APPRO
VED

11/9/2009) AN
D THE FAIRFAX CO

U
N

TY REGIO
N

AL PO
N

D (DU
LLES STATIO

N
 REGIO

N
AL PO

N
D, DU

LLES STATIO
N

 AT DU
LLES CO

RN
ER REGIO

N
AL SW

M
PO

N
D, FFX CO

. #6848-SAB-008, APPRO
VED 7/23/2010).

IN
 ACCO

RDAN
CE W

ITH THE CO
M

PREHEN
SIVE PLAN

'S EN
VIRO

N
M

EN
TAL STEW

ARDSHIP GO
ALS, STO

RM
W

ATER M
AN

AGEM
EN

T CO
N

TRO
LS HAVE BEEN

CO
O

RDIN
ATED W

ITH M
U

LTIPLE PRO
JECTS:  THE ARRO

W
BRO

O
K CEN

TRE SW
M

 PO
N

D AN
D THE DU

LLES STATIO
N

 REGIO
N

AL PO
N

D.  A PO
RTIO

N
 O

F THE
SW

M
 AN

D LID PLAN
 AREA (16.5 ACRES) DRAIN

S TO
 SW

M
-1.  SW

M
-1 W

AS CO
N

STRU
CTED IN

 2008 AN
D FU

LLY SATISFIES THE 16.5 ACRES, AS W
ELL AS 0.6

ACRES O
F U

N
CO

N
TRO

LLED DRAIN
AGE, PHO

SPHO
RU

S REM
O

VAL REQ
U

IREM
EN

TS AN
D ACHIEVES A 50%

 PHO
SPHO

RU
S REM

O
VAL RATE.  AS DISCU

SSED IN
THE LID PLAN

 AN
D CO

M
PREHEN

SIVE PLAN
 SECTIO

N
S O

F THIS N
ARRATIVE FO

U
N

D BELO
W

, ADDITIO
N

AL W
ATER Q

U
ALITY DEVICES ARE PRO

PO
SED IN

 THIS
APPLICATIO

N
 TO

 FU
RTHER IM

PRO
VE THE W

ATER Q
U

ALITY, REDU
CE RU

N
O

FF, AN
D THE REDU

CE PEAK FLO
W

 RATE.

A PO
RTIO

N
 O

F THE SW
M

 AN
D LID PLAN

 AREA (9.5 ACRES) DRAIN
S TO

 THE DU
LLES STATIO

N
 REGIO

N
AL PO

N
D. THE APPRO

VED 2005 CDP / FDP
DEM

O
N

STRATED CO
N

CEPTU
AL SW

M
 W

ATER Q
U

ALITY CO
M

PLIAN
CE W

ITH A BIO
RETEN

TIO
N

 FACILITY (SW
M

-2) CO
N

CEPTU
ALLY DESIGN

ED TO
 TREAT THE

STO
RM

W
ATER THAT FLO

W
S TO

 THE DU
LLES STATIO

N
 REGIO

N
AL PO

N
D DESPITE W

ATER Q
U

ALITY REQ
U

IREM
EN

TS BEIN
G FU

LLY SATISFIED BY THE DU
LLES

STATIO
N

 REGIO
N

AL PO
N

D AT A 50%
 PHO

SPHO
RU

S REM
O

VAL RATE.  THE SW
M

 PLAN
 FO

R THE 9.5 ACRES DRAIN
IN

G TO
 THE DU

LLES STATIO
N

 REGIO
N

AL
PO

N
D, SHEET 25 O

F THE APPRO
VED 2005 CDP / FDP, DEM

O
N

STRATED A 50%
 PHO

SPHO
RU

S REM
O

VAL RATE W
ITH THE FO

LLO
W

IN
G STATEM

EN
T:

“IT SHO
U

LD BE N
O

TED THAT THE PO
RTIO

N
 O

F THE SITE TREATED BY SW
M

-2 DRAIN
S TO

 FAIRFAX CO
U

N
TY REGIO

N
AL PO

N
D #H-09, W

HICH W
AS

DESIGN
ED TO

 PRO
VIDE W

ATER Q
U

ALITY AN
D W

ATER Q
U

AN
TITY CO

N
TRO

L FO
R THE DRAIN

AGE SHED. THE EXTEN
T AN

D N
EED O

F THE PRO
PO

SED
SW
M
-2 FACILITY W

ILL BE SU
BJECT TO

 FIN
AL EN

GIN
EERIN

G EVALU
ATIO
N
.”

THIS APPLICATIO
N

 IN
CLU

DES A SW
M

 PLAN
 THAT REPLACES SW

M
-2 W

ITH A CO
VERAGE O

F BM
PS / LIDS TO

 ACHIEVE AN
 EQ

U
IVALEN

T 50%
 PHO

SPHO
RU

S
REM

O
VAL RATE. (SEE SHEET C7.09).

W
ATER Q

U
AN

TITY DETEN
TIO

N
 REQ

U
IREM

EN
TS W

ILL BE M
ET W

ITH THE PREVIO
U

SLY CO
N

STRU
CTED ARRO

W
BRO

O
K PO

N
D (SW

M
-1) LO

CATED O
N

 LAN
D

BAY G, AS W
ELL AS THE DU

LLES STATIO
N

 REGIO
N

AL PO
N

D.  THE APPRO
VED CO

N
STRU

CTIO
N

 PLAN
S AN

D AS-BU
ILT PLAN

S FO
R BO

TH THE ARRO
W

BRO
O

K
PO

N
D AN

D THE DU
LLES STATIO

N
 REGIO

N
AL PO

N
D ARE SHO

W
N

 O
N

 SHEETS C7.10 TO
 C7.26.

LO
W

 IM
PACT DEVELO

PM
EN

T (LID) PLAN

THE SITE W
ILL BE M

O
DERN

IZED TO
 REFLECT THE CO

M
PREHEN

SIVE PLAN
'S EN

VIRO
N

M
EN

TAL STEW
ARDSHIP GO

ALS AN
D O

PTIM
IZE W

ATER Q
U

ALITY BY
IN

CO
RPO

RATIN
G LO

W
 IM

PACT DEVELO
PM

EN
T (LID) M

EASU
RES DESIGN

ED TO
 PRO

M
O

TE EVAPO
TRAN

SPIRATIO
N

 AN
D SO

IL FILTRATIO
N

 W
HERE

PRACTICABLE THRO
U

GHO
U

T THE 26.6 ACRE SW
M

 AN
D LID PLAN

 AREA.  THESE M
EASU

RES ARE PRO
VIDED TO

 BE M
O

RE IN
 LIN

E W
ITH THE

CO
M

PREHEN
SIVE PLAN

 BY PRO
VIDIN

G A LO
W

 IM
PACT DEVELO

PM
EN

T (LID) APPRO
ACH TO

 SW
M

.  LID PRACTICES HAVE BEEN
 IN

CO
RPO

RATED W
HERE

FEASIBLE THRO
U

GHO
U

T THE SW
M

 AN
D LID PLAN

 AREA. THESE LID'S W
ILL PRO

VIDE ADDITIO
N

AL W
ATER Q

U
ALITY BEN

EFITS, VO
LU

M
E REDU

CTIO
N

, AN
D

PEAK FLO
W

 REDU
CTIO

N
.

A CO
M

BIN
ATIO

N
 O

F GREEN
 RO

O
FS, SW

M
 TREE PITS, U

RBAN
 SW

M
 PLAN

TERS, BIO
RETEN

TIO
N

 FILTER AREAS AN
D PRO

PRIETARY STRU
CTU

RAL BM
P'S

IN
CLU

DIN
G FILTERRA'S AN

D M
AN

U
FACTU

RED BM
PS ARE PRO

PO
SED THRO

U
GH THE APPLICATIO

N
 AREA (O

THER LID PRACTICES CAN
 BE U

SED SU
BJECT TO

DPW
&

ES APPRO
VAL).   THE ADDITIO

N
 O

F THESE DECEN
TRALIZED LID TREATM

EN
T DEVICES W

ILL REDU
CE RU

N
O

FF, DELAYIN
G EN

TRY TO
 THE SW

M
FACILITIES AN

D STREAM
 SYSTEM

S, AN
D ATTEM

PT TO
 M

O
RE CLO

SELY REPLICATE THE N
ATU

RAL HYDRO
LO

GIC/HYDRAU
LIC CO

N
DITIO

N
S.  THE LID

TECHN
IQ

U
ES ARE ALSO

 IN
CO

RPO
RATED IN

TO
 THE N

EW
 STREET DESIGN

 AS IN
CLU

DED IN
 THE GU

IDELIN
ES.

PHO
SPHO

RU
S REM

O
VAL EFFICIEN

CIES CREDITED IN
 THIS PLAN

 ARE BASED O
N

 VIRGIN
IA DEQ

 STO
RM

W
ATER DESIGN

 SPECIFICATIO
N

S AN
D AVAILABLE

GU
IDAN

CE DO
CU

M
EN

TS FO
R GRAN

DFATHERED AN
D TIM

E LIM
ITED PRO

JECTS IN
 FAIRFAX CO

U
N

TY.

ARRO
W

BRO
O

K EN
HAN

CED EXTEN
DED DETEN

TIO
N

 PO
N

D (SW
M

-1)

THE DRAIN
AGE DIVIDES IN

CLU
DED IN

 THE APPRO
VED 2005 CDP / FDP W

ERE M
AIN

TAIN
ED AN

D 16.5 ACRES O
F THE 26.6 ACRE SW

M
 AN

D LID PLAN
 AREA

DRAIN
S TO

 THE ARRO
W

BRO
O

K PO
N

D AN
D 0.6 ACRES IS U

N
CO

N
TRO

LLED.  AS SHO
W

N
 O

N
 SHEET C7.11 THE ARRO

W
BRO

O
K PO

N
D W

AS DESIGN
ED TO

HAN
DLE DETEN

TIO
N

 FO
R THE O

N
SITE CO

N
TRO

LLED AN
D U

N
CO

N
TRO

LLED AREA.  THE PO
N

D IS DETAIN
IN

G FO
R THE 2-YR AN

D 10-YR STO
RM

 EVEN
TS AN

D
IS RELEASIN

G
 AT A RATE BELO

W
 THE PRE-DEVELO

PM
EN

T CO
N

DITIO
N

S.  THE PO
N

D IS RELEASIN
G W

ELL BELO
W

 ALLO
W

ABLE RATES AN
D THEREFO

RE
EXCEEDS THE DETEN

TIO
N

 REQ
U

IREM
EN

TS FO
R THE 17.1 ACRES O

F THE APPLICATIO
N

 AREA W
ITHO

U
T N

EED FO
R ADDITIO

N
AL SW

M
 DETEN

TIO
N

M
EASU

RES.

THE ARRO
W

BRO
O

K PO
N

D W
AS DESIGN

ED TO
 PRO

VIDE PHO
SPHO

RU
S REM

O
VAL FO

R THE DRAIN
AGE TO

 THE PO
N

D.  CO
M

PARIN
G PRE- AN

D PO
ST-

DEVELO
PM

EN
T DRAIN

AGE DIVIDES, CU
RREN

TLY THERE ARE 36.4 ACRES BEIN
G RECEIVED BY THE PO

N
D AN

D IN
 THE PO

ST CO
N

DITIO
N

, 36.4 ACRES W
ILL

BE TREATED.  THE ARRO
W

BRO
O

K CEN
TRE STO

RM
W

ATER M
AN

AGEM
EN

T PLAN
 APPRO

VED O
N

 4/22/08 REFLECT 33.68 ACRES BEIN
G

 TREATED IN
 THE

W
ATER Q

U
ALITY N

ARRATIVE.  THIS AREA IS LESS BECAU
SE IT IS EXCLU

DIN
G

 AREAS DRAIN
IN

G TO
 THE PO

N
D THAT ARE CU

RREN
TLY BEIN

G
 TREATED

O
FF-SITE.  THE PO

N
D W

AS HO
W

EVER DESIGN
ED AN

D CO
N

STRU
CTED W

ITH ADDITIO
N

AL BM
P VO

LU
M

E N
ECESSARY TO

 TREAT ADDITIO
N

AL AREA. THE
BM

P VO
LU

M
E REQ

U
IRED FO

R 33.68 ACRES IS 78,436 CF BU
T THE PO

N
D PRO

VIDES A BM
P VO

LU
M

E O
F 102,684 CF. THE ADDITIO

N
AL BM

P VO
LU

M
E CAN

TREAT AN
 ADDITIO

N
AL 6.7 ACRES O

F IM
PERVIO

U
S AREA (I.E., BEYO

N
D THE 33.68 ACRES).  THEREFO

RE THE PO
N

D IS M
O

RE THAN
 ADEQ

U
ATE IN

 TREATIN
G

THE FU
LL 36.4 ACRES DRAIN

IN
G TO

 THE FACILITY.

AS SHO
W

N
 IN

 THE ARRO
W

BRO
O

K CEN
TRE STO

RM
W

ATER M
AN

AGM
EN

T PLAN
 AN

D FAIRFAX CO
U

N
TY LETTER TO

 IN
DU

STRY #01-11 AN
D APPRO

VED,
REVISED PRO

CEDU
RES FO

R REQ
U

ESTS TO
 U

SE IN
N

O
VATIVE BEST M

AN
AGEM

EN
T PRACTICES, THE EN

HAN
CED EXTEN

DED DETEN
TIO

N
 FACILITY PRO

VIDES
A 50%

 PHO
SPHO

RU
S REM

O
VAL RATE FO

R THE CO
N

TRIBU
TIN

G DRAIN
AGE AREA.

DU
LLES STATIO

N
 AT DU

LLES CO
RN

ER REG
IO

N
AL PO

N
D (SW

M
-2)

9.5 ACRES O
F THE 26.60 ACRE SW

M
 AN

D LID PLAN
 AREA W

ILL DRAIN
 TO

 THE O
FF-SITE FAIRFAX CO

U
N

TY REGIO
N

AL PO
N

D.  THE DU
LLES STATIO

N
REGIO

N
AL PO

N
D IS DESIGN

ED TO
 HAN

DLE THE W
ATER Q

U
AN

TITY AN
D W

ATER Q
U

ALITY REQ
U

IREM
EN

TS FO
R THIS PO

RTIO
N

 O
F THE PRO

PERTY DRAIN
IN

G
TO

 THE PO
N

D.  THE DU
LLES STATIO

N
 REGIO

N
AL PO

N
D IS DETAIN

IN
G FO

R THE 2-YR AN
D 10-YR STO

RM
 EVEN

TS AN
D IS RELEASIN

G
 AT A RATE BELO

W
 THE

PRE-DEVELO
PM

EN
T CO

N
DITIO

N
S.  ACCO

RDIN
G

 TO
 THE DU

LLES STATIO
N

 AT DU
LLES CO

RN
ER REGIO

N
AL SW

M
 PO

N
D AS-BU

ILT PLAN
S (FFX CO

.
#6848-SAB-008, APPRO

VED 7/23/2010), THIS PO
N

D IS RECEIVIN
G 121.07 ACRES O

F CO
M

M
ERCIAL DEVELO

PM
EN

T AN
D HAS BEEN

 SIZED TO
 DETAIN

U
LTIM

ATE BU
ILD-O

U
T CO

N
DITIO

N
S O

F AN
Y AREA W

ITHIN
 THE CO

N
TRIBU

TIN
G W

ATERSHED.  THE EXISTIN
G TO

TAL AREA DRAIN
IN

G
 TO

 THE FACILITY IS
N

O
T CHAN

GIN
G FRO

M
 PRE- TO

 PO
ST- DEVELO

PM
EN

T CO
N

DITIO
N

S. IT SHO
U

LD BE N
O

TED THAT THE ARRO
W

BRO
O

K PO
N

D IS DESIGN
ED TO

 O
VER DETAIN

FO
R THE AREA DRAIN

IN
G

 TO
 THE DU

LLES STATIO
N

 REGIO
N

AL PO
N

D (9.5 ACRES).  THEREFO
RE THE DRAIN

AGE AREA DRAIN
IN

G
 TO

 THE DU
LLES STATIO

N
REGIO

N
AL PO

N
D HAS BEEN

 ACCO
U

N
TED FO

R TW
ICE, SO

 DETEN
TIO

N
 IS BEIN

G ACHIEVED AT A RATE O
F DO

U
BLE THE AM

O
U

N
T N

ECESSARY TO
 M

EET
CU

RREN
T REQ

U
IREM

EN
TS FO

R THIS DRAIN
AGE AREA.

THE SW
M

/LID PLAN
 IN

CLU
DES PRO

PO
SED BIO

RETEN
TIO

N
 FILTERS, TREE BO

X FILTERS, U
N

DERGRO
U

N
D FILTER CHAM

BERS, U
RBAN

 SW
M

 PLAN
TERS, AN

D
VEGETATED RO

O
FS. THE FACILITIES SHO

W
N

 O
N

 THE SW
M

/LID PLAN
 ACHIEVE APPRO

XIM
ATELY A 50%

 PHO
SPHO

RU
S REM

O
VAL EFFICIEN

CY FO
R THE 9.5

ACRE DRAIN
AGE AREA, ACHIEVIN

G THE FAIRFAX CO
U

N
TY W

ATER Q
U

ALITY REQ
U

IREM
EN

TS AN
D CO

N
DITIO

N
S SET FO

RTH IN
 THE SW

O
D (SEE SHEET

C7.09). IT SHO
U

LD BE N
O

TED THAT THE EN
TIRE 9.5 ACRE DRAIN

AGE AREA FLO
W

S FRO
M

 THE SITE TO
 THE O

FFSITE DU
LLES STATIO

N
 REGIO

N
AL PO

N
D

W
HICH PRO

VIDES PHO
SPHO

RU
S REM

O
VAL (50%

 REM
O

VAL EFFICIEN
CY) BU

T IS N
O

T U
SED IN

 W
ATER Q

U
ALITY CO

M
PU

TATIO
N

S (SEE SHEET C7.06).
SHO

U
LD AN

 U
N

FO
RSEEN

 SHO
RTFALL IN

 THE REQ
U

IRED PHO
SPHO

RU
S REM

O
VAL BE EN

CO
U

N
TERED DU

RIN
G FIN

AL DESIGN
, THE APPLICAN

T HAS THE
O

PTIO
N

 TO
 U

SE THE EXISTIN
G O

FFSITE DU
LLES STATIO

N
 REGIO

N
AL PO

N
D U

PO
N

 APPRO
VAL BY DPW

&
ES.

FAIRFAX CO
U

N
TY SW

M
 REQ

U
IREM

EN
TS - O

U
TFALL AN

ALYSIS
THE O

U
TFALL TO

 THE W
EST (O

U
TFALL #1) FRO

M
 THE SITE O

U
TFALLS TO

 AN
 EXISTIN

G STO
RM

 DRAIN
AGE SYSTEM

, CO
N

STRU
CTED U

N
DER THE DU

LLES
TECH CEN

TER - 2191 &
 2195 FO

X M
ILL RD PLAN

 (FFX CO
. #5574-SP-005, APPRO

VED 11/19/1997).  THE TO
TAL PRO

PO
SED O

N
SITE AREA FRO

M
 THE

ARRO
W

BRO
O

K SITE THAT REACHES THIS O
U

TFALL IS 9.5 ACRES W
ITH AN

 APPRO
XIM

ATE C-FACTO
R O

F 0.78 (SEE BM
P CO

M
PU

TATIO
N

S SHEET C7.06 FO
R

THIS IN
FO

RM
ATIO

N
) AN

D THE TO
TAL O

FFSITE AREA THAT REACHES THE SITE IS 1.48 ACRES W
ITH

 A C-FACTO
R O

F 0.3.  THE O
U

TFALL PIPE IS SHO
W

N
 O

N
THE PLAN

S FRO
M

 STRU
CTU

RE "10" TO
 STRU

CTU
RE "9".  THE CO

M
PU

TATIO
N

S FO
R THIS PIPE ARE SHO

W
N

 O
N

 THE O
U

TFALL EXHIBIT SHEET (SHEET C7.08)
FRO

M
 THE APPRO

VED O
FFSITE PLAN

.  AS YO
U

 CAN
 SEE FRO

M
 THE STO

RM
 DRAIN

AGE CO
M

PU
TATIO

N
S HIGHLIGHTED THIS PIPE IS SIZED TO

 IN
TERCEPT

11.60 AC W
ITH AN

 AVERAGE C-FACTO
R O

F 0.76.  THE 10-YR FLO
W

 RATE THIS PIPE IS EXPECTIN
G

 IS 64.61 CFS AN
D IT HAS CAPACITY U

P TO
 73.31 CFS.

W
ITH A 5 M

IN
U

TE TIM
E O

F CO
N

CEN
TRATIO

N
 FRO

M
 THE ARRO

W
BRO

O
K SITE 57.33 CFS IS THE M

AXIM
U

M
 PO

SSIBLE 10 YEAR FLO
W

 FRO
M

 THE SITE TO
THIS EXISTIN

G SYSTEM
 (N

O
T ACCO

U
N

TIN
G FO

R RU
N

O
FF REDU

CTIO
N

 PRO
VIDED BY LIDS).  THIS IS U

N
DER THE EXPECTED DESIGN

 FLO
W

 FO
R THIS SYSTEM

AN
D THEREFO

RE THE O
FFSITE SYSTEM

 IS SIZED TO
 CO

N
VEY THE U

LTIM
ATE BU

ILD O
U

T O
F THE ARRO

W
BRO

O
K SITE (SEE SHEETS C7.12 TO

 C7.15).

THE #2191 &
 2195 FO

X M
ILL RO

AD PLAN
 STO

RM
 SYSTEM

 TIES IN
TO

 THE DU
LLES TECHN

O
LO

GY CEN
TER BU

ILDIN
GS 3&

4 PLAN
 (FFX CO

. #5574-SAB-001,
APPRO

VED 2/10/2000).  SEE O
U

TFALL EXHIBIT FO
R LAYO

U
T AN

D CO
M

PU
TATIO

N
S FRO

M
 THE APPRO

VED PLAN
S (SHEET C7.08).  THE STO

RM
 PIPE FRO

M
STRU

CTU
RE "7" TO

 "6" CO
N

VEYS THE FLO
W

 FRO
M

 THE #2191 &
 2195 FO

X M
ILL PLAN

 AN
D THE RELEASE FRO

M
 THIS PLAN

 IS 100.95 CFS THRO
U

GH A
38"X60" ELLIPTICAL RCP PIPE.  THE BU

ILDIN
G 3 &

 4 SITE PLAN
 IS RECEIVIN

G A FLO
W

 AT STR. "7" ACCO
RDIN

G THE STO
RM

 CO
M

PU
TATIO

N
S O

N
 THEIR PLAN

O
F 2.8942 CM

S (W
HICH EQ

U
ATES TO

 102.2 CFS).  THEREFO
RE THE BU

ILDIN
G 3 &

 4 STO
RM

 SYSTEM
 W

AS DESIGN
ED TO

 CO
N

VEY ALL O
F THE U

PSTREAM
FLO

W
 AT U

LTIM
ATE BU

ILD O
U

T.

THE BU
ILDIN

G
 3 &

 4 STO
RM

 SYSTEM
 THEN

 TIES IN
TO

 THE CAM
PU

S AT DU
LLES TECHN

O
LO

GY CTR BLDGS 5&
6 SITE PLAN

 (FFX CO
. #5574-SP-007,

APPRO
VED 5/18/1998).  SEE O

U
TFALL EXHIBIT FO

R LAYO
U

T AN
D CO

M
PU

TATIO
N

S FRO
M

 THE APPRO
VED PLAN

S (SHEET C7.08).  THE STO
RM

 PIPE FO
RM

STRU
CTU

RE "EX.36" TO
 "EX. 36" CO

N
VEYS THE FLO

W
 FRO

M
 THE BU

ILDIN
G

 3 &
 4 SITE PLAN

 AN
D THE RELEASE FRO

M
 THIS PLAN

 IS 3.0069 CM
S (W

HICH
EQ

U
ATES TO

 106.2 CFS) THRO
U

GH A 48" RCP PIPE.  THE BU
ILDIN

G 5 &
 6 PLAN

 IS RECEIVIN
G THE FLO

W
 AT STR. "EX. 35" ACCO

RDIN
G TO

 THEIR STO
RM

CO
M

PU
TATIO

N
S O

N
 THEIR PLAN

 O
F 3.1336 CM

S (W
HICH EQ

U
ATES TO

 110.6 CFS).  THEREFO
RE THE BU

ILDIN
G

 5 &
 6 STO

RM
 SYSTEM

 W
AS DESIGN

ED TO
CO

N
VEY ALL O

F THE U
PSTREAM

 FLO
W

 AT U
LTIM

ATE BU
ILD O

U
T.

THIS SYSTEM
 THEN

 O
U

TFALLS THRO
U

GH AN
 EN

ERGY DISSIPATER AN
D IN

TO
 AN

 EN
GIN

EERED CHAN
N

EL.  THIS CHAN
N

EL TIES IN
TO

 THE 100 YEAR
FLO

O
DPLAIN

.  SECTIO
N

S FO
R THE CHAN

N
EL ARE SHO

W
N

 O
N

 THE O
U

TFALL EXHIBIT SHEET AN
D THEY CLEARLY SHO

W
 THAT THERE IS ADEQ

U
ATE

CAPACITY FO
R THE 100 YEAR STO

RM
 EVEN

T.  THEREFO
RE SIN

CE W
E HAVE DEM

O
N

STRATED THAT THE STO
RM

 DRAIN
AGE SYSTEM

 W
HICH THE

ARRO
W

BRO
O

K SITE O
U

TFALLS IN
TO

 HAS ADEQ
U

ATE CAPACITY FO
R THE U

LTIM
ATE BU

ILD O
U

T O
F THE SITE AN

D THAT THE O
U

TFALL CHAN
N

EL TO
 THE

100-YR FLO
O

D PLAIN
 HAS CAPACITY AN

D HAS BEEN
 DESIGN

ED TO
 REDU

CE HIGH VELO
CITIES DU

E TO
 EN

ERGY DISSIPATIO
N

 M
EASU

RES.

THIS STO
RM

 SYSTEM
 CO

N
TIN

U
ES TO

 THE O
FFSITE FAIRFAX CO

U
N

TY REGIO
N

AL PO
N

D FACILITY W
HICH HAS ALREADY BEEN

 SHO
W

N
 TO

 BE SIZED FO
R THE

U
LTIM

ATE CO
N

DITIO
N

S BU
ILD O

U
T O

F THE ARRO
W

BRO
O

K SITE.  THE O
FFSITE DU

LLES STATIO
N

 REGIO
N

AL PO
N

D O
U

TFALLS DIRECTLY IN
TO

 THE
M

ERRYBRO
O

K RU
N

 FLO
O

DPLAIN
.

THE 16.5 ACRES O
F THE 26.60 ACRE SW

M
 AN

D LID PLAN
 AREA THAT W

ILL BE CO
N

VEYED W
ITHIN

 A PRO
PO

SED U
N

DERGRO
U

N
D STO

RM
 SYSTEM

 (O
U

TFALL
#2) TO

 THE PREVIO
U

SLY CO
N

STRU
CTED ARRO

W
BRO

O
K PO

N
D.  THE ARRO

W
BRO

O
K PO

N
D HAS BEEN

 SHO
W

N
 THAT IT W

AS SIZED TO
 HAN

DLE FLO
W

S
FRO

M
 33.4 ACRES O

F THE ARRO
W

BRO
O

K SITE (IN
CLU

DIN
G THE 16.5 ACRES) AN

D THE FLO
W

 RATES O
F THE TW

O
 AN

D TEN
 YEAR STO

RM
 EVEN

T RELEASES
ARE W

ELL BELO
W

 THE EXISTIN
G

 FLO
W

 RATE AT THE O
U

TFALL PO
IN

T O
F THE PO

N
D.  ALSO

 VELO
CITIES HAVE BEEN

 DISSIPATED BY THE U
SE O

F A RIP-RAP
CHAN

N
EL FRO

M
 THE PO

N
D O

U
TFALL TO

 THE FLO
O

DPLAIN
.  STO

RM
W

ATER O
U

TFALL FRO
M

 THE PO
N

D IS DIRECTLY IN
TO

 THE M
ERRYBRO

O
K RU

N
FLO

O
DPLAIN

 AS SHO
W

N
 O

N
 THE FLO

O
DPLAIN

 PLAN
S (ARRO

W
BRO

O
K CEN

TRE, FFX CO
. #1504-FP-001, APPRO

VED 2/25/2003).

O
U

TFALL #3 CO
N

SISTS O
F 0.6 ACRES U

N
CO

N
TRO

LLED THAT DRAIN
S TO

 M
ERRYBRO

O
K RU

N
 W

HICH IS A W
ELL DEFIN

ED CHAN
N

EL W
ITH ADEQ

U
ATE

O
U

TFALL (SEE PLAN
 1504-SP-03-2).

IN
 O

U
R PRO

FESSIO
N

AL O
PIN

IO
N

, THE EXISTIN
G STO

RM
W

ATER O
U

TFALLS AN
D DO

W
N

STREAM
 SYSTEM

S M
EN

TIO
N

ED ABO
VE SHO

U
LD BE PRO

VEN
 TO

 BE
ADEQ

U
ATE TO

 SU
PPO

RT THE PRO
PO

SED DEVELO
PM

EN
T.

D
U

L
L
E

S
 
S

U
B

U
R

B
A

N
 
C

E
N

T
E

R
 
C

O
M

P
R

E
H

E
N

S
I
V

E
 
P

L
A

N
 
N

A
R

R
A

T
I
V

E

THE DEVELO
PM

EN
T PRO

PO
SED W

ITH THIS APPLICATIO
N

 O
FFERS AN

 O
PPO

RTU
N

ITY TO
 IM

PRO
VE U

PO
N

 PAST STO
RM

W
ATER M

AN
AGEM

EN
T PRACTICES

TO
 FU

RTHER PRO
TECT AN

D RESTO
RE LO

CAL STREAM
S AN

D TO
 REDU

CE PO
LLU

TAN
T LO

ADS EN
TERIN

G THE PO
TO

M
AC RIVER AN

D CHESAPEAKE BAY.  LO
W

IM
PACT DEVELO

PM
EN

T 
(LID) TECHN

IQ
U

ES O
F 

STO
RM

W
ATER ARE PRO

PO
SED TO

 REDU
CE RU

N
O

FF VO
LU

M
ES EN

TERIN
G 

M
ERRYBRO

O
K 

RU
N

.
EN

VIRO
N

M
EN

TALLY-FRIEN
DLY STO

RM
W

ATER DESIGN
 IS AN

 IN
TEGRAL DESIGN

 PRIN
CIPLE THAT IS PRO

VIDED IN
 CO

N
CEPTU

AL FO
RM

 W
ITH THIS

APPLICATIO
N

 AN
D M

AY BE PHASED W
ITH THIS DEVELO

PM
EN

T.  THE DESIGN
 O

N
 THIS APPLICATIO

N
 SEEKS TO

 M
IN

IM
IZE THE EFFECT O

F IM
PERVIO

U
S

CO
VER, AS W

ELL AS PRO
M

O
TES O

PPO
RTU

N
ITIES FO

R RETEN
TIO

N
, DETEN

TIO
N

, AN
D EXTEN

DED FILTRATIO
N

 (SO
IL IN

FILTRATIO
N

 IS VERY U
N

LIKELY DU
E

TO
 THE CLAY IN

 THE SITE'S SO
ILS).  IN

 ADDITIO
N

, STO
RM

W
ATER M

AN
AGEM

EN
T STRATEGIES HAVE BEEN

 IN
CO

RPO
RATED IN

TO
 THE O

PEN
 SPACE AREAS

W
ITHIN

 THIS APPLICATIO
N

. THE PRO
PO

SED SW
M

 PLAN
 IS DESIGN

ED TO
 M

EET THE STO
RM

W
ATER M

AN
AGEM

EN
T GU

IDELIN
ES IN

CLU
DED IN

 THE FAIRFAX
CO

U
N

TY CO
M

PREHEN
SIVE PLAN

 FO
R THE DU

LLES SU
BU

RBAN
 CEN

TER.  THE APPLICATIO
N

 AREA HAS A PRO
PO

SED FLO
O

R AREA RATIO
 (FAR) W

HICH IS
LESS THAN

 1.0 AN
D THEREFO

RE THE GU
IDELIN

ES FO
R STO

RM
W

ATER M
AN

AGEM
EN

T FO
R DEVELO

PM
EN

T PRO
PO

SALS IN
 THE AREA IN

CLU
DE THE

FO
LLO

W
IN

G:


STO

RM
W

ATER Q
U

AN
TITY AN

D Q
U

ALITY CO
N

TRO
L M

EASU
RES SHO

U
LD BE PRO

VIDED W
ITH

 THE GO
AL O

F REDU
CIN

G THE TO
TAL RU

N
O

FF VO
LU

M
E

O
R SIGN

IFICAN
TLY DELAYIN

G ITS EN
TRY IN

TO
 THE STREAM

 SYSTEM
. IN

 FU
RTHERAN

CE O
F STREAM

 PRO
TECTIO

N
 AN

D/O
R RESTO

RATIO
N

 THRO
U

GH
REPLICATIO

N
 O

F N
ATU

RAL HYDRAU
LIC CO

N
DITIO

N
S, THE EM

PHASIS SHO
U

LD BE O
N

 LID TECHN
IQ

U
ES THAT EVAPO

TRAN
SPIRE W

ATER, FILTER
W

ATER THRO
U

GH VEGETATIO
N

 AN
D/O

R SO
IL, RETU

RN
 W

ATER IN
TO

 THE GRO
U

N
D O

R REU
SE IT.


LID TECHN

IQ
U

ES O
F STO

RM
W

ATER M
AN

AGEM
EN

T SHO
U

LD ALSO
 BE IN

CO
RPO

RATED IN
TO

 N
EW

 AN
D REDESIGN

ED STREETS W
HERE ALLO

W
ED AN

D
PRACTICABLE.

TO
 M

EET THE GU
IDELIN

ES O
F THE CO

M
PREHEN

SIVE PLAN
, N

EW
 LIDS ARE PRO

PO
SED THRO

U
GHO

U
T APPLICATIO

N
 AREA.  AS STATED IN

 THE LID PLAN
N

ARRATIVE, THE LIDS W
ERE CHO

SEN
 TO

 PRO
VIDE ADDITIO

N
AL W

ATER Q
U

ALITY BEN
EFITS IN
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1.
ARRO

W
BRO
O
K CEN

TRE, LLC (THE O
W
N
ER AN

D “APPLICAN
T”) REQ

U
ESTS CHAN

GES TO
 THE PREVIO

U
S FIN

AL DEVELO
PM
EN
T PLAN

AN
D CO

N
DITIO

N
S O

F RZ 2002-HM
-043.  THE LAN

D SU
BJECT TO

 THIS FIN
AL DEVELO

PM
EN

T PLAN
 AM

EN
DM

EN
T (FDPA) IS CO

M
PRISED

O
F FAIRFAX CO

U
N
TY ASSESSM

EN
T M
AP PARCELS 16-3 ((1)) 39A2 PART, AN

D 16-3 ((1)) 39B3 PART (THE “PRO
PERTY") AN

D RECO
RDED

IN
 DEED BO

O
K 21355 PAGE 373 AN

D DEED BO
O

K 24332 PAGE 1127.  THE PRO
PERTY CO

N
SISTS O

F 7.386+/- ACRES (321,755 +/- S.F.),
AN

D IS PRESEN
TLY ZO

N
ED PDC, SU

BJECT TO
 PRO

FFERS DATED DECEM
BER 5, 2005.  A PRO

FFER CO
N

DITIO
N

 ADM
EN

DM
EN

T AN
D

CO
N

CEPTU
AL DEVELO

PM
EN

T PLAN
 AM

EN
DM

EN
T (PCA/CDPA) W

ILL SU
PPO

RT THIS FDPA APPLICATIO
N

 AN
D W

ILL BE PRO
CESSED

CO
N

CU
RREN

TLY.

2.
EXISTIN

G LAN
D U

SES ADJACEN
T TO

 THE PRO
PERTY ARE:

W
EST:   I-4 U

SE:  O
FFICE, HO

TEL

N
O

RTH: PDC (ARRO
W

BRO
O

K CEN
TRE); VACAN

T (PRO
PO

SED M
U

LTI-FAM
ILY)

EAST:  PDC (ARRO
W

BRO
O

K CEN
TRE); VACAN

T (PRO
PO

SED M
U

LTI-FAM
ILY W

ITH GRO
U

N
D FLO

O
R RETAIL)

SO
U

TH:  PDC (ARRO
W

BRO
O

K CEN
TRE); PU

BLIC PARK

3.
THE BO

U
N

DARY IN
FO

RM
ATIO

N
 IS FRO

M
 A SU

RVEY PERFO
RM

ED BY PEN
N

O
N

I ASSO
CIATES IN

C. DATED 09/02/2015.  TO
PO

GRAPHIC
IN

FO
RM

ATIO
N

 IS FRO
M

 M
ETHO

DS O
F AERIAL SU

RVEY AN
D IS AT A 2-FEET CO

N
TO

U
R IN

TERVAL.  THE APPLICATIO
N

 M
ETES AN

D
BO

U
N

DS W
ERE PREPARED U

N
DER THE SU

PERVISIO
N

 O
F A PRO

FESSIO
N

AL LICEN
SED SU

RVEYO
R.

4.
THE PRO

PERTY IS U
N

DEVELO
PED.

5.
A TITLE REPO

RT FO
R THE PRO

PERTY HAS BEEN
 FU

RN
ISHED BY CO

M
M

O
N

W
EALTH TITLE, CO

M
M

ITM
EN

T N
O

. 15-001450, EFFECTIVE
SEPTEM

BER 2, 2015, AN
D THEREFO

RE O
N

LY SHO
W

S EN
CU

M
BRAN

CES O
F THE PRO

PERTY FRO
M

 THAT DATE.  TO
 THE BEST O

F O
U

R
KN

O
W

LEDGE, THERE ARE N
O

 M
AJO

R U
N

DERGRO
U

N
D U

TILITY EASEM
EN

TS LO
CATED O

N
 THE PRO

PERTY AN
D N

O
 U

TILITY EASEM
EN

TS
W

ITH A W
IDTH GREATER THAN

 TW
EN

TY-FIVE (25) FEET O
N

 THE PRO
PERTY.

6.
THERE ARE N

O
 FLO

O
DPLAIN

 O
R RESO

U
RCE PRO

TECTIO
N

 AREAS (RPA) O
N

 THE PRO
PERTY.  THE EXISTIN

G VEGETATIO
N

 O
N

 THE
PRO

PERTY IS SHO
W

N
 O

N
 THE EVM

 AS SHEET C3.01.  THE PRO
PERTY HAS N

O
 SCEN

IC ASSETS O
R N

ATU
RAL FEATU

RES DESERVIN
G O

F
PRO

TECTIO
N

 O
R PRESERVATIO

N
.

7.
TO

 THE BEST O
F O

U
R KN

O
W

LEDGE, THERE ARE N
O

 GRAVE SITES O
N

 THE PRO
PERTY.

8.
TO

 THE BEST O
F O

U
R KN

O
W

LEDGE, N
O

 HAZARDO
U

S O
R TO

XIC SU
BSTAN

CES ARE PRESEN
T O

N
 THE PRO

PERTY AS SET FO
RTH IN

 TITLE
40, CO

DE O
F FEDERAL REGU

LATIO
N

S PARTS 116.4, 302.4, AN
D 355; O

R AS SET FO
RTH IN

 CO
M

M
O

N
W

EALTH O
F

VIRGIN
IA/DEPARTM

EN
T O

F W
ASTE M

AN
AGEM

EN
T REGU

LATIO
N

S VR 672-10-1 - VIRGIN
IA HAZARDO

U
S W

ASTE M
AN

AGEM
EN

T
REGU

LATIO
N

S; AN
D/O

R PETRO
LEU

M
 PRO

DU
CTS AS DEFIN

ED IN
 TITLE 40, CO

DE O
F FEDERAL REGU

LATIO
N

S, PART 280.  TO
 THE BEST

O
F O

U
R KN

O
W

LEDGE THE PRO
PO

SED DEVELO
PM

EN
T W

ILL N
O

T GEN
ERATE, U

TILIZE, STO
RE, TREAT O

R DISPO
SE O

F AN
Y SU

CH
SU

BSTAN
CES O

N
 SITE.

9.
THE PRO

PERTY IS LO
CATED IN

 “LAN
D U
N
IT A-1” O

F THE DU
LLES SU

BU
RBAN

 CEN
TER, O

F THE AREA III FAIRFAX CO
U
N
TY

CO
M

PREHEN
SIVE PLAN

, W
HICH CALLS FO

R A M
IX O

F U
SES CO

N
SISTIN

G O
F PREDO

M
IN

AN
TLY RESIDEN

TIAL, W
ITH O

FFICE, HO
TEL

AN
D SU
PPO
RT GRO

U
N
D FLO

O
R RETAIL.  THE PRO

PERTY LIES W
ITHIN

 “TIER 2” (O
N
E- Q
U
ARTER TO

 O
N
E-HALF M

ILE FRO
M

M
ETRO

RAIL), AN
D “TIER 3” W

HICH ARE PLAN
N
ED FO

R 1.0 TO
 2.0 FAR AN

D 0.75 TO
 1.5 FAR, RESPECTIVELY.  THE PRO

PO
SED

DEVELO
PM

EN
T CO

N
FO

RM
S TO

 THE RECO
M

M
EN

DATIO
N

S O
F THE CO

M
PREHEN

SIVE PLAN
, AS DESCRIBED IN

 THE STATEM
EN

T O
F

JU
STIFICATIO

N
.

10.
ALL IN

TERN
AL STREETS PRO

PO
SED O

N
 THE PRO

PERTY ARE CATEGO
RIZED AS “LO

CAL STREETS” W
HERE THE PLAN

 RECO
M
M
EN
DS

THAT BICYCLES AN
D VEHICLES SHARE THE TRAVEL LAN

ES.

11.
THE APPLICAN

T HAS PREVIO
U

SLY DEDICATED AN
D CO

N
STRU

CTED SIGN
IFICAN

T FRO
N

TAGE AN
D IN

TERSECTIO
N

 IM
PRO

VEM
EN

TS TO
BO

TH SU
N

RISE VALLEY DRIVE AN
D CEN

TREVILLE RO
AD IN

 ACCO
RDAN

CE W
ITH CO

M
PREHEN

SIVE PLAN
 RECO

M
M

EN
DATIO

N
S AN

D IN
CO

M
PLIAN

CE W
ITH THE PRO

FFERS ACCEPTED IN
 RZ 2002-HM

-043.  ALL STREETS W
ITHIN

 THE APPLICATIO
N

  AREA ARE PRIVATE.

12.
IN

 ADDITIO
N

 TO
 THE M

AJO
R ACTIVE AN

D PASSIVE RECREATIO
N

 FACILITIES THAT THE APPLICAN
T HAS PREVIO

U
SLY CO

N
STRU

CTED
W

ITHIN
 THE ARRO

W
BRO

O
K PDC, PRO

PO
SED AM

EN
ITIES W

ITH THIS APPLICATIO
N

 IN
CLU

DE A DO
G PARK, LAN

DSCAPED
STREETSCAPES, AN

D CO
M

M
O

N
 GREEN

S.

13.
PARKIN

G W
ILL BE PRO

VIDED IN
 A CO

M
BIN

ATIO
N

 O
F GARAGE AN

D SU
RFACE SPACES AN

D IN
 ACCO

RDAN
CE W

ITH THE PRO
VISIO

N
S O

F
ARTICLE 11 O

F THE ZO
N

IN
G O

RDIN
AN

CE EXCEPT AS Q
U

ALIFIED HEREIN
.  THE APPLICAN

T RESERVES THE RIGHT TO
 PRO

VIDE M
O

RE O
R

LESS THAN
 THE N

U
M

BER O
F PARKIN

G SPACES PRESEN
TED O

N
 THE DEVELO

PM
EN

T PLAN
, PRO

VIDED THAT THE AM
O

U
N

T O
F PARKIN

G
SPACES W

ILL BE SU
FFICIEN

T TO
 CO

M
PLY W

ITH CO
U

N
TY REGU

LATIO
N

S AN
D PO

LICIES.

14.
THE PRO

PERTY IS LO
CATED W

ITHIN
 THE HO

RSEPEN
 CREEK W

ATERSHED.  PU
RSU

AN
T TO

 PAR. 1.A (17) O
F SECT. 16-502 O

F THE
ZO

N
IN

G O
RDIN

AN
CE, A PRELIM

IN
ARY STO

RM
W

ATER M
AN

AGEM
EN

T PLAN
, IN

CLU
DIN

G A N
ARRATIVE AN

D A GRAPHIC DEPICTIN
G

THE APPRO
XIM

ATE LO
CATIO

N
 AN

D ESTIM
ATED SIZE O

F STO
RM

W
ATER M

AN
AGEM

EN
T (SW

M
) AN

D BEST M
AN

AGEM
EN

T PRACTICES
(BM

P) FACILITIES FO
R THE PRO

PERTY, IS SHO
W

N
 O

N
 SHEETS  C7.01 - C7.26.  THE SW

M
 IN

FO
RM

ATIO
N

 IS PRELIM
IN

ARY AN
D SU

BJECT
TO

 CHAN
GE DU

RIN
G FIN

AL SITE PLAN
 EN

GIN
EERIN

G.  SW
M

 AN
D BM

P REQ
U

IREM
EN

TS FO
R THIS SITE ARE PRO

PO
SED THRO

U
GH THE

U
SE O

F BO
TH EXISTIN

G O
FF SITE SW

M
/BM

P SU
RFACE PO

N
DS.  THE APPLICAN

T RESERVES THE RIGHT TO
 PRO

VIDE TEM
PO

RARY SW
M

AN
D BM

P FACILITIES (I.E., PO
N

DS, IN
FILTRATIO

N
 SYSTEM

S, U
N

DERGRO
U

N
D VAU

LTS, ETC.) FO
R THE PHASIN

G O
F THE DEVELO

PM
EN

T.

15.
PU

BLIC W
ATER SERVICE TO

 THE PRO
PO

SED DEVELO
PM

EN
T W

ILL BE PRO
VIDED BY AN

 EXTEN
SIO

N
 O

F THE EXISTIN
G W

ATER M
AIN

 IN
ARRO

W
BRO

O
K CEN

TRE DRIVE AN
D FIELD PO

IN
T RO

AD.  DETAILED W
ATER SERVICE DESIGN

 THRO
U

GH THE PRO
PERTY SHALL BE

CO
M

PLETED DU
RIN

G FIN
AL EN

GIN
EERIN

G.

16.
PU

BLIC SAN
ITARY SEW

ER SERVICE W
ILL BE PRO

VIDED TO
 THE PRO

PO
SED DEVELO

PM
EN

T BY AN
 EXTEN

SIO
N

 FRO
M

 THE EXISTIN
G

SAN
ITARY SEW

ER CO
N

STRU
CTED W

ITH THE ARRO
W

BRO
O

K CEN
TRE DRIVE AN

D FIELD PO
IN

T RO
AD IM

PRO
VEM

EN
TS.  DETAILED

DESIGN
 SHALL BE CO

M
PLETED DU

RIN
G FIN

AL EN
GIN

EERIN
G.

17.
IN

GRESS AN
D EGRESS TO

 THE PRO
PERTY IS FRO

M
 EXISTIN

G ARRO
W

BRO
O

K CEN
TRE DRIVE, W

HICH LEADS TO
 CEN

TREVILLE RO
AD,

AN
D FIELD PO

IN
T RO

AD, W
HICH LEADS TO

 SU
N

RISE VALLEY DRIVE.

18.
ARCHITECTU

RAL DETAILS, LAN
DSCAPE ARCHITECTU

RAL FEATU
RES AN

D O
THER ILLU

STRATIO
N

S PRO
VIDED HEREIN

 ARE SU
BJECT TO

CHAN
GE W

ITH FIN
AL DESIGN

.  THE EXACT LO
CATIO

N
, SHAPE AN

D SIZE O
F THE PRO

PO
SED BU

ILDIN
G(S) SHO

W
N

 O
N

 THE GRAPHIC
ARE SU

BJECT TO
 ADJU

STM
EN

T AN
D REFIN

EM
EN

T W
ITH FIN

AL EN
GIN

EERIN
G AN

D ARCHITECTU
RAL DESIGN

 SO
 LO

N
G AS THEY

REM
AIN

 IN
 SU

BSTAN
TIAL CO

N
FO

RM
AN

CE W
ITH THE REPRESEN

TATIO
N

S O
N

 THE APPRO
VED APPLICATIO

N
.  ADDITIO

N
AL BU

ILDIN
G

FEATU
RES SU

CH AS, BU
T N

O
T LIM

ITED TO
, DECKS, STO

O
PS, CO

VERED EN
TRIES, PATIO

S, BALCO
N

IES, BAY W
IN

DO
W

S, AN
D CHIM

N
EYS

THAT ARE N
O

T SHO
W

N
 O

N
 THE APPLICATIO

N
, M

AY BE PRO
VIDED IN

 ACCO
RDAN

CE W
ITH THE PRO

VISIO
N

S SET FO
RTH IN

 PAR. 4 O
F

SECT. 16-403 AN
D SECT. 9-004 O

F THE ZO
N

IN
G O

RDIN
AN

CE.  ADDITIO
N

AL SITE FEATU
RES SU

CH AS GAZEBO
S, TRELLISES, EN

TRAN
CE

SIGN
S, FLAGPO

LES, FEN
CES, W

ALLS AN
D M

AILBO
XES N

O
T SHO

W
N

 HEREIN
 M

AY ALSO
 BE PRO

VIDED.

19.
LAN

DSCAPE FEATU
RES REPRESEN

TED HEREIN
 SHO

W
 THE GEN

ERAL IN
TEN

T AN
D CHARACTER O

F THE PRO
PO

SED DEVELO
PM

EN
T AN

D
M

AY VARY BASED O
N

 M
ARKET CO

N
DITIO

N
S, FIN

AL ARCHITECTU
RE AN

D EN
GIN

EERIN
G DESIGN

.  SITE AM
EN

ITIES, FEATU
RES AN

D
FU

RN
ISHIN

GS REPRESEN
TED HEREIN

 ARE ILLU
STRATIVE AN

D, AS SU
CH, ARE IN

TEN
DED TO

 REFLECT THE GEN
ERAL THEM

E AN
D

CHARACTER O
F THE PRO

PO
SED DEVELO

PM
EN

T.  FIN
AL SELECTIO

N
S M

AY VARY AT THE TIM
E O

F SITE PLAN
, BU

T W
ILL BE CO

N
SISTEN

T
W

ITH THE Q
U

ALITY O
F THE DESIGN

 REPRESEN
TED HEREIN

.  ADDITIO
N

AL SITE AM
EN

ITIES AN
D FEATU

RES SU
CH AS PLAN

TERS,
GAZEBO

S, BEN
CHES, O

THER SEATIN
G AREAS, W

ALKW
AYS, TRELLISES, W

ATER FO
U

N
TAIN

S O
R SPECIAL FEATU

RES, PU
BLIC ART, SIGN

S,
W

ALLS, LIGHTS, U
TILITY AN

D M
AIN

TEN
AN

CE STRU
CTU

RES AN
D SIM

ILAR FEATU
RES N

O
T REPRESEN

TED HEREIN
 M

AY BE PRO
VIDED AS

LO
N

G AS THE RESU
LTAN

T DEVELO
PM

EN
T IS IN

 SU
BSTAN

TIAL CO
N

FO
RM

AN
CE W

ITH THE Q
U

ALITY REPRESEN
TED O

N
 THE GRAPHICS.

20.
CO

N
STRU

CTIO
N

 O
F ALL REQ

U
IRED PU

BLIC IM
PRO

VEM
EN

TS SHALL BE PERFO
RM

ED IN
 CO

N
JU

N
CTIO

N
 W

ITH THE N
O

RM
AL APPRO

VAL
AN

D LAN
D DEVELO

PM
EN

T PRO
CESS AN

D IN
 ACCO

RDAN
CE W

ITH THE APPRO
VED PRO

FFERS.

21.
DEVELO

PM
EN

T O
F THIS PRO

JECT SHALL CO
M

M
EN

CE AT SU
CH TIM

E AS APPRO
PRIATE CO

U
N

TY APPRO
VALS HAVE BEEN

 O
BTAIN

ED
AN

D SU
BJECT TO

 THE DISCRETIO
N

 O
F THE O

W
N

ER.  THE APPLICAN
T RESERVES THE RIGHT TO

 PHASE THE DEVELO
PM

EN
T AS

DETERM
IN

ED BY THE FIN
AL EN

GIN
EERIN

G AN
D M

ARKET CO
N

DITIO
N

S AN
D TO

 SU
BDIVIDE THE PRO

PERTY AT TIM
E O

F FIN
AL SITE

PLAN
.  EXACT LO

CATIO
N

 AN
D N

U
M

BER O
F LO

T LIN
ES AN

D PARCELS M
AY VARY AT TIM

E O
F FIN

AL EN
GIN

EERIN
G.

22.
AN

 AIR Q
U

ALITY PERM
IT SHALL BE O

BTAIN
ED AN

D PRO
VIDED PRIO

R TO
 CO

M
M

EN
CEM

EN
T O

F CO
N

STRU
CTIO

N
, IF REQ

U
IRED.

23.
THE LIM

ITS O
F CLEARIN

G AN
D GRADIN

G SHO
W

N
 ARE APPRO

XIM
ATE AN

D M
AY VARY W

ITH FIN
AL EN

GIN
EERIN

G.
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N
D
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Y
P

I
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A
L
 
L
A

Y
O

U
T

S FO
R THE ADU

s Q
U

AN
TITIES TO

 BE PRO
VIDED.

25.
FAA APPRO

VAL FO
R THE HEIGHT O

F THE BU
ILDIN

G(S) M
AY BE O

BTAIN
ED IF N

ECESSARY PRIO
R TO

 SITE PLAN
 APPRO

VAL.

26.
LO

CATIO
N

S AN
D DESIGN

S O
F FREESTAN

DIN
G SIGN

S W
ILL BE DETERM

IN
ED DU

RIN
G SITE PLAN

 REVIEW
.  ALL SIGN

AGE W
ILL

CO
N

FO
RM

 TO
 ARTICLE 12 O

F THE ZO
N

IN
G O

RDIN
AN

CE U
N

LESS THE APPLICAN
T PU

RSU
ES APPRO

VAL O
F A CO

M
PREHEN

SIVE SIGN
PLAN

 TO
 BE FILED U

N
DER SEPARATE APPLICATIO

N
.

27.
THE FIN

AL GRO
SS FLO

O
R AREA TO

 BE ALLO
CATED TO

 IN
DIVIDU

AL BU
ILDIN

GS, AS W
ELL AS FIN

AL PRO
PO

SED BU
ILDIN

G HEIGHTS, M
AY

BE ADJU
STED IN

 ACCO
RDAN

CE W
ITH THE PRO

FFERS AT THE TIM
E O

F FIN
AL ARCHITECTU

RAL AN
D EN

GIN
EERIN

G DESIGN
 PRO

VIDED
THE O

VERALL FAR FO
R THE PDC IS N

O
T EXCEEDED AN

D THE CHARACTER O
F THE DEVELO

PM
EN

T IS N
O

T SIGN
IFICAN

TLY ALTERED.

28.
IN

DIVIDU
AL BU

ILDIN
G HEIGHTS AN

D N
U

M
BER O

F STO
RIES/FLO

O
RS SHO

W
N

 M
AY BE ADJU

STED PRO
VIDED THE M

AXIM
U

M
 IS N

O
T

EXCEEDED.

29.
THE N

U
M

BER O
F DW

ELLIN
G U

N
ITS DEPICTED O

N
 THESE PLAN

S ARE ESTIM
ATES AN

D M
AY BE ADJU

STED AT THE TIM
E O

F FIN
AL

ARCHITECTU
RAL AN

D EN
GIN

EERIN
G DESIGN

.

30.
SEE STATEM

EN
T O

F JU
STIFICATIO

N
 FO

R HO
W

 ADJACEN
T AN

D N
EIGHBO

RIN
G PRO

PERTIES W
ILL BE PRO

TECTED FRO
M

 ADVERSE
EFFECTS O

F THE PRO
PO

SED DEVELO
PM

EN
T.
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A
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THIS IS THE STO
RM

W
ATER M

AN
AGEM

EN
T N

ARRATIVE FO
R THE PRO

FFERED CO
N

DITIO
N

 AM
EN

DM
EN

T FIN
AL DEVELO

PM
EN

T PLAN
 FO

R ARRO
W

BRO
O

K
CEN

TRE.

ARRO
W

BRO
O

K CEN
TRE PDC CO

N
CEPTU

AL / FIN
AL DEVELO

PM
EN

T PLAN
 CDP/FDP 2002-HM

-043 W
AS APPRO

VED BY THE FAIRFAX CO
U

N
TY BO

ARD O
F

SU
PERVISO

RS IN
 DECEM

BER 2005.  THIS DEVELO
PM

EN
T PLAN

 IN
CLU

DED A DETAILED CO
N

CEPT SW
M

 PLAN
 W

ITH CALCU
LATIO

N
S FO

R THE EN
TIRE 51.4

ACRE PRO
JECT SITE.  PO

RTIO
N

S O
F THE PHASED PLAN

 HAVE BEEN
 CO

N
STRU

CTED, IN
CLU

DIN
G

 THE ARRO
W

BRO
O

K CEN
TRE PARK (RECREATIO

N
 FACILITIES)

O
N

 PARCEL 39B4, LAN
D BAYS E-F (ARRO

W
BRO

O
K CEN

TRE - RECREATIO
N

AL FACILITIES, FFX CO
. #1504-SAB-002) AN

D THE SITE'S SW
M

 FACILITY
(ARRO

W
BRO

O
K PO

N
D - SW

M
-1) O

N
 PARCEL 5D, LAN

D BAY G
 (ARRO

W
BRO

O
K CEN

TRE STO
RM

W
ATER M

AN
AGEM

EN
T SITE PLAN

, FFX CO
. #1504-SAB-001).

TABLE 1 BELO
W

 DETAILS PLAN
 APPRO

VAL AN
D CO

N
STRU

CTIO
N

 STATU
S FO

R ALL LAN
D BAYS IN

CLU
DED IN

 THE PRO
JECT SITE.

THIS REZO
N

IN
G APPLICATIO

N
 IS FO

R A PRO
FFER CO

N
DITIO

N
 AM

EN
DM

EN
T/CDPA TO

 REVISE APPRO
XIM

ATELY 33.92 ACRES (REFERRED TO
 AS THE

“APPLICATIO
N

 AREA”; IN
CLU

DES PHASE 1 AN
D PHASE 2) O

F THE PREVIO
U

SLY APPRO
VED PLAN

 TO
 PRO

VIDE A SITE CO
N

FIGU
RATIO

N
 AM

EN
ABLE TO

M
ETRO

 CEN
TERED DEVELO

PM
EN

T.  THE N
EW

 PLAN
 IS DESIGN

ED TO
 ADJU

ST SPECIFIC BU
ILDIN

G
 TYPES AN

D LO
CATIO

N
S, U

N
IT DEN

SITIES, AN
D SITE

LAYO
U

TS M
EETIN

G THE N
EEDS FO

R TRAN
SIT CO

N
TEXT SEN

SITIVE DESIGN
 IN

 A M
AN

N
ER W

HICH DO
ES N

O
T RESU

LT IN
 AN

 IN
CREASE IN

 IM
PERVIO

U
SN

ESS,
N

O
R IN

 AN
 IN

CREASE O
VER THE APPRO

VED 2005 CDP IN
 THE AM

O
U

N
T O

F PHO
SPHO

RO
U

S LEAVIN
G

 EACH PO
IN

T O
F DISCHARGE O

R THE VO
LU

M
E O

R
RATE O

F RU
N

O
FF.  O

F THIS APPLICATIO
N

 AREA O
N

LY 26.60 ACRES W
ILL BE DEVELO

PED THEREFO
RE THIS STO

RM
W

ATER M
AN

AGEM
EN

T PLAN
 W

AS
CO

M
PLETED TO

 TREAT THIS REDU
CED AREA (REFERRED TO

 AS THE "SW
M

 AN
D LID PLAN

 AREA").

O
N

 JU
LY 1, 2014 N

EW
 VIRGIN

IA STO
RM

W
ATER M

AN
AGEM

EN
T PRO

GRAM
 REGU

LATIO
N

S W
ERE ADO

PTED.  A FAIRFAX CO
U

N
TY STO

RM
W

ATER
O

RDIN
AN

CE DETERM
IN

ATIO
N

 (SW
O

D) LETTER (#1504-SW
O

D-001-1) W
AS ISSU

ED AN
D IS IN

CLU
DED O

N
 SHEET C7.09.  THE SW

O
D CO

N
FIRM

S THAT THE
REZO

N
IN

G APPLICATIO
N

 AREA M
EETS THE CRITERIA TO

 BE DESIGN
ED PU

RSU
AN

T SECTIO
N

S 124-1-11, TIM
E LIM

ITS, AN
D 124-1-12, GRAN

DFATHERIN
G, O

F
THE FAIRFAX CO

U
N

TY STO
RM

W
ATER M

AN
AGEM

EN
T O

RDIN
AN

CE.

AS SHO
W

N
 IN

 TABLE 1 ABO
VE, A PO

RTIO
N

 O
F LAN

D BAYS A-D (20.64 ACRES) W
ERE IN

CLU
DED IN

 FFX. CO
. #1504-SP-003-2 THAT W

ERE SU
BM

ITTED BY
W

ALTER L. PHILLIPS (W
LP).  THE PLAN

S W
ERE N

O
T APPRO

VED BY FAIRFAX CO
U

N
TY AN

D SITE PLAN
 AREA IN

CLU
DED IN

 THE W
LP PLAN

S ARE IN
CLU

DED IN
THIS REZO

N
IN

G
 APPLICATIO

N
. THERE ARE TW

O
 ACTIVE VIRGIN

IA DEPARTM
EN

T O
F EN

VIRO
N

M
EN

TAL Q
U

ALITY VPDES CO
N

STRU
CTIO

N
 GEN

ERAL PERM
ITS

RELATED TO
 THE W

LP PHASE 1 PLAN
S THAT W

ERE APPRO
VED PRIO

R TO
 JU

LY 1, 2014 AN
D REN

EW
ED O

N
 SEPTEM

BER 26, 2014 (VAR10E642 AN
D

VAR10E643). THIS PO
RTIO

N
 O

F THE PCA APPLICATIO
N

 IS THEREFO
RE SU

BJECT TO
 THE PRO

VISIO
N

S O
F SECTIO

N
 124-1-11 O

F THE FAIRFAX CO
U

N
TY

STO
RM

W
ATER M

AN
AGEM

EN
T O

RDIN
AN

CE, TIM
E LIM

ITS O
N

 APPLICABILITY O
F APPRO

VED DESIGN
 CRITERIA. THE REM

AIN
DER O

F SW
M

 AN
D LID PLAN

AREA (5.96 ACRES) THAT IS N
O

T CO
VERED BY AN

 ACTIVE VPDES PERM
IT W

AS IN
CLU

DED IN
 THE APPRO

VED 2005 CDP/FDP PLAN
 (2002-HM

-043) AN
D

CO
N

SEQ
U

EN
TLY IS SU

BJECT TO
 THE PRO

VISIO
N

S O
F SECTIO

N
 124-1-12, GRAN

DFATHERIN
G.  THE EN

TIRE SW
M

 AN
D LID PLAN

 AREA (26.60 AC) IS SERVED
BY EXISTIN

G
 O

FF-SITE STO
RM

W
ATER M

AN
AGEM

EN
T FACILITIES AN

D THEREFO
RE IS SU

BJECT TO
 AN

D W
ILL BE DESIGN

ED IN
 ACCO

RDAN
CE W

ITH THE
PRO

VISIO
N

S O
F DEQ

 GU
IDAN

CE M
EM

O
 N

O
. 14-2014, W

HICH REM
AIN

S VALID FO
R TW

O
 ADDITIO

N
AL GEN

ERAL PERM
IT CYCLES.

FAIRFAX CO
U

N
TY SW

M
 REQ

U
IREM

EN
TS - W

ATER Q
U

ALITY AN
D W

ATER Q
U

AN
TITY CO

M
PLIAN

CE

STO
RM

W
ATER M

AN
AGEM

EN
T REQ

U
IREM

EN
TS FO

R THE SITE (BO
TH Q

U
ALITY AN

D Q
U

AN
TITY) ARE M

ET U
N

DER THE O
LD REGU

LATIO
N

S BY TW
O

 EXISTIN
G

FACILITIES, THE ARRO
W

BRO
O

K PO
N

D (SW
M

-1, ARRO
W

BRO
O

K CEN
TRE STO

RM
W

ATER M
AN

AGEM
EN

T SITE PLAN
, FFX CO

. #1504-SAB-001, APPRO
VED

11/9/2009) AN
D THE FAIRFAX CO

U
N

TY REGIO
N

AL PO
N

D (DU
LLES STATIO

N
 REGIO

N
AL PO

N
D, DU

LLES STATIO
N

 AT DU
LLES CO

RN
ER REGIO

N
AL SW

M
PO

N
D, FFX CO

. #6848-SAB-008, APPRO
VED 7/23/2010).

IN
 ACCO

RDAN
CE W

ITH THE CO
M

PREHEN
SIVE PLAN

'S EN
VIRO

N
M

EN
TAL STEW

ARDSHIP GO
ALS, STO

RM
W

ATER M
AN

AGEM
EN

T CO
N

TRO
LS HAVE BEEN

CO
O

RDIN
ATED W

ITH M
U

LTIPLE PRO
JECTS:  THE ARRO

W
BRO

O
K CEN

TRE SW
M

 PO
N

D AN
D THE DU

LLES STATIO
N

 REGIO
N

AL PO
N

D.  A PO
RTIO

N
 O

F THE
SW

M
 AN

D LID PLAN
 AREA (16.5 ACRES) DRAIN

S TO
 SW

M
-1.  SW

M
-1 W

AS CO
N

STRU
CTED IN

 2008 AN
D FU

LLY SATISFIES THE 16.5 ACRES, AS W
ELL AS 0.6

ACRES O
F U

N
CO

N
TRO

LLED DRAIN
AGE, PHO

SPHO
RU

S REM
O

VAL REQ
U

IREM
EN

TS AN
D ACHIEVES A 50%

 PHO
SPHO

RU
S REM

O
VAL RATE.  AS DISCU

SSED IN
THE LID PLAN

 AN
D CO

M
PREHEN

SIVE PLAN
 SECTIO

N
S O

F THIS N
ARRATIVE FO

U
N

D BELO
W

, ADDITIO
N

AL W
ATER Q

U
ALITY DEVICES ARE PRO

PO
SED IN

 THIS
APPLICATIO

N
 TO

 FU
RTHER IM

PRO
VE THE W

ATER Q
U

ALITY, REDU
CE RU

N
O

FF, AN
D THE REDU

CE PEAK FLO
W

 RATE.

A PO
RTIO

N
 O

F THE SW
M

 AN
D LID PLAN

 AREA (9.5 ACRES) DRAIN
S TO

 THE DU
LLES STATIO

N
 REGIO

N
AL PO

N
D. THE APPRO

VED 2005 CDP / FDP
DEM

O
N

STRATED CO
N

CEPTU
AL SW

M
 W

ATER Q
U

ALITY CO
M

PLIAN
CE W

ITH A BIO
RETEN

TIO
N

 FACILITY (SW
M

-2) CO
N

CEPTU
ALLY DESIGN

ED TO
 TREAT THE

STO
RM

W
ATER THAT FLO

W
S TO

 THE DU
LLES STATIO

N
 REGIO

N
AL PO

N
D DESPITE W

ATER Q
U

ALITY REQ
U

IREM
EN

TS BEIN
G FU

LLY SATISFIED BY THE DU
LLES

STATIO
N

 REGIO
N

AL PO
N

D AT A 50%
 PHO

SPHO
RU

S REM
O

VAL RATE.  THE SW
M

 PLAN
 FO

R THE 9.5 ACRES DRAIN
IN

G TO
 THE DU

LLES STATIO
N

 REGIO
N

AL
PO

N
D, SHEET 25 O

F THE APPRO
VED 2005 CDP / FDP, DEM

O
N

STRATED A 50%
 PHO

SPHO
RU

S REM
O

VAL RATE W
ITH THE FO

LLO
W

IN
G STATEM

EN
T:

“IT SHO
U

LD BE N
O

TED THAT THE PO
RTIO

N
 O

F THE SITE TREATED BY SW
M

-2 DRAIN
S TO

 FAIRFAX CO
U

N
TY REGIO

N
AL PO

N
D #H-09, W

HICH W
AS

DESIGN
ED TO

 PRO
VIDE W

ATER Q
U

ALITY AN
D W

ATER Q
U

AN
TITY CO

N
TRO

L FO
R THE DRAIN

AGE SHED. THE EXTEN
T AN

D N
EED O

F THE PRO
PO

SED
SW
M
-2 FACILITY W

ILL BE SU
BJECT TO

 FIN
AL EN

GIN
EERIN

G EVALU
ATIO
N
.”

THIS APPLICATIO
N

 IN
CLU

DES A SW
M

 PLAN
 THAT REPLACES SW

M
-2 W

ITH A CO
VERAGE O

F BM
PS / LIDS TO

 ACHIEVE AN
 EQ

U
IVALEN

T 50%
 PHO

SPHO
RU

S
REM

O
VAL RATE. (SEE SHEET C7.09).

W
ATER Q

U
AN

TITY DETEN
TIO

N
 REQ

U
IREM

EN
TS W

ILL BE M
ET W

ITH THE PREVIO
U

SLY CO
N

STRU
CTED ARRO

W
BRO

O
K PO

N
D (SW

M
-1) LO

CATED O
N

 LAN
D

BAY G, AS W
ELL AS THE DU

LLES STATIO
N

 REGIO
N

AL PO
N

D.  THE APPRO
VED CO

N
STRU

CTIO
N

 PLAN
S AN

D AS-BU
ILT PLAN

S FO
R BO

TH THE ARRO
W

BRO
O

K
PO

N
D AN

D THE DU
LLES STATIO

N
 REGIO

N
AL PO

N
D ARE SHO

W
N

 O
N

 SHEETS C7.10 TO
 C7.26.

LO
W

 IM
PACT DEVELO

PM
EN

T (LID) PLAN

THE SITE W
ILL BE M

O
DERN

IZED TO
 REFLECT THE CO

M
PREHEN

SIVE PLAN
'S EN

VIRO
N

M
EN

TAL STEW
ARDSHIP GO

ALS AN
D O

PTIM
IZE W

ATER Q
U

ALITY BY
IN

CO
RPO

RATIN
G LO

W
 IM

PACT DEVELO
PM

EN
T (LID) M

EASU
RES DESIGN

ED TO
 PRO

M
O

TE EVAPO
TRAN

SPIRATIO
N

 AN
D SO

IL FILTRATIO
N

 W
HERE

PRACTICABLE THRO
U

GHO
U

T THE 26.6 ACRE SW
M

 AN
D LID PLAN

 AREA.  THESE M
EASU

RES ARE PRO
VIDED TO

 BE M
O

RE IN
 LIN

E W
ITH THE

CO
M

PREHEN
SIVE PLAN

 BY PRO
VIDIN

G A LO
W

 IM
PACT DEVELO

PM
EN

T (LID) APPRO
ACH TO

 SW
M

.  LID PRACTICES HAVE BEEN
 IN

CO
RPO

RATED W
HERE

FEASIBLE THRO
U

GHO
U

T THE SW
M

 AN
D LID PLAN

 AREA. THESE LID'S W
ILL PRO

VIDE ADDITIO
N

AL W
ATER Q

U
ALITY BEN

EFITS, VO
LU

M
E REDU

CTIO
N

, AN
D

PEAK FLO
W

 REDU
CTIO

N
.

A CO
M

BIN
ATIO

N
 O

F GREEN
 RO

O
FS, SW

M
 TREE PITS, U

RBAN
 SW

M
 PLAN

TERS, BIO
RETEN

TIO
N

 FILTER AREAS AN
D PRO

PRIETARY STRU
CTU

RAL BM
P'S

IN
CLU

DIN
G FILTERRA'S AN

D M
AN

U
FACTU

RED BM
PS ARE PRO

PO
SED THRO

U
GH THE APPLICATIO

N
 AREA (O

THER LID PRACTICES CAN
 BE U

SED SU
BJECT TO

DPW
&

ES APPRO
VAL).   THE ADDITIO

N
 O

F THESE DECEN
TRALIZED LID TREATM

EN
T DEVICES W

ILL REDU
CE RU

N
O

FF, DELAYIN
G EN

TRY TO
 THE SW

M
FACILITIES AN

D STREAM
 SYSTEM

S, AN
D ATTEM

PT TO
 M

O
RE CLO

SELY REPLICATE THE N
ATU

RAL HYDRO
LO

GIC/HYDRAU
LIC CO

N
DITIO

N
S.  THE LID

TECHN
IQ

U
ES ARE ALSO

 IN
CO

RPO
RATED IN

TO
 THE N

EW
 STREET DESIGN

 AS IN
CLU

DED IN
 THE GU

IDELIN
ES.

PHO
SPHO

RU
S REM

O
VAL EFFICIEN

CIES CREDITED IN
 THIS PLAN

 ARE BASED O
N

 VIRGIN
IA DEQ

 STO
RM

W
ATER DESIGN

 SPECIFICATIO
N

S AN
D AVAILABLE

GU
IDAN

CE DO
CU

M
EN

TS FO
R GRAN

DFATHERED AN
D TIM

E LIM
ITED PRO

JECTS IN
 FAIRFAX CO

U
N

TY.
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*O
nsite

 B
M

P
s

0
.1

M
A

I
N

T
E

N
A

N
C

E
 
N

A
R

R
A

T
I
V

E

A PRIVATE M
AIN

TEN
AN

CE AGREEM
EN

T SHALL BE ESTABLISHED FO
R ALL SW

M
/BM

P/LID FACILITIES AN
D AN

Y PRO
PO

SED PRIVATE STO
RM

W
ATER

IN
FRASTRU

CTU
RE. W

ITH THE FIN
AL SITE PLAN

, THE AGREEM
EN

T SHALL BE ESTABLISHED BY THE APPLICAN
T, THE APPLICAN

T'S SU
CESSO

RS, O
R O

THER
APPRO

PRIATE ASSO
CIATIO

N
S.

1
3

3
.5

ARRO
W

BRO
O

K EN
HAN

CED EXTEN
DED DETEN

TIO
N

 PO
N

D (SW
M

-1)

THE DRAIN
AGE DIVIDES IN

CLU
DED IN

 THE APPRO
VED 2005 CDP / FDP W

ERE M
AIN

TAIN
ED AN

D 16.5 ACRES O
F THE 26.6 ACRE SW

M
 AN

D LID PLAN
 AREA

DRAIN
S TO

 THE ARRO
W

BRO
O

K PO
N

D AN
D 0.6 ACRES IS U

N
CO

N
TRO

LLED.  AS SHO
W

N
 O

N
 SHEET C7.11 THE ARRO

W
BRO

O
K PO

N
D W

AS DESIGN
ED TO

HAN
DLE DETEN

TIO
N

 FO
R THE O

N
SITE CO

N
TRO

LLED AN
D U

N
CO

N
TRO

LLED AREA.  THE PO
N

D IS DETAIN
IN

G FO
R THE 2-YR AN

D 10-YR STO
RM

 EVEN
TS AN

D
IS RELEASIN

G
 AT A RATE BELO

W
 THE PRE-DEVELO

PM
EN

T CO
N

DITIO
N

S.  THE PO
N

D IS RELEASIN
G W

ELL BELO
W

 ALLO
W

ABLE RATES AN
D THEREFO

RE
EXCEEDS THE DETEN

TIO
N

 REQ
U

IREM
EN

TS FO
R THE 17.1 ACRES O

F THE APPLICATIO
N

 AREA W
ITHO

U
T N

EED FO
R ADDITIO

N
AL SW

M
 DETEN

TIO
N

M
EASU

RES.

THE ARRO
W

BRO
O

K PO
N

D W
AS DESIGN

ED TO
 PRO

VIDE PHO
SPHO

RU
S REM

O
VAL FO

R THE DRAIN
AGE TO

 THE PO
N

D.  CO
M

PARIN
G PRE- AN

D PO
ST-

DEVELO
PM

EN
T DRAIN

AGE DIVIDES, CU
RREN

TLY THERE ARE 36.4 ACRES BEIN
G RECEIVED BY THE PO

N
D AN

D IN
 THE PO

ST CO
N

DITIO
N

, 36.4 ACRES W
ILL

BE TREATED.  THE ARRO
W

BRO
O

K CEN
TRE STO

RM
W

ATER M
AN

AGEM
EN

T PLAN
 APPRO

VED O
N

 4/22/08 REFLECT 33.68 ACRES BEIN
G

 TREATED IN
 THE

W
ATER Q

U
ALITY N

ARRATIVE.  THIS AREA IS LESS BECAU
SE IT IS EXCLU

DIN
G

 AREAS DRAIN
IN

G TO
 THE PO

N
D THAT ARE CU

RREN
TLY BEIN

G
 TREATED

O
FF-SITE.  THE PO

N
D W

AS HO
W

EVER DESIGN
ED AN

D CO
N

STRU
CTED W

ITH ADDITIO
N

AL BM
P VO

LU
M

E N
ECESSARY TO

 TREAT ADDITIO
N

AL AREA. THE
BM

P VO
LU

M
E REQ

U
IRED FO

R 33.68 ACRES IS 78,436 CF BU
T THE PO

N
D PRO

VIDES A BM
P VO

LU
M

E O
F 102,684 CF. THE ADDITIO

N
AL BM

P VO
LU

M
E CAN

TREAT AN
 ADDITIO

N
AL 6.7 ACRES O

F IM
PERVIO

U
S AREA (I.E., BEYO

N
D THE 33.68 ACRES).  THEREFO

RE THE PO
N

D IS M
O

RE THAN
 ADEQ

U
ATE IN

 TREATIN
G

THE FU
LL 36.4 ACRES DRAIN

IN
G TO

 THE FACILITY.

AS SHO
W

N
 IN

 THE ARRO
W

BRO
O

K CEN
TRE STO

RM
W

ATER M
AN

AGM
EN

T PLAN
 AN

D FAIRFAX CO
U

N
TY LETTER TO

 IN
DU

STRY #01-11 AN
D APPRO

VED,
REVISED PRO

CEDU
RES FO

R REQ
U

ESTS TO
 U

SE IN
N

O
VATIVE BEST M

AN
AGEM

EN
T PRACTICES, THE EN

HAN
CED EXTEN

DED DETEN
TIO

N
 FACILITY PRO

VIDES
A 50%

 PHO
SPHO

RU
S REM

O
VAL RATE FO

R THE CO
N

TRIBU
TIN

G DRAIN
AGE AREA.

DU
LLES STATIO

N
 AT DU

LLES CO
RN

ER REG
IO

N
AL PO

N
D (SW

M
-2)

9.5 ACRES O
F THE 26.60 ACRE SW

M
 AN

D LID PLAN
 AREA W

ILL DRAIN
 TO

 THE O
FF-SITE FAIRFAX CO

U
N

TY REGIO
N

AL PO
N

D.  THE DU
LLES STATIO

N
REGIO

N
AL PO

N
D IS DESIGN

ED TO
 HAN

DLE THE W
ATER Q

U
AN

TITY AN
D W

ATER Q
U

ALITY REQ
U

IREM
EN

TS FO
R THIS PO

RTIO
N

 O
F THE PRO

PERTY DRAIN
IN

G
TO

 THE PO
N

D.  THE DU
LLES STATIO

N
 REGIO

N
AL PO

N
D IS DETAIN

IN
G FO

R THE 2-YR AN
D 10-YR STO

RM
 EVEN

TS AN
D IS RELEASIN

G
 AT A RATE BELO

W
 THE

PRE-DEVELO
PM

EN
T CO

N
DITIO

N
S.  ACCO

RDIN
G

 TO
 THE DU

LLES STATIO
N

 AT DU
LLES CO

RN
ER REGIO

N
AL SW

M
 PO

N
D AS-BU

ILT PLAN
S (FFX CO

.
#6848-SAB-008, APPRO

VED 7/23/2010), THIS PO
N

D IS RECEIVIN
G 121.07 ACRES O

F CO
M

M
ERCIAL DEVELO

PM
EN

T AN
D HAS BEEN

 SIZED TO
 DETAIN

U
LTIM

ATE BU
ILD-O

U
T CO

N
DITIO

N
S O

F AN
Y AREA W

ITHIN
 THE CO

N
TRIBU

TIN
G W

ATERSHED.  THE EXISTIN
G TO

TAL AREA DRAIN
IN

G
 TO

 THE FACILITY IS
N

O
T CHAN

GIN
G FRO

M
 PRE- TO

 PO
ST- DEVELO

PM
EN

T CO
N

DITIO
N

S. IT SHO
U

LD BE N
O

TED THAT THE ARRO
W

BRO
O

K PO
N

D IS DESIGN
ED TO

 O
VER DETAIN

FO
R THE AREA DRAIN

IN
G

 TO
 THE DU

LLES STATIO
N

 REGIO
N

AL PO
N

D (9.5 ACRES).  THEREFO
RE THE DRAIN

AGE AREA DRAIN
IN

G
 TO

 THE DU
LLES STATIO

N
REGIO

N
AL PO

N
D HAS BEEN

 ACCO
U

N
TED FO

R TW
ICE, SO

 DETEN
TIO

N
 IS BEIN

G ACHIEVED AT A RATE O
F DO

U
BLE THE AM

O
U

N
T N

ECESSARY TO
 M

EET
CU

RREN
T REQ

U
IREM

EN
TS FO

R THIS DRAIN
AGE AREA.

THE SW
M

/LID PLAN
 IN

CLU
DES PRO

PO
SED BIO

RETEN
TIO

N
 FILTERS, TREE BO

X FILTERS, U
N

DERGRO
U

N
D FILTER CHAM

BERS, U
RBAN

 SW
M

 PLAN
TERS, AN

D
VEGETATED RO

O
FS. THE FACILITIES SHO

W
N

 O
N

 THE SW
M

/LID PLAN
 ACHIEVE APPRO

XIM
ATELY A 50%

 PHO
SPHO

RU
S REM

O
VAL EFFICIEN

CY FO
R THE 9.5

ACRE DRAIN
AGE AREA, ACHIEVIN

G THE FAIRFAX CO
U

N
TY W

ATER Q
U

ALITY REQ
U

IREM
EN

TS AN
D CO

N
DITIO

N
S SET FO

RTH IN
 THE SW

O
D (SEE SHEET

C7.09). IT SHO
U

LD BE N
O

TED THAT THE EN
TIRE 9.5 ACRE DRAIN

AGE AREA FLO
W

S FRO
M

 THE SITE TO
 THE O

FFSITE DU
LLES STATIO

N
 REGIO

N
AL PO

N
D

W
HICH PRO

VIDES PHO
SPHO

RU
S REM

O
VAL (50%

 REM
O

VAL EFFICIEN
CY) BU

T IS N
O

T U
SED IN

 W
ATER Q

U
ALITY CO

M
PU

TATIO
N

S (SEE SHEET C7.06).
SHO

U
LD AN

 U
N

FO
RSEEN

 SHO
RTFALL IN

 THE REQ
U

IRED PHO
SPHO

RU
S REM

O
VAL BE EN

CO
U

N
TERED DU

RIN
G FIN

AL DESIGN
, THE APPLICAN

T HAS THE
O

PTIO
N

 TO
 U

SE THE EXISTIN
G O

FFSITE DU
LLES STATIO

N
 REGIO

N
AL PO

N
D U

PO
N

 APPRO
VAL BY DPW

&
ES.

FAIRFAX CO
U

N
TY SW

M
 REQ

U
IREM

EN
TS - O

U
TFALL AN

ALYSIS
THE O

U
TFALL TO

 THE W
EST (O

U
TFALL #1) FRO

M
 THE SITE O

U
TFALLS TO

 AN
 EXISTIN

G STO
RM

 DRAIN
AGE SYSTEM

, CO
N

STRU
CTED U

N
DER THE DU

LLES
TECH CEN

TER - 2191 &
 2195 FO

X M
ILL RD PLAN

 (FFX CO
. #5574-SP-005, APPRO

VED 11/19/1997).  THE TO
TAL PRO

PO
SED O

N
SITE AREA FRO

M
 THE

ARRO
W

BRO
O

K SITE THAT REACHES THIS O
U

TFALL IS 9.5 ACRES W
ITH AN

 APPRO
XIM

ATE C-FACTO
R O

F 0.78 (SEE BM
P CO

M
PU

TATIO
N

S SHEET C7.06 FO
R

THIS IN
FO

RM
ATIO

N
) AN

D THE TO
TAL O

FFSITE AREA THAT REACHES THE SITE IS 1.48 ACRES W
ITH

 A C-FACTO
R O

F 0.3.  THE O
U

TFALL PIPE IS SHO
W

N
 O

N
THE PLAN

S FRO
M

 STRU
CTU

RE "10" TO
 STRU

CTU
RE "9".  THE CO

M
PU

TATIO
N

S FO
R THIS PIPE ARE SHO

W
N

 O
N

 THE O
U

TFALL EXHIBIT SHEET (SHEET C7.08)
FRO

M
 THE APPRO

VED O
FFSITE PLAN

.  AS YO
U

 CAN
 SEE FRO

M
 THE STO

RM
 DRAIN

AGE CO
M

PU
TATIO

N
S HIGHLIGHTED THIS PIPE IS SIZED TO

 IN
TERCEPT

11.60 AC W
ITH AN

 AVERAGE C-FACTO
R O

F 0.76.  THE 10-YR FLO
W

 RATE THIS PIPE IS EXPECTIN
G

 IS 64.61 CFS AN
D IT HAS CAPACITY U

P TO
 73.31 CFS.

W
ITH A 5 M

IN
U

TE TIM
E O

F CO
N

CEN
TRATIO

N
 FRO

M
 THE ARRO

W
BRO

O
K SITE 57.32 CFS IS THE M

AXIM
U

M
 PO

SSIBLE 10 YEAR FLO
W

 FRO
M

 THE SITE TO
THIS EXISTIN

G SYSTEM
 (N

O
T ACCO

U
N

TIN
G FO

R RU
N

O
FF REDU

CTIO
N

 PRO
VIDED BY LIDS).  THIS IS U

N
DER THE EXPECTED DESIGN

 FLO
W

 FO
R THIS SYSTEM

AN
D THEREFO

RE THE O
FFSITE SYSTEM

 IS SIZED TO
 CO

N
VEY THE U

LTIM
ATE BU

ILD O
U

T O
F THE ARRO

W
BRO

O
K SITE (SEE SHEETS C7.12 TO

 C7.15).

THE #2191 &
 2195 FO

X M
ILL RO

AD PLAN
 STO

RM
 SYSTEM

 TIES IN
TO

 THE DU
LLES TECHN

O
LO

GY CEN
TER BU

ILDIN
GS 3&

4 PLAN
 (FFX CO

. #5574-SAB-001,
APPRO

VED 2/10/2000).  SEE O
U

TFALL EXHIBIT FO
R LAYO

U
T AN

D CO
M

PU
TATIO

N
S FRO

M
 THE APPRO

VED PLAN
S (SHEET C7.08).  THE STO

RM
 PIPE FRO

M
STRU

CTU
RE "7" TO

 "6" CO
N

VEYS THE FLO
W

 FRO
M

 THE #2191 &
 2195 FO

X M
ILL PLAN

 AN
D THE RELEASE FRO

M
 THIS PLAN

 IS 100.95 CFS THRO
U

GH A
38"X60" ELLIPTICAL RCP PIPE.  THE BU

ILDIN
G 3 &

 4 SITE PLAN
 IS RECEIVIN

G A FLO
W

 AT STR. "7" ACCO
RDIN

G THE STO
RM

 CO
M

PU
TATIO

N
S O

N
 THEIR PLAN

O
F 2.8942 CM

S (W
HICH EQ

U
ATES TO

 102.2 CFS).  THEREFO
RE THE BU

ILDIN
G 3 &

 4 STO
RM

 SYSTEM
 W

AS DESIGN
ED TO

 CO
N

VEY ALL O
F THE U

PSTREAM
FLO

W
 AT U

LTIM
ATE BU

ILD O
U

T.

THE BU
ILDIN

G
 3 &

 4 STO
RM

 SYSTEM
 THEN

 TIES IN
TO

 THE CAM
PU

S AT DU
LLES TECHN

O
LO

GY CTR BLDGS 5&
6 SITE PLAN

 (FFX CO
. #5574-SP-007,

APPRO
VED 5/18/1998).  SEE O

U
TFALL EXHIBIT FO

R LAYO
U

T AN
D CO

M
PU

TATIO
N

S FRO
M

 THE APPRO
VED PLAN

S (SHEET C7.08).  THE STO
RM

 PIPE FO
RM

STRU
CTU

RE "EX.36" TO
 "EX. 36" CO

N
VEYS THE FLO

W
 FRO

M
 THE BU

ILDIN
G

 3 &
 4 SITE PLAN

 AN
D THE RELEASE FRO

M
 THIS PLAN

 IS 3.0069 CM
S (W

HICH
EQ

U
ATES TO

 106.2 CFS) THRO
U

GH A 48" RCP PIPE.  THE BU
ILDIN

G 5 &
 6 PLAN

 IS RECEIVIN
G THE FLO

W
 AT STR. "EX. 35" ACCO

RDIN
G TO

 THEIR STO
RM

CO
M

PU
TATIO

N
S O

N
 THEIR PLAN

 O
F 3.1336 CM

S (W
HICH EQ

U
ATES TO

 110.6 CFS).  THEREFO
RE THE BU

ILDIN
G

 5 &
 6 STO

RM
 SYSTEM

 W
AS DESIGN

ED TO
CO

N
VEY ALL O

F THE U
PSTREAM

 FLO
W

 AT U
LTIM

ATE BU
ILD O

U
T.

THIS SYSTEM
 THEN

 O
U

TFALLS THRO
U

GH AN
 EN

ERGY DISSIPATER AN
D IN

TO
 AN

 EN
GIN

EERED CHAN
N

EL.  THIS CHAN
N

EL TIES IN
TO

 THE 100 YEAR
FLO

O
DPLAIN

.  SECTIO
N

S FO
R THE CHAN

N
EL ARE SHO

W
N

 O
N

 THE O
U

TFALL EXHIBIT SHEET AN
D THEY CLEARLY SHO

W
 THAT THERE IS ADEQ

U
ATE

CAPACITY FO
R THE 100 YEAR STO

RM
 EVEN

T.  THEREFO
RE SIN

CE W
E HAVE DEM

O
N

STRATED THAT THE STO
RM

 DRAIN
AGE SYSTEM

 W
HICH THE

ARRO
W

BRO
O

K SITE O
U

TFALLS IN
TO

 HAS ADEQ
U

ATE CAPACITY FO
R THE U

LTIM
ATE BU

ILD O
U

T O
F THE SITE AN

D THAT THE O
U

TFALL CHAN
N

EL TO
 THE

100-YR FLO
O

D PLAIN
 HAS CAPACITY AN

D HAS BEEN
 DESIGN

ED TO
 REDU

CE HIGH VELO
CITIES DU

E TO
 EN

ERGY DISSIPATIO
N

 M
EASU

RES.

THIS STO
RM

 SYSTEM
 CO

N
TIN

U
ES TO

 THE O
FFSITE FAIRFAX CO

U
N

TY REGIO
N

AL PO
N

D FACILITY W
HICH HAS ALREADY BEEN

 SHO
W

N
 TO

 BE SIZED FO
R THE

U
LTIM

ATE CO
N

DITIO
N

S BU
ILD O

U
T O

F THE ARRO
W

BRO
O

K SITE.  THE O
FFSITE DU

LLES STATIO
N

 REGIO
N

AL PO
N

D O
U

TFALLS DIRECTLY IN
TO

 THE
M

ERRYBRO
O

K RU
N

 FLO
O

DPLAIN
.

THE 16.5 ACRES O
F THE 26.60 ACRE SW

M
 AN

D LID PLAN
 AREA THAT W

ILL BE CO
N

VEYED W
ITHIN

 A PRO
PO

SED U
N

DERGRO
U

N
D STO

RM
 SYSTEM

 (O
U

TFALL
#2) TO

 THE PREVIO
U

SLY CO
N

STRU
CTED ARRO

W
BRO

O
K PO

N
D.  THE ARRO

W
BRO

O
K PO

N
D HAS BEEN

 SHO
W

N
 THAT IT W

AS SIZED TO
 HAN

DLE FLO
W

S
FRO

M
 33.4 ACRES O

F THE ARRO
W

BRO
O

K SITE (IN
CLU

DIN
G THE 16.5 ACRES) AN

D THE FLO
W

 RATES O
F THE TW

O
 AN

D TEN
 YEAR STO

RM
 EVEN

T RELEASES
ARE W

ELL BELO
W

 THE EXISTIN
G

 FLO
W

 RATE AT THE O
U

TFALL PO
IN

T O
F THE PO

N
D.  ALSO

 VELO
CITIES HAVE BEEN

 DISSIPATED BY THE U
SE O

F A RIP-RAP
CHAN

N
EL FRO

M
 THE PO

N
D O

U
TFALL TO

 THE FLO
O

DPLAIN
.  STO

RM
W

ATER O
U

TFALL FRO
M

 THE PO
N

D IS DIRECTLY IN
TO

 THE M
ERRYBRO

O
K RU

N
FLO

O
DPLAIN

 AS SHO
W

N
 O

N
 THE FLO

O
DPLAIN

 PLAN
S (ARRO

W
BRO

O
K CEN

TRE, FFX CO
. #1504-FP-001, APPRO

VED 2/25/2003).

O
U

TFALL #3 CO
N

SISTS O
F 0.6 ACRES U

N
CO

N
TRO

LLED THAT DRAIN
S TO

 M
ERRYBRO

O
K RU

N
 W

HICH IS A W
ELL DEFIN

ED CHAN
N

EL W
ITH ADEQ

U
ATE

O
U

TFALL (SEE PLAN
 1504-SP-03-2).

IN
 O

U
R PRO

FESSIO
N

AL O
PIN

IO
N

, THE EXISTIN
G STO

RM
W

ATER O
U

TFALLS AN
D DO

W
N

STREAM
 SYSTEM

S M
EN

TIO
N

ED ABO
VE SHO

U
LD BE PRO

VEN
 TO

 BE
ADEQ

U
ATE TO

 SU
PPO

RT THE PRO
PO

SED DEVELO
PM

EN
T.

D
U

L
L
E

S
 
S

U
B

U
R

B
A

N
 
C

E
N

T
E

R
 
C

O
M

P
R

E
H

E
N

S
I
V

E
 
P

L
A

N
 
N

A
R

R
A

T
I
V

E

THE DEVELO
PM

EN
T PRO

PO
SED W

ITH THIS APPLICATIO
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A GLOSSARY OF TERMS FREQUENTLY 
USED IN STAFF REPORTS WILL BE 

FOUND AT THE BACK OF THIS REPORT 
 
 
DESCRIPTION OF THE APPLICATION 

 
Proposal: 
 
The applicant, Arrowbrook Centre, LLC, filed three concurrent rezoning 
applications (PCA 2002-HM-043-02, CDPA 2002-HM-043 and  
FDPA 2002-HM-043-03) on Tax Map Parcels 16-3 ((01)) 39A1, 39A2, and 39B3 to 
permit site modifications to Land Bays A, B, C, D and parts of E and F, which were 
approved for 16 buildings with approximately 2,233,600 square feet (0.95 FAR) of 
mixed use development consisting of office, retail, residential and hotel uses with 
associated parking structures.  The applicant also proposes to increase the total 
number of residential units on the site from 872 to 1,090 units, which would 
increase the overall gross floor area to 2,332,774 square feet (0.99 FAR).  Maps of 
the specific application boundaries and the associated tax map parcels are located 
at the front of this staff report.  Further description of these applications is provided 
below:     
 
PCA 2002-HM-043-02 and CDPA 2002-HM-043 seek approval of a partial PCA 
and CDPA application on Tax Maps 16-3 ((01)) 39A1, 39A2, and 39B3 consisting 
of 33.92 acres of the original 53.84 acre site (RZ 2002-HM-043) to allow site 
modifications to Land Bays A, B, C, D and parts of E and F with a floor area ratio 
of 1.58.  The overall proposal includes: 
 

• An increase in gross floor area of the original rezoning application from 
2,233,600 (0.95 FAR) to 2,332,774 square feet (0.99 FAR) on 53.84 acres;  

• An increase of 218 residential units from 872 to 1,090 units excluding 
ADU/WDUs; 

• Addition of single family attached townhomes and multifamily two-over-two 
stacked dwelling units on the southern portion of Land Bays B, C and D.  
The northern portion of these land bays would continue to be mid-rise to 
high-rise multifamily residential buildings, 6 to 12 stories in height; 

• Modifications to office and hotel building footprints in Land Bay A;  
• Conversion of one of the previously approved office buildings (Building A1) 

to an 11-13 story high-rise multifamily residential building; 
• Modifications to the building footprint configurations of Buildings A2 (office) 

and A3 (hotel); 
• Change in use of Building A4 (office) to a first floor retail building and 

parking garage with the potential for public uses;  
• Reconfiguration of the office uses in Buildings A5 and A6; 
• Conversion of the previously approved 2 story retail Building D3 into a 3 to 

4 story multifamily residential building with first floor retail; and    
• Revision of proffers.     
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FDPA 2002-HM-043-03 seeks approval of an FDPA application on a 7.4 acre 
portion of the concurrent PCA/CDPA area to allow 39 single family attached 
townhouses and 108 stacked two-over-two multifamily units in Land Bays B1, C1 
and D1 with an FAR of 1.20.   
 
Graphic 1: Proposed CDPA (33.92 acres) and FDPA (7.4 acres) with Land Bay 
References 

 
 
As shown in Graphic 1, the applicant proposes to located single family attached 
townhomes and stacked two-over-two multifamily units on the southern portion of 
the site in Land Bays B1, C1 and D1 within the FDPA area.  The middle portion of 
the site would continue to be mid-rise to high-rise multifamily residential buildings 
with 6 to 12 stories in height as shown on the CDPA area.  High-rise multifamily 
residential, office and hotel uses with 8 to 13 stories in height would continue to be 
located along the northern property line in Land Bay A, facing the Dulles Toll 
Road. The previously approved grid of streets is proposed to remain, with minor 
revisions associated with the proposed building reconfigurations.   
 
In compliance with the approved proffers accepted with RZ 2002-HM-043, the 
Applicant has already constructed major public parks and dedicated land and 

FDPA  
(7.4 acre 
portion) 

B1 

C1 

D1 
E/F 



PCA 2002-HM-043-02 and CDPA 2002-HM-043 
FDPA 2002-HM-043-03 Page 3 
 

facilities to Fairfax County Park Authority (FCPA) within Land Bays E, F and G and 
has not included these areas in the applications.  The active park includes a lit, 
synthetic turf soccer field, plus tennis and basketball courts, a bocce court, picnic 
pavilion, play area, lawn, restrooms and a 70-space parking lot.  A wet pond 
passive park with boardwalk and nature trails is located south of Sunrise Valley 
Drive within Land Bay G and was dedicated to FCPA.     
 
Waivers/Modifications Requested: 
 
Fourteen modifications to the Zoning Ordinance and Public Facilities Manual were 
requested and listed on the staff report cover page.  See the Zoning Ordinance 
modification section for staff analysis of each request. 
 
The applicant’s draft proffers, development conditions, affidavits and statement of 
justification are included in Appendices 1 through 4, respectively.  The proposed 
Final Development Plan Amendment Conditions are included in Appendix 2. 
   
 

LOCATION AND CHARACTER 
 
Graphic 2: Existing Development  
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
Site Description: 
 
This site is a portion of a larger area that was previously approved for mixed use 
development.  The site is currently vacant and is located west of Centreville Road, 
south of the Dulles Airport Access and Toll Roads (DAAR) and north of Sunrise 
Valley Drive.  It is zoned PDC and approved for a mixed use development.  Primary 
access is currently provided from Centreville Road through Arrowbrook Centre Drive 

To Metro 

Dulles 
Technology 

Sunrise 
Valley  
Drive 

Application 
Areas 

Arrowbrook 
Park 



PCA 2002-HM-043-02 and CDPA 2002-HM-043 
FDPA 2002-HM-043-03 Page 4 
 

and Sunrise Valley Drive through Field Point Road, which are both currently 
constructed.  Arrowbrook Park is constructed and located to the southeast of the 
subject property within Land Bays E, F and G.  A wet pond and passive park with a 
boardwalk is located to the south across Sunrise Valley Drive and provides 
stormwater management for the development.  The following table provides a 
description of surrounding area.  
 
Surrounding Area Description 
 

Direction Use Zoning Plan 
North School, Hotel 

(Across the Dulles Airport Access Road) 
R-3, C-8 Public Facilities 

and Retail 
South Dulles Center – Office, Hotel, Retail 

Coppermine Associates  - Single Family 
Attached, Multifamily 

PDC 
PDH-12 

Mixed-Use 

East Woodland Park – Office, Hotel, 
Multifamily 

PDC, C-6,  
C-8, PDH-30 

Mixed-Use 

West Dulles Technology Center – Office, Hotel I-4 Mixed-Use 
 
 
BACKGROUND 
 

Application Date Description 

RZ 79-C-037 
 

July 23, 1979 
 

Rezoned 142 acres from the R-1 District to 
the I-4 District.1 

PCA 79-C-037 January 7, 1985 Withdrawn. 
AF 88-C-002 
 

July 24, 1989 
 

Established an Agricultural and Forestry 
District for 30.32 acres for eight years.2 

PCA 79-C-037-2 November 23, 1999 Withdrawn. 

PCA 79-C-037-3 
PCA 81-C-060 
RZ 2000-HM-003 

November 23, 2000 
 
 

Deleted 0.63 acres from RZ 79-C-037 and 
0.64 acres from RZ 81-C-060.  Rezoned 
6.68 acres from the R-1 and I-4 Districts to 
the C-3 District. 3 

PCA 79-C-037-4 
 

April 7, 2003 
 

Deleted 27.5 acres from RZ 79-C-027 to be 
rezoned to PDH-12 as part of  
RZ 2002-HM-035.4 

PCA 79-C-037-5 December 5, 2005 Deleted 3.55 acre site from RZ 79-C-037 to 
be rezoned to PDC District as part of RZ 
2002-HM-043.5 

RZ/FDP 2002-HM-043 December 5, 2005 Rezoned Tax Maps 16-3 ((1)) 4B, 4C, 5, 5A 
and 39A, comprised of 50.29 acres zoned 
R-1 and 3.55 acres zoned I-4, to the PDC 
District for the development of Arrowbrook 
Centre.6  

SE 2002-HM-046 December 5, 2005 Permitted uses in the floodplain for the 
construction of a stormwater management 
facility, nature trails, boardwalk, gazebo, 
roadway and related clearing, grading and 
fill.7 

SEA 2002-HM-046 
 
 

BOS September 22, 
2008 
 

SEA modified a 9.19 acre portion to allow 
fast food restaurants in the residential 
buildings. 
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Application Date Description 

FDPA 2002-HM-043 PC September 18, 
2008 

FDPA modified a 14 acre portion of Land 
Bays A and D and shifted the approved 
building locations and square footage for 
five buildings, and reduced the footprint of 
the approved parking structure in Land Bay 
D.  No change to the previously approved 
total square footage or mix of uses in the 
land bays occurred. 8 

PCA 2002-HM-043-2 
FDPA 2002-HM-043 

BOS July 28, 2015 
PC June 18, 2015 

Amended 10.87 acres of  
FDP 2002-HM-043, previously approved for 
a stormwater management facility, to 
permit the reconstruction of the southern 
end of the existing stormwater 
management pond, (which is owned by 
FCPA,) and the construction of an 
extension of McNair Farms Drive, which will 
connect Centreville Road with Dulles 
Technology Drive. 9 

 
1. On July 23, 1979, the Board of Supervisors approved RZ 79-C-037 to rezone 142 acres (Tax 

Maps 15-4 ((1)) 34B, 35 pt.; 16-3 ((1)) 4B, 4C, 4D, 4M, 4N1, 30B, 30C, 30D, 31, 31A1, 32B, 
33A, 33B, 33C, 32D, and 40) from the R-1 District (Residential, one dwelling unit per acre) to 
the I-4 District to develop the Dulles Technology Center.  The Generalized Development Plan 
(GDP) provided for the alignment of streets and open space but did not depict the location of 
buildings.   

 

2. On July 24, 1989, the Board of Supervisors approved AF 88-C-002 to establish the Launders 
Local Agricultural and Forestry (A&F) District for eight years on Tax Map 16-3 ((1)) 4, consisting 
of 30.32 acres.  The A&F District expired on July 24, 1997.   

 

3. On November 20, 2002, the Board of Supervisors approved RZ 2000-HM-003,  
PCA 79-C-037-3, and PCA 81-C-060.  PCA 79-C-037-3 deleted 0.63 acres and PCA 81-C-060 
deleted 0.64 acres from the southern portion Dulles Technology Center in order for the land 
area to be included as part of RZ 2000-HM-003.  RZ 2000-HM-003 rezoned 6.68 acres from the 
R-1 and I-4 Districts to the C-3 District for the development of 203,726 square feet of office 
buildings.  This area was later rezoned as part of RZ 2002-HM-035 to the PDH-12 District.  

 

4. On April 7, 2003, the Board of Supervisors approved PCA 79-C-037-4 to delete 27.5 acres from 
the proffers of RZ 79-C-037 to permit the area to be included as part of RZ 2002-HM-035 which 
was approved on 56.31 acres to rezone the area to the PDH-12 District.  

 
5. On December 5, 2005, the Board of Supervisors approved PCA 79-C-037 to delete 3.55 acres 

(Tax Maps 16-3 ((1)) 4B and 4C) zoned I-4 from the proffers associated with RZ 79-C-037 to 
permit the area to be rezoned to the PDC District as part of RZ 2002-HM-043. 

 
6. On December 5, 2005, the Board of Supervisors approved RZ/FDP 2002-HM-043 to rezone 

Tax Maps 16-3 ((1)) 4B, 4C, 5, 5A and 39A, comprised of 50.29 acres zoned R-1 and 3.55 
acres zoned I-4, to the PDC District for the development of Arrowbrook Centre, a mixed-use 
development consisting of office, hotel, retail, residential and park uses.  This application 
governs the subject property.  Excerpts from the approved CDP/FDP and proffers are 
included in Appendix 5.  A complete set of proffers and CDP/FDP is on file with the Zoning 
Evaluation Division of the Department of Planning and Zoning.       
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7. On December 5, 2005, the Board of Supervisors approved SE 2002-HM-046 to permit uses in 
the floodplain for the construction of a stormwater management facility (wet pond), nature trails, 
boardwalk, gazebo, roadway and related clearing, grading and fill within the floodplain.  These 
facilities are constructed.  Copies of the development conditions are on file with the 
Department of Planning and Zoning – Zoning Evaluation Division.  

 
8. On September 22, 2008, the Board of Supervisors approved SEA 2002-HM-046 SEA on a 9.19 

acre portion to allow fast food restaurants in the residential buildings and the Planning 
Commission approved FDPA 2002-HM-043 on September 18, 2008 to allow shifts in approved 
building locations and square footage for five buildings, and reduced the footprint of the 
approved parking structure in Land Bay D.  No change to the previously approved total square 
footage or mix of uses in the land bays occurred.  This area is being reconsidered in the 
current PCA application.  

 
9. On July 28, 2015, the Board of Supervisors approved PCA 2002-HM-043-2, concurrent with  

RZ 2013-DR-017, PCA 2002-HM-043, SEA 2002-HM-046-02, and SEA 85-C-119 to amend 
10.87 acres of FDP 2002-HM-043 on Tax Map 16-3 ((1)) 5D, previously approved for a 
stormwater management facility, to permit the reconstruction of the southern end of the existing 
stormwater management pond, which is owned by FCPA, and the construction of an extension 
of McNair Farms Drive, which will connect Centreville Road with Dulles Technology Drive.  The 
stormwater management facility in these applications serves the current PCA property.  
The associated RZ 2013-DR-017 rezoned 11.6 acres of land on Tax Map 16-3 ((1)) 4M from I-4 
to PRM, to permit residential use at an overall FAR of 0.99 for the development of 
approximately 460 multifamily residences within two 6 story buildings.  

 
 
COMPREHENSIVE PLAN PROVISIONS (Appendix 6) 
 

Plan Location:  Area III, Dulles Suburban Center, Land Unit A-1, Innovation 
Transit Station 

Plan Map:   Mixed Use 
Plan Text:    
 
Excerpts of the relevant Comprehensive Plan text are available in Appendix 6 or in 
the Fairfax County Comprehensive Plan, Area III Volume, 2013 Edition, Dulles 
Suburban Center, as amended through 10-20-2015, under the heading Land Unit 
A-1: Innovation Center Transit Station Area starting on page 60.   
 

 
ANALYSIS 
 

The applicant submitted an overall Conceptual Development Plan 
Amendment (CDPA) and a separate Final Development Plan Amendment 
(FDPA) on a 7.4 acre portion of the CDPA.  (Copies are at the front of staff 
report) 
 
Title of CDPA: Arrowbrook Centre - Proffered Condition Amendment 

and Conceptual Development Plan Amendment (PCA 
2002-HM-043-02 and CDPA 2002-HM-043) 

Prepared By: Pennoni 
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Original/ Revision Dates: December 30, 2014 as revised through  
 April 22, 2016. 
 
Title of FDPA: Arrowbrook Centre – Final Development Plan 

Amendment (FDPA 2002-HM-043-03) 
Prepared By: Pennoni 
Original/ Revision Dates: November 18, 2015 as revised through  
 April 22, 2016. 
 
Since the CDPA includes the improvements shown on the FDPA, the following 
descriptions of the plans are based on the CDPA.  Specific references to the FDPA 
are included.  Sheet 1 on both plans includes a sheet index.   
 
Previously Approved Development Plan  
 
The Board of Supervisors approved RZ/FDP 2002-HM-043 in December 2005, which 
permitted 16 buildings with approximately 2,233,600 square feet (0.95 FAR) of mixed 
use development consisting of office, retail, residential and hotel uses with associated 
parking structures in seven land bays.   On September 18, 2008, the Planning 
Commission approved a final development plan amendment (FDPA 2002-HM-043) on 
a 14 acre portion of Land Bays A and D to allow minor building footprint modifications 
with no change to the overall approved floor area.    
 
Graphic 2: Previously Approved CDPA/FDPA  

 

E/F 

B 

C 

D 

A 

CENTREVILLE RD 
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As shown in Graphic 2, the previous CDPA/FDPA approvals generally included high-
rise office and hotel uses with ground floor retail along the northern portion of the 
property in Land Bay A facing the Dulles Airport Access and Toll Roads (DAAR), 
which transitioned down to mid-rise residential uses with ground floor retail located in 
the middle of the property in Land Bays B, C and D.  A grid of streets was approved 
within the land bays and included inter-parcel access to the west.  Arrowbrook Park 
was also located on the southern portion of the property in Land Bays E/F.         
 
Proposed Site Layout:  The applicant seeks approval of a partial PCA and CDPA 
application on approximately 33.92 acres of the original 53.84 acre Arrowbrook 
site.   The applicant is also requesting approval of an FDPA application on 
approximately 7.4 acres of the subject property for development of 39 single family 
townhouses and 108 multifamily (two over two) townhouse units.  
 
The applicant seeks the following changes to their previous approval: 
 

• An increase in gross floor area of the original rezoning application from 
2,233,600 (0.95 FAR) to 2,331,359 square feet (0.99 FAR) on 53.84 acres;  

• An increase of 218 residential units from 872 to 1,090 units excluding 
ADU/WDUs; 

• Addition of single family attached townhomes and multifamily “two-over-two 
stacked” dwelling units on the southern portion of Land Bays B, C and D.  
The northern portion of these land bays would continue to be mid-rise to 
high-rise multifamily residential buildings, 6 to 12 stories in height; 

• Modifications to office and hotel building footprints in Land Bay A;  
• Conversion of one of the previously approved office buildings (Building A1) 

to an 11-13 story high-rise multifamily residential building; 
• Modifications to the building footprint configurations of Buildings A2 (office) 

and A3 (hotel); 
• Change in use of Building A4 (office) to a first floor retail building and 

parking garage with the potential for public uses;  
• Reconfiguration of the office uses in Buildings A5 and A6; 
• Conversion of the previously approved 2 story retail Building D3 into a 3 to 

4 story multifamily residential building with first floor retail; and   
• Revision of proffers.  

  
The table below provides a quick summary of the changes to the approved floor 
area from the proposal which results in a minor increase of 98,000 gross square 
feet of floor area.  
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Proposed Use Approved GFA Proposed GFA1 
Office 800,000 640,000 
Retail 187,000 112,050 

Hotel 240,000 
(400 rooms) 

150,000 
(300 rooms) 

Multifamily 
Units 

1,001,200 
(871 dus) 

1,326,496 
(1,090 dus) 

Single-Family 
Units 

5,400 
(1 du) 

102,113 
(40 dus) 

Total GFA 2,233,600 2,331,359 
 
Graphic 3: Proposed Layout 

 
 
As shown in Graphic 3, the applicant proposes to located single family attached 
townhomes and stacked two-over-two multifamily units on the southern portion of 
the site in Land Bays B1, C1 and D1 within the FDPA area.  The middle portion of 
the site would continue to be mid-rise to high-rise multifamily residential buildings 
with 6 to 12 stories in height as shown on the CDPA area.  High-rise multifamily 
residential, office and hotel uses with 8 to 13 stories in height would continue to be 
located along the northern property line in Land Bay A, facing the Dulles Airport 
Access and Toll Roads (DAAR). The previously approved grid of streets is 

FDPA  
(7.4 acre 
portion) 

B1 

C1 

D1 
E/F 
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proposed to remain, with minor revisions associated with the proposed building 
reconfigurations.   
 
In compliance with the approved proffers accepted with RZ 2002-HM-043, the 
Applicant has already constructed major public parks and dedicated land and 
facilities to Fairfax County Park Authority (FCPA) within Land Bays E, F and G and 
has not included these areas in the applications.  The active park includes a lit, 
synthetic turf soccer field, plus tennis and basketball courts, a bocce court, picnic 
pavilion, play area, lawn, restrooms and a 70-space parking lot.  A wet pond 
passive park with boardwalk and nature trails is located south of Sunrise Valley 
Drive within Land Bay G and was dedicated to FCPA.   
 
Architecture: Sheets A-1.01 through A-1.05 on both the CDPA and FDPA include 
perspectives of the proposed use, which show elements and building materials 
compatible with one another.  These elements include brick masonry with 
horizontal accent bands, free standing masonry wall/porch elements for building 
entries in neutral color tones, with horizontal masonry accent banding and a 
change of materials on upper levels for contrast.   
 

 
 
Sheets A1.03 through A1.05 of the CDPA include site sections to show the 
transition of heights from the northern to the southern portions of the property.  
High-rise residential, office and hotel uses are located along the Dulles Toll Road 
with maximum heights ranging from 120 feet to 175 feet tapering down to mid-rise 
to high-rise residential development ranging from 85 feet to 140 feet in the center 
of the property.   
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Along the southern portion of the property, the applicant proposes low rise 
residential uses including single family attached and stacked two-over-two 
multifamily units with maximum heights of 45 feet.  Sheets A1.03 through A1.05 of 
the FDPA show the elevations of these units, which are designed to be similar in 
appearance. 
 
Stacked Two-over-two Multifamily Units 

 
 
 
 
 
 
 



PCA 2002-HM-043-02 and CDPA 2002-HM-043 
FDPA 2002-HM-043-03 Page 12 
 

 
Single Family Attached Units 

 
 
Sheet C2.02 of the FDPA includes typical lot configurations for these single-family 
units, which show rear loaded units with sizes ranging from 18 to 24 feet in width.  
Space for rooftop terraces is included.  Two parking spaces per unit would be 
provided in the garages of the single family attached units and in the garages and 
driveways for the stacked two-over-two multifamily units.   
 

 
   



PCA 2002-HM-043-02 and CDPA 2002-HM-043 
FDPA 2002-HM-043-03 Page 13 
 

Proffer 31 indicates that the final architectural design of the proposed buildings 
would be consistent with the elements shown on the CDPA and the FDPA.   
 
Roads, Right-of-Way, and Vehicular Access: Vehicular access continues to be 
served by three access points: the existing partial access to Field Point Road at 
Sunrise Valley Drive, a proposed partial access to Road C via a right-in only at 
Centerville Road, and the existing primary access point at Centreville Road and 
Arrowbrook Centre Drive. Two potential inter-parcel access connections to the 
west of the site (Dulles Technology Center) from Arrowbrook Centre Drive and 
Road C are shown on the CDPA and the FDPA, which would permit a future 
connection to the Dulles Technology Drive/Sunrise Valley Drive intersection and 
would help facilitate the implementation of the street network envision in the 
Comprehensive Plan.  Proffers 12 through 21 commit to the road improvements 
shown on the CDPA and the FDPA. 
 
Open Space/ Landscaping: A minimum of 15 percent open space is required in 
the PDC District and the applicant continues to provide a total of 35 percent open 
space over the original rezoning application area, which includes over 17 acres of 
parkland dedicated to the Park Authority for a lighted, synthetic turf athletic field, 
picnic shelter with restrooms, playground, bocci court, two tennis courts with 
practice wall, basketball court, elevated wooded walkways and trails, gazebo, and 
butterfly garden. In addition, 31 percent open space is provided on the CDPA 
application area and 20 percent open space on the FDPA application area.  
Sheets L2.01 of the CDPA and FDPA show the open space calculations.  Sheets 
L2.02 of the CDPA and FDPA show the pedestrian circulation and open space 
plan.    
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According to the open space plan on the CDPA and FDPA, a long linear 
landscaped green (approximately 25 feet in width and 900 feet in length) is located 
between a row of single family attached units and a row of stacked two-over-two 
multifamily units.  Private outdoor courtyard areas are located within the 
multifamily buildings and consist of a swimming pool, walking paths and an active 
recreation area.  The landscape plans on Sheets L1.01 through L1.02 of the 
CDPA and FDPA indicate a total proposed tree canopy of over 5 acres on the 
CDPA with approximately 2 acres provided through tree preservation in the RPA 
area located along Centreville Road.       
 

 Pedestrian Circulation and Streetscape: Pedestrian improvements include the 
construction of an eight foot wide pedestrian/bike trail on the west side of 
Centreville Road that will permit access onto the site with connections to the 
internal sidewalk system. The pedestrian/bike trail will avoid Merrybrook Run on 
the property's eastern frontage by traversing the site and connecting to the 
sidewalk and trail on Sunrise Valley Drive.  A nature trail is located in Land Bay G 
around the existing stormwater management facility. An extension of the 
pedestrian/bike trail is proposed to run parallel to the Dulles Airport Access and 
Toll Roads (DAAR) on the north side of Land Bay A, which will provide a future 
connection to the proposed Metro station.   

 
 Within the proposed street grid, the overall streetscape dimensions would range 

from approximately 10 feet to over 20 feet from building face to face of curb 
depending on the road type in the development.  Roads C, G and Arrowbrook 
Centre Drive are proposed to be the primary pedestrian corridors with eight foot 
wide sidewalks and 13 feet for the landscape amenity panels and building zones.  
Proffer 15 indicates that public access easements would be provided over all 
sidewalks in a form acceptable to the County Attorney.  In addition to these 
facilities, the applicant has proffered to install secure bicycle storage consistent 
with the Fairfax County Policy and Guidelines for Bicycle Parking.   
 
Parking Tabulations:  The Zoning Ordinance requires 4,997 parking spaces for 
all of the proposed uses on the site.  The applicant proposes to exceed this 
requirement by providing 5,041 spaces with parking for the multifamily buildings 
within parking garages located in the middle and below the building footprints, 
some surface parking for the retail and parking in the driveway and garages of the 
single-family attached and the stacked two-over two multifamily units.  The proffers 
indicate that parking for all uses within the proposed development will be provided 
in accordance with the parking requirements of Article 11 of the Fairfax County 
Zoning Ordinance, as determined by DPWES.  
 
Stormwater Management (SWM): The subject property is situated within the 
Horsepen Creek watershed and is currently undeveloped. The stormwater 
narrative on Sheet C – 7.01 of the current development plan indicates that both 
water quality and water quantity requirements for the subject property are met by 
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two existing ponds that are governed under the prior regulations – Arrowbrook 
Centre SP 1504-SAB-001 and Fairfax County Regional Pond FFX 6848-SAB-008. 
A drainage divide characterizes the site; thus, the western portion of the site drains 
to the Dulles Station Regional Pond and the eastern portion of the property drains 
to the Arrowbrook Centre Pond. 
 
As an application seeking development potential at 0.99 Floor Area Ratio (FAR) 
the applicant has provided language in the stormwater management notes and 
narrative of the development plan which commits to the following environmental 
stewardship goals: 
 

• Stormwater quantity and quality control measures should be provided with 
the goal of reducing the total runoff volume or significantly delaying its entry 
into the stream system. In furtherance of stream protection and/or 
restoration through replication of natural hydrologic conditions, the 
emphasis should be on Low Impact Development (LID) techniques;  
 

• LID techniques of stormwater management should also be incorporated into 
new and redesigned streets where allowed and practicable.  
 

Sheets 7.02 and 7.03 on the CDPA and FDPA identify a list of specific LID 
measures which are proposed to retain and filter runoff onsite.  Some of those 
measures include tree box filters, bioretention planters, stormfilters, soil 
amendments and green roof areas.  Proffer 47 reinforces that applicant’s objective 
to retain and filter runoff onsite through the use of LID measures throughout the 
development with the ultimate goal of achieving a 45% – 50% phosphorous 
removal with such facilities.  In the event that the applicant cannot achieve the 
ultimate objective regarding phosphorous removal on the western portion of the 
site, the applicant has indicated that additional LID measures could be constructed 
on the eastern portion of the property.   

 
Residential Development Criteria/ Transit-Oriented Design Guidelines/ 
Planned Development Standards Analysis 

 
Fairfax County expects new residential development to enhance the community by 
fitting into the fabric of the neighborhood, respecting the environment, addressing 
transportation impacts, addressing impacts on public facilities, being responsive to 
our historic heritage, contributing to the provision of affordable housing, and being 
responsive to the unique site specific considerations of the property.  Fairfax 
County also seeks to accommodate future residential and employment growth and 
expand choices for residents and employees by encouraging transit-oriented 
development (TOD) as a means to achieve compact, pedestrian-oriented, mixed-
use communities focused around existing and planned rail transit stations.  To that 
end, the Board of Supervisors adopted the Residential Development Criteria and 
the TOD Guidelines contained in the Policy Plan, to be used in evaluating zoning 
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requests for new residential development and summarized below.  Below is a 
summary of these criteria and guidelines, which are detailed further in Appendix 7. 
 
Planned Zoning Districts are also reviewed in accordance with the General and 
Design Standards of Sections 16-101 and 16-102 of the Zoning Ordinance.  Those 
standards are also summarized as part of the review below and provided in its 
entirety in Appendix 8.  The PDC District was established to encourage the 
innovative and creative design of commercial development. The district regulations 
are designed to accommodate preferred high density land uses which could 
produce detrimental effects on neighboring properties if not strictly controlled as to 
location and design; to insure high standards in the lay-out, design and 
construction of commercial developments; and otherwise to implement the stated 
purpose and intent of this Ordinance.   
 
Staff has combined the review of the Residential Development Criteria and TOD 
Guidelines in the Policy Plan with the review of the Planned District General and 
Design Standards, along with the staff analysis reflected in the agency memos 
found in the appendices of this report.  The following review uses the Residential 
Development Criteria as the format for the analysis (references to these standards 
and guidelines are in italics). 
 
Conformance with the Site Specific Comprehensive Plan Recommendations 
(See also TOD Guidelines 1, 2, 4 and 16 in Appendix 7 and Planned District 
General Standard 1 in Appendix 8) 
 
The subject property is located in Land Unit A-1 of the Dulles Suburban Center, 
which is also located within the Innovation Center Transit Station Area. The 
property is planned for a mix of uses with intensity ranging from 1.0 to 2.0 FAR for 
the area within a ½ mile of the future Innovation Center Metrorail Station (Tier 2) 
and 0.75 to 1.5 FAR for the area beyond ½ mile of the station (Tier 3).  It is 
currently zoned PDC and approved for mixed use development with an FAR of 
0.95.    
 
Use and Intensity  
 
The applicant proposes to site modifications to Land Bays A, B, C, D and parts of 
E and F, which were approved for 16 buildings with approximately 2,233,600 
square feet (0.95 FAR) of mixed use development consisting of office, retail, 
residential and hotel uses with associated parking structures.  The applicant also 
proposes to increase the total number of residential units on the site from 872 to 
1,090 units, which would increase the overall gross floor area to 2,331,359 square 
feet (0.99 FAR).  Development conditions related to the subject property are listed 
in the Comprehensive Plan section of this staff report and summarized below.   
 

• Land Use Intensity: Tier 2 (which is between a ¼ to ½ mile from Metrorail 
station) is planned for intensity within 1.0 to 2.0 FAR.  Tier 3 (Beyond ½ 
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mile) is planned for intensity within a 0.75 to 1.5 FAR.  In all areas, a 
balanced mix of office, residential, hotel and retail uses are recommended.  
The percentage of office uses should be up to 50% and residential use 
should be 45% or more,  
 

• Affordable Housing: workforce housing equal 12% of the total units.    
 

• Grid of Streets: new grid of streets within the development with coordinated 
site access with surrounding properties and the planned Metrorail station; 

 
• Bike facilities:  bike parking on-site; 

 
• Transportation Demand Management (TDM): trip reduction goal of 25 to 

40%; 
 

• Parking Management: the Zoning Ordinance minimum requirement should 
be the maximum.  Submit a parking study to reduce the minimum 
requirement; 

 
• Stormwater Management: emphasis on low impact development; 

 
• Green Building: LEED silver or equivalent for nonresidential development 

and LEED certification or equivalent for residential; 
 

• Urban and community parks: should provide 1.5 acres of Urban parkland 
per 1,000 residents and 1 acre of urban park space per 10,000 employees; 

 
• Recreational Needs: while many developments will include urban parks as 

amenities, contributions of recreational facilities will also be needed to 
ensure a park system that creates a wide range of needs.  Creative 
approaches to providing for sports needs will be necessary, including 
integrating facilities within development areas, on rooftops, over SWM 
facilities, in utility corridors;   

 
• Schools: existing schools are projected to significantly exceed the available 

capacity at the elementary, middle and high school levels.  Developers 
should provide for additional capacity.   
 

• High quality urban design focused on creating a walkable environment:  
Streetscapes may vary but at the least include a minimum Building Zone 
area of 4 feet, Sidewalk of 6 feet and Landscape panel of 6 feet for a total 
of 16 feet; 

 
• Parking Garages: exposed structures should be treated carefully with 

architectural details and landscaping to mitigate negative impacts from 
exposed garages.  
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The proposed 2.3 million square feet of development is for a mix of residential, 
office, hotel and retail uses with an overall intensity of 0.99 FAR.  The 
Comprehensive Plan recommends that this area develop with transit-oriented 
development with a mix of uses that focuses growth within walking distance of the 
future Metrorail station.   Plan guidance for Tier 2 and Tier 3 also encourages 
residential use for more than half of the development. Office use is generally not to 
exceed 40% in Tier 2 and not to exceed 50% in Tier 3.  The proposed 
development meets these Plan objectives by providing mixed use approximately ½ 
mile from the future Innovation Center Metrorail station with approximately 61% of 
the uses as residential uses and 39% of the remaining uses as nonresidential.   
 
The proposal also includes a walkable street grid with buildings oriented to the 
street and a building mass showing heights transitioning from maximum building 
heights of 150 to 175 feet closest to the Dulles Airport Access and Toll Roads 
(DAAR) and the future Metrorail station to lower heights of 45 to 65 feet closest to 
Arrowbrook Centre Drive and the public park area. The pedestrian plan includes a 
hierarchy of pedestrian corridors and indicates that primary corridors have the 
highest level of pedestrian activity. The CDPA generally includes building forms 
and a pedestrian plan that are consistent with Plan objectives to create high quality 
urban design focused on creating a walkable and urban environment.  Sheet 
C4.06 of the CDPA also provides streetscape sections, including dimensions that 
are in general conformance with Comprehensive Plan guidance for Land Unit A.  
 
Other development conditions associated with the residential option in the 
Comprehensive Plan are discussed in relevant sections below.    
 
Residential Development Criteria 1 and 2: Site Design and Neighborhood 
Context (See also TOD Guidelines 3, 6, 9, 10 and 14 in Appendix 7 and Planned 
District General and Design Standards 1 and 2 in Appendix 8) 
 
The Site Design Development Criterion #1 requires that the development proposal 
address consolidation goals in the plan, further the integration of adjacent parcels, 
and not preclude adjacent parcels from developing in accordance with the Plan. In 
addition, the proposed development should provide useable, accessible and well-
integrated open space, appropriate landscaping and other amenities.  The 
Neighborhood Context Development Criterion #2 requires the development 
proposal to fit into the fabric of the community.   
 
The Comprehensive Plan recommends mixed use development for the subject 
property (consisting of tax map parcels located within ½ mile of the future Metrorail 
station) provided that a new grid of streets is created within the development with 
coordinated site access to surrounding properties and the planned Metrorail 
station.  The applicant is proposing modifications to a previously approved mixed 
use development and proposes to continue the use of the grid of streets approved 
in the original rezoning application with minor modifications. Vehicular access 
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continues to be served by three access points: the existing partial access to Field 
Point Road at Sunrise Valley Drive, a proposed partial access to Road C via a 
right-in only at Centerville Road, and the existing primary access point at 
Centreville Road and Arrowbrook Centre Drive. Two potential inter-parcel access 
connections to the west of the site (Dulles Technology Center) from Arrowbrook 
Centre Drive and Road C are shown on the CDPA and the FDPA, which would 
permit future connections to the Dulles Technology Drive/Sunrise Valley Drive 
intersection and would help facilitate the implementation of the street network 
envisioned in the Comprehensive Plan.   
 
Pedestrian circulation and access is also proposed to be provided through new 
sidewalks on both sides of the primary streets leading to the Metrorail station to 
the west and to the existing sidewalks to the south and east on Sunrise Valley 
Drive and Centreville Road.  A new eight foot wide pedestrian/bike trail on the west 
side of Centreville Road is proposed to permit access onto the site with 
connections to the internal sidewalk system.  A ten foot wide lighted 
pedestrian/bike trail is also proposed to run parallel to the Dulles Airport Access 
and Toll Roads (DAAR) on the north side of Land Bay A to provide another future 
connection to the proposed Innovation Center Metrorail Station.  With these 
commitments, staff feels that the development proposal will not preclude the 
development of any of the surrounding unconsolidated parcels from developing in 
conformance with the Plan. 
 
Development should also provide for a logical design with appropriate 
relationships within the neighborhood, including appropriately oriented units and 
useable yards. Access should be provided to transit facilities where available, and 
utilities should be identified to the extent possible.   
 
As previously discussed, the applicant proposes to located single family attached 
townhomes and stacked two-over-two multifamily units on the southern portion of 
the site in Land Bays B1, C1 and D1 within the FDPA area.  The middle portion of 
the site would continue to be mid-rise to high-rise multifamily residential buildings, 
6 to 12 stories in height as shown on the CDPA.  High-rise multifamily residential, 
office and hotel uses, 8 to 13 stories in height would continue to be located along 
the northern property line in Land Bay A, facing the Dulles Toll Road. The 
previously approved grid of streets is proposed to remain with minor revisions 
associated with the proposed building reconfigurations.  Inter-parcel connections 
to adjacent properties to the west are also provided to help facilitate the 
implementation of the Planned street grid leading to the Innovation Center 
Metrorail Station.   
 
Sheets A-1.01 through A-1.05 on both the CDPA and FDPA include perspectives 
of the proposed uses, which show elements and building materials compatible with 
one another. Sheet C2.02 of the FDPA also includes typical lot configurations for 
the single-family units, which show rear-loaded units with widths ranging from 18 
to 24 feet.  Space for rooftop terraces is included.  Two parking spaces per unit 
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would be provided in the garages of the single family attached units and in the 
garages and driveways for the stacked two-over-two multifamily units.  With these 
commitments, staff finds that the proposal would meet this criterion. 
 
Open space should be useable, accessible, and integrated with the development.  
Appropriate landscaping should be provided.   
 
In addition to the 17 acres of land previously dedicated to the Park Authority for 
Arrowbrook Park in the original rezoning application, the applicant has proposed 
several smaller urban parks on the site, which include: 1) a dog park on the 
southwest corner of the site, 2) a long linear landscaped green (approximately 25 
feet in width and 900 feet in length) located between a row of single family 
attached units and a row of stacked two-over-two multifamily units, 3) several 
private outdoor courtyard areas located within the multifamily buildings and 
consisting of a swimming pool, walking paths and other active recreation areas 
and 4) a tiered streetscape showing primary and secondary pedestrian 
connections leading to Arrowbrook Park to the south and adjacent developments 
to the east and west.  The CDPA and FDPA provide open space, typical lot 
configurations, and landscaping details.  With these commitments, staff finds that 
the proposal would meet this criterion.  
 
Development should fit into the fabric of the community as evidenced in the 
architectural elevations and materials.   
 
The subject property is 33.92 acres of vacant land located in Land Unit A-1 of the 
Dulles Suburban Center, which is also located completely within the Innovation 
Center Transit Station Area. The property is planned for a mix of uses with 
intensity ranging from 0.75 to 2 FAR and is zoned PDC. To the south, along 
Centreville Road is Merrybrook, a farmhouse listed on the National Inventory of 
Historic Sites and is listed on the Fairfax County Inventory of Heritage Resources 
as the Hanna-Ratcliffe House. Also to the south is the portion of Arrowbrook 
Centre that is outside of the current application area and includes Arrowbrook 
Park, which was dedicated to the Fairfax County Park Authority (FCPA) and 
constructed as a part of the previous approval (RZ 2002-HM-043).  This park land 
is located to conveniently serve the proposed increase in residential development.  
 
The area to the west is planned for mixed use development at an intensity ranging 
from 1.0 – 2.0 FAR and is zoned I-4.  This area is developed with a 7 story hotel, 
and two office buildings, (one 5 stories and the other 2 stories).  To the east, the 
property is bounded by Centreville Road beyond which is the Woodland Park 
Subdistrict of the Herndon Transit Station Area. This area is planned for mixed use 
development at .70 FAR and is zoned PDC and developed with a 13 story office 
building and associated 6-level parking structure.  To the north, the property is 
bounded by the DAAR. In the future, the DAAR right-of-way will include the 
extension of the Metrorail silver line, which is tentatively scheduled to open in 
2018.   



PCA 2002-HM-043-02 and CDPA 2002-HM-043 
FDPA 2002-HM-043-03 Page 21 
 

 
The proposed layout shows a logical placement of uses within building footprints 
that are proposed to be oriented to the street edge to create an urban form.     
Road C and Arrowbrook Centre Drive are proposed to provide the primary east 
and west vehicular and pedestrian connections to the Metrorail station.  Road G 
and Field Point Road would provide the primary north and south connections to 
Arrowbrook Park.  Streetscaping for these pedestrian connections is proposed to 
vary in dimension ranging from approximately 16 feet to 22 feet from building face 
to face of curb.  Six foot wide sidewalks and landscape amenity panels are 
proposed. Staff feels that this layout is both functional and logical.  The proposal 
also offers community amenities (such as an enhanced trail network, small urban 
pocket parks and a dog park which will provide a unique focal points for the 
community as well. In addition, the applicant proposes high quality architecture 
that can help create an appropriate entrance to the Innovation Center Metrorail 
station area.  Sheets A1.01 through A1.05 of the CDPA and the FDPA include the 
architectural perspectives of the proposed multifamily, retail and single-family 
attached buildings, which show compatible elements and building materials with 
one another while complimenting the existing office character of the Dulles 
Technology Center.  With these attributes, staff finds that the proposal would fit 
into the fabric of the community.    
 
In addition to the site design and neighborhood context criteria, Planned 
Development General Standards 1, 2 and 4, and Design Standard 1 state the 
planned development shall result in a development achieving more of the stated 
purpose and intent than a conventional zoning district; shall be designed to 
prevent substantial injury to the use and value of existing surrounding 
development; and that it shall generally conform to the provisions of the 
corresponding conventional district, to complement adjacent properties.  
Furthermore, the Policy Plan encourages land use patterns that maintain stability 
in established neighborhoods, and encourages infill development that is 
compatible with the existing land use, at a compatible scale.   
 
The PDC District bulk regulations require building heights and yard requirements 
controlled by the provisions of Article 16 of the Zoning Ordinance; and a maximum 
floor area ratio (FAR) of 1.5 excluding bonus density associated with affordable 
and workforce dwelling units.  The proposed FAR is 0.99, excluding bonus density 
associated with the provision of affordable and workforce dwelling units.  The 
building heights and yard requirements, as controlled by Article 16, would require 
the development to be generally in conformance with the R-30 and/or C-6 
regulations (the most comparable conventional districts).  Although the setbacks 
and peripheral parking lot landscaping proposed with this project are less than 
those which would be required by a conventional district, Staff believes that they 
are both appropriate and necessary to achieve the street-oriented, pedestrian-
friendly development envisioned by the Plan. The proposed variations in 
streetscape and landscaping enhance the sense of urban community in the 
development.  In addition, the development tabulations on Sheet C2.02 of the 
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CDP/FDP show maximum building heights for all buildings that are consistent with 
the Zoning Ordinance for the proposed building types.  Furthermore, as discussed 
earlier in this report, staff feels that the proposed layout will have no adverse 
impact on the abutting properties and will utilize similar bulk standards. In staff’s 
opinion, the applicant proposed a development that will fit into the context of the 
neighborhood and this criterion has been adequately addressed.   
 
Planned Development Design Standard 2 state states that the open space, 
parking, loading, sign and all other similar regulations shall have application in all 
planned developments. This application satisfies all of these applicable Zoning 
Ordinance provisions. The parking requirement is exceeded, as is the landscaped 
open space requirement.  Options for signage may be implemented through a 
Comprehensive Sign Plan application in the future.   
 
With these commitments, staff feels that the proposal meets the Comprehensive 
Plan recommendations and complements the existing surrounding developments. 
In summary, staff feels that the applicant has provided a quality site layout 
required for a PDC District and has met Residential Development Criteria 1 and 2. 
     
Residential Development Criteria 3: Environment (See Appendix 9 for 
Environmental Staff Analysis, TOD Guideline 12 in Appendix 7 and Planned 
District General Standards 3 and 4 in Appendix 8) 
 
This Criterion requires that developments respect the natural environment by 
conserving natural environmental resources, account for soil and topographic 
conditions and protect current and future residents from the impacts of noise and 
light.  Developments should minimize off-site impacts from stormwater runoff and 
adverse water quality impacts.   
 
1)  Stormwater Management/Best Management Practices (SWM/BMP): The 

stormwater narrative on Sheet C – 7.01 of the current development plan 
indicates that both water quality and water quantity requirements for the subject 
property are met by two existing ponds that are governed under the prior 
regulations – Arrowbrook Centre SP 1504-SAB-001 and Fairfax County 
Regional Pond FFX 6848-SAB-008. A drainage divide characterizes the site; 
thus, the western portion of the site drains to the Dulles Station Regional Pond 
and the eastern portion of the property drains to the Arrowbrook Centre Pond. 

 
 As an application seeking development potential at 0.99 Floor Area Ratio 

(FAR) the applicant has provided language in the stormwater management 
notes and narrative of the development plan which commits to the following 
environmental stewardship goals: 

 
• Stormwater quantity and quality control measures should be provided 

with the goal of reducing the total runoff volume or significantly delaying 
its entry into the stream system. In furtherance of stream protection 
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and/or restoration through replication of natural hydrologic conditions, 
the emphasis should be on Low Impact Development (LID) techniques;  
 

• LID techniques of stormwater management should also be incorporated 
into new and redesigned streets where allowed and practicable.  

 
 Sheets 7.02 and 7.03 on the CDPA and FDPA identify a list of specific LID 

measures which are proposed to retain and filter runoff onsite.  Some of those 
measures include tree box filters, bioretention planters, stormfilters, soil 
amendments and green roof areas.  Proffer 47 reinforces that applicant’s 
objective to retain and filter runoff onsite through the use of LID measures 
throughout the development with the ultimate goal of achieving a 45% – 50% 
phosphorous removal with such facilities.  In the event that the applicant cannot 
achieve the ultimate objective regarding phosphorous removal on the western 
portion of the site, the applicant has indicated that additional LID measures 
could be constructed on the eastern portion of the property.  Stormwater 
management/best management practice measures, outfall adequacy and 
conformance with the County’s Stormwater Management Ordinance are subject 
to review and approval by the Department of Public Works and Environmental 
Services (DPWES).  (See DWPES review below). 

 
3) Transportation Generated Noise:  The Policy Plan guidance recommends that 

interior noise levels for new residential development and other noise sensitive 
uses should not exceed DNL 45 dBA in interior areas and 65 dBA for outdoor 
recreational areas.  This mixed use development which includes new residential 
buildings and a hotel, which are located in an area surrounded by a number of 
significant sources of transportation generated noise, including the Dulles 
Airport Access and Toll Roads (DAAR), the Silver Line Metro and Centreville 
Road.  The applicant has provided an acoustical study entitled, “Traffic Impact 
Analysis: Arrowbrook Centre, Fairfax County, Virginia, Report #5601,” 
performed by Polysonics Acoustics and Technology, Consulting dated      
January 12, 2016.     

 
 The acoustical measurements for this study were taken during a 24- hour period 

on December 10-11, 2014.  Those measurements indicated that the 
unmitigated noise affecting the site ranged between 69 decibels on the corner 
of Centreville Road and the Dulles Airport Access Road (DAAR) and 73 
decibels directly on the DAAR.  However, the study concludes that no aspect of 
the subject property will experience noise in excess of 75 decibels.  Regarding 
noise impacts to future residential buildings, the study concludes that buildings 
A1, A3, C2, D1 and D3 will require enhanced wall, window and door 
construction to ensure conformance with the Policy Plan guidance to ensure 
that noise in new residential areas will not exceed 45 decibels.  The study also 
determined that a pool area proposed for Building B-2, Phase 3 would be 
affected by transportation noise in excess of 65 decibels.   
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 Proffer 45 commits to provide noise attenuation for the development which 
conforms to the Policy Plan guidance to ensure that noise in the interior areas 
of new residential development not exceed 45 decibels.  This proffer also 
provides the appropriate building material specifications recommended to 
achieve mitigation within the 65 – 70 decibel and 70 –75 decibel, as deemed 
appropriate.  The proffer also commits to ensure that outdoor recreation areas 
not exceed 65 decibels.  Staff had recommended that the applicant provide the 
noise contours directly on the development plan, as well as on the future site 
plans for all phases of the development to ensure conformance to this proffered 
commitment.  The April 1, 2016 development plan includes a separate exhibit 
on Sheet C8.01 which clearly depicts the noise contours by phase for the entire 
development and the applicant proffered to conform to the noise contour 
depictions with each site plan and each specific refined acoustical analysis. No 
issues remain.  

 
4) Green Buildings: The applicant has provided proffers 48-51 which provide 

commitments to meet the county’s green building policy for the residential and 
non-residential uses at the appropriate levels recommend by Plan guidance.   

 
Residential Development Criteria 4: Tree Preservation and Tree Cover 
Requirements (See Appendix 10 for UFM Staff Analysis, TOD Guideline 12 in 
Appendix 7 and Planned District General Standard 3 in Appendix 8)  
 
This Criterion states that all developments should be designed to take advantage 
of existing tree cover and developed appropriately to disturb as little existing tree 
cover as possible, including the extension of utility improvements to the site. 
 
General Standard 3 for planned districts expects developments to protect and 
preserve to the extent possible natural features such as trees. 
 
The landscape plans on Sheets L1.01 through L1.02 of the CDPA and FDPA 
indicate a total proposed tree canopy of over 5 acres on the CDPA with 
approximately 2 acres provided through tree preservation along Centreville Road. 
For trees not planted within an 8-foot wide minimum planting area, or those that do 
not meet the minimum planting area required by the PFM (primarily located along 
the main street between the retail uses in the multifamily buildings), the applicant 
has proffered to provide details for alternative designs showing how the proposed 
planting spaces will provide for normal tree growth and performance by installing 
structural cells or an equivalent solution acceptable to Urban Forest Management 
(UFM.)  The applicant has also proffered to conform to the limits of clearing and 
grading as shown on the CDP/FDP.   
 
UFM has also reviewed the application and indicated that the applicant requested 
a modification of PFM Section 12-0515.6B to allow trees to be located above 
utilities associated with bio-retention facilities to receive tree canopy credit.  The 
applicant has committed to maintain any landscaping counted toward meeting the 
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overall tree canopy requirement with a like species of a size similar to that at the 
time of installation.  This modification request will be addressed during site plan 
review.  No outstanding issues remain.      
 
In general, staff feels that Development Criteria 4 and Planned District General 
Standard 3 have been adequately addressed.   
 
Residential Development Criteria 5: Transportation (See Appendix 11 for 
FCDOT and VDOT Staff Analysis, TOD Guideline 7, 8 and 9 in Appendix 7 and 
Planned District General Standard 5 and 6 and Design Standard 3 in Appendix 8)  
 
All rezoning applications for residential development should implement measures 
to address planned transportation improvements.  Applicants should offset their 
impacts to the transportation network.  Accepted techniques should be utilized for 
analysis of the development’s impact on the network.  Residential development 
considered under these criteria will range widely in density and, therefore, will 
result in differing impacts to the transportation network.  Some criteria will have 
universal applicability while others will apply only under specific circumstances.  
Regardless of the proposed density, applications will be evaluated based upon the 
following principles, although not all of the principles may be applicable. 
 
As previously mentioned, the proposed Arrowbrook Centre development would be 
served by a total of three access points: the existing partial access to Field Point 
Road at Sunrise Valley Drive, proposed partial access to Road C via a right-in only 
at Centerville Road, and the existing primary access point at Centreville Road and 
Arrowbrook Centre Drive.  The applicant is currently approved for approximately 
2.2 million square feet of mixed-use development, including 800,000 square feet 
of office, 868 residential dwelling units, 187,000 square feet of commercial, and a 
240,000 square feet of hotel uses. The subject application proposes to reduce the 
office density by 130,000 square feet, and also reduce the commercial and hotel 
densities, while increasing residential and civic uses, for a proposed net increase 
of 97,759 square feet over that previously approved. Traffic volumes would be 
reduced by 14% in the AM peak hour as under the proposed scenario as 
compared to approved, and by 18% in the PM peak hour.  
 
The applicant and staff have collaborated to resolve several transportation issues 
associated with the subject application. The applicant has committed to 
constructing several improvements that are critical to the continuing development 
of the street grid and transportation goals set forth in the Comprehensive Plan, as 
well as the provision of funds for future transportation improvements.  
 
Street Grid - Road Network Connectivity 
 
The Fairfax County Comprehensive Plan depicts a conceptual street network for 
the Dulles Suburban Center, Land Unit A.  Arrowbrook Centre Drive is shown as a 
4-lane collector, including the both the segment of roadway along subject property, 
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as well as the remaining segment to be constructed in the future, between the 
subject property line and Sunrise Valley Drive. Arrowbrook Centre Drive is a key 
piece in the development of the grid of streets in the Innovation Station TSA. As 
stated in the Dulles Suburban Recommendations for Land Unit A of the 
Comprehensive Plan, “a fundamental purpose of this conceptual grid of streets is 
to provide alternative paths for vehicles, pedestrians, and bicyclists and, therefore, 
reduce congestion and increase connectivity in this area.” This roadway is 
anticipated to be a part of a parallel street to Sunrise Valley Drive that extends 
from Sunrise Valley Drive to the west of the site, eastward to the Herndon-Monroe 
Metrorail Station area.  As such, existing and future connectivity of this roadway is 
critical.  Staff has recommended that the existing Arrowbrook Centre Drive be 
extended westward to the property line. The applicant has made the commitment 
to construct the roadway to a point within twenty feet of the western property 
boundary, and to provide a $10,000 escrow to construct the remaining roadway, at 
which time Arrowbrook Centre Drive is extended to the west.  Staff continues to 
recommend that Arrowbrook Centre Drive be constructed completely to the 
property line. The absence of a complete connection could potentially be an 
impediment to completion of the roadway extension if the property to the west 
redevelops, and may set an expectation to the public that the connection may 
never be made.  The applicant has proffered to enable future inter-parcel 
connectivity from Road C to properties to the west as future development occurs, 
facilitating the intent of the grid of streets as shown in the Comprehensive Plan. 
 
Multi-use Trail 
 
The applicant and staff have collaborated to determine an alignment for a future 
lighted 10-foot multi-use asphalt trail to connect the subject property, as well as 
the Centreville Road corridor, to the Innovation Center Metrorail station. The 
applicant has proffered to construct the trail along the subject property line, and to 
contribute toward the construction of the trail beyond the subject property to the 
west. Staff and the applicant have made progress in determining its exact location, 
but there are still unresolved issues as to its alignment west of the subject property 
and to the timing of when the trail would be operational. Staff will continue to 
coordinate with the applicant to provide flexibility in the proffers to allow the best 
layout for the proposed trail and the best opportunity for the trail to be available at 
the opening day of the Metrorail station.    
 
Innovation Center Transit Station Area Transportation Fund 
 
The applicant has proffered to make a cash contribution to the fund established by 
the County for transportation improvements in the Innovation Center Transit 
Station Area, equal to $261,000, which is $1,000 per each of the additional 261 
dwelling units associated with the CDPA development. The applicant has proffered 
to contribute up to $100,000 toward the engineering, construction, and/or 
maintenance of the adjoining segment of the multi-use trail located to the north 
and west of the subject property. (Contributions toward the segment of the trail 
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located west of the subject property would be creditable against the fund 
contribution.) 
 
In addition, the Virginia Department of Transportation has reviewed the application 
and the associated Operational Analysis and indicated: 1) an access management 
exception for the existing entrance along Centreville Road adjacent to the Dulles 
Airport Access and Toll Roads (DAAR) was not needed since it the access is 
already approved on the site plan and only includes a right in; 2) additional access 
to Sunrise Valley Drive should be provided through inter-parcel access, which is 
shown on the CDPA and FDPA; and 3) the applicant should consider constructing 
a right turn lane along Sunrise Valley Drive at the intersection of Centreville Road; 
(however, it is noted that the need for this improvement is not generated by this 
proposal, which would reduce the number of trips from the previous approval.)      

 
No significant issues remain.  Staff continues to work with the applicant to clarify 
proffers related to the street grid and the multi-use trail.  Overall, staff feels that 
Development Criteria 4 has been adequately addressed.   

         
Public Facilities Analyses (See Appendices 14 through 20 for Specific Staff 
Analysis, Residential Development Criteria 6 and TOD Guideline 15 in Appendix 7, 
and Planned District General Standard 5 in Appendix 8) 
 
Criterion 6 states that residential developments should offset their impacts upon 
the public facility systems (i.e. schools, parks, libraries, police, fire and rescue, 
stormwater management and other publicly owned community facilities.)  Impacts 
may be offset by the dedication of land, construction of public facilities, 
contribution of in-kind goods, services or cash earmarked for those uses, and/or 
monetary contributions to be used toward funding capital improvement projects.   
 
In addition to the public facilities criteria, General Standard 5 for planned districts 
state that planned development shall be located in an area in which transportation, 
police and fire protection, other public facilities and public utilities, including 
sewerage, are or will be available and adequate for the uses proposed.   
 

 Fire and Rescue (Appendix 12) 
 
The subject property would be serviced by the Fairfax County Fire and Rescue 
Department Station #36, Frying Pan Fire and Rescue Station located at 2660 
West Ox Road in Herndon, Virginia.  The requested rezoning currently meets fire 
protection guidelines. In addition, the applicant has proffered to contribute $20,000 
to a Fire and Rescue Capital Project program (Fund 300-C30070) created to help 
install preemptive signal devices on traffic signals within the Dranesville District as 
determined by the Fire and Rescue Department.  This amount should be adequate 
to install the devices on two signals.  See Appendix 12 for additional information 
regarding the need for preemptive signals. 
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Fairfax County Water Authority (Appendix 13) 
 
The subject property is located within the Fairfax Water service area.  Adequate 
domestic water service is available to the site from existing water mains located at 
the property. Relocation of water facilities and additional water main extensions 
may also be required.  
 
Environmental & Site Review Division, Stormwater Management, DPWES 
(Appendices 14 for DPWES Analysis; see also TOD Guideline #12 and 
Residential Development Criteria #3 and 6 in Appendix 7.) 
 
As previously mentioned, the stormwater narrative on Sheet C – 7.01 of the 
current development plan indicates that both water quality and water quantity 
requirements for the subject property are met by two existing ponds that are 
governed under the prior regulations – Arrowbrook Centre SP 1504-SAB-001 and 
Fairfax County Regional Pond FFX 6848-SAB-008. A drainage divide 
characterizes the site; thus, the western portion of the site drains to the Dulles 
Station Regional Pond and the eastern portion of the property drains to the 
Arrowbrook Centre Pond. 
 
As an application seeking development potential at 0.99 Floor Area Ratio (FAR) 
the applicant has provided language in the stormwater management notes and 
narrative of the development plan which commits to the following environmental 
stewardship goals: 
 

• Stormwater quantity and quality control measures should be provided with 
the goal of reducing the total runoff volume or significantly delaying its entry 
into the stream system. In furtherance of stream protection and/or 
restoration through replication of natural hydrologic conditions, the 
emphasis should be on Low Impact Development (LID) techniques;  

 
• LID techniques of stormwater management should also be incorporated into 

new and redesigned streets where allowed and practicable.  
 
Sheets 7.02 and 7.03 on the CDPA and FDPA identify a list of specific LID 
measures which are proposed to retain and filter runoff onsite.  Some of those 
measures include tree box filters, bioretention planters, stormfilters, soil 
amendments and green roof areas.   
 
DPWES staff reviewed the application and indicated that the conceptual storm 
water management plans meet the SWM requirements per Chapter 124 of the 
County Code.  For the FDPA, staff indicated that the applicant needed to integrate 
LID measures as part of the development plans that would treat approximately 2.4 
acres of onsite runoff draining towards the existing Dulles Station regional pond 
and approximately 0.6 acres of on-site runoff draining towards the existing 
Arrowbrook pond.  For the CDPA, staff indicated that the applicant needed to 
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integrate LID measures as part of the development plans that would treat 
approximately 9 acres of onsite runoff draining towards the existing Dulles Station 
regional pond and approximately 2.4 acres of on-site runoff draining towards the 
existing Arrowbrook pond.  Proffer 47 reinforces that applicant’s objective to retain 
and filter runoff onsite through the use of LID measures throughout the 
development with the ultimate goal of achieving a 45% – 50% phosphorous 
removal with such facilities.  In the event that the applicant cannot achieve the 
ultimate objective regarding phosphorous removal on the western portion of the 
site, the applicant has indicated that additional LID measures could be constructed 
on the eastern portion of the property.  
 
Staff continues to work with the applicant to allow modifications to the selection of 
the LID practices provided that the alternatives are equivalent practices with the 
same capability of pollutant removal reduction and do not result in lesser 
phosphorous reduction nor lesser treatment drainage areas.  

 
In general, staff feels that the proposal meets stormwater criteria in Development 
Criterion 6.  
  
Sanitary Sewer Analysis (Appendix 15)  
 
The property is located in the E-branch (A-2) Watershed, and would be sewered 
into the Blue Plains Treatment Plant.  Adequate sanitary sewer capacity is 
available from an existing 18-inch line located on the property. 
 
Fairfax County Public Schools (Appendix 16) 

  
The proposed development would be served by Coates Elementary School, 
Carson Middle School and Westfields High School.  If development occurs within 
the next five years, Westfields High School and Coates Elementary School are 
projected to have adequate capacity.  Carson Middle School is projected to be 
over capacity.  The total number of students generated by this development is 
anticipated to be 126: 71 elementary, 19 middle and 36 high school students.  An 
appropriate contribution to offset the school impact of the proposed development 
would be $1,480,374 (126 students X $11,749 per student.)  The applicant has 
proffered to contribute this amount to DPWES for transfer to the Fairfax County 
School Board with such sum to escalate from the date of rezoning approval based 
on Section 15,2-2303.3 of the Code of Virginia.   
 
Fairfax County Park Authority (Appendix 17) 
 
According to Fairfax County Park Authority (FCPA) calculations, the proposed 
development will add approximately 2,029 new residents and 2,509 employees to 
the current population of the Dranesville Magisterial District.  Using adopted 
service level standards, FCPA staff identified a need for all types of parkland and 
recreational facilities in this area.  Based on adopted park and recreation service 
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level standards, the current application reflects a need for 3.30 acres of publicly 
accessible park space.  Subject to proffer commitments associated with              
RZ 2002-HM-043, the Applicant has currently dedicated over 17 acres of parkland 
to the Park Authority, including turnkey development of a lighted, synthetic turf 
athletic field, picnic shelter with restrooms, playground, bocci court, two tennis 
courts with practice wall, basketball court, elevated wooded walkways and trails, 
gazebo, and butterfly garden. This previous proffer commitment addressed 
Comprehensive Plan recommendations for a major park to be provided in this 
location. 
 
It is typical with Proffered Condition Amendments to offset the impact of any 
requested density that exceeds the original approval. Although the current 
application reflects an increased demand, the park contribution provided with     
RZ 2002-HM-043 significantly exceeded the demand generated by this individual 
development and was delivered very early in the development process. No specific 
addition of publicly accessible parkland is requested for the proposed PCA other 
than public spaces integrated into the proposed development that contribute to its 
livability. Those spaces identified on Sheet L2.01 of the CDPA satisfy the provision 
of publicly accessible park space.   
 
In addition, The Fairfax County Zoning Ordinance requires provision of open 
space and recreational features within Planned Development Districts (see Zoning 
Ordinance Sections 6-209 and 16-404). The minimum expenditure for park and 
recreational facilities within these districts is set at $1,800 per non-ADU residential 
unit for outdoor recreational facilities to serve the development population. 
Whenever possible, the facilities should be located within the residential 
development site. With 1,130 units proposed, the Ordinance-required amount to 
be spent on-site is $2,034,000, less the contribution for committed ADUs. Any 
portion of this amount not spent onsite should be conveyed to the Park Authority 
for recreational facility construction at one or more park sites in the service area of 
the development.  The applicant has proffered to expend a minimum of $1,800 per 
non-ADU (including multifamily and single-family attached units) on such 
recreation facilities. Prior to final bond release for any site plan including a 
residential building, the balance of any funds not expended on-site would be 
contributed to the Fairfax County Park Authority for the provision of recreation 
facilities located in proximity to the Property.   
 
The proposed development also generates a need for a fair-share contribution of 
$893 per new resident with any residential rezoning application to offset impacts to 
park and recreation service levels.  This policy allows the Park Authority to build 
additional facilities needed as the population increases.  To offset the additional 
impact caused by the proposed development, the applicant continues to proffer 
(Proffer 32 per original rezoning application) to construct an unlit, natural turf 
athletic field within the vicinity of the application area. Opportunities for specific 
athletic field commitments continue to be discussed with the applicant. 
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In general, staff feels that the proposal meets this criteria.  Other commitments 
related to cultural resources are discussed in Criteria 8 below.    
 
Affordable Housing (See Appendix 18 for DHCD Analysis; Residential 
Development Criteria 7 and TOD Guideline 5 in Appendix 7) 
 
This Criterion states that a goal of Fairfax County is to ensure an adequate supply 
of housing for low- and moderate-income families, those with special accessibility 
requirements, and those with other special needs.  This Criterion may be satisfied 
by the construction of units, dedication of land, or by a contribution to the Housing 
Trust Fund.   
 
The Comprehensive Plan specifically encourages the provision of workforce 
housing as part of the residential component of the development.  The applicant is 
proposing to provide ADUs in accordance with Part 8 of Article 2 of the Zoning 
Ordinance.  In addition to any ADUs, the Applicant proffered to workforce housing 
units in accordance with the Board of Supervisors' Workforce Dwelling Unit (WDU) 
Administrative Policy Guidelines dated October 15, 2007. The number of WDU will 
be provided such that the total number of ADUs plus the total number of WDUs 
results in not less than 12 percent of the total residential units constructed as part 
of the Proposed Development. If ADUs are provided in the development, the 
ADUs will be deducted from the total number of dwelling units on which the WDU 
calculation is based.  In addition, the applicant proposes a sliding scale concept for 
Workforce Dwelling Units (WDUs) to achieve the 12 percent.  The Department of 
Housing and Community Development (DHCD) supports the proposed sliding 
scale concept because there is a significant need for more two-bedroom and 
three-bedroom WDUs overall in Fairfax County for larger households and the 
proposed sliding scale has the potential to deliver more two-bedroom and three-
bedroom WDUs.  Given the opportunity for this area to provide this variety of unit 
types, staff feels that this criterion has been met.   
 
Heritage Resources (Residential Development Criterion 8)  
 
This Criterion requires that developments address potential impacts on historical 
and/or archaeological resources through research, protection, preservation, or 
recordation.   
 
The subject property is the location of the Laura Ratcliffe-Hanna house, 
constructed circa 1820 and listed in the National Register of Historic Places. 
Subject to the termination of the existing life estate, the house and surrounding 
±2.5 acres are to be dedicated to the Park Authority (per Proffer 30 and 31, RZ 
2002-HM-043). The Applicant has provided the historic structures report 
as previously proffered. Subsequent to the approval of the original rezoning, the 
Park Authority instituted the Resident Curator Program to manage numerous Park 
Authority owned historic properties and structures. The Laura Ratcliffe-Hanna 
house is considered a prime candidate for this program. The Applicant continues 
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to proffer to the dedication of the property and home and has offered funds to help 
with maintenance of the building as it transitions into the Resident Curator 
Program.  The Applicant has addressed all Park Authority concerns related to 
impacts to cultural resources.  With these commitments, staff feels that this 
criterion has been met.   
  

 
ZONING ORDINANCE PROVISIONS (See Appendix 8) 
 

PDC Use Limitations (Sect. 6-206)  
 

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

 
• Provide a CDP and FDP in accordance with specific urban design 

requirements and streetscape plans.  The applicant has proffered to 
develop the site according to a CDPA and an FDPA, which includes 
detailed landscaping, streetscape, building elevations, transportation 
improvements and pedestrian amenities that are expected in a residential 
development with support retail in the Dulles Suburban Center.     

 
• Be designed to be harmonious with neighboring properties.  As noted 

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

 
• Use the standards of Article 9 to evaluate uses categorized as Special 

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

 
• The gross floor area devoted to residential as a secondary use shall not 

exceed 50 percent of the principal uses in the development.   With a 
proposed minimum of 61 percent residential and 39 percent nonresidential 
uses, this limitation is exceeded, but is the subject of a modification request 
discussed below.  

 
• Provide parking in accordance with Article 11, including possible parking 

reductions based on hourly parking accumulation characteristics of the 
various uses and/or proximity to a mass transit station, with the intention 
that a substantial portion of the required parking be provided in parking 
structures.  The proffers indicate that parking for all uses within the 
proposed development will be provided in accordance with the parking 
requirements of Article 11 of the Fairfax County Zoning Ordinance, as 
determined by DPWES. 
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• Provide signage in accordance with Article 12. The applicant has proffered 

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

 
• Comply with the performance standards of Article 14, relating to lighting and 

noise. The applicant has proffered to meet or exceed these performance 
standards.   

Lot Size Requirements (6-207) 
 
Section 6-207 requires that all developments in the PDC District have a minimum 
of 100,000 square feet of gross floor area.  The subject application proposes 2.2 
million gross floor area and meets this requirement. 
 
Maximum Density (6-208) 
 
Par. 3 of Sect. 6-208 states that the maximum floor area ratio for the PDC District 
is 1.5.  The overall FAR would be 0.99 FAR excluding bonus density associated 
with the provision of affordable dwelling units (ADU) and workforce dwelling units 
(WDU).  Par. of Sect. 18-204 indicates that a PCA amendment application may be 
filed on a portion of the property subject to proffered conditions, upon a 
determination by the Zoning Administrator, that the amendment would not 
increase the overall approved density/intensity for the development.  This PCA 
proposes to increase the overall FAR from 0.95 to 0.99.  However, Section 15.2-
2302 of the Code of Virginia indicates that any landowner may apply for an 
amendment on a portion of a property governed by proffered conditions provided 
that written notice to other landowners subject to the same conditions is provided 
and that the amendment shall not in itself cause the use of any other property to 
be determined a nonconforming use(s).  The applicant currently owns the entire 
Arrowbrook Centre property subject to the proffered conditions in the original 
rezoning application and filed the current application on the portion of the property 
not developed as a public park or public improvement.  The minor increase in FAR 
will not adversely impact these improvements.  

     
 Open Space (Sect. 6-209) 

The current open space regulations require 15 percent of the gross area in the 
PDC District be landscaped open space.  In addition, recreational amenities are 
required in accordance with the Planned District regulations including pools and 
indoor exercise facilities (minimum expenditure of $1,800 per unit).   
 
According to the CDPA and FDPA, the applicant continues to provide a total of 35 
percent open space over the original rezoning application area, which includes 
over 17 acres of parkland dedicated to the Park Authority for a lighted, synthetic 
turf athletic field, picnic shelter with restrooms, playground, bocci court, two tennis 
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courts with practice wall, basketball court, elevated wooded walkways and trails, 
gazebo, and butterfly garden. In addition, 31 percent open space is provided on 
the CDPA application area and 20 percent open space on the FDPA application 
area.  The applicant has agreed to proffer to expend a minimum of $1,800 per 
market rate residential unit on site.  Staff finds that the application has met both 
elements of the PDC open space requirements.   
 

 Waivers/Modifications: 
 

Modification of Sect. 2-414 of the Zoning Ordinance requiring a minimum 200-foot 
setback from the Dulles Airport Access and Toll Roads (DAAR) for residential 
buildings to a minimum of 75 feet, as shown on the CDPA. 
 
The applicant is requesting a modification of the 200 foot setback abutting the 
Dulles Airport Access Road and Toll Roads (DAAR) frontage. The applicant 
proposes to locate a residential building located within this 200 foot setback 
requirement. The applicant has updated their "Traffic Noise Impact Analysis: 
Arrowbrook Centre Phase 2" dated December 26, 2014 on January 12, 2016 to 
include the entire 34-acre application area.  The study concludes that no aspect of 
the subject property will experience noise in excess of 75 decibels.  Regarding 
noise impacts to future residential buildings, the study also concludes that 
buildings A1, A3, C2, D1 and D3 will require enhanced wall, window and door 
construction to ensure conformance with the Policy Plan guidance to ensure that 
noise in new residential areas will not exceed 45 decibels.  The applicant has 
proffered to detailed noise attenuation measures to address these concerns.  Staff 
supports the requested modification as the impacts should be minimal.  
 
Modification of the Use Limitations on Corner Lots in Sect. 2-505 of the Zoning 
Ordinance to permit structures, plantings and other objects within the corner lot 
triangle as shown on the CDPA and FDPA and as proffered. 
 
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 waiver of this requirement to allow the building and 
landscaping to be located in a manner consistent with the Comprehensive Plan 
recommendations.  The CDP/FDP shows the buildings oriented to the street edge, 
which creates an urban form that would complement the existing Dulles Station 
development to the west and would be consistent with transit oriented 
development policies.  Staff does not object to the waiver request provided that the 
proposal does not restrict functional sight distance for drivers entering or exiting 
travel intersections, aisles or driveways.  The applicant has provided sight distance 
triangles on the CDPA and FDPA and proffered to seek consultation from the 
Zoning Administrator to shift locations of various streetscape elements to 
accommodate final architectural design and sight distance requirements during 
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site plan review.   
 
Modification of Sect. 2-506 of the Zoning Ordinance to allow a parapet wall, 
cornice or similar projection to exceed the established height limit by more than 
three (3) feet as shown on the CDPA. 
 
The Zoning Ordinance indicates that a parapet wall, cornice or similar projection 
may exceed the height limit established for a given zoning district by not more than 
three (3) feet, but that such projection shall not extend more than three (3) feet 
above the roof level of any building.  The applicant seeks a modification of the 
requirement to allow flexibility to screen telecommunication equipment, mechanical 
units and all appurtenant facilities on the rooftops.  Proffers indicate that these 
facilities will be screened and setback sufficiently from the perimeter such that they 
are generally not visible from the surrounding streets.  Rooftop amenities such as 
terraces, landscaping and recreation courts may be used to help screen the units. 
With these commitments, staff supports the modification request.   
 
Modification of Sect. 6-206 of the Zoning Ordinance to allow the maximum 
residential gross floor area (secondary use) permitted in the PDC District of 50 
percent of principal uses to increase to 65 percent of the development in 
accordance with the uses shown on the CDPA and the Proffers. 
 
The applicant requests a modification of the use limitation for the PDC District to 
permit the gross floor area of residential uses to exceed fifty percent of the 
principal uses.   According to the tabulations shown on the CDPA, the applicant 
proposes approximately 61 percent residential and 39 percent non-residential 
uses.  Since the Comprehensive Plan encourages an increase in housing within 
walking distance of the Innovation Center Metrorail station, staff does not object to 
modification request.  The proposal supports the Plan goal for a 24/7 activity cycle, 
and is logical given the significant park facilities proffered by this Applicant in the 
approved PDC development.  
 
Modification of Par. 2 of Sect. 6-207 of the Zoning Ordinance requiring a minimum 
of 200 square foot privacy yard for each single-family attached dwelling in favor of 
the rooftop terraces and open space areas shown on the CDPA and FDPA. 
 
The applicant requests a modification of the 200 square foot minimum privacy yard 
requirement for single-family attached dwellings in favor of 1) roof-top terraces and 
decks that range in size from 180 square feet to 500 square feet and 2) the 
community open space areas on the site and the 17 acres of dedicated park land 
offsite.  This proposed layout allows all of the single-family attached buildings to 
have direct frontage on, or views of, significant open space areas.  Although 
privacy yards are required by the Zoning Ordinance, the applicant has provided an 
improved design that would help ensure that single-family residents have 
immediate access to open space amenities.  With these improvements, staff 
supports the request.  The incorporation of rooftop terraces and the community 
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areas on the site will serve the same purpose as the traditional privacy yard 
defined in the Zoning Ordinance. 
 
Modification of Sect. 6-208 to allow the maximum permitted floor area in the PDC 
District to increase from 1.5 FAR to approximately 1.58 FAR (excluding floor area 
for ADU/WDUs) for the application area shown on the CDPA. 
 
The applicant has filed a partial PCA and CDPA application on Tax Maps 16-3 
((01)) 39A1, 39A2, and 39B3 consisting of 33.92 acres of the original 53.84 acre 
site (RZ 2002-HM-043) to allow site modifications to Land Bays A, B, C, D and 
parts of E and F with a floor area ratio of 1.58.  Sect. 6-208 of the Zoning 
Ordinance indicates that the maximum FAR in the PDC District is 1.5, which may 
be increased by the Board, up to a maximum of 2.5 provided that unique design 
features and more open space than the minimum required is provided on the site. 
As previously discussed, the development proposal includes over 30 percent of 
the land as open space with parks and other pedestrian amenities with Arrowbrook 
Park designed as a major focal point.  Staff does not object to this request on the 
Partial CDPA as the overall FAR will be 0.99.   
 
Modification of the loading requirement in favor of the loading spaces depicted on 
the CDPA and FDPA. 
 
The applicant proposes 640,000 square feet of office, 112,050 feet of retail, 
150,000 square feet of hotel, and 1,326,496 square feet of multifamily residential 
uses, which requires 42 loading spaces.  However, the applicant proposes to 
consolidate the loading functions within 10 of the buildings and provide at least 
one space per multifamily building.  The applicant also indicated that adequate 
space is available to coordinate and schedule the residential needs with other 
loading functions.  Sheets C4.02 and C4.03 of the CDPA show the locations of the 
loading spaces, which would not adversely impact the flow of traffic on the street 
network.  Staff does not object to the waiver request since this request would limit 
loading functions to one side of the buildings and away from the main travel-ways 
leading to the public amenities on the site.   
 
Modification Sect. 11-102 Par 10 to permit driveway parking in front of garage 
parking (i.e, tandem parking) for multi-family 2-over-2 stacked units as shown on 
the CDPA and FDPA. 
 
The applicant proposes 108 stacked two-over-two multifamily units, which are 
defined as multifamily units in the Zoning Ordinance.  On sheet C2.02 of the 
FDPA, the applicant proposes a typical lot configuration for the stacked two-over-
two multifamily units which shows tandem parking for these units in the driveway 
and within the garage.  Sect. 11-102 Par. 10 of the Zoning Ordinance requires all 
off-street parking spaces to be provided with safe and convenient access to a 
street and Sect. 11-103 Par. 5 does not allow for tandem driveway parking for 
multifamily units but allows tandem parking for single family attached units.  Since 
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the proposal is within area recommended for transit oriented development and the 
stacked two-over-two multifamily units as proposed function like single family 
attached units, staff supports the requested modification to allow tandem parking 
to count toward the parking requirement for stacked two-over-two multifamily units. 
Section 16-102 Par. 3 of the Zoning Ordinance allows flexibility in design and 
indicates that 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.   
 
Modification of the private street limitations in Sect. 11-302 of the Zoning 
Ordinance. 
 
The applicant has requested a waiver of the 600 foot maximum length for a private 
street.  The use of private streets provides the applicant with opportunities to retain 
30 percent of the site as open space for Arrowbrook Park and other smaller urban 
parks on the site, which appropriate opportunities for the public to enjoy them.  
The applicant has proffered to construct private streets in conformance with the 
Public Facilities Manual (PFM) and utilize materials and depth of pavement 
consistent with the PFM.  The applicant also proffered to establish a maintenance 
account within a Community Association.  Staff supports the waiver request.  
 
Modification of Sect. 13-202 to allow a trellis or vegetated arbor to satisfy the 
interior parking lot landscaping requirements for above-ground parking structures 
as shown on the CDPA. 
 
The Zoning Ordinance requires interior parking lot landscaping for above-ground 
parking spaces and the applicant seeks a modification to allow trellis or vegetated 
arbors to satisfy this requirement.  Since the landscape plan on the CDPA 
indicates that the 10-year tree canopy requirements on the site will be exceeded 
through tree plantings and tree preservation, staff does not object to this 
modification.  Trellis and arbors are more able to survive on the parking structures. 
   
Modification of the transitional screening and barrier requirements between uses 
within the Property and to uses adjacent to the north in favor of the streetscape 
and landscaping shown on the CDPA and FDPA. 
 
The applicant has requested a waiver of the transitional screening and barrier 
requirements for residential uses adjacent to office uses.  Paragraph 1 of Section 
13-304 allows transitional screening and barriers to be waived or modified 
between uses that are to be developed under a common development plan in the 
PDC District.  Residential uses are proposed to be adjacent to office uses.  The 
applicant has provided additional streetscape and landscaping in keeping with 
transit oriented design principles between the uses.  The applicant has also 
proffered to maintain the streetscape on the site and has proffered to the provide 
landscaping consistent with the quality and quantity of the vegetation shown on the 
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CDPA/FDPA.  As such, staff believes that compatibility between the uses has 
been achieved through the design of the development, and would not object to the 
requested waivers.   
 
Modification of PFM Standards 12-0510 4E(5) and 12-0601.1B to permit a 
reduction of the minimum planting width requirement from eight feet to six feet as 
shown on the CDPA and FDPA and described in the proffers. 
 
The PFM requires that, at a minimum, street trees be planted in an 8-foot wide 
planting strip.  The applicant is seeking a modification of this requirement in select 
locations of the site, primarily along internal streets, based on the premise that an 
at-grade 8-foot wide planting strip is too wide to facilitate a pedestrian-oriented 
streetscape.  For that reason, in select locations as shown on the CDPA and 
FDPA, the applicant proposes to provide 8-foot wide planting beds for street trees, 
but to cantilever the sidewalk two to four feet over such planting beds. The result is 
that an 8-foot wide planting area would be provided for the trees, but only 4 to 6 
feet of such area would be visible from grade level. In order to ensure the 
survivability of the trees, the applicant proposes to install structural soil and/or 
structural cells within these eight foot wide planting areas. The applicant’s 
proposed landscaping plan has been reviewed by the UFM and their 
recommendations have been incorporated into the proffers.  With these 
commitments, staff supports the requested modification. 
 
In addition, several other modifications are listed on the CDPA and the FDPA, but 
staff feels review of those are more appropriate during site plan review when more 
engineering information is available.    

 
 
CONCLUSIONS AND RECOMMENDATIONS 
 
 Staff Conclusions 
 

The applicant proposes site modifications to Land Bays A, B, C, D and parts of E 
and F, which were approved for 16 buildings with approximately 2,233,600 square 
feet (0.95 FAR) of mixed use development consisting of office, retail, residential 
and hotel uses with associated parking structures.  The applicant also proposes to 
increase the total number of residential units on the site from 872 to 1,090 units, 
which would increase the overall gross floor area to 2,331,359 square feet (0.99 
FAR).  As previously discussed, the proposed layout shows a logical placement of 
uses within the street network envisioned in the Innovation Center Metrorail 
Station area.  The proposal also offers community amenities (such as an 
enhanced trail network, a large community park and several smaller urban parks) 
that are needed in the transit station area. It is staff’s evaluation that the proposed 
development is in harmony with the use and intensity recommendations of the 
Comprehensive Plan and with the applicable Zoning Ordinance requirements. 
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 Staff Recommendations 

 
Staff recommends approval of PCA 2002-HM-043-02, and the associated 
Conceptual Development Plan Amendment, subject to the execution of proffers 
consistent with those contained in Appendix 1.  
 
Staff recommends approval of FDPA 2002-HM-043-03 subject to the development 
conditions in Appendix 2. 
 
Staff recommends approval of a modification of Sect. 2-414 of the Zoning 
Ordinance requiring a minimum 200-foot setback from the Dulles Airport Access 
and Toll Roads (DAAR) for residential buildings to a minimum of 75 feet, as shown 
on the CDPA.  
 
Staff recommends approval of a modification of the Use Limitations on Corner 
Lots in Sect. 2-505 of the Zoning Ordinance to permit structures, plantings and 
other objects within the corner lot triangle as shown on the CDPA/FDPA and as 
proffered. 
 
Staff recommends approval of a modification of Sect. 2-506 of the Zoning 
Ordinance to allow a parapet wall, cornice or similar projection to exceed the 
established height limit by more than three (3) feet as shown on the CDPA.  
 
Staff recommends approval to reaffirm a modification of Sect. 6-206 of the Zoning 
Ordinance to allow the maximum residential gross floor area (secondary use) 
permitted in the PDC District of 50 percent of principal uses to increase to 65 
percent of the development in accordance with the uses shown on the CDPA and 
the Proffers.  
 
Staff recommends approval of a modification of Par. 2 of Sect. 6-207 of the Zoning 
Ordinance requiring a minimum of 200 square foot privacy yard for each single-
family attached dwelling in favor of the rooftop terraces and open space areas 
shown on the CDPA and FDPA.    
 
Staff recommends approval of a modification of Sect. 6-208 to allow the maximum 
permitted floor area in the PDC District to increase from 1.5 FAR to approximately 
1.58 FAR (excluding floor area for ADU/WDUs) for the application area shown on 
the CDPA. 
 
Staff recommends approval of a modification of the requirement that no loading 
space be located within 40 feet of the nearest intersection of the edges of the 
travel way or the curbs of any two streets to that shown on the CDPA.  
 
Staff recommends approval of a modification Sect. 11-102 par 10 to permit 
driveway parking in front of garage parking (i.e tandem parking) for multifamily 2-
over-2 stacked units as shown on the CDPA/FDPA.  
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Staff recommends approval of a modification of the loading requirement in favor of 
the loading spaces depicted on the CDPA/FDPA. 
 
Staff recommends approval of a modification of the private street limitations in 
Sect. 11-302 of the Zoning Ordinance.  
 
Staff recommends approval of a modification of Sect. 13-202 to allow a trellis or 
vegetated arbor to satisfy the interior parking lot landscaping requirements for 
above-ground parking structures as shown on the CDPA. 
 
Staff recommends approval of a modification of the transitional screening and 
barrier requirements between uses within the Property and to uses adjacent to the 
north in favor of the streetscape and landscaping shown on the CDPA/FDPA. 
 
Staff recommends approval of a modification of PFM Standards 12-0510 4E(5) 
and 12-0601.1B to permit a reduction of the minimum planting width requirement 
from eight feet to six feet as shown on the CDP/FDP and described in the proffers. 
 
Staff recommends approval of a modification of PFM Standards 12-0511 to permit 
a the overall 10 year tree canopy for the property to be calculated based on the 
gross floor area of the original rezoning application consisting of 53.84 acres.   

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

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

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

easement, covenants, or other agreements between parties, as they may apply to the 
property subject to this application.  For information, contact the Zoning Evaluation 
Division, Department of Planning and Zoning, 12055 Government Center Parkway,  
Suite 801, Fairfax, Virginia 22035-5505, (703) 324-1290. 
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Pursuant to Section 15.2-2303(A) of the Code of Virginia (1950), as amended, and Sect. 

18-204 of the Zoning Ordinance of Fairfax County (1978), as amended (the "Zoning 
Ordinance"), Arrowbrook Centre, LLC (the "Applicant") hereby proffers, as owner of the land 
identified as Fairfax County Tax Map Parcels 16-3-((1))-39A1, -39A2 and -39B3 (the "Subject 
Property"), for itself, and its successors and assigns, that development of the Subject Property 
shall be in accordance with the following conditions (the "Proffers") if, and only if, this partial 
Proffered Condition Amendment (the "PCA"), as proposed by the Applicant, is approved by the 
Board of Supervisors (the "Board").  If the PCA is approved by the Board, these Proffers shall 
amend, replace and supersede any and all existing proffered conditions applicable to the Subject 
Property.  These Proffers pertain to an approximately 34-acre portion of the original 54-acre 
Arrowbrook Centre PDC District.  The previously approved proffered conditions, as may have 
been amended by other applications, shall remain in full force and effect for the remainder of the 
54-acre Arrowbrook Centre PDC [Tax Map Parcels 16-3-((1))-39A (Land Bay G) and 
16-3-((1))-39B4 (portion of Land Bay E-F)], which previously was dedicated to the Fairfax 
County Park Authority ("FCPA") and developed with active and passive recreational and 
stormwater management uses.  In the event this PCA is denied by the Board, these Proffers shall 
immediately be null and void and the previously approved proffered conditions shall remain in 
full force and effect. 

GENERAL 

1. Development Plan.  Subject to the Proffers and the provisions of Sect. 6-200, Sect. 16-
400 and Sect. 18-204 of the Zoning Ordinance, the Subject Property shall be developed in 
substantial conformance with the proffered elements of the Conceptual Development 
Plan Amendment 2002-HM-043 (the "CDPA") for Arrowbrook Centre consisting of 49 
sheets dated November 18, 2015, as revised through April 22, 2016, and prepared by 
Pennoni Associates Inc., as further modified by these Proffers. 

2. Proffered CDPA Elements.  Notwithstanding that the CDPA is the subject of Proffer 1 
above, it shall be understood that the proffered elements of the CDPA are limited to the 
perimeter points of access, maximum square footage, maximum building heights, 
minimum amount of open space, the general location of the buildings, primary use of 
each building, general location of parking garages, and minimum setbacks from the 
peripheral lot lines.  The Applicant reserves the right to request Final Development Plan 
("FDP") and Final Development Plan Amendment ("FDPA") approval by the Planning 
Commission for elements other than the proffered CDPA elements for all or a portion of 
the CDPA in accordance with the provisions of Sect. 16-402 of the Zoning Ordinance, if 
in substantial conformance with the proffered elements of the CDPA and these Proffers.  
The Applicant also reserves the right to use and/or apply future revisions to the PDC 
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District regulations of the Zoning Ordinance as long as such use or application is in 
substantial conformance with the proffered elements of the CDPA and these Proffers. 

3. Land Bays.  The Subject Property consists of all or a portion of five of the original land 
bays which comprise Arrowbrook Centre, identified as Land Bays A, B, C, D and a 
portion of E-F, which are identified on the CDPA and are further divided into sub-land 
bays.  The remaining portion of Land Bays E-F (the "Excluded Portion of E-F") and all 
of Land Bay G, which were dedicated to FCPA, are not included within this PCA.  
Development of each land bay and sub-land bay may proceed in any order, provided that 
all Proffers that apply to such land bay or sub-land bay are addressed with the 
development of that land bay or sub-land bay.  Where a Proffer establishes an obligation 
that applies to development of a specific land bay or sub-land bay, reference to the 
"Applicant" in such Proffer shall mean the party undertaking the development of such 
land bay or sub-land bay.  When a Proffer establishes an obligation with respect to a 
parcel intended for common or public use, such as a street, sidewalk, garage, or 
pedestrian amenity, not reserved for private use, a reference to the "Applicant" in such 
Proffer shall also refer to the Property Owners' Association ("POA"), or its designee, as 
such is identified in Proffer 62, which is responsible for the operation and maintenance of 
such common or public use. 

4. Minor Modifications.  Pursuant to Par. 4 of Sect. 16-403 of the Zoning Ordinance, 
minor modifications to the CDPA and future FDPs and FDPAs may be permitted as 
determined by the Zoning Administrator.  The Applicant shall have the flexibility to 
modify the layouts shown without requiring approval of an amended CDP provided such 
changes are in substantial conformance with the CDPA as determined by the Zoning 
Administrator.  Alterations of buildings may be permitted and the number of residential 
units (as defined herein), and the gross square footage occupied by a residential use in a 
building, may be adjusted, and corresponding adjustments in required parking and 
workforce dwelling units may be made, so long as (a) the provided open space is not 
reduced; (b) the maximum building height is not increased; (c) the minimum setbacks to 
the peripheral lot lines are not reduced; (d) the maximum gross square footage by 
category of use as shown in the tabulations on Sheet C2.02 of the CDPA are not 
exceeded; and (e) the development otherwise is in substantial conformance with the 
CDPA as determined by the Zoning Administrator. 

The Applicant reserves the right, subject to the approval of an FDP or FDPA, to (i) alter 
building footprint sizes, (ii) modify landscape plazas and other open space areas, (iii) 
adjust pedestrian and vehicular circulation areas, (iii) relocate points of vehicular or 
pedestrian access to a building, (iv) adjust individual parking garage access and loading 
space locations, (v) increase or decrease gross square footage among one or more 
buildings located in the same land bay or between land bays, (vi) increase or decrease 
parking areas serving a building subject to any requirement for approval of a parking 
reduction pursuant to Proffer 29, (vii) convert an area within a building designated for a 
retail use to residential use, or to an amenity serving a residential use, and (viii) transfer 
gross square footage proposed for an ancillary retail use in a building planned for a 
primary office use to a building planned for a primary retail use and located in the same 
land bay or between land bays, provided that the total gross floor area ("GFA") for all 
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land bays does not exceed 2,332,074 square feet (as qualified in Proffer 10 below), the 
minimum open space, level of amenities, and minimum dimensions to peripheral lot lines 
are not reduced; and the changes do not result in a building height which is higher than 
the maximum shown on the CDPA. 

5. Severability and Future PCA/CDPA/FDP/FDPA/SE/SP Applications.  Any one or 
more of the individual Land Bays A through E-F as shown on the CDPA may be the 
subject of a separate PCA, CDPA, FDP, FDPA, Special Exception ("SE"), Special Permit 
("SP"), variance and/or other similar land use applications, without joinder and/or 
consent of the owners of any of the other land bays, provided such application will not 
change or cause or require a change to the general layout, physical improvements and/or 
perimeter points of access for such other land bays.  In addition, pursuant to Par. 6 of 
Sect. 18-204 of the Zoning Ordinance, any portion of any land bay may be the subject of 
a separate PCA, CDPA, FDP, FDPA, SE, SP, variance and/or other similar land use 
applications, without joinder and/or consent of the owners of the other portions of such 
land bay or of any other land bay, provided that such application does not materially or 
adversely affect the general layout, minimum and maximum building height, physical 
improvements and/or access for other portions of such land bay or any other land bay.  
All existing land use approvals that are applicable to the portion of the Subject Property 
not included in such PCA, CDPA, FDP, FDPA, SE, SP, variance and/or other similar 
land use applications shall otherwise remain in full force and effect as to such portion of 
the Subject Property. 

6. Final Development Plans.  FDP and FDPA approvals may be requested from the 
Planning Commission in accordance with Sect. 16-402 of the Zoning Ordinance with 
respect to each respective land bay, or portion thereof, without obtaining the consent 
and/or joinder of the owners of any of the other land bays.  FDPs approved for individual 
land bays or portions thereof or building sites on the Subject Property may make 
adjustments pursuant to Proffer 4 and shall establish the maximum GFA for each land 
bay or building shown on the FDP, within the limits established by these Proffers and the 
CDPA, including adjustments between buildings and land bays as set forth in these 
Proffers and on the CDPA.  The specific GFA for each building shall be established at 
the time of final site plan approval for such building; however, adjustments between 
buildings on Land Bays A through D, inclusive, may be permitted as set forth in these 
Proffers and on the CDPA. 

7. Final Development Plan Information.  Final Development Plan Amendment 
application FDPA 2002-HM-043-3 has been filed concurrently with this PCA 
Application on Land Bays B1, C1 and D1.  For all other future FDP and FDPA 
applications covering any portion of the Subject Property that are not filed concurrently 
with this PCA Application, the following tabulations and information shall be provided: 

A. A tabulation indicating the status of development on the entire Subject Property.  
The tabulation shall include a listing of all existing and proposed buildings, along 
with the GFA and uses approved on the CDPA, all approved FDPs and any 
approved site plans.  The tabulation shall identify the reassignment of any GFA 
within and between land bays and buildings (as compared with what was 
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originally shown on the CDPA) as permitted by these Proffers, exclusive of Land 
Bay G and the Excluded Portion of E-F, and shall be updated with each 
subsequent FDP, FDPA and site plan approved for the Subject Property. 

B. A tabulation indicating the tree canopy calculations of the entire Subject Property, 
which shall be updated with each subsequent FDP, FDPA and site plan approved 
for the Subject Property. 

C. A copy of any previous Transportation Demand Management ("TDM") Annual 
Report to determine progress toward attaining TDM goals and any planned 
modifications to the TDM Program; and a comparison of the trip generation based 
on the Institute of Traffic Engineers, 9th Edition, Trip Generation rates and/or 
equations (the "ITE Trip Generation"), associated with the FDP or FDPA 
compared to those uses reflected for that land bay in the "Transportation 
Operations Study" prepared by Pennoni, dated December 8, 2015, as revised in 
the March 9, 2016 Addendum. 

D. List of proposed uses and demonstration of how such uses meet the applicable 
"Use Limitations" of the PDC District. 

E. Architectural elements and maximum building heights. 

F. Graphic depiction and refinements of, and any adjustments to streetscape 
elements. 

G. Proposed parking garage façade treatments for above-ground parking structures. 

H. Landscape plans. 

I. Provision of a preliminary utility plan overlaid over the landscape plan. 

J. Identification of specific proposed phased improvements. 

K. Depiction of any special amenity features. 

L. Bicycle parking and storage. 

M. Refinement of the number of proposed parking structures and spaces. 

N. Identification of specific stormwater management facilities. 

O. Location of existing and proposed utilities to serve the area subject to such FDP, 
FDPA or site plan. 

P. Vehicular sight distance lines at all intersections along Arrowbrook Centre Drive 
adjacent to the area subject to such FDP, FDPA or site plan based on existing 
posted/design speeds as well as future design speeds. 
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8. Fire Marshal.  The Applicant has coordinated the layouts depicted on the CDPA and the 
concurrent FDPA filed for Land Bays B1, C1 and D1 with the Fire Marshal.  Further 
changes to the CDPA, the FDPA and future FDPs shall be permitted in response to the 
review of site plans by the Fire Marshal, including adjustments to streets, alleys, 
streetscapes, locations of building, vehicular and pedestrian access, landscaping and 
perimeter building areas as necessary to allow for required emergency vehicle access, 
provided such modifications are made in consultation with the Fairfax County 
Department of Planning and Zoning ("DPZ"), and the Fairfax County Department of 
Transportation ("FCDOT") and are in substantial conformance with the intent of the 
CDPA, FDPs and these Proffers.  Any Landscaping relocated and/or replaced pursuant to 
this Proffer shall be of comparable size and type of landscaping subject to approval by 
the Urban Forestry Management Division ("UFMD").  

PERMITTED USES AND INTENSITY/DENSITY 

9. Uses.  All principal uses permitted in the PDC zoning district shall be allowed on the 
Subject Property.  All secondary uses, accessory uses, home occupations and/or 
accessory service uses as defined in the Zoning Ordinance, including business centers 
inside residential buildings, shall also be permitted provided they are in substantial 
conformance with the CDPA.  Pursuant to Sect. 6-205, any secondary use not specifically 
designated on an approved FDP may be permitted with approval of a special exception.  
Pursuant to Par. 5 of Sect. 6-206, Board approval of a modification to the secondary use 
limitation is requested to allow the residential gross floor area to exceed fifty (50) percent 
of principal uses within the Arrowbrook Centre PDC.  The Applicant reserves the right to 
construct, place or install temporary or movable structures (such as kiosks, carts and 
shipping containers) to establish Group 8 Temporary Uses, including sales and marketing 
trailers on an interim basis.  ATMs and other machines within buildings or on building 
facades shall be permitted. 

In the event the Board amends the PDC District regulations subsequent to approval of 
this PCA, all new uses shall also be permitted on the Subject Property. 

10. Maximum Gross Floor Area ("GFA").  The maximum GFA permitted on the Subject 
Property is 2,332,074 square feet, inclusive of affordable dwelling units and workforce 
dwelling units, in a mix of land uses across Land Bays A through D and the portion of 
Land Bay E-F included in this PCA.  The maximum GFA and floor area ratio listed in 
these Proffers and on the CDPA are exclusive of any potential bonus units or density 
associated with the provision of affordable and workforce units.  The CDPA shows 
maximums and the Applicant reserves the right to build a lesser amount of GFA, both 
overall and within the individual land bays and sub-land bays.  GFA may be adjusted 
among and within uses, buildings and land bays as depicted conceptually on the CDPA, 
without requiring a PCA, CDPA or FDPA provided (i) the maximum heights for each 
building are not exceeded, (ii) the maximum total GFA for the Subject Property is not 
exceeded, (iii) the overall urban form and building types depicted on the CDPA are 
maintained, and (iv) such adjustments are consistent with these Proffers and any 
applicable FDP conditions, if any. 
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11. Cellar Space.  The Applicant reserves the right to utilize cellar space constructed as part 
of the proposed development for all permitted uses and approved SE and SP uses; 
provided, however, that the Applicant shall be required to provide parking for the cellar 
space in accordance with the requirements of Art. 11 of the Zoning Ordinance, as 
qualified by these Proffers.  The Applicant reserves the right to construct service, resident 
amenity and storage uses in any cellar space.  Cellar space in the buildings shall not 
contain habitable residential units.  This Proffer shall not apply to single-family attached 
and two-over-two multifamily units. 

TRANSPORTATION 

12. Centreville Road Access.  Prior to issuance of the first Residential Use Permit ("RUP") 
or Non-Residential Use Permit ("Non-RUP") for Land Bay D2 or D3, the Applicant shall 
construct a right turn deceleration lane from southbound Centreville Road onto "Road C" 
as shown on the CDPA subject to VDOT approval. 

13. Traffic Signal Installation.  As may be required by FCDOT and/or VDOT (if public 
pursuant to Proffer 18), a warrant study of potential traffic signals at the Arrowbrook 
Centre Drive/ Field Point Road intersection and Arrowbrook Centre Drive/Road G 
intersection shall be prepared by the Applicant.  If one or both of these traffic signals are 
warranted, installation shall occur not later than when (i) Arrowbrook Centre Drive 
Extended is connected to and open for through-traffic to its intersection off-site with 
Sunrise Valley Drive, or (ii) RUPs or Non-RUPs have been issued for two or more 
buildings located within Land Bay A, whichever occurs first.  Both signals shall provide 
for pedestrian phases.  If these traffic signals are not warranted at the time of site plan 
review for the second building in Land Bay A, two additional warrant studies shall be 
submitted at the time of site plan submission for the remaining buildings in Land Bay A.  
Nothing in this Proffer shall require the installation of such traffic signals as part of any 
site plan for the development of Land Bays B1, C1 or D1.  In all instances, upon 
demonstration by the Applicant that despite diligent efforts by the Applicant to 
implement this Proffer, the signal improvements have been delayed, the Zoning 
Administrator may agree to a later date for completion of the improvements. 

14. Internal Roads.  The Applicant shall construct the internal road system in substantial 
conformance with the CDPA.  All private streets shall be constructed with materials and 
depth of pavement consistent with public street standards in accordance with the Public 
Facilities Manual ("PFM"), as determined by the Fairfax County Department of Public 
Works and Environmental Services ("DPWES"). The Applicant, the POA, (as defined in 
Proffer 62), or one or more subsequently established condominium unit owners' 
association (a "COA") or homeowners' association (an "HOA"), or a comparable property 
owners' association, shall acquire and retain ownership and be responsible for the 
maintenance of all private streets and as such ownership and responsibility shall be 
agreed among such entities.  Nothing shall preclude an allocation of such ownership and 
responsibility among the foregoing entities.  Initial purchasers shall be advised in writing 
prior to entering into a contract of sale which of the foregoing entities is responsible for 
the maintenance of the private streets.  Nothing in this Proffer shall require the internal 
road system or any of its component streets or related facilities as shown on the CDPA to 
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be dedicated or conform to all VDOT design standards.  For purposes of this Proffer, the 
private streets shall include any path of travel intended for use by motor vehicles 
including, but not limited to, those travel aisles designated as Alley A and Alley B on 
Sheet C4.01 of the CDPA.  

15. Public Access Easements.  The Applicant shall grant public access easements for both 
vehicular and pedestrian traffic, as applicable, over the private streets, alleys, trails, 
sidewalks and plazas.  Such easements shall be granted and recorded prior to approval of 
the site plan for the portion of the Subject Property on which such areas are located.  
Such easements shall allow for the installation of signage necessary for safety and 
operation of the abutting streets; such signage shall be in conformance with the "Manual 
on Uniform Traffic Control Devices" as applicable.  The form of the public access 
easement shall be approved by the County Attorney.  The public access easement shall 
expressly permit the temporary closure of a portion of any of the sidewalks and/or plazas 
in connection with construction and special events.  Any public access easements for 
pedestrian access that are underneath a building or garage shall be limited vertically in 
scope to the actual upper and lower area of such breezeway or similar pass through. 

16. Grid of Streets.  Many of the major public and private road improvements serving 
Arrowbrook Centre have been previously completed by this Applicant and are open to 
traffic.  All additional on-site private road improvements, including service streets and 
alleys, shown on the CDPA and located adjacent to a particular building shall be 
constructed with the development of such building, or earlier as determined by the 
Applicant, and shall be open to traffic prior to issuance of the first RUP or Non-RUP for 
such building.  The Applicant reserves the right, in its sole discretion, to complete such 
ultimate improvements and any of the other improvements described in these Proffers as 
a single public improvement project or in other separate segments, as long as at least the 
frontage improvements abutting each respective building are constructed and open to 
traffic prior to issuance of the first RUP or Non-RUP for that same new building and/or 
use. 

17. Inter-parcel Access to Adjacent Tax Map 16-3-((1))-30B.  Concurrently with 
development of Sub-Land Bay B1, the Applicant shall construct, at its sole cost and 
expense, the portion of Arrowbrook Centre Drive from Field Point Road west to the 
boundary of the Subject Property (the "Arrowbrook Centre Drive Extension") in 
substantial conformance with the location and design shown on Sheet C4.02 of the 
CDPA.  Nothing in this Proffer shall require the Applicant to construct any portion of the 
Arrowbrook Centre Drive Extension not located on the Subject Property or to acquire any 
off-site easement or right-of-way for such portion of the Arrowbrook Centre Drive 
Extension not located on the Subject Property. The design of that portion of the 
Arrowbrook Centre Drive Extension located within the Subject Property need not meet or 
conform to VDOT standards.  The construction of that portion of the Arrowbrook Centre 
Drive Extension located within the Subject Property shall conform to the applicable 
provisions of Proffer 14 and its ownership, and responsibility for maintenance, shall 
remain with the POA, or its designee, unless and until the dedication contemplated in the 
following Proffer 18 may occur.  Notwithstanding the foregoing, should it be determined, 
in coordination with FCDOT, with the submission of engineered plans for Sub-Land Bay 
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B1, that site conditions preclude construction of the Arrowbrook Centre Drive Extension 
to the western boundary of the Subject Property, then the Applicant shall terminate the 
Arrowbrook Centre Drive Extension at the closest feasible point or points to such western 
boundary, which shall be no more than twenty feet (20') from the western property 
boundary.  If the extension is not able to be constructed to the western property boundary, 
then the Applicant shall establish public access and construction easements to the 
property line, as reviewed and approved by the County Attorney, and provide a 
$10,000.00 construction escrow at the time of site plan approval for Sub-Land Bay B1.  
Until such time as future, off-site construction by others of Arrowbrook Centre Drive to 
Sunrise Valley Drive occurs, the Applicant reserves the right to improve, use, and occupy 
all or any part of such portion of the Arrowbrook Centre Drive Extension located within 
the Subject Property for either parking or any other use not prohibited by these Proffers 
or applicable law, provided the Applicant shall repair any damages that may be caused by 
such interim uses.  Every prospective purchaser or tenant of any dwelling located on 
Sub-Land Bays B1, C1, or D1 shall receive, prior to or concurrently with, execution of 
the purchase contract or lease agreement, a written disclosure advising that Arrowbrook 
Centre Drive could, at some indefinite future time, be connected to Sunrise Valley Drive.  
Prior to issuance of the first RUP for Sub-Land Bay B1, the Applicant shall erect, 
maintain, repair or replace as may be necessary a sign at the new, on-site terminus of the 
Arrowbrook Centre Drive Extension advising of the future connection to Sunrise Valley 
Drive. 

18. Future Potential Road Dedications.  If and when (i) Arrowbrook Centre Drive is 
extended off-site to Sunrise Valley Drive; (ii) VDOT and Fairfax County determine that 
Arrowbrook Centre Drive meets urban street design standards as generally set forth in the 
current VDOT Road Design Manual Appendix B(2) "Multimodal Design Standards for 
Mixed-Use Urban Centers;" and (iii) VDOT, FCDOT and the Applicant all agree that the 
preceding two conditions allow Arrowbrook Centre Drive, including that portion of the 
Arrowbrook Centre Drive Extension located within the Subject Property, and/or Field 
Point Road, to be eligible for acceptance into the VDOT state highway system, then upon 
receipt of a written request from FCDOT, the Applicant agrees to dedicate right-of-way 
exclusive of the adjacent sidewalks and pedestrian streetscape in fee simple and to 
petition VDOT to accept maintenance of the roadways designated as Arrowbrook Centre 
Drive, from Centreville Road to the western property boundary of the Subject Property, 
and/or Field Point Road, from Sunrise Valley Drive to Arrowbrook Centre Drive 
(collectively, the Potential Public Roads") but if, and only if, an agreement is signed by 
VDOT, FCDOT and the Applicant meets the requirements of this Proffer.  If such an 
agreement cannot be reached prior to satisfaction of all other conditions to the final bond 
release of the site plan which required the Applicant to give the notice to FCDOT 
specified by this Proffer, then the Applicant shall be entitled to the release of such bond 
and shall be relieved of the obligations imposed by this Proffer.  Nothing in this Proffer 
shall obligate the Applicant to construct any improvements to the Potential Public Roads 
as a condition for their acceptance into the state highway system except as may be 
otherwise expressly required by the other provisions of the Proffers.  
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19. Bus Shelters.  In addition to the existing bus shelter previously provided by the 
Applicant along Sunrise Valley Drive, the Applicant shall provide one (1) bus shelter on 
the Subject Property adjacent to Centreville Road, with the specific location to be 
determined by FCDOT.  If needed, a public access easement shall be provided for such 
bus shelter in a form that is approved by the County Attorney.  The bus shelter shall be 
the typical open type and the installation shall be limited to the concrete pad, the shelter 
itself and a trash can.  No bus turn outs or special lanes shall be provided by the 
Applicant.  The Applicant shall provide sidewalk connections as needed to provide an all-
weather walking surface to the shelter from the adjoining sidewalk system.  The bus 
shelter and related improvements required by this paragraph shall be constructed as part 
of the site plan for the development of either Building D2 or D3 as depicted on the 
CDPA.  If, at the time of approval of any such site plan, FCDOT has not determined the 
exact location of the bus shelter, the Applicant shall escrow $20,000 with DPWES to be 
used by the County to construct a future bus shelter on Centreville Road in the immediate 
area of the Subject Property. 

20. Innovation Center Transit Station Area Transportation Fund.  The Applicant shall 
make a cash contribution to a fund established by the County for transportation 
improvements in the Innovation Center Transit Station Area. The amount of such 
contribution shall be based on the increase in the residential use on the Subject Property 
approved with the CDPA and shall be equal to $261,000, which is $1,000 for each of the 
261 additional dwelling units approved for development with the CDPA.  This 
contribution shall be paid in full on or before issuance of the final RUP within Land Bay 
A.  The term "Land Bay A" shall refer to the set of land bays in which Buildings A1 
through A6, inclusive, are proposed for development as shown on CDPA Sheet C2.02.  
Any funds contributed or expended by the Applicant for (i) right-of-way dedication or to 
advance or underwrite any costs for the study, planning, engineering, or construction of 
the Off-Site DTR Trail west of the Subject Property, as more fully described in, and as 
provided by, the provisions of subparagraph B. of Proffer 54, and (ii) any right-of-way or 
construction of off-site transportation and traffic signal improvements provided in these 
Proffers, shall be a credit against the contribution required by this Proffer and shall 
reduce it accordingly. 

21. Private Roads C and G. 

A. Private Road C.  At the time of final site plan approval for either Building A1 or 
Building B2, whichever first occurs, the Applicant shall provide public access and 
construction easements to the western property boundary, as reviewed and 
approved by the County Attorney, to enable future inter-parcel connection to 
Road C by others. 

B. Private Road G.  As part of the site plan for Land Bay C1, the width of pavement 
for "Road G" shall be constructed to accommodate three (3) lanes in the future.  
Until Non-RUPs have been issued for two or more office buildings located within 
Land Unit A, Road G shall be two (2) lanes and striped to allow parallel parking 
on both sides.  When Non-RUPs have been issued for two or more office 
buildings located within Land Bay A, then the Applicant shall restripe and revise 
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signage along Road G to allow three (3) through-lanes with parallel parking 
permitted only along the eastern face of curb. 

TRANSPORTATION DEMAND MANAGEMENT ("TDM") 

22. Transportation Demand Management.  This Proffer sets forth the programmatic 
elements of a transportation demand management program that shall be implemented by 
the Applicant or Arrowbrook Management Corporation (the "POA" as described in 
Proffer 62) to encourage the use of transit (Metrorail and bus), other high-occupant 
vehicle commuting modes, walking, biking and teleworking, all in order to reduce 
automobile trips generated by the residential and office uses constructed on the Subject 
Property. 

A. Definitions.  For purposes of this Proffer, "Stabilization" shall be deemed to occur 
one (1) year following issuance of the last initial RUP or Non-RUP for the final 
new building to be constructed on the Subject Property.  "Pre-stabilization" shall 
be deemed to occur any time prior to Stabilization.  "Metro" shall be deemed to 
occur one (1) year following the opening of the Innovation Silver Line Station. 

B. Transportation Demand Management Plan.  The Applicant shall submit to 
FCDOT a Transportation Demand Management Work Plan (the "TDM Work 
Plan") for its approval prior to issuance of the first RUP for the Subject Property.  
The proffered elements of the TDM Program as set forth below shall be more 
fully described in this plan.  If FCDOT has not approved the TDM Work Plan, or 
otherwise responded in writing to the Applicant with any comments on the TDM 
Work Plan, within forty-five (45) days after its receipt of the TDM Work Plan, 
then the TDM Work Plan shall be deemed to have been approved, and the 
Applicant may proceed to bond and pull all permits required for construction in 
accordance with the approved site plan for the applicable Land Bay.  It is the 
intent of this Proffer that the TDM Work Plan will adapt over time to respond to 
the changing transportation related circumstances of the Subject Property, the 
surrounding community and the region, as well as to technological and/or other 
improvements, all with the objective of meeting the trip reduction goals as set 
forth in these Proffers. Accordingly, modifications, revisions, and supplements to 
the TDM Work Plan as coordinated with FCDOT can be made without the need 
for a PCA provided that the TDM Work Plan continues to reflect the proffered 
elements of the TDM Program as set forth below.  As used in this Proffer, the 
terms "TDM Work Plan" and "TDM Plan" shall be interchangeable after the 
TDM Work Plan has been approved.  

C. Transportation Management Association ("TMA"). The Applicant shall continue 
to participate in the Dulles Area Transportation Association ("DATA") or other 
such TMA established in the area. 

D. Trip Reduction Goals.  The objective of the TDM Plan shall be to reduce the 
number of weekday peak hour single occupancy vehicle (SOV) trips generated by 
the residential and office uses located within the Subject Property through the use 
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of mass transit, ridesharing and other strategies including but not limited to those 
outlined in the TDM Work Plan.  In addition, implementation of enhanced 
pedestrian and bicycle connections/facilities will provide safe and convenient 
access to nearby Metrorail and bus facilities thereby encouraging commuting 
options other than the automobile to residents, employees and visitors to the 
Subject Property. 

(i) Baseline.  The baseline number of weekday peak hour residential and 
office vehicle trips for the proposed units within the Subject Property 
against which the TDM Goals (as defined in subparagraph D.ii) will be 
measured shall be derived upon the number of residential units site plan 
approved, constructed and occupied on the Subject Property as part of the 
proposed development at the time traffic counts are conducted in 
accordance with subparagraph H or as qualified below and using the trip 
generation rates/equations applicable to such residential and office uses as 
set forth in the Institute of Transportation Engineers, Trip Generation, 9th 
Edition for Land Use Code = 710, 220, and 230.  In the event at Build 
Out, the Applicant has constructed fewer than 1,130 multifamily and 
single-family attached residential units or 630,000 gross square feet of 
office uses as part of the proposed development, then the Baseline Trip 
generation numbers applicable upon Build Out shall be reduced. 

(ii) TDM Goal.  The TDM strategies shall be utilized to reduce the P.M. peak 
hour vehicular trips by the minimum shown below for the residential and 
office uses. 

After Metro % (before Metro %) 
 

Use Within ½ mile Outside ½ mile 
Residential 35% (15%) 25% (15%) 
Office 35% (20%) 35% (20%) 

(iii) One-half (½) Mile Location.  The TDM Goals in Paragraph (ii) shall be 
applied to the following land bays at Arrowbrook Centre: 

Use Within ½ mile Outside ½ mile 
Residential A1, B1, B2, C2 C1, D1, D2, D3  
Office A2 A5, A6 

 
E. Process of Implementation.  The TDM Program shall be implemented as follows, 

provided that modifications, revisions, and supplements to the implementation 
process as set forth herein, as coordinated with FCDOT, can be made without 
requiring a PCA. 

(i) TDM Program Manager.  The Applicant shall appoint and continuously 
employ, or cause to be employed, a TDM Program Manager ("TPM") for 
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the Subject Property.  If not previously appointed, the TPM shall be 
appointed by no later than sixty (60) days after the issuance of the first 
building permit for the first new building to be constructed on the Subject 
Property.  The TPM duties may be part of other duties associated with the 
appointee.  The TPM shall notify FCDOT in writing within 10 days of the 
appointment of the TPM.  Thereafter the TPM shall do the same within ten 
(10) days of any change in such appointment. 

(ii) Annual Report and Budget.  Beginning with the first full calendar year 
following issuance of the first RUP or Non-RUP for a building on the 
Subject Property, and in every calendar year thereafter, the TPM shall 
submit to FCDOT an Annual Report based on a report template provided 
by FCDOT.  Such Annual Report shall be filed with FCDOT no later than 
May 15 following the end of the calendar year which such Annual Report 
covers.  The Annual Report shall include an Annual Budget for the TDM 
Plan both for the immediately prior calendar year and the subsequent 
calendar year, and it shall identify and describe any new construction in 
progress or planned to occur within the next six (6) months, on the Subject 
Property.  The Annual Report shall also identify any changes implemented 
or planned for the TDM Plan. 

The Annual Report and Budget shall be reviewed by FCDOT.  If FCDOT 
has not responded with any comments within sixty (60) days after 
submission, then the Annual Report and Budget shall be deemed approved 
and the program elements shall be implemented.  If FCDOT responds with 
comments on the Annual Report and Budget, then the TPM will meet with 
FCDOT staff within fifteen (15) days of receipt of the County's comments.  
Thereafter, but in any event, no later than thirty (30) days after the 
meeting, the TPM shall submit such revisions to the program and/or 
budget as discussed and agreed to with FCDOT and begin implementation 
of the approved program and fund the approved TDM Budget.   

(iii) TDM Account.  The TPM shall establish an interest bearing account with 
a bank or other financial institution qualified to do business in Virginia 
(the "TDM Account") within 30 days of approval of the TDM Work Plan. 
All interest earned on the principal shall remain in the TDM Account and 
shall be used by the TPM for TDM purposes. 

(iv) TDM Remedy Fund.  At the same time the TPM creates and funds the 
TDM Account, the TPM shall establish an interest bearing account 
(referred to as the "TDM Remedy Fund") with a bank or other financial 
institution qualified to do business in Virginia.  Funding of the TDM 
Remedy Fund shall be made one time, on a building-by-building basis, at 
a rate of $0.20 per gross square foot of new office uses and $0.10 per 
gross square foot of new residential uses located on the Subject Property 
within a half-mile of the Innovation Center Metrorail Station and at a rate 
of $0.10 per gross square foot of new office uses and $0.05 per gross 



ARROWBROOK CENTRE 
PCA 2002-HM-043-02 

Page 13 
 

 

square foot of new residential uses located on the Subject Property outside 
a half-mile of the Innovation Center Metrorail Station.  The Applicant or 
the POA shall cause funding of the TDM Remedy Fund, in an amount not 
less than the amounts stipulated by this Paragraph, to occur prior to the 
issuance of the RUP or Non-RUP for each applicable new building or 
single family attached or multi-family dwelling.  This amount shall be 
adjusted annually from the date of rezoning approval of the Subject 
Property (the "Base Year") and shall be adjusted on each anniversary 
thereafter of the Base Year as permitted by Va. Code § 15.2-2303.3.  
Funds from the TDM Remedy Fund shall be drawn upon only for 
purposes of immediate need for TDM funding and may be drawn on prior 
to any TDM Budget adjustments as may be required. 

(v) TDM Incentive Fund.  The "TDM Incentive Fund" is an account into 
which the building owners, through the TPM, shall deposit contributions 
to fund a multimodal incentive program for initial purchasers/lessees 
within Arrowbrook Centre.  As defined in the chart in Paragraph D (iii) 
above, such contributions shall be made one time, on a building by 
building basis, at a rate of $0.02 per gross square foot located within a 
half-mile of the Innovation Center Metrorail Station and $0.01 per gross 
square foot located outside a half-mile of the Innovation Center Metrorail 
Station of new office or residential uses to be constructed on the Subject 
Property and provided prior to the issuance of the first RUP or Non-RUP 
for each individual building. In addition to providing transit incentives, 
such contributions may also be used for enhancing/providing multimodal 
facilities within and proximate to the Subject Property. 

(vi) Account Consolidation. The TPM may deposit and maintain funds 
contributed or allocated to the TDM Remedy Fund or to the TDM 
Incentive Fund to the TDM Account and maintain such funds in the same 
account as long as the TPM maintains separate accounts for each such 
fund.   

(vii) Monitoring.  The TPM shall verify that the proffered trip reduction goals 
are being met through the completion of Person Surveys, Vehicular 
Traffic Counts of residential and/or office uses and/or other such methods 
as may be reviewed and approved by FCDOT.  The results of such Person 
Surveys and Vehicular Traffic Counts shall be provided to FCDOT as part 
of the Annual Reporting process.  Person Surveys and Vehicular Traffic 
Counts shall be conducted for the Subject Property beginning one year 
following the last RUP to be issued in Land Bays B1 and C1 after the 
preparation of the TDM Work Plan.  Person Surveys shall be conducted 
every three (3) years and Vehicular Traffic Counts shall be collected 
annually until the results of three consecutive annual traffic counts 
conducted upon Build Out show that the applicable trip reduction goals for 
the Subject Property have been met.  Any time during which Person 
Survey response rates do not reach 20%, FCDOT may request additional 
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surveys be conducted the following year. At such time and 
notwithstanding Paragraph G. below, Person Surveys and Vehicular 
Traffic Counts shall thereafter be provided every five (5) years. 
Notwithstanding the aforementioned, at any time prior to or after 
Stabilization, FCDOT may suspend such Vehicle Traffic Counts if 
conditions warrant such. 

F. Remedies. 

(i) If the Maximum Trips After Reduction for the Subject Property is 
exceeded as evidenced by the Vehicular Traffic Counts outlined above, 
then the TPM shall meet and coordinate with FCDOT to address, develop 
and implement such remedial measures as may be identified in the TDM 
Plan and annual TDMWP. 

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

Maximum Trips Exceeded Remedy Expenditure 
Up to 1% No Remedy needed 
1.1% to 3% 3% of Remedy fund 
3.1% to 6% 6% of Remedy Fund 
6.1% to 10% 10% of Remedy Fund 
Over 10% 15% of Remedy Fund 

 
b. There is no requirement to replenish the TDM Remedy Fund at 

any time.  As outlined in Proffer 62, the Applicant shall transfer 
any funds remaining in the TDM Remedy Fund to the POA or 
successor developer/management company for TDM purposes. 

G. Additional Trip Counts.  If an Annual Report indicates that a change has occurred 
that is significant enough to reasonably call into question whether the applicable 
vehicle trip reduction goals are continuing to be met, then FCDOT may require 
the TPM to conduct additional Vehicular Traffic Counts (pursuant to the 
methodology set forth in the TDM Plan) within 90 days to determine whether in 
fact such objectives are being met.  If any such Vehicular Traffic Counts 
demonstrate that the applicable vehicle trip reduction goals are not being met, 
then the TPM shall meet with FCDOT to review the TDM strategies in place and 
to develop modifications to the TDM Plan to address the surplus of trips. 

H. Review of Trip Reduction Goals.  At any time and concurrent with remedial 
actions and/or the payment of penalties as outlined in Proffer 22.F, the Applicant 
may request that FCDOT review the vehicle trip reduction goals established for 
the Subject Property and set a revised lower goal for the Subject Property 
consistent with the results of such surveys and vehicular traffic counts provided 
for by this Proffer.  In the event a revised lower goal is established for the Subject 
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Property, the Maximum Trips After Reduction shall be revised accordingly for the 
subsequent review period without the need for a PCA. 

I. Continuing Implementation.  The TPM shall bear sole responsibility for 
continuing implementation of the TDM Program and compliance with this 
Proffer.  The TPM shall continue to administer the TDM Program in the ordinary 
course in accordance with this Proffer including submission of Annual Reports. 

J. Notice to Owners.  All owners of the Subject Property shall be advised of the 
TDM Program set forth in this Proffer.  The then current owner shall advise all 
successor owners and/or developers of their funding obligations pursuant to the 
requirements of this Proffer prior to purchase and the requirements of the TDM 
Program, including the annual contribution to the TDM Program (as provided 
herein), shall be included in all initial and subsequent purchase documents. 

K. Enforcement.  If the TPM fails to timely submit a report to FCDOT as required by 
this Proffer, the TPM will have sixty (60) days within which to cure such 
violation.  If after such sixty (60) day period the TPM has not submitted the 
delinquent report, then the Applicant shall be subject to a penalty of $50 per day 
not to exceed $18,250 for any one incident.  Such penalty shall be payable to 
Fairfax County. 

L. Retail and Hotel Uses.  Certain components of the TDM Plan are applicable to 
and will benefit retail/hotel uses on the Subject Property; therefore, the Applicant 
shall provide an element of the TDM program that is tailored to specifically serve 
the Retail/Service/Hotel Uses (the "Retail/Service/Hotel TDM Program").  In no 
event will monitoring or penalties be assessed against the retail/service/hotel uses, 
which may be established on the Subject Property. 

PHASING 

23. Phasing.  Prior to site plan approval for Building A1 or Building B2 as shown on the 
CDPA, a minimum of 300,000 square feet of non-residential uses (which may include 
office, retail and/or hotel uses) must be constructed or be under construction on the 
Subject Property.  For purposes of this Proffer, "under construction" shall be defined as 
having completed four levels of columns and beams, or if the building is less than four 
(4) levels, all levels of the columns and beams, necessary for its construction.  The 
Applicant reserves the right to provide surface parking spaces to be located in land bays 
or within building footprints yet to be developed, in lieu of structured parking spaces, as 
long as the number of such spaces is otherwise in conformance with the CDPA and all 
other applicable requirements and interim street tree plantings are installed as set forth in 
Proffer 27 below. 
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PARKING 

24. Parking Requirements.  Parking on the Subject Property shall be provided in 
accordance with the parking requirements for the PDC District as set forth in Art. 11 of 
the Zoning Ordinance, and as shown on the CDPA.  Tandem and valet parking shall be 
permitted, but if such parking is necessary to meet the applicable minimum parking 
requirements of the Zoning Ordinance, such parking shall be subject to Board approval.  
Tandem parking spaces may be used for residential units with two cars and in office and 
hotel buildings where spaces are assigned by building management.  The exact number of 
parking spaces to be provided for each land bay shall be refined with approval of the FDP 
and established at the time of site plan approval based on the specific uses.  If changes in 
the mix of uses or unit types result in parking greater than that anticipated on the CDPA, 
the additional parking spaces shall be accommodated within the proposed parking 
garages without requiring a PCA, CDPA or FDPA, provided that the levels above grade 
and footprints of the parking garages do not increase from that shown on the CDPA.  
Parking at revised ratios may be provided, as may be permitted by a future amendment to 
the Zoning Ordinance.  Optional use of revised ratios shall not require a PCA, CDPA or 
FDPA, provided the levels above grade and footprints of the parking garages do not 
increase from that shown on the CDPA.  Since development and parking construction is 
phased, the Applicant reserves the right to provide temporary surface parking on 
undeveloped land bays and to provide parking in excess of the minimum required by the 
Zoning Ordinance, provided that upon the completion of all buildings, parking in 
substantial conformance with the CDPA and these Proffers is provided.  In addition, with 
respect to the sale or lease of any single family attached residential units developed in 
Sub-Land Bay B1, C1 or D1, the prospective purchaser or tenant shall be given, prior to, 
or coincident with, the execution of the purchase agreement or lease agreement, a written 
statement that no person may park a motor vehicle of any type on any garage apron. 

25. On-Street Parking Spaces on Private Streets.  On-street parking, including parallel, 
diagonal, or head-in parking, may be allowed and provided on the private streets to meet 
the minimum parking requirements of the Zoning Ordinance, as 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, if any. Parking on private streets may be 
restricted through appropriate signage or such other means as determined appropriate by 
the Applicant and on-street parking spaces along any private streets and future public 
streets prior to dedication, that otherwise are not required to satisfy the parking 
requirements, may be used as temporary or short term parking, car-sharing parking and/or 
similar uses. 

26. Parking Restrictions.  Based on tenant requirements, vehicular access and travel 
between and within the parking garages may be restricted by the Applicant, as long as 
access to the minimum number of required spaces for each use is maintained.  All land 
bays may provide gated/restricted parking within the parking garages.  If gates are 
provided in any of the parking garages, then such gates should be located to provide 
sufficient stacking capacity within the parking garage to prevent vehicles from stacking 
onto public roads. 
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27. Temporary Trees on Interim Surface Parking Lots.  The Applicant reserves the right 
to construct one or more surface parking lots on any portion of the Subject Property for 
interim parking prior to construction of parking garages or buildings.  In the event that 
such parking areas are not being used for construction parking or staging or remain 
undeveloped (except for parking) for more than eighteen (18) months, then temporary 
street trees shall be planted in existing grass areas along the perimeter of such lots at a 
minimum size of 2.0 inches in caliper to the extent feasible as determined by UFMD 
based on existing conditions and utility easements.  This interim street tree planting shall 
not be required to meet the minimum planting width/area standard for permanent street 
trees.  No interior parking lot landscaping shall be required nor provided for these interim 
surface lots, subject to the Board's approval of a waiver. 

28. Paid Parking for Non-Residential Uses.  The Applicant may charge for parking on a 
per-space basis, at rates that the Applicant deems to be market-competitive.  At its sole 
option, the Applicant may elect to charge for parking within some or all of the parking 
garages associated with commercial buildings and on portions of the street network that 
are privately owned.  Nothing in this proffer shall preclude the Applicant from requesting 
approval for an interim commercial parking lot as permitted under the Zoning Ordinance. 

29. Future Parking Reductions.  Notwithstanding the Proffers above, the Applicant 
reserves the right to submit and pursue approval of a parking reduction from the Board 
prior to site plan approval for any building on the Subject Property.  Thereafter, the 
Applicant may request approval of further parking reductions from the Board as such 
reductions are permitted by the Zoning Ordinance.  Any modification to the parking 
requirement or layout resulting from a reduction approved by the Board shall not require 
a PCA, CDPA or FDPA. 

30. Bicycle Parking and Storage.  Bicycle racks, lockers and/or storage areas shall be 
provided to serve the buildings developed within Sub-Land Bays A1-A3, A4-A6, B2, C2, 
D2, and D3 with the specific amounts and locations finalized prior to site plan approval 
consistent with Fairfax County Policy Guidelines and in consultation with the FCDOT 
Bicycle Coordinator or his designee.  Bicycle racks located outside of buildings and 
inside parking garages may be inverted U style racks or other design approved by 
FCDOT and shall be provided near retail areas.  This Proffer requirement shall not apply 
to any dwelling unit constructed on Sub-Land Bays B1, C1, or D1. 

SITE DESIGN AND AMENITIES 

31. Architectural Quality and Elements.  Buildings shall create a sense of identity and 
place at a human scale through the use of unifying elements such as materials, textures, 
color, window treatments, detailing, lighting, street furnishings and landscaping.  
Buildings and their associated open space areas shall be designed of high-quality 
architecture and building materials that are typically used on the exterior of Class A 
office, residential and hotel buildings of a similar quality as conceptually depicted on the 
CDPA, with architectural details provided at the time of FDP approval for the respective 
buildings subject to the FDP.  No exterior insulation and finish systems (EIFS) shall be 
used, unless specifically approved with an FDP for an individual building or land bay.  
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Each FDP shall, for the land bay on which that FDP is filed, specify the building 
materials, architecture, and specific features designed to activate streetscapes, as further 
described below. Architectural plans, elevations, illustrations, materials and heights may 
be revised subsequent to CDPA and FDP approval as a result of final architectural and 
engineering design, provided the quality of design remains in substantial conformance 
with that shown on the CDPA and subsequent FDPs and set forth in these Proffers, as 
determined by DPWES in consultation with DPZ. 

32. Parking Garage Façade Treatments.  Parking garage façade design features shall be 
depicted on the FDP for each parking garage and shall be designed to provide a pleasant 
and attractive experience along the streetscape in accordance with the following: 

A. At and above the street level, screening composed of architectural systems and/or 
landscaping designed to minimize views into the garage parking spaces from 
street level shall be applied. 

B. Where garage space is located beneath a tower element, in some instances, the 
general façade detailing of the tower above may be continued down to the top of 
the retail level storefront. 

C. Retail signage and/or architectural elements may be extended above the street 
level to provide a variety of storefront experiences, as may be permitted by the 
Zoning Ordinance and/or a future Comprehensive Sign Plan. 

D. Areas of above-grade parking garages may be wrapped by active uses at the 
ground floor to screen the garage areas from street view.  Active uses include 
retail, office, and other uses listed in Proffer 9. 

E. Areas of above-grade parking garages located between towers shall also be 
treated architecturally and/or with landscaping. 

F. For purposes of this Proffer, materials to treat above-grade parking garage façades 
may include, but not be limited to:  metal framing systems with inserted panels of 
wire mesh, metal, glass, natural vegetation or other materials; precast concrete or 
masonry elements; vegetative screening systems; glass stair towers and elevators, 
or other systems approved at the time of FDP. 

33. Maximum Building Height.  Building heights shall not exceed the maximum heights 
identified on the CDPA as measured from the average grade.  Final building and podium 
heights shall be determined at the time of site plan approval, and may be less than the 
maximum height shown on the CDPA, provided that the buildings retain a compatible 
urban form to that shown on the CDPA.  For residential buildings, maximum building 
heights shall include penthouses and all rooftop structures.  For non-residential buildings, 
structures that are excluded from the maximum height regulations as set forth in Sect. 2-
506 of the Zoning Ordinance may be constructed to a height not to exceed thirty (30) feet 
above the roof level of the top floor of the building.  All building penthouses and rooftop 
structures shall be integrated into the architecture of the building, and the height and 
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extent of any rooftop penthouse shall be provided on the FDP for each respective land 
bay and/or buildings. 

34. Rooftop Telecommunications Equipment and Mechanical Units.  
Telecommunications equipment, mechanical units and all appurtenant facilities may be 
placed on the rooftop of any building. Any such facilities must comply with the 
applicable requirements of the Zoning Ordinance and be screened and/or set back 
sufficiently from the perimeter of the roof and penthouse such that they are generally not 
visible from the surrounding streets at street level when viewed from the property line of 
the Subject Property. Screening measures may, without limitation (i) include screening 
with architectural features and/or landscaping compatible with the building façade 
architecture, (ii) include the facilities as part of the architecture of the buildings, 
(iii) utilize compatible colors, or (iv) employ telecommunication screening material and 
flush-mounted antennas.  Telecommunications equipment also may be architecturally 
integrated onto the façades of the building where necessary to ensure on-street and/or 
open space coverage.  Rooftop amenities such as amenity terraces, landscaping or 
recreation courts may also be used to screen rooftop telecommunications equipment and 
mechanical units. 

35. Lighting.  All outdoor lighting fixtures shall be in accordance with the Performance 
Standards contained in Pt. 9 (Outdoor Lighting Standards) of Art. 14 of the Zoning 
Ordinance and shall be compatible with those installed in Arrowbrook Park.  Fixtures 
used to illuminate streets, parking areas and walkways shall not exceed twenty (20) feet 
in height, shall be of low intensity design and shall utilize full cut-off fixtures which shall 
focus directly on the Subject Property.  All upper level parking garage lighting fixtures 
shall not exceed a height of fifteen (15) feet.  All lighting fixtures shall be measured from 
finished grade to the top of the fixture. 

LANDSCAPING AND PEDESTRIAN REALM 

36. Landscaping.  The CDPA includes an "Overall Landscape Plan" which presents 
landscaping concepts for the Subject Property.  Actual types, quantities and species of 
vegetation shall be determined pursuant to more detailed landscape plans submitted at the 
time of the concurrent and subsequent FDPs or site plans.  Landscaping may be modified 
during site plan review to allow for final engineering and design considerations, 
including, but not limited to, final utility locations, low-impact development ("LID") 
facilities, sight distance requirements and other applicable requirements, provided that 
such modifications are in substantial conformance with the approved FDPs. 

As part of the site plan submission for each building or land bay on the Subject Property, 
a landscape plan shall be submitted to UFMD for review and approval. The planting and 
landscaping materials shown on each landscaping plan shall be in substantial 
conformance with those shown on the approved CDPA and FDPs and shall include, 
among other things, design details for tree wells and other similar planting areas on 
structures and along streets, the composition of planting materials, methods for providing 
suspended pavement over tree root zones to prevent soil compaction, and methods for 
ensuring the viability of plantings on structures.  The Applicant reserves the right to 
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adjust the type and location of vegetation and the design of landscaped areas and 
streetscape improvements/plantings as approved by UFMD.  The Applicant shall not 
plant any known invasive plant species on the Subject Property. 

Temporary landscaping on interim surface parking lots is addressed in Proffer 27 and is 
not subject to the terms of this Proffer. 

37. Tree Replacement.  The Applicant or the POA, as described in Proffer 62, shall replace 
any new tree that is planted on the Subject Property and counted toward meeting the 
overall tree canopy requirement that is dead or dying.  A tree shall not be presumed to be 
dying unless at least thirty percent (30%) or more of its crown is no longer viable.  The 
size of the replacement tree shall be consistent with the caliper size of the tree to be 
replaced as shown on the approved site plan. 

38. Alternative Planting Width Details.  Site plans submitted for the respective land bays, 
sub-land bays and buildings shall include a landscape plan in conformance with the 
CDPA and respective FDP.  Tree species and planting sites shall be set forth on the 
FDPAs, subject to revision as may be approved by UFMD.  Where minimum planting 
widths of eight (8) feet cannot be provided, the Applicant shall use structural cell 
technology, or other measures acceptable to and approved by UFMD, to satisfy the 
following specifications for all planting sites: 

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

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

C. Soil volume for Category III and Category IV trees shall be a minimum of 700 
cubic feet for a single tree. For two (2) trees planted in a contiguous planting area, 
a total soil volume of at least 1,200 cubic feet shall be provided. For three (3) or 
more trees planted in a contiguous area, the soil volume shall equal at least 500 
cubic feet per tree.  A contiguous area shall be any area that provides root access 
and soil conditions favorable for root growth throughout the entire area; 

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

E. It is expected that some street tree planting sites will be designed to accommodate 
bio-retention functions; and 

F. Tree grates shall only be provided if necessary to maintain a certain sidewalk 
dimension. 

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

40. Streetscape Element Adjustments.  The Applicant reserves the right to shift the 
locations of the various streetscape elements to accommodate final architectural design, 
VDOT and Fire Marshal requirements, site layout considerations, sight distance 
requirements and utilities when permitted under the previous Proffer.  If the County 
determines at the time of site plan approval that street tree locations conflict with either 
the applicable sight distance requirements or permitted utilities and good faith efforts 
have been made to gain necessary approval of such conflicting trees by making minor 
adjustments to their locations or by removing their lower branches but the County does 
not approve such street tree locations, then such trees may be deleted and replaced at an 
alternative location, as long as the alternative location is coordinated with UFMD and 
replacement trees are of an equal or greater size and quality. 

41. Maintenance of the Pedestrian Realm.  The Applicant or the POA shall maintain in 
good order and repair all the elements of the pedestrian realm on the Subject Property. 
The "pedestrian realm" consists of those areas of the Subject Property accessible to the 
public exclusive, however, of:  (i) any parcel of land improved with a building; (ii) any 
common area under the control of a COA or an HOA, which common area shall be the 
responsibility of the relevant COA or HOA to maintain; and (iii) any land dedicated to 
the County or to FCPA. An alternative maintenance agreement, such as a Business 
Improvement District, may be entered into upon written agreement of both the County 
and the Applicant without the requirement for a PCA. Maintenance commitments within 
the pedestrian realm shall commence with installation of each constituent element of the 
pedestrian realm. 

42. Public Access in the Pedestrian Realm.  The Applicant will grant public access 
easements, in a form approved by the County Attorney, for all portions of the pedestrian 
realm not already subject to recorded public access easements.  Such easements shall be 
granted and recorded at the time of the approval of the site plan for the development of 
such portions of the pedestrian realm.  

ENVIRONMENTAL 

43. Limits of Clearing and Grading.  The limits of clearing and grading shall be in 
substantial conformance with that shown on the CDPA.  If it is determined necessary to 
install utilities, trails, stormwater drainage or management facilities or other minor 
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improvements in areas protected by the limits of clearing and grading as shown on the 
CDPA, they shall be located in the least disruptive manner necessary as determined by 
UFMD.  A replanting plan shall be developed and implemented, subject to approval by 
UFMD, for any areas protected by the limits of clearing and grading that must be 
disturbed for such trails or utilities. 

44. Tree Preservation.  The Applicant shall submit, with each submission of a site plan for 
development of any portion of the Subject Property, a Tree Preservation Plan and 
Narrative for the portion of the Subject Property covered by such site plan and consisting 
of the following elements as set forth in this Proffer.  The Tree Preservation Plan and 
Narrative shall be prepared by a Certified Arborist or a Registered Consulting Arborist 
and shall be subject to the review and approval of UFMD. 

A. The Tree Preservation Plan shall include a tree inventory that identifies the 
location, species, critical root zone, size, crown spread and condition analysis 
percentage rating for all individual trees living or dead with trunks 12 inches in 
diameter and greater (measured at 4 ½ feet from the base of the trunk or as 
otherwise allowed in the latest edition of the Guide for Plant Appraisal published 
by the International Society of Arboriculture) located within 25 feet of the 
proposed limits of clearing in the tree save area and within 10 feet of the proposed 
limits of clearing in the area to be disturbed.  All trees inventoried shall be tagged 
in the field so they can be easily identified.  If permission is not allowed from the 
offsite property owner to tag trees, it shall be noted on the Tree Preservation Plan 
by providing written documentation between the Applicant and the offsite 
property owner.  The Tree Preservation Plan shall provide for the preservation of 
those areas shown for tree preservation, those areas outside of the limits of 
disturbance shown on the CDPA and those additional areas in which trees can be 
preserved as a result of final engineering.  The Tree Preservation Plan and 
Narrative shall include all items specified in PFM Sections 12-0507 and 12-0509.  
Specific tree preservation activities that will maximize the survivability of any 
tree identified to be preserved, such as: crown pruning, root pruning, mulching, 
soil testing and recommended fertilization, Cambistat, air spading within the 
critical root zone to incorporate the application of compost and bio-char shall be 
included in the Tree Preservation Plan. 

B. The Applicant shall retain the services of a Certified Arborist or Registered 
Consulting Arborist, and shall have the limits of clearing and grading marked 
with a continuous line of flagging prior to the walk-through meeting.  During the 
tree-preservation walk-through meeting, the Applicant's Certified Arborist or 
Registered Consulting Arborist shall walk the limits of clearing and grading with 
a UFMD representative to determine where adjustments to the clearing limits can 
be made to increase the area of tree preservation and/or to increase the 
survivability of trees at the edge of the limits of clearing and grading, and such 
adjustment shall be implemented.  Trees that are identified as dead or dying may 
be removed as part of the clearing operation.  Any tree that is so designated shall 
be removed using a chainsaw, and such removal shall be accomplished in a 
manner that avoids damage to surrounding trees and associated understory 
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vegetation.  If a stump must be removed, this shall be done using a stump-
grinding machine in a manner causing as little disturbance as possible to adjacent 
trees and associated understory vegetation and soil conditions. 

C. All trees shown to be preserved on the Tree Preservation Plan shall be protected 
by tree protection fencing.  Tree protection fencing in the form of four (4) foot 
high, fourteen (14) gauge welded wire attached to six (6) foot steel posts driven 
eighteen (18) inches into the ground and placed no further than ten (10) feet apart, 
or super silt fence to the extent that required trenching for super silt fence does 
not sever or wound compression roots which can lead to structural failure and/or 
uprooting of trees, shall be erected at the limits of clearing and grading as shown 
on the demolition plan, and phase I & II erosion and sediment control sheets, as 
may be modified by the "Root Pruning" proffers below. 

D. All tree protection fencing shall be installed after the tree preservation 
walk-through meeting but prior to any clearing and grading activities, including 
the demolition of any existing structures.  Three (3) days prior to the 
commencement of any clearing, grading or demolition activities, but subsequent 
to the installation of the tree protection devices, UFMD shall be notified and 
given the opportunity to inspect the site to ensure that all tree protection devices 
have been correctly installed.  If it is determined that the fencing has not been 
installed correctly, no grading or construction activities shall occur until the 
fencing is installed correctly, as determined by UFMD. 

E. The Applicant shall root prune, as needed to comply with the tree preservation 
requirements of these conditions.  All treatments shall be clearly identified, 
labeled, and detailed on the erosion and sediment control sheets of the site plan 
submission.  The details for these treatments shall be reviewed and approved by 
UFMD, accomplished in a manner that protects affected and adjacent vegetation 
to be preserved and may include, but not be limited to the following:  root pruning 
shall be done with a trencher or vibratory plow to a depth of 18 - 24 inches; root 
pruning shall take place prior to any clearing and grading, or demolition of 
structures; root pruning shall be conducted with the supervision of a Certified 
Arborist or Registered Consulting Arborist; and a UFMD representative shall be 
informed when all root pruning and tree protection fence installation is complete. 

F. During any clearing of trees/vegetation on the Subject Property, a representative 
of the Applicant shall be present to monitor the process and ensure that the 
activities are conducted as conditioned and as approved by UFMD.  The 
Applicant shall retain the services of a Certified Arborist or Registered Consulting 
Arborist to monitor all construction work and tree preservation efforts in order to 
ensure conformance with all tree preservation requirements and UFMD approvals.  
The monitoring schedule shall be described in the Tree Preservation Plan, and 
reviewed and approved by UFMD. 

45. Noise Attenuation.  The Applicant commits to meeting the Comprehensive Plan 
guidance which ensures that no new residential use or other noise sensitive use shall be 
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exposed to transportation generated noise levels in excess of 45 decibels for interior areas 
and 65 decibels for outdoor recreation areas.  The Applicant has submitted a preliminary 
Traffic Noise Impact Analysis, prepared by Polysonics Acoustics & Technology 
Consulting, dated January 12, 2016.  This analysis evaluates noise impacts associated 
with the Dulles Airport Access Road and Centreville Road. The analysis concludes that 
no portion of the site will be affected by noise levels in excess of 75 dBA Ldn. 

Because the noise study concludes that the residential buildings and the hotel will be 
affected by noise levels that require mitigation, at the time of site plan submission, the 
Applicant shall submit refined acoustical analyses for each residential building and hotel 
building which requires mitigation and shall include the applicable noise contours on the 
site plan for each such building.  The refined acoustical analysis will incorporate findings 
from a building shell analysis based on the building plans to determine the appropriate 
noise attenuation measures.  Such study shall be submitted to DPWES and to the 
Environment and Development Review Branch ("EDRB") of DPZ for review. Based on 
the findings of that report, the Applicant shall show any noise impacted units on the site 
plan and shall provide the following noise attenuation measures, unless otherwise 
modified by the findings of the building shell analysis. 

A. In order to reduce interior noise to a level of approximately 45 dBA Ldn, dwelling 
units anticipated by the study to be impacted by traffic noise through windows 
and walls having levels projected to be greater than 70 dBA Ldn shall employ the 
following acoustical measures: 

(i) Exterior walls shall have a laboratory sound transmission class ("STC") 
rating of at least 45.  Doors and glazing shall have a laboratory STC rating 
of at least 37 unless glazing constitutes more than 20% of any façade 
exposed to noise levels above 70 dBA Ldn.  If glazing constitutes more 
than 20% of an exposed façade, then the glazing shall have an STC rating 
of up to 45 as dictated by the percent of glass.  All surfaces shall be sealed 
and caulked in accordance with methods approved by the American 
Society for Testing and Materials ("ASTM") to minimize sound 
transmission. 

B. In order to reduce interior noise to a level of approximately 45 dBA Ldn, dwelling 
units anticipated by the study to be impacted by highway noise having levels 
projected to be between 65 and 70 dBA Ldn, shall be constructed with the 
following acoustical measures: 

(i) Exterior walls should have a laboratory STC rating of at least 39.  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 65 to 
70 dBA Ldn.  If glazing constitutes more than 20% of an exposed façade, 
then the glazing shall have an STC rating of up to 39 as dictated by the 
percent of glass.  All surfaces should be sealed and caulked in accordance 
with methods approved by the ASTM to minimize sound transmission. 



ARROWBROOK CENTRE 
PCA 2002-HM-043-02 

Page 25 
 

 

C. The Applicant shall provide noise attenuation measures as determined necessary 
from the acoustical analysis to ensure that traffic and transit related noise shall not 
exceed 65 decibels in the outdoor recreation areas.   

D. Future residents shall be provided with disclosure of the proximity to Dulles 
Airport and the potential of hearing airplane flyovers at this site even though the 
airplane noise levels do not exceed the noise threshold recommended by the FAA 
and the County. 

46. FAA Approval.  If required by current rules and regulations, the Applicant shall obtain 
FAA approval for the height of buildings greater than four (4) stories prior to site plan 
approval.  If FAA approval is not received, the Applicant shall lower the height of the 
building to that approved by the FAA. 

47. Stormwater Management.  The Applicant shall utilize BMP/LID facilities for the 
proposed development site (approximately 26.6 acres) in general accordance with CDPA 
Sheets C7.02 and C7.03 (the "SWM/LID Plan") and CDPA Sheets C7.06 and C7.07 (the 
"BMP Computations").  These BMP/LID facilities may include, but are not limited to, 
bio-retention or bio-filtration facilities (e.g. Bio-retention Basin/Filters, SWM Bio-
retention Planters, Urban Bio-retention Tree Pits), vegetated roofs, underground 
manufactured BMPs, and tree box filters (e.g. Filterra or a similar type).  The final 
number, exact locations, extents, types and sizes of the BMPs and LID facilities shall be 
refined with each FDP and ultimately determined at the time of site plan approval as long 
as they achieve the goals identified on the SWM/LID Plan, as approved by DPWES and 
as further described below. 

A. For the western portion of the site that drains to the Dulles Station Regional Pond 
(approximately 9.5 acres), the Applicant shall integrate a combination of on-site 
BMPs/LIDs to achieve a 50 percent phosphorus removal rate.  If during final 
engineering it is deemed impracticable to achieve a 50 percent on-site phosphorus 
removal rate as agreed to by DPWES, the Applicant shall be allowed to achieve 
up to a 5 percent phosphorus removal water quality credit from the off-site Dulles 
Station Regional Pond toward the 50 percent phosphorous removal objective.  In 
addition, the Applicant may incorporate additional BMPs/LIDs within the portion 
of the site draining to the Arrowbrook Pond to compensate for the decrease below 
50 percent in on-site phosphorus removal from such western portion of the site. 

B. To enhance water quality control for the remainder of the site, the Applicant shall 
integrate BMP/LID practices and facilities as part of the development plans for 
the portion of the site that drains to the Arrowbrook Pond (approximately 16.5 
acres) generally as follows: 

(i) Combination of BMPs/LIDs to treat approximately 0.3 acre of on-site 
runoff for Land Bays B1, C1, and D1; and 
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(ii) Combination of BMPs/LIDs to treat approximately 2.0 acres (including 
the 0.3 acre in Par. B.i above) of on-site runoff under full development 
conditions draining towards the existing Arrowbrook Pond. 

C. The remaining portion of the site, approximately 8 acres, is mainly comprised of 
the Merrybrook Run RPA and is not being developed with this application. 

D. During the submission of final site plans, the Applicant may modify the number, 
exact locations, extents, types and sizes of BMP/LID facilities from that shown on 
the SWM/LID Plan to achieve the level of treatment expressed in the BMP 
Computations and develop equivalent practices for pollutant load reduction 
capabilities to compensate for reductions and/or changes in treatment areas.  
Nothing herein shall prevent reducing treatment areas through the use of 
BMP/LID practices or facilities with greater pollutant removal capabilities.  
Virginia Department of Environmental Quality ("DEQ") BMP Clearinghouse 
Specifications shall be allowable for the design of the BMP/LID facilities 
included in the development site. 

E. The Applicant shall establish private maintenance agreements for all BMP/LID 
facilities constructed on the Subject Property. 

F. The Applicant reserves the right, in its sole discretion, to complete the stormwater 
management and BMP/LID facilities described in this Proffer as one or more 
separate site plans.  If the Applicant pursues separate site plans for such facilities 
and, in doing so, this prevents the Applicant from achieving the 50 percent 
phosphorous removal rate (due to insufficient design or inaccurate preliminary 
assumptions), plan revisions and/or site reconstruction shall not necessarily be 
deemed "impracticable" for purposes of Paragraph A above, but shall be 
considered in the overall context of the pending site plan. 

GREEN BUILDINGS 

48. Environmental Design Practices for Residential Buildings Four Stories and Under.  
The Applicant shall comply with the following environmental design requirements of this 
paragraph in the construction of any building containing one or more residential 
dwellings and whose building elevation does not exceed four (4) stories.  The Applicant, 
in its sole discretion, shall select one of the following programs to be implemented in the 
construction of all such residential buildings whose elevations consist of four (4) stories 
or less: 

A. Certification in accordance with the "Earthcraft House Program" as demonstrated 
through documentation provided to EDRB prior to the issuance of the RUP for 
each dwelling unit; or 

B. Certification in accordance with the 2012 National Green Building Standard 
("NGBS") using the ENERGY STAR® Qualified Homes path for energy 
performance, as demonstrated through documentation submitted to DPWES and 
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EDRB from a home energy rater certified through Home Innovation Research 
Labs that demonstrates the dwelling unit has attained the certification prior to 
issuance of the RUP for each dwelling unit. 

49. Environmental Design Practices for High-Rise Multi-Family Residential in Land 
Bays A1 and B2.  The Applicant shall comply with the following environmental design 
requirements of this Proffer in the construction of any building containing one or more 
residential dwellings and whose building elevation exceeds four (4) stories: 

A. The Applicant will include, as part of the site plan submission and building plan 
submission, a list of specific credits within the most current version at the time of 
the building's registration of the USGBC's Leadership in Energy and 
Environmental Design New Construction ("LEED-NC") rating system, or at the 
Applicant's option, other equivalent rating system determined to be applicable to 
the building in consultation with EDRB.  A LEED-accredited professional 
("LEED-AP") who is also a professional engineer, licensed landscape architect, or 
licensed architect will provide certification statements at both the time of site plan 
review and the time of building plan review confirming that the items on the list 
will meet at least the minimum number of credits necessary to attain LEED 
certification of the project. 

B. Should the Applicant elect to use the LEED system in lieu of an equivalent 
program, the Applicant will designate the Chief of the EDRB as a team member 
in the USGBC's LEED online system. This team member will have privileges to 
review the project status and monitor the progress of all documents submitted by 
the project team, but will not be assigned responsibility for any LEED credits and 
will not be provided with the authority to modify any documentation or 
paperwork. 

C. Prior to building plan approval, the Applicant will submit documentation to 
EDRB regarding the USGBC's preliminary review of design-oriented credits in 
the LEED program, should the Applicant elect to use the LEED system in lieu of 
an equivalent program.  This documentation will demonstrate that the building is 
anticipated to attain a sufficient number of design-related credits that, along with 
the anticipated construction-related credits, will be sufficient to attain LEED 
Silver certification. Prior to final bond release on the site plan for development of 
the building, the Applicant shall provide documentation to EDRB demonstrating 
the status of attainment of at least LEED certification from the USGBC for the 
building. 

D. If the USGBC review of design-oriented credits indicates that the project is not 
anticipated to attain a sufficient number of design-oriented credits to support 
attainment of LEED Silver certification, the Applicant shall post a "green building 
escrow'' in the form of cash or a letter of credit from a financial institution 
acceptable to DPWES as defined in the PFM, in the amount of $2.00 per square 
foot of GFA.  This escrow will be in addition to and separate from other bond 
requirements and will be released upon demonstration of attainment of LEED 
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certification or higher level of certification, by the USGBC, under the most 
current version at the time of the building's registration of the LEED-NC rating 
system or other LEED rating system determined by the USGBC. The provision to 
EDRB of documentation from the USGBC that the building has attained LEED 
certification will be sufficient to satisfy this commitment. 

50. Environmental Design Practices for Non-Residential (including Office and Hotel).  
The Applicant shall comply with the following environmental design requirements of this 
Proffer in the construction of any building containing office, hotel, or other non-
residential uses, provided, however that in the instance of a building whose elevation 
exceeds four (4) stories and whose primary use is residential, the provisions of the 
preceding Proffer 49, not the requirements of this Proffer, shall govern even though such 
building may also contain a non-residential use. 

A. The Applicant will include as part of each site plan and building plan submission 
for a non-residential building to be constructed on the Subject Property that falls 
within the scope of this Proffer, a list of specific credits within the most current 
version at the time of the building's registration of the LEED-NC rating system, 
or, at the Applicant's option, another LEED rating system determined to be 
applicable to each new building by the USGBC and approved by EDRB, that the 
Applicant anticipates attaining for such building.  At least one principal 
participant of the Applicant's project team shall be a LEED-AP, who is also a 
professional engineer, licensed landscape architect or licensed architect and will 
provide certification statements at both the time of site plan review and the time 
of building plan review confirming that the items on the list are expected to meet 
at least the minimum number of credits necessary to attain LEED Silver 
certification for each new non-residential building. 

B. Prior to site plan approval, the Applicant will designate the Chief of EDRB as a 
team member in the USGBC's LEED online system.  This team member will have 
privileges to review the project status and monitor the progress of all documents 
submitted by the project team, but will not be assigned responsibility for any 
LEED credits and will not be provided with the authority to modify any 
documentation or paperwork. 

C. Prior to building plan approval for each non-residential building to be constructed 
on the Subject Property, the Applicant will submit documentation to EDRB 
regarding the USGBC's preliminary review of design-oriented credits in the 
LEED program. This documentation will demonstrate that the building is 
anticipated to attain a sufficient number of design-oriented credits that, along with 
the anticipated construction-related credits, will be sufficient to attain LEED Gold 
certification.  Prior to final bond release on the site plan for the development of 
the respective building, the Applicant shall provide documentation to EDRB 
demonstrating the status of attainment of LEED certification from the USGBC for 
the building. 
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D. As an alternative to the actions outlined in, and in lieu of the requirements of, 
paragraphs (A) through (C) above, or if the USGBC's review of design-oriented 
credits indicates that the specific office building or hotel is not anticipated to 
attain a sufficient number of design-oriented credits, along with the anticipated 
construction-related credits, to support attainment of LEED Gold certification, 
prior to building plan approval, the Applicant shall post a "green building escrow'' 
in the form of cash or a letter of credit from a financial institution acceptable to 
DPWES as defined in the PFM, in the amount of $2.00 per square foot of GFA 
for the respective building.  This escrow will be in addition to and separate from 
other bond requirements and will be released upon demonstration of attainment of 
certification by the USGBC under the most current version of the LEED-NC 
rating system or, at the Applicant's option, other LEED rating system determined, 
by the USGBC, and approved by EDRB, to be applicable to each building. The 
provision to EDRB of documentation from the USGBC that such building has 
attained LEED Silver certification will be sufficient to satisfy this commitment. 

51. Environmental Design – Procedures for Escrow Disposition.   

A. If, prior to bond extension, reduction or final bond release on the site plan for the 
applicable building site, whichever occurs first, the Applicant provides to EDRB 
documentation demonstrating that the LEED certification specified above in these 
Proffers for the particular type of building has not been attained, but that the 
building has been determined by the USGBC to fall within three (3) points of 
achieving attainment of such LEED certification, then fifty percent (50%) of the 
escrow will be released to the Applicant; the other fifty percent (50%) will be 
released to the County and will be posted to a fund within the County budget 
supporting implementation of County environmental initiatives. If the 
certification is still in progress at the time of application for bond extension or 
reduction, which given the construction timelines associated with the 
development of the Subject Property there is the potential for multiple bond 
extensions or reductions, the time frame for the provision of the documentation 
described above shall be automatically extended to the time of the next bond 
extension or reduction.  However, the documentation must be provided prior to 
the final bond release on the site plan for the applicable building site. 

B. If, prior to bond extension, reduction or final bond release on the site plan for the 
applicable building site, whichever occurs first, the Applicant fails to provide 
documentation to EDRB demonstrating attainment of the LEED certification 
specified above for the particular type of building, or provides to EDRB 
documentation demonstrating that the particular building has fallen short of the 
specified LEED certification by greater than three (3) points, then the entirety of 
the escrow for that building will be released to the County and will be posted to a 
fund within the County budget supporting implementation of County 
environmental initiatives. If the certification is still in progress at the time of 
application for bond extension or reduction, which given the construction 
timelines associated with development of the Subject Property there is the 
potential for multiple bond extensions or reductions, the time frame for the 
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provision of the documentation described above shall be automatically extended 
to the time of the next bond extension or reduction.  However, the documentation 
must be provided prior to the final bond release on the site plan for the applicable 
building site. 

C. If the Applicant provides documentation from the USGBC demonstrating, to the 
satisfaction of EDRB, that USGBC completion of the review of the required 
LEED certification application has been delayed through no fault of the 
Applicant, or the Applicant's contractors or subcontractors, then the time frame 
may be extended as determined appropriate by the Zoning Administrator, and no 
release of escrowed funds shall be made to the Applicant or to the County during 
the extension. 

D. The Applicant further reserves the right to fulfill the requirements of these Green 
Buildings Proffers through certification of any building by any reasonable 
alternative to the LEED program that offers similar objective third party review of 
"green building" or energy efficient measures, provided such alternative has been 
approved by EDRB in advance.  Under such alternatives, the process and 
procedures outlined above, may be modified to reflect the alternative program. 
Such alternative rating systems for a multi-family residential building may 
include, but shall not be limited to, the EarthCraft Program or the 2012 National 
Green Building Standards ("NGBS") using the EnergyStar performance path.  If 
an alternative rating system is selected and approved by EDRB, the Applicant 
shall demonstrate attainment of the selected certification from a rater recognized 
through the selected program prior to the issuance of the final RUP. 

E. The provisions of this Proffer shall not apply to the residential uses covered by 
Proffer 48. 

52. Electric Vehicle Charging Station.  The Applicant shall provide one electric vehicle 
charging station within a parking garage that serves non-residential uses.  Such station 
shall be designed with ancillary wiring and infrastructure that will allow the number of 
stations to be increased if demand warrants.  The Applicant reserves the right to locate 
the electric vehicle charging station in a garage of its choice, as long as the garage serves 
the users of a building containing an office use on the Subject Property. 

TRAILS AND SIDEWALKS 

53. Sidewalks.  Sidewalks shall be provided throughout the interior of the Subject Property 
connecting the various buildings and garages as generally shown on CDPA Sheets C4.02 
through C4.04.  Painted or other pedestrian crossings, as determined by the Applicant, 
shall be provided at major street intersections within the interior of the Subject Property 
as shown on the CDPA. 

54. Trails.  The following trail improvements shall be provided: 



ARROWBROOK CENTRE 
PCA 2002-HM-043-02 

Page 31 
 

 

A. Centreville Road Trail.  The Applicant shall construct within Land Bays D and 
the portion of Land Bay E-F included in this PCA an asphalt trail a minimum of 
eight feet (8') in width for pedestrian and bicycle use along Centreville Road as 
depicted on the CDPA.  This trail shall be field-located in consultation with FCPA 
staff and the portion of the trail located in front of the existing Ratcliffe-Hanna 
House (approximately 100 linear feet) shall be an earth-tone color.  The Applicant 
shall construct this north-south trail prior to the RUP or Non-RUP for uses in 
Land Bay D2 or D3.  Until such time as the life estate of Mr. and Mrs. David I. 
Meiselman, as more fully described in the Proffers below, expires, the Applicant 
reserves the right to defer construction of that portion of the trail located on the 
portion of Land Bay E-F included in this PCA along the front of the dwelling 
known as Merrybrook and instead to bond construction of the deferred portion of 
the trail and provide alternative routes for pedestrians abutting the portion of Land 
Bay E-F included in this PCA.  These trails shall be subject to a public access 
easement in a form approved by the County Attorney.  Upon expiration of the life 
estate, the Applicant shall complete construction of the north-south trail on the 
portion of Land Bay E-F included in this PCA. 

B. Off-Site DTR Trail.  Upon request of the County, and if and when a right-of-way, 
easement or comparable right is provided for use of the land abutting Land Bay A 
under control of the Metropolitan Washington Airports Authority ("MWAA") to 
accommodate a dual use pedestrian and bicycle trail located on such off-site land 
and connecting to the Innovation Center Metrorail Station as recommended in the 
Herndon Metrorail Stations Access Management Study ("HMSAMS") Final 
Report ("the Off-Site DTR Trail"), the Applicant shall, at its sole cost and 
expense, construct a portion of the Off-Site DTR Trail within such off-site right-
of-way as a lighted, asphalt trail a minimum of ten (10) feet in width for 
pedestrian and bicycle use along the frontage of the Subject Property with the 
Dulles Airport Access and Toll Road as generally depicted on Sheets C4.02 and 
C4.03 of the CDPA.  The Applicant agrees to construct the above-described trail 
segment of the Off-Site DTR Trail within a reasonable period of time after the 
County sends a notice to proceed to the Applicant, provided such trail segment 
shall not be required to be completed and open for public use earlier than the 
opening of the Innovation Center Metrorail Station for rail service.  In addition, if 
FCDOT determines that final engineering, construction and maintenance of the 
Off-Site DTR Trail would be furthered, accelerated or enhanced through a public-
private partnership agreement of some structure, or similar type implementation 
mechanism acceptable to the Applicant, within all or any portion of the 
Innovation Center Transit Station Area, then the Applicant, upon request of 
FCDOT, shall contribute up to $100,000 to the County as the Applicant's fair 
share toward funding such agreement or other implementation mechanism.  The 
obligation of the Applicant to pay the foregoing sum, if not sooner exercised by 
FCDOT, shall expire on December 31, 2021. 

C. Alternative On-Site DTR Trail.  In the event MWAA does not provide the 
necessary right-of-way, easement or comparable right for the Off-Site DTR Trail, 
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then in lieu of constructing the DTR trail off-site as described in paragraph B 
above, the Applicant shall construct within Land Bay A an asphalt trail a 
minimum of ten (10) feet in width for pedestrian and bicycle use along the Dulles 
Airport Access and Toll Road frontage as depicted on Sheets C4.02 and C4.03 of 
the CDPA.  Construction of this trail shall occur coincident with development of 
the buildings in Land Bay A. 

ADDITIONAL PARK AND RECREATION CONTRIBUTIONS 

55. Public Park Contribution.  The Applicant shall contribute a total of $1,500,000 for 
construction, maintenance, repair and/or replacement of certain public facility 
recreational improvements which benefit the community in which the Subject Property is 
located in two payments as follows: 

A. On or before July 1, 2019, the Applicant shall pay to the County, or at the election 
of the County, to FCPA the sum of $750,000 to be applied toward the project cost 
of installing a lighted, synthetic turfed athletic field located at Hutchinson 
Elementary School or elsewhere in the vicinity of the Subject Property; and  

B. On or before July 1, 2021 the Applicant shall pay $750,000 to the County, or at 
the election of the County, to FCPA the sum of $750,000 to be used to fund a 
special account (to be named the "Arrowbrook Park Endowment") restricted 
toward the costs of the repair, maintenance, or replacement, including any design 
changes or upgrades, of existing and/or future recreational facilities located at 
Arrowbrook Park on Land Bay E-F.  The above stated restriction in the use of the 
funds of the Arrowbrook Park Endowment shall expire on July 1, 2032, and the 
funds, if any, which remain in such restricted account may thereafter be used to 
fund the costs of construction, improvement, maintenance, or repair of any other 
active recreational facilities serving the residents of the Land Unit A-1 of the 
Dulles Suburban Center.  The escalation provisions in Proffer 70 shall not apply 
to this Proffer. 

56. Open Spaces.  Provision of parks, plazas, pocket parks, courtyards, terraces, dog park 
and similar public, publicly accessible and private open space areas shall be in substantial 
conformance with the concepts, locations and minimum acreages depicted on CDPA 
Sheet L2.01 as further defined in these Proffers.  These areas may be adjusted at the time 
of FDP and site plan approval to allow for final engineering and design considerations. 
For the publicly-accessible open space areas that are privately owned, the Applicant shall 
provide public access easements in a form approved by the County Attorney and which 
reserve to the Applicant the right to reasonably restrict access to limited times for special 
events, security, maintenance and repairs and/or safety purposes.  The Applicant may 
establish reasonable rules and regulations for the publicly-accessible areas provided, 
however, that such public areas generally are open on a daily basis from dawn until dusk 
(10:00 p.m. if lighted).   

57. Recreational Facilities.  The Applicant shall comply with Par. 2 of Sect. 6-209 of the 
Zoning Ordinance regarding developed recreational facilities for the residential uses on 
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the Subject Property.  The Applicant proffers the minimum expenditure for the 
recreational facilities shall be $1,800.00 per non-ADU residential unit.  In the event this 
amount is not expended on-site by the Applicant, then the residual amount will be 
contributed to FCPA and may be used by FCPA for recreation facilities in the immediate 
area.  The Applicant shall receive credit for the on-site recreational facilities, which shall 
include, but not be limited to, swimming pools, dog park and trails.  Recreational 
facilities depicted on the roof tops shall be provided with the construction of such 
buildings.  The Applicant shall also receive credit for any portion of the contribution 
required by this Proffer which is used or applied to defray the costs of the private dog 
park. 

HISTORIC STRUCTURES 

58. Historic Structures.  A portion of Land Bay E-F is subject to a certain Lease Agreement 
recorded in Deed Book 18542 at page 1732 in the office of the Clerk of the Circuit Court 
of Fairfax County (the "Land Records") which creates and governs the Meiselman Life 
Estate as shown on CDPA Sheets C4.03 and C4.04 and described in these Proffers.  
Within the geographic limits of the Meiselman Life Estate are several buildings with 
historical significance as evidenced by listing of the property on the National Register of 
Historic Places under the name of "Merrybrook," including the primary dwelling known 
as the Laura Ratcliffe-Hanna House and the three outbuildings identified as contributing 
to the property's significance in the listing.  Not later than nine (9) months following the 
expiration of the Meiselman Life Estate, all of the remaining area within the portion of 
Land Bay E-F not included in this PCA, in addition to the structures thereon, shall be 
dedicated to FCPA and shall be included on the inventory of eligible sites under the 
Resident Curator Program or other comparable program as determined and administered 
by FCPA in compliance with FCPA Park Policy 205.  The FCPA shall be allowed to add 
additional parking spaces and/or other minor site improvements without requiring 
approval of an FDPA.  At the time of such dedication, the Applicant will contribute the 
sum of $100,000 toward an endowment to underwrite the expenses of the use, 
maintenance, and occupancy of the Laura Ratcliffe-Hanna House pursuant to the 
Resident Curator Program or other comparable program as determined and administered 
by FCPA in compliance with FCPA Park Policy 205. 

PUBLIC SCHOOLS CONTRIBUTION 

59. Public Schools Cash Contribution.  Prior to the issuance of the first building permit for 
a dwelling unit developed pursuant to a site plan for a portion of the Subject Property, the 
Applicant shall to pay the sum of $11,749 multiplied by the number of students projected 
to be generated by the residential units developed pursuant to such site plan.  The 
Applicant shall pay such sum to the Board for transfer to Fairfax County Public Schools 
("FCPS") to be utilized for capital improvements and capacity enhancements at the 
schools where students generated by those residential units will attend. Such contribution 
shall be computed based upon a projected number of students to be generated by the 
dwelling units developed pursuant to such site plan using student yield ratios of .252, 
.062 and .127 per single family attached unit for elementary, middle and high school, 
respectively and student yield ratios of .056, .016 and .028 per multi-family unit for 
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elementary, middle and high school, respectively.  If, prior to site plan approval, the 
County should increase the accepted ratio of students per subject unit or the amount of 
the contribution per student, the amount of the contribution shall be increased for the 
units in that site plan to reflect the current ratio and/or contribution.  If the County should 
decrease the ratio or contribution amount, the amount of the contribution shall be 
decreased to reflect the current ratio and/or contribution. This Proffer shall not be subject 
to escalation as described in the "Miscellaneous" Section of these Proffers.   

AFFORDABLE/WORKFORCE HOUSING 

60. Affordable Dwelling Units.  The Applicant shall comply with the Affordable Dwelling 
Unit ("ADU") Program as set forth in Pt. 8 of Art. 2 of the Zoning Ordinance, in effect as 
of the approval date of this PCA application, unless modified by the ADU Advisory 
Board.  For purposes of determining compliance with this Proffer, dwelling units 
approved in Land Bays B1, C1, and D1 as depicted on Sheet C4.01 of the CDPA shall be 
deemed a single and unified development even if such dwelling units are developed 
under separate site plans. 

61. Workforce Dwelling Units.  Workforce dwelling units ("WDUs") shall be provided such 
that the total number of ADUs, if any, plus the total number of WDUs is not less than 
twelve (12) per cent of the total number of dwelling units on the Subject Property.  Such 
WDUs shall be administered generally as set forth in the Board's Workforce Dwelling 
Unit Administrative Policy Guidelines, adopted October 15, 2007, in effect as of the 
approval date of this Application ("Policy Guidelines"), except as modified in these 
Proffers.  Where this Proffer conflicts with the Policy Guidelines, this Proffer shall 
control the administration of the WDUs.  In determining whether the twelve (12) per cent 
requirement imposed by this Proffer is satisfied, the formula in the following Paragraph 
A shall apply: 

A. If the site plan identifies dwelling units with different numbers of bedrooms as 
WDUs or WDUs without bedrooms, then for purposes of determining compliance 
with the 12% requirement, each such WDU shall be assigned a WDU Value as 
provided in the following table: 



ARROWBROOK CENTRE 
PCA 2002-HM-043-02 

Page 35 
 

 

Number of Bedrooms in the WDU 
 

WDU with no bedroom (studio or efficiency) 
 

WDU with 1 bedroom 
 

WDU with 2 bedrooms 
 

WDU with 3 bedrooms 

WDU Value* 
 

0.8 
 

1.0 
 

1.35 
 

1.75 
 

*Values above are subject to adjustment as set forth in Paragraphs E and F below.  For purposes of 
the computation prescribed by this paragraph, if the WDU Value is expressed as a number with 
one or more decimal places, then any decimal of .50 or higher shall be rounded up to the next 
highest integer, and any decimal of less than .50 shall be rounded down to the next lowest integer. 

If the total of the WDU Values assigned for all WDUs identified in the site plan, 
when added to the total number of ADUs identified in the site plan, if any, is 
equal to or greater than 12% of the total number of dwelling units which may be 
constructed pursuant to the site plan, then the 12% requirement set forth above is 
satisfied.  For example, if a site plan permits the construction of 100 dwelling 
units, one of which is identified as an ADU and identifies as WDUs the following 
units: 3 without bedrooms, 4 with 1 bedroom, 2 with 2 bedrooms and 1 with 3 
bedrooms, then the total of all WDU Values is 11.0 even though only 10 dwelling 
units are identified as WDUs.  This WDU Value, when added to the 1 ADU 
equals 12 dwelling units which, when divided by total number of market rate 
units, is 0.12 or 12%.  [(11.0 + 1)/100 =.12]. 

B. WDUs provided in for-sale developments of all construction types or in rental 
developments in steel and concrete building construction types (Types 1, 2, 3 and 
4 as defined in the Virginia Uniform Statewide Building Code) shall be allocated 
to three approximately equal groupings or tiers as follows: 

(i) The first tier to be priced to be affordable to households making up to 
eighty percent (80%) of the Area Median Income (AMI) for the 
Washington Standard Metropolitan Statistical Area as specified annually 
by the Department of Housing and Urban Development (HUD).  

(ii) The second tier to be priced to be affordable to households making up to 
one hundred percent (100%) of the AMI.  

(iii) The third tier to be priced to be affordable to households making up to one 
hundred and twenty percent (120%) of the AMI.  However, the Applicant 
may voluntarily designate more than one-third of the WDUs to be 
affordable to households making up to eighty percent (80%) of the AMI 
with a commensurate reduction in the WDUs in the second and/or the 
third tiers.  
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C. WDUs in rental developments in wood and masonry building construction types 
(Type 5 as defined in the Virginia Uniform Statewide Building Code) shall be 
allocated to two approximately equal groupings or tiers as follows:  

(i) The first tier to be priced to be affordable to households making up to 
eighty percent (80%) of the AMI.  

(ii) The second tier to be priced to be affordable to households making up to 
one hundred percent (100%) of the AMI, adjusted for household size.  
However, the Applicant may voluntarily designate that more than one-half 
of the WDUs to be affordable to households making up to eighty percent 
(80%) of the AMI with a commensurate reduction in the second tier. 

D. In accordance with the Policy Guidelines, RUPs shall not be issued for more than 
seventy-five percent (75%) of the total number of units in the development until 
such time as RUPs have been issued for at least seventy-five percent (75%) of the 
WDUs in the development. In addition, the required Notice of Availability and 
Sales Offering Agreement shall be submitted prior to the issuance of the first RUP 
for any WDU in the development.  For purposes of determining compliance with 
this Proffer, dwelling units approved in Land Bays B1, C1, and D1 as depicted on 
Sheet C4.01 of the CDPA shall be deemed a single and unified development even 
if such dwelling units are developed under separate site plans. 

E. The Applicant reserves the right to relocate, at its sole discretion, all or any 
number of the WDUs required by the number of dwelling units which may be 
developed in a particular building, or in a particular land bay, sub-land bay or land 
bays, to another building on the Subject Property, whether or not such building is 
in the same land bay, as long as the requirements of the Policy Guidelines and 
these Proffers are otherwise met.  

F. Notwithstanding the foregoing, should the Board's policies related to WDUs be 
amended, the Applicant reserves the right, in its sole discretion, to opt into such 
new policies, in part or in whole, without the need for a PCA and, if the Applicant 
so opts into any such new policies, the provisions of this Proffer which relate to 
the new policies of the Board which the Applicant has elected to opt into shall no 
longer be effective. 

G. The Applicant reserves the right to enter into a separate binding written agreement 
with the appropriate County agency as to the terms and conditions of the 
administration of the WDUs.  Such an agreement shall be on terms mutually 
acceptable to the Applicant and the County and may occur any time after the 
approval of this PCA application.  Neither the Board nor the 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 agreement and the provisions of this Proffer as it applies to WDUs shall 
become null and void.  Such an agreement and any modifications thereto, or an 
appropriate memorandum thereof, shall be recorded in the Land Records. 
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MISCELLANEOUS 

62. Owners Association.  The Applicant, pursuant to Proffer 38 of the previously existing 
proffers dated December 5, 2005 approved with RZ 2002-HM-043, has established a 
property owners' association known as Arrowbrook Management Corporation ("AMC"), 
a Virginia stock corporation.  AMC has continuously operated as the POA for the Subject 
Property in accordance with a certain Declaration of Covenants, Rights, and Restrictions 
for the Development, Management, and Operation of Arrowbrook Centre recorded 
among the Land Records in Deed Book 19272, at page 1907 (the "Declaration").  AMC 
is also a party to agreements with FCPA recorded among the Land Records in Deed Book 
21363, at page 73 and Deed Book 21529, at page 708 (collectively the "FCPA 
Agreements"). The Declaration imposes upon AMC the power and responsibility for (1) 
the maintenance and operation of all common areas within the Subject Property including 
the private streets and pedestrian realm areas, (2) the formulation and administration of 
the TDM Program, and (3) the performance of the obligations imposed by the terms of 
the FCPA Agreements.  The Applicant agrees to continue the operation, funding, and 
management of AMC consistent with its obligations under the Declaration, the FCPA 
Agreements, and those provisions of these Proffers which impose a responsibility upon 
the POA, including, but not limited to, implementation of the TDM program, 
maintenance of the private streets and the pedestrian realm areas, maintenance of the 
grave site of Mr. and Mrs. J. Harold Launders, and notification obligations. Unless the 
context requires otherwise, all references to the POA in these Proffers shall mean AMC.  
If any portion of the Subject Property is developed as a condominium regime, or as a 
residential subdivision, the Applicant may establish a separate condominium unit owners' 
association (a "COA") in accordance with the Virginia Condominium Act, or a separate 
homeowners' association (an "HOA") under the Virginia Property Owners' Association 
Act, as the case may be, with jurisdiction and responsibility over the portion of the 
Subject Property developed as any such condominium regime or residential subdivision.  
AMC shall continue to exercise jurisdiction over the portions of the Subject Property 
developed as a condominium regime or a residential subdivision, as the case may be, 
except as otherwise agreed between AMC and the COA, or the HOA.  AMC may 
delegate any of its powers or responsibilities to a COA or HOA with respect to the 
portions of the Subject Property subject to the jurisdiction of the latter, in which case the 
Applicant shall cause the COA or HOA to perform the applicable provisions of these 
Proffers within the scope of such delegation.  Prior to the sale or lease of any dwelling 
unit developed on the Subject Property, the prospective purchaser or tenant of such 
dwelling unit shall receive a written disclosure of the existence of AMC, the COA, or the 
HOA, as applicable, and shall be provided with (i) a copy of these Proffers, (ii) a copy of 
the governing documents of each of the foregoing entities, (iii) a copy of the most 
recently adopted operating budget of each of the foregoing entities, and (iv) an estimate 
of the annual assessment, if any, levied by any of the foregoing entities as to such 
dwelling unit.   

63. Retaining Walls.  Certain retaining walls have been shown on the CDPA.  The Applicant 
reserves the right to modify these walls and add other retaining walls based on final 
engineering design.  All retaining walls shall have a maximum height of ten (10) feet 
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above finished grade and shall be constructed with decorative finishes (such as tinted 
concrete with textured surface from forms). 

64. Signs.  All signs installed on the Subject Property shall conform to the requirements of 
Art. 12 and Art. 14 of the Zoning Ordinance unless a Comprehensive Sign Plan is 
approved for the Subject Property. 

65. Intensity/Density Reservation.  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 herein) shall be subject 
to the provisions of Par. 4 of Sect. 2-308 of the Zoning Ordinance and is hereby reserved 
to the residue of the parcel of land from which it came. 

66. Reserved Rights.  The Applicant expressly reserves the rights as follows: 

A. The Applicant reserves the right to record sign easements on the portion of Land 
Bay E-F included in this PCA to accommodate entrance features and signage for 
the development along Centreville Road as generally depicted on the CDPA and 
as may be similarly planned along Sunrise Valley Drive. 

B. The Applicant reserves the right to record easements as may be reasonably 
necessary to construct and utilize various facilities and amenities as depicted on 
the CDPA, such as streets, sidewalks and utilities. 

C. The Applicant reserves the right to conduct construction and phasing related 
activities, including but not limited to, earthwork, drainage facilities, and utilities, 
on any portion of the Subject Property during any period of the construction of 
any improvement on the Subject Property without the need for a PCA, CDPA, 
FDP or FDPA.   

D. The Applicant, on behalf and for the benefit of Mrs. David I. Meiselman, reserves 
and retains the right to reside in the dwelling on the portion of Land Bay E-F 
included in this PCA for the duration of her life pursuant to the terms of the 
Meiselman Life Estate. The Meiselman Life Estate includes the main dwelling, 
accessory structures and approximately one acre of surrounding land including the 
driveway providing access to the dwelling.  The Meiselman Life Estate is also 
served by an appurtenant ingress-egress easement across a portion of Land Bay 
E-F included in this PCA in order to provide access to Centreville Road along the 
course of the main entrance road.  Upon expiration of the Meiselman Life Estate, 
its area shall be dedicated in fee simple to FCPA as set forth in Proffer 58. 

67. Emergency Vehicle Preemption (EVP) Devices.  Prior to issuance of the final RUP for 
Land Bay A, the Applicant shall contribute to the Capital Project titled Traffic Light 
Preemptive Devices – FRD Proffers in Fund 300-C30070, Public Safety Construction for 
use in the installation of preemptive signal devices on traffic signals along the primary 
travel route to the closest fire station.  The contribution shall consist of an amount not to 
exceed $20,000 toward signals between the site and the West Ox Road station.  The 
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Applicant shall have no responsibility for installation or maintenance of the preemptive 
signal devices. 

68. Off-Leash Dog Park.  The Applicant shall provide a private, enclosed off-leash dog 
exercise area for use by Arrowbrook community residents only, which shall be at least 
8,500 square feet in size and consist, at a minimum, of turf or other suitable surface, 
benches, water fountain, signage, fencing with vestibule gating and shade trees, and as 
generally shown on Sheet C4.02 of the CDPA.  The off-leash dog park shall be 
completed prior to issuance of the final RUP for Land Bay C1.  The HOA/COA 
referenced in Proffer 62 shall be responsible for trash pick-up and maintenance of this 
private dog park. 

69. Delay.  Notwithstanding the foregoing, upon demonstration that, despite diligent efforts 
or due to factors beyond the Applicant's control, proffered improvements such as, but not 
limited to, the required transportation improvements, the publicly-accessible park areas 
and the trail connections, have been delayed beyond the timeframes specified in these 
Proffers, the Zoning Administrator may agree to a later date for completion of such 
improvements. 

70. Escalation.  Except as qualified in specific Proffers, monetary contributions otherwise 
specified in these Proffers shall escalate or de-escalate, as applicable, on a yearly basis 
according to the Consumer Price Index for all urban consumers not seasonally adjusted 
("CPI-U") from the base month of January 2017 and change effective each January 1 
thereafter, as permitted by § 15.2-2303.3 of the Code of Virginia, as amended. 

71. Successors and Assigns.  These proffers will bind and inure to the benefit of the 
Applicant and its successors and assigns. 

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

 
[SIGNATURES BEGIN ON NEXT PAGE] 
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APPLICANT/TITLE OWNER: 

ARROWBROOK CENTRE, LLC 

By:       
 Jeffrey J. Fairfield, Co-Manager 

By:       
 Jerome L. Lonnes, Co-Manager 

 

 

 

[SIGNATURES CONTINUE] 
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CONTRACT PURCHASER: 

PULTE HOME CORPORATION 

By:       
 Gary J. Leygraaf 
 Division Vice President of Land 
 Planning and Development 
 

 

 

 

[SIGNATURES END] 
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APPENDIX 2 
 

FINAL DEVELOPMENT  
PLAN AMENDMENT CONDITIONS 

 
FDPA 2002-HM-043-03 

 
May 4, 2016 

 
 

If it is the intent of the Planning Commission to approve FDPA 2002-HM-043-03 
to allow 39 single family attached townhouses and 108 multi-family units (two-over-two 
stacked units) in Land Bays B1, C1 and D1 on Tax Maps 16-3 ((01)) 39A2 pt., and 39B3 
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 and modified are marked with an asterisk*): 

 
1. Development of the property shall be in substantial conformance with the Final 

Development Plan Amendment entitled “Arrowbrook Centre – Final Development 
Plan Amendment (FDPA 2002-HM-043-03)”, consisting of 47 sheets dated 
November 18, 2015 as revised through April 22, 2016. 
 

2. Development of the property shall be in-conformance with the development 
conditions associated with Resource Protection Area  
Encroachment #1504-W RPA-001-1 in Attachment A.* 
 

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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Coun ty  o f  Fa i r f ax ,  V i rg in i a  
M E M O R A N D U M  

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

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

www.fairfaxcounty.gov 

DATE: April 18, 2016 

TO: William O'Donnell, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Jo Ellen Groves, Paralega 
Office of the County Attorney 

SUBJECT: Affidavit 
Application No.: FDPA 2002-HM-043-03 
Applicant: Arrowbrook Centre, LLC 
PC Hearing Date: 5/18/16 
BOS Hearing Date: 6/7/16 

REF.: 133298 

Attached is an affidavit which has been approved by the Office of the County Attorney for the 
referenced case. Please include this affidavit dated 4/14/16, which bears my initials and is 
numbered 133298a, when you prepare the staff report. 

Thank you for your cooperation. 

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

Zoning Evaluation Division 
Department of Planning and Zoning 

Wsl7PROLAWPGC01\Documents\133298\JEG\Affidavits\785740.doc 
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DATE: 

REZONING AFFIDAVIT 

April 14.2016 
(enter date affidavit is notarized) 

XSbWZ <k 

I, Jeffrey J. Fairfield do hereby state that I am an 
(enter name of applicant or authorized agent) 

(check one) [ ] applicant 
[A] applicant's authorized agent listed in Par. 1(a) below 

in Application No.(s): FDPA 2002-HM-043-03 
(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 ADDRESS RELATIONSHIP(S) 
(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships 
last name) 

Arrowbrook Centre, LLC(l) 
Agent: Jeffrey J. Fairfield 

1 Jeffrey J. Fairfield, a Professional 
Corporation(3) 
Agent: Jeffrey J. Fairfield 

459 Hemdon Parkway, Suite 14 
Herndon, VA 20170 

459 Herndon Parkway, Suite 14 
P. O. Box 546 
Hemdon, VA 20172-0546 

listed in BOLD above) 

Applicant and Title Owner, 
Parcels 16-3-((1 ))-3 9A2(pt), 39B3(pt) 

Attorney for Title Owner 

• Pulte Home Corporation(4) 
Agents: Stephen S. Collins 

Gary J. Leygraaf 
Donald H. Hughes 

• Jarod D. Blaney 
« Michael J. Miller 

Hunton & Williams LLP(7) 

(check if applicable) 

• 9302 Lee Highway, Suite 1000 
Fairfax, VA 22031 

1751 Pinnacle Drive, Suite 1700 
McLean, VA 22102 

Contract Purchaser of portions of 
Parcels 16-3-((l))-39A2, 39B3 

Attorneys/Agents for Applicant 

[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). 

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



Rezoning Attachment to Par. 1(a) 
Page 1 of 1 

for Application No. (s): 

DATE: April 14,2016 
(enter date affidavit is notarized) 

FDPA 2002-HM-043-03 
(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) 

John C. McGranahan, Jr. 
Francis A. McDermott 
Jessica N. Vara 

ADDRESS 
(enter number, street, city, state, and zip code) 

1751 Pinnacle Drive, Suite 1700 
McLean, VA 22102 

RELATIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Attorneys/Agents for Applicant 

Elaine O'Flaherty Cox 
Susan K. Yantis 

1751 Pinnacle Drive, Suite 1700 
McLean, VA 22102 

Planners/Agents for Applicant 

Jeannie A. Mathews 1751 Pinnacle Drive, Suite 1700 
McLean, VA 22102 

Paralegal/Agent for Applicant 

Pennoni Associates Inc.(8) 
Agents: • Flelman A. Castro, PE (former) 

• Brian D. Swanson, PE 
Douglas R. Kennedy, PE 
Thomas Davis Rust, PE 

• Aaron S. George, PE 
David H. Steigler, PLA, AICP 
Jonathan D. Bondi, PLA, CA 

• Stephen M. Escher, PLA (former) 
• Kevin D. Shreiner, LS (former) 
• Gregory T. Stavrou, P.E. 
• Jason M. Alagna 
• Elizabeth F. Fribush 

• 13880 Dulles Comer Lane, Suite 100 
Herndon, VA 20171 

Engineers/Agents for Applicant 

Davis, Carter, Scott Ltd.(9) 
Agents: J. Steven Saville 

Stephen M. Saff 
Douglas N. Carter 

Farms & Acreage Inc.(10) 
Agent: Guy M. Gravett 

• 8614 Westwood Center Drive, Suite 800 
Tysons, VA 22182 

2407 Columbia Pike, Suite 200 
Arlington, VA 22204 

Architects/Agents for Applicant 

Real Estate Agent for Applicant 

(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. 

u^djdLsU. 
FORM RZA-1 Updated (7/1/06) 



REZONING AFFIDAVIT 
Page Two 

DATE: Auril 14. 2016 
(enter date affidavit is notarized) 

for Application No. (s): FDPA 2002-HM-043-03 
(enter County-assigned application number(s)) 

1(b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this 
affidavit who own 10% or more of any class of stock issued by said corporation, and where such 
corporation has 10 or less shareholders, a listing of all of the shareholders, and if the corporation is 
an owner of the subject 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) 
(1) Arrowbrook Centre, LLC 

459 Herndon Parkway, Suite 14 
Herndon, VA 20170 

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

any class of stock issued by said corporation are listed below. 
[ ] 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) 

SOLE MEMBER: 
• The Ruth and Hal Launders Charitable Trust(2) 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President, 
Vice President, Secretary, Treasurer, etc.) 
CO-MANAGERS: 
Jeffrey J. Fairfield 
Jerome L. Lonnes 

(check if applicable) [V] There is more corporation information and Par. 1(b) is continued on a "Rezoning 
Attachment 1(b)" form. 

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM RZA-1 Updated (7/1/06) 
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Rezoning Attachment to Par. 1(b) 

DATE: April 14,2016 
(enter date affidavit is notarized) 

for Application No. (s): FDPA 2002-HM-043-03 

Xb?0Vl 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
(2) •The Ruth and Hal Launders Charitable Trust 

459 Herndon Parkway, Suite 14 
Herndon, VA 20170 

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

class of stock issued by said corporation are listed below. 
[ ] 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) 

This is a Charitable Trust without designated beneficiaries. 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
CO-TRUSTEES: 
Jeffrey J. Fairfield (Sole Managing Co-Trustee, Secretary/Treasurer) Eugenie W. Maine 
Jerome L. Lonnes John H. ("Jack") Webb 
Rebecca F. Fehrs Catherine P. Whelan (Chairman of the Board of Trustees) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
•(3) Jeffrey J. Fairfield, A Professional Corporation 

459 Herndon Parkway, Suite 14 
P. O. Box 546 
Hemdon, VA 20172-0456 

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

class of stock issued by said corporation are listed below. 
[ ] 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) 

Jeffrey J. Fairfield 

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

Jeffrey J. Fairfield, Sole Director/President/Secretary/Treasurer 

(check if applicable) [V] There is more corporation information and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 

• VlfJ 
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Rezoning Attachment to Par. 1(b) 
Page 2 of _4 

% 

DATE: April 14. 2016 (2.2.9^^ 
(enter date affidavit is notarized) {."^O l O 0^ 

for Application No. (s): FDPA 2002-HM-043-03 
(enter County-assigned application number (s)) 

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

• 9302 Lee Highway, Suite 1000 
Fairfax, VA 22031 

DESCRIPTION OF CORPORATION: (check one statement) 
[•f] 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) 

Pulte Diversified Companies, Inc.(5) 

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

» Richard J. Dugas, Jr., Director/President » D. Bryce Langen, Asst Treas/Asst Sec J Jarod D. Blaney, Division Pres • Ross E. Irwin, Asst Sec 
I Steven M. Cook, Director/SVP/GC/Sec J Kimberly M. Hill, VP I Bradley J. Nicholas, VP J Chandler C. Voiles, Asst Sec 
I Robert T. O'Shaughnessy, EVP J Gary J. Leygraaf, VP I Michael J. Miller, VP | Leah H. Dryden, Asst Sec 
» Bruce E. Robinson, VP/Treas • Matthew A. Stiegelman, VP • KellyMarie M. Conlon, Asst Sec 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
• (5) Pulte Diversified Companies, Inc. 

• 350 Peachtree Road Northeast, Suite 150 
Atlanta, GA 30326 

DESCRIPTION OF CORPORATION: (check one statement) 
K] 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) 

Pulte Group, Inc.(6) 

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

• Richard J. Dugas, Jr., Director/President • D. Bryce Langen, Asst Treas/Asst Sec • Ross E. Irwin, Asst Sec 
J Steven M. Cook, Director/SVP/Sec I Kimberly M. Hill, VP I Chandler C. Voiles, Asst Sec 
i Bruce E. Robinson, VP/Treas , KellyMarie M. Conlon, Asst Sec J Leah H. Dryden, Asst Sec 

(check if applicable) [V] 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) 
Page _3 of 4 

DATE: April 14,2016 
(enter date affidavit is notarized) ' 

for Application No. (s): FDPA 2002-HM-043-03 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
• (6) Pulte Group, Inc. 

•350 Peachtree Road Northeast, Suite 150 
Atlanta, GA 30326 

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. 
[S] 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) 

Publicly traded on the NYSE. 

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) 
* (8) Pennoni Associates Inc. 

• 13880 Dulles Corner Lane, Suite 100 
Herndon, VA 20171 

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

class of stock issued by said corporation are listed below. 
[ ] 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) 

Pennoni Associates Inc. (PAI) Employee Stock Option Plan (ESOP). All employees are eligible plan participants; however, no one 
employee owns 10% or more of any class of stock 

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

(check if applicable) [V] There is more corporation information and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" fonn. 
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Page 4 of 4 
Rezoning Attachment to Par. 1(b) 

DATE: April 14.2016 
(enter date affidavit is notarized) 

for Application No. (s): FDPA 2002-HM-043-03 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
' (9) Davis, Carter, Scott Ltd. 

• 8614 Westwood Center Drive 
Tysons, VA 22182 

DESCRIPTION OF CORPORATION: (check one statement) 
[S~\ 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) 

Douglas N. Carter Claude Robert Atkinson ' Christopher L. Garwood 
Lena I. Scott Marcia K. Calhoun Alan IC. Houde 
Patricia A. Appleton Christine C. Garrity 

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) 
* (10) Farms & Acreage Inc. 

2407 Columbia Pike, Suite 200 
Arlington, VA 22204 

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

class of stock issued by said corporation are listed below. 
[ ] 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) 

Guy M. Gravett 
Katherine A. Gravett 

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 infonnation and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 

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



REZONING AFFIDAVIT 
Page Three 

DATE: April 14.2016 
(enter date affidavit is notarized) 

for Application No. (s): FDPA 2002-HM-043-03 
(enter County-assigned application number(s)) 

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

PARTNERSHIP INFORMATION 

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

(7) Hunton & Williams LLP 
1751 Pinnacle Drive, Suite 1700 
McLean, VA 22102 

(check if applicable) [V] 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) 

Lawrence C. Adams J. Tom Boer Daniel M. Campbell 
Syed S. Ahmad Matthew P. Bosher Thomas H. Cantrill 
Michael F. Albers James W. Bowen Curtis G. Carlson 
Kenneth J. Alcott Lawrence J. Bracken, 11 J. C. Chenault, V 
Fernando C. Alonso James P. Bradley Whittington W. Clement 
Walter J. Andrews David F. Brandley, Jr. Herve' Cogels (nmi) 
Chinawat Assavapokee (nmi) Benjamin P. Browder Cassandra C. Collins 
L. Scott Austin A. Todd Brown, Sr. Ashley Cummings (nmi) 
Ian Phillip Band Tyler P. Brown Alexandra B. Cunningham 
John J. Beardsworth, Jr. F. William Brownell Samuel A. Danon 
Ryan A. Becker Kevin J. Buckley John J. Delionado 
Steven H. Becker Kristy A. Niehaus Bulleit Stephen P. Demm 
Stephen John Bennett Joseph B. Buonanno Dee Ann Dorsey 
Melinda R. Beres Nadia S. Burgard Edward L. Douma 
Lucas Bergkamp (nmi) Eric R. Burner Colleen P. Doyle 
Lon A. Berk M. Brett Bums Alison M. Dreizen 
Mark B. Bierbower P. Scott Burton Sean P. Ducharme 
Stephen R. Blacklocks Ellis M. Butler Deidre G. Duncan 
Jeffry M. Blair Ferdinand A. Calice Roger Dyer (nmi) 
Andrew J. Blanchard Matthew J. Calvert Frederick R. Eames 

(check if applicable) [V] There is more partnership information and Par. 1(c) is continued on a "Rezoning 
Attachment to Par. 1 (c)" form. 

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 
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Rezoning Attachment to Par. 1(c) 
Page J of 3 

DATE: April 14,2016 

for Application No. (s): 

(enter date affidavit is notarized) 

FDPA 2002-HM-043-03 

I32>-Z^ 

(enter County-assigned application number (s)) 

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

(7) Hunton & Williams LLP (Continued) 
1751 Pinnacle Drive, Suite 1700 
McLean, VA 22102 

(check if applicable) [V] The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE 
General Partner, Limited Partner, 

Heather Archer Eastep 
Maya M. Eckstein 
W. Jeffery Edwards 

• Marvin W. Ehrlich 
John C. Eichman 
TaraL. Elgie 
Emmett N. Ellis 
Edward W. Elmore, Jr. 
Frank E. Emory, Jr. 
Juan C. Enjamio 
Phillip J. Eskenazi 
Joseph P. Esposito 
Kelly L. Faglioni 
Susan S. Failla 
Eric H. Feiler 
Kevin C. Felz 
Lindsay H. Ferguson 
Edward F. Fernandes 
Norman W. Fichthorn 
Andrea Bear Field 
Kevin J. Finto 
Melanie Fitzgerald (nmi) 
Michael F. Fitzpatrick, Jr. 
Robert N. Flowers 
Aaron M. Flynn 
William M. Flynn 
Lauren E. Freeman 
Steven C. Friend 
Edward J. Fuhr 
Charles A. Gall 
Daniel C. Garner 
Douglas M. Garrou 
Kevin M. Georgerian 
John T. Gerhart, Jr. 
Andrew G. Geyer 
Jeffrey W. Giese 
Neil K. Gilman 
C. Christopher Giragosian 

• Ryan A. Glasgow 

PARTNERS: (enter first name, middle 
or General and Limited Partner) 

Douglas S. Granger 
Laurie A. Grasso 
J. William Gray, Jr. 
Robert J. Grey, Jr. 
Greta T. Griffith 
Brett L. Gross 
Steven M. Haas 
Brian L. Hager 
Robert J. Hahn 
JarrettL. Hale 
Leslie S. Hansen 
Eric J. Hanson 
Jason W. Harbour 
Jeffrey L. Harvey 
John D. Hawkins 
Rudene Mercer Haynes 
Timothy J. Heaphy 
Mark S. Hedberg 
Gregory G. Hesse 
E. Perry Hicks 
David A. Higbee 
Thomas Y. Hiner 
D. Bruce Hoffman 
Robert E. Hogfoss 
John R. Holzgraefe 
Cecelia Philipps Horner 

• David B. Horner 
George C. Howell, III 
Kevin F. Hull 
Jamie Zysk Isani 
Judith H. Itkin 
Makram B. Jaber 
Timothy L. Jacobs 
Lori Elliott Jarvis 
Matthew D. Jenkins 
Harry M. Johnson, III 
Robert M. Johnson 
James A. Jones, III 
Kevin W. Jones 

initial, last name, and title, e.g., 

Laura Ellen Jones 
Dan J. Jordanger 
Roland Juarez (nmi) 
Thomas R. Julin 
Andrew Kamensky (nmi) 
David A. Kelly 
Douglas W. Kenyon 
Michael C. Kerrigan 
Ryan T. Ketchum 
Scott H. Kimpel 
Robert A. King 
Edward B. Koehler 
Torsten M. Kracht 
Christopher G. Kulp 
David Craig Landin 
Gregory F. Lang 
Kurt G. Larkin 
Andrew W. Lawrence 
Corey A. Lee 
L. Steven Leshin 
Brent A. Lewis 
Catherine D. Little 
David C. Lonergan 
Nash E. Long, III 
Kirk A. Lovric 
David S. Lowman, Jr. 
Kimberly C. MacLeod 
Michael J. Madden, Jr. 
Tyler Maddry (nmi) 
Manuel E. Maisog 
Rori H. Malech 
Alan J. Marcuis 
Brian R. Marek 
Fernando Margarit (nmi) 
Laura C. Marshall 
Jeffrey N. Martin 
John S. Martin 
J. Michael Martinez de Andino 
Walfrido J. Martinez 

(check if applicable) [N] 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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Page 2 of 
Rezoning Attachment to Par. 1(c) 

DATE: Aoril 14.2016 13&Z^ 
(enter date affidavit is notarized) 

for Application No. (s): FDPA 2002-HM-043-03 
(enter County-assigned application number (s)) 

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

(7) Hunton & Williams LLP (Continued) 
1751 Pinnacle Drive, Suite 1700 
McLean, VA 22102 

(check if applicable) [N] 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) 

Laurie Uustal Mathews J. Steven Patterson Michael R. Shebelskie 
John Gary Maynard, III Djordje Petkoski (nmi) Ryan A. Shores 
William H. McBride Ryan P. Phair George P. Sibley, III 
Michael C. McCann James M. Pinna Donald F. Simone 
T. Allen McConnell Eric R. Pogue Aaron P. Simpson 

« Janet Sadler McCrae Laurence H. Posorske Jo Anne E. Sirgado 
Alexander G. McGeoch Kurtis A. Powell Laurence E. Skinner 
John C. McGranahan, Jr. Lewis F. Powell, III Caryl Greenberg Smith 
Gustavo J. Membiela Robert T. Quackenboss John R. ("J. R.") Smith 
Uriel A. Mendieta John Jay Range Yisun Song (nmi) 
Mark W. Menezes Robert S. Rausch Lisa J. Sotto 
Peter J. Mignone Baker R. Rector Joseph C. Stanko, Jr. 
Patrick E. Mitchell Shawn Patrick Regan Todd M. Stenerson 
Jack A. Molenkamp Sona Rewari (nmi) John J. Stenger 
T. Justin Moore, III Thomas A. Rice Gregory N. Stillman 
Thurston R. Moore Michael P. Richman Brian J. Tanenbaum 
Ann Marie Mortimer Jennings G. ("J. G.") Ritter, II Andrew J. Tapscott 
Jay B. Mower Kathy E. B. Robb Robert M. Tata 
Michael J. Mueller Daryl B. Robertson Eric Jon Taylor 
Eric J. Murdock Gregory B. Robertson W. Lake Taylor, Jr. 
Ted J. Murphy Patrick L. Robson Wendell L. Taylor 
Thomas P. Murphy Robert M. Rolfe Andrew S. V. Thomas 
David A. Mustone Ronald D. Rosener John Charles Thomas 
James P. Naughton • Adam J. Rosser Gary E. Thompson 
Wim Nauwelaerts (nmi) Brent A. Rosser Paul M. Tiao 
Eric J. Nedell William L. S. Rowe B. Cary Tolley, III 
Michael Nedzbala (nmi) Marguerite R. ("Rita") Ruby John R. R. Tormey 
William L. Newton Stephen M. Sayers Bridget C. Treacy 
Lonnie D. Nunley, III Arthur E. Schmalz Andrew J. Turner 
Michael A. Oakes Gregory J. Schmitt , Daniel E. Uyesato 
Peter K. O'Brien John R. Schneider Emily Burkhardt Vicente 
John T. O'Connor Howard E. Schreiber Daniel G. Vivarelli, Jr. 

• Cecilia Y. Oh Jeffrey P. Schroeder Mark R. Vowell 
Leslie A. Okinaka Carl F. Schwartz Amanda L. Wait 
John D. O'Neill, Jr. Matthew A. Scoville • Richard L. Warren 
Brian V. Otero P. Watson Seaman William L. Wehrum 
Raj Pande (nmi) James S. Seevers, Jr. Peter G. Weinstock 
Randall S. Parks Douglass P. Selby Malcolm C. Weiss 
Peter S. Partee, Sr. Joel R. Sharp Kevin J. White 

(check if applicable) |V] There is more partnership infonnation and Par. 1(c) is continued further on a 
"Rezoning Attachment to Par. 1(c)" form. 

* Ojpc&0utJU>' 
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for Application No. (s): 

Rezoning Attachment to Par. 1(c) 

DATE: April 14. 2016 
(enter date affidavit is notarized) 

FDPA 2002-HM-043 -03 

Page _3 of _3_ 

(3 

(enter County-assigned application number (s)) 

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

(7) Hunton & Williams LLP (Continued) 
1751 Pinnacle Drive, Suite 1700 
McLean, VA 22102 

(check if applicable) [V] The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE 
General Partner, Limited Partner, 

Amy McDaniel Williams 
»Evan C. Williams 

Holly H. Williamson 
Susan F. Wiltsie 
Allison D. Wood 
David C. Wright 
Richard L. Wyatt, Jr. 
David R. Yates 
Manida Zinmennan (nmi) 

PARTNERS: (enter first name, middle initial, last name, and title, e.; 
or General and Limited Partner) 

• FORMER PARTNERS: 

• Robert A. Acosta-Lewis 
Sheldon T. Bradshaw 
Jean Gordon Carter 
Charles D. Case 
S. Gregory Cope 
John D. Epps 
David S. Freed 
Richard D. Gary 
Christopher C. Green 
Ronald M. Hanson 
Daniel M. LeBey 
Bradley T. Lennie 
Christopher Mangin, Jr. (nmi) 
Gary C. Messplay 
Robert Dean Pope 
Katherine E. Ramsey 
BelyndaB. Reck 
D. Alan Rudlin 
Mary Nash K. Rusher 
D. Kyle Sampson 
Yeongyo Anna Suh 
Julie I. Ungerman 
Mark C. Van Deusen 

« Mitchell G. Williams 

(check if applicable) [V] There is more partnership information and Par. 1(c) is continued further on a 
"Rezoning Attachment to Par. 1 (c)" fonn. 
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REZONING AFFIDAVIT 
Page Four 

DATE: April 14.2016 
(enter date affidavit is notarized) 

for Application No. (s): FDPA 2002-HM-043-03 
(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: 

tt-mcK 

[V] Other than the names listed in Paragraphs 1(a), 1(b), and 1(c) above, no individual owns in the 
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the 
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of 
his or her immediate household owns or has any financial interest in the subject land either 
individually, by ownership of 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) 



REZONING AFFIDAVIT 

DATE: April 14.2016 
(enter date affidavit is notarized) 

Page Five 

for Application No. (s): FDPA 2002-HM-043-03 
(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.) 

» Jeffrey J. Fairfield, Manager and Agent for the Applicant, has contributed in excess of $100.00 each to Supervisor Foust and to 
Supervisor Bulova. 
John C. McGranahan, Jr., Francis A. McDermott and Thomas P. Murphy, all of Hunton & Williams LLP, have each made 
contributions in excess of $100 to Supervisor Cook. 

(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 [V] Applicant's Authorized Agent 

Jeffrey J. Fairfield/Co-Manager and Agent for Applicant 
(type or print first name, middle initial, last name, and title of signee) 

Subscribed and sworn to before me this day of (fynci/ 20 /<£. in the State/Cliw^'7''' 
of , County/City of : • ••'! 

^7^ 
_ £ ; •  o 

Notary Public ; 

& 
Mv commission expires: 

rA; 
v, RZA-1 Updated (7/1/06) 



C o u n t y  o f  F a i r f a x ,  V i r g i n i a  
M E M O R A N D U M  

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

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

www. fairfaxcounty. gov 

DATE: 

TO: 

FROM: 

SUBJECT: 

April 18, 2016 

William O'Donnell, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

Jo Ellen Groves, Paralega 
Office of the County Attorney 

Affidavit 
Application No.: PCA 2002-HM-043-0/CDPA 2002-HM-043-03 
Applicant: Arrowbrook Centre, LLC 
PC Hearing Date: 5/18/16 
BOS Hearing Date: 6/7/06 

REF. 133292 

Attached is an affidavit which has been approved by the Office of the County Attorney for the 
referenced case. Please include this affidavit dated 4/14/16, which bears my initials and is 
numbered 133292a, when you prepare the staff report. 

Thank you for your cooperation. 

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

Zoning Evaluation Division 
Department of Planning and Zoning 

Wsl7PROLAWPGC01\Documents\133292\JEG\Affidavits\785735.doc 

APPENDIX 3



REZONING AFFIDAVIT 

DATE: April 14,2016 
(enter date affidavit is notarized) 

I, Jeffrey J. Fairfield , do hereby state that I am an 
(enter name of applicant or authorized agent) 

(check one) [ ] applicant 
[v^] applicant's authorized agent listed in Par. 1(a) below 

in Application No.(s): PCA/CDPA 2002-HM-043-02 
(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) 

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

listed in BOLD above) 

Arrowbrook Centre, LLC(l) 
Agent: Jeffrey J. Fairfield 

459 Herndon Parkway, Suite 14 
Herndon, VA 20170 

Applicant and Title Owner, 
Parcels 16-3-((l))-39Al, 39A2, 39B3 

• Jeffrey J. Fairfield, a Professional 
Corporation(3) 
Agent: Jeffrey J. Fairfield 

459 Herndon Parkway, Suite 14 
P. O. Box 546 
Herndon, VA 20172-0546 

Attorney for Title Owner 

• Pulte Home Corporation(4) 
Agents: Stephen S. Collins 

Gary J. Leygraaf 
Donald H. Hughes 

• Jarod D. Blaney 
• Michael J. Miller 

Hunton & Williams LLP(7) 

(check if applicable) 

• 9302 Lee Highway, Suite 1000 
Fairfax, VA 22031 

1751 Pinnacle Drive, Suite 1700 
McLean, VA 22102 

Contract Purchaser of portions of 
Parcels 16-3-(( 1 ))-39A2, 39B3 

Attorneys/Agents for Applicant 

[Z] 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). 

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



Rezoning Attachment to Par. 1(a) 
Page 1 of 1 

for Application No. (s): 

DATE: April 14.2016 
(enter date affidavit is notarized) 

PCA/CDPA 2002-HM-043 -02 
(enter County-assigned application number (s)) 

(33 

(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) 

John C. McGranahan, Jr. 
Francis A. McDermott 
Jessica N. Vara 

ADDRESS 
(enter number, street, city, state, and zip code) 

1751 Pinnacle Drive, Suite 1700 
McLean, VA 22102 

RELATIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Attorneys/Agents for Applicant 

Elaine O'Flaherty Cox 
Susan K. Yantis 

1751 Pinnacle Drive, Suite 1700 
McLean, VA 22102 

Planners/Agents for Applicant 

Jeannie A. Mathews 1751 Pinnacle Drive, Suite 1700 
McLean, VA 22102 

Paralegal/Agent for Applicant 

Pennoni Associates Inc.(8) 
Agents: • Helman A. Castro, PE (formerj 

• Brian D. Swanson, PE 
Douglas R. Kennedy, PE 
Thomas Davis Rust, PE 

• Aaron S. George, PE 
David H. Steigler, PLA, AICP 
Jonathan D. Bondi, PLA, CA 

• Stephen M. Escher, PLA (formerj 
• Kevin D. Shreiner, LS (former) 
• Gregory T. Stavrou, P.E. 
• Jason M. Alagna 
• Elizabeth F. Fribush 

• 13880 Dulles Corner Lane, Suite 100 
Herndon, VA 20171 

Engineers/Agents for Applicant 

Davis, Carter, Scott Ltd.(9) 
Agents: J. Steven Saville 

Stephen M. Saff 
Douglas N. Carter 

Farms & Acreage Inc.(10) 
Agent: Guy M. Gravett 

• • 8614 Westwood Center Drive, Suite 800 
Tysons, VA 22182 

2407 Columbia Pike, Suite 200 
Arlington, VA 22204 

Architects/Agents for Applicant 

Real Estate Agent for Applicant 

(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) 



Page Two 
REZONING AFFIDAVIT 

DATE: April 14,2016 1332 
(enter date affidavit is notarized) 

for Application No. (s): PCA/CDPA 2002-HM-043-02 
(enter County-assigned application number(s)) 

1(b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this 
affidavit who own 10% or more of any class of stock issued by said corporation, and where such 
corporation has 10 or less shareholders, a listing of all of the shareholders, and if the corporation is 
an owner of the subject 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) 
(1) Arrowbrook Centre, LLC 

459 Herndon Parkway, Suite 14 
Herndon, VA 20170 

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

any class of stock issued by said corporation are listed below. 
[ ] 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) 

SOLE MEMBER: 
• The Ruth and Hal Launders Charitable Trust(2) 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President, 
Vice President, Secretary, Treasurer, etc.) 
CO-MANAGERS: 
Jeffrey J. Fairfield 
Jerome L. Lonnes 

(check if applicable) [V] There is more corporation information and Par. 1(b) is continued on a "Rezoning 
Attachment 1 (b)" form. 

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

• \\^'P^NJt^cijzL&-^ \jupti^xXs-eL^. 

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



Rezoning Attachment to Par. 1(b) 
Page J of 4 

DATE: April 14.2016 
(enter date affidavit is notarized) ' ^ 

for Application No. (s): PCA/CDPA 2002-HM-043-02 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
(2)% The Ruth and Hal Launders Charitable Trust 

459 Herndon Parkway, Suite 14 
Herndon, VA 20170 

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

class of stock issued by said corporation are listed below. 
[ ] 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) 

This is a Charitable Trust without designated beneficiaries. 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
CO-TRUSTEES: 
Jeffrey J. Fairfield (Sole Managing Co-Trustee, Secretary/Treasurer) Eugenie W. Maine 
Jerome L. Lonnes John H. ("Jack") Webb 
Rebecca F. Fehrs Catherine P. Whelan (Chairman of the Board of Trustees) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
• (3) Jeffrey J. Fairfield, A Professional Corporation 

459 Herndon Parkway, Suite 14 
P. O. Box 546 
Herndon, VA 20172-0456 

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

class of stock issued by said corporation are listed below. 
[ ] 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) 

Jeffrey J. Fairfield 

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

Jeffrey J. Fairfield, Sole Director/President/Secretary/Treasurer 

(check if applicable) [V] There is more corporation information and Par. 1 (b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 

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



Page 2 of 4 
Rezoning Attachment to Par. 1(b) 

DATE: Attril 14. 2016 
(enter date affidavit is notarized) 

for Application No. (s): PCA/CDPA 2002-HM-043-02 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
• (4) Pulte Home Corporation 

• 9302 Lee Highway, Suite 1000 
Fairfax, VA 22031 

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

class of stock issued by said corporation are listed below. 
[ ] 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) 

• Pulte Diversified Companies, Inc.(5) 

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

'' Richard J. Dugas, Jr., Director/President » D. Bryce Langen, Asst Treas/Asst Sec Jarod D. Blaney, Division Pres f Ross E. Irwin, Asst Sec 
Steven M. Cook, Director/SVP/GC/Sec I Kimberly M. Hill, VP Bradley J. Nicholas, VP | Chandler C. Voiles, Asst Sec 
Robert T. O'Shaughnessy, EVP | Gary J. Leygraaf, VP Michael J. Miller, VP i Leah H. Dryden, Asst Sec 

« Bruce E. Robinson, VP/Treas • Matthew A. Stiegelman, VP KellyMarie M. Conlon, Asst Sec 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
• (5) Pulte Diversified Companies, Inc. 

« 350 Peachtree Road Northeast, Suite 150 
Atlanta, GA 30326 

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

class of stock issued by said corporation are listed below. 
[ ] 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) 

Pulte Group, Inc.(6) 

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

• Richard J. Dugas, Jr., Director/President 
J Steven M. Cook, Director/SVP/Sec 
• Bruce E. Robinson, VP/Treas 

D. Bryce Langen, Asst Treas/Asst Sec 
Kimberly M. Hill, VP 
KellyMarie M. Conlon, Asst Sec 

Ross E. Irwin, Asst Sec 
Chandler C. Voiles, Asst Sec 
Leah H. Dryden, Asst Sec 

(check if applicable) [V] There is more corporation information and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 

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



Rezoning Attachment to Par. 1(b) 
Page 3 of _± 

DATE: April 14.2016 
(enter date affidavit is notarized) 

for Application No. (s): PCA/CDPA 2002-HM-043-02 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
• (6) Pulte Group, Inc. 

•350 Peachtree Road Northeast, Suite 150 
Atlanta, GA 30326 

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. 
[S] 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) 

Publicly traded on the NYSE. 

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) 
% (8) Pennoni Associates Inc. 

• 13880 Dulles Corner Lane, Suite 100 
Herndon, VA 20171 

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

class of stock issued by said corporation are listed below. 
[ ] 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) 

Pennoni Associates Inc. (PAI) Employee Stock Option Plan (ESOP). All employees are eligible plan participants; however, no one 
employee owns 10% or more of any class of stock 

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

(check if applicable) |%J There is more corporation information and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 

• \n*|Vv-tvvccfcf &w UjpJU>JijuLj, 
FORM RZA-1 Updated (7/1/06) 



Page 4 of 4 
Rezoning Attachment to Par. 1(b) 

DATE: April 14. 2016 
(enter date affidavit is notarized) 

for Application No. (s): PCA/CDPA 2002-HM-043-02 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
(9) Davis, Carter, Scott Ltd. 

• 8614 Westwood Center Drive 
Tysons, VA 22182 

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) 

• Douglas N. Carter " Claude Robert Atkinson Christopher L. Garwood 
Lena I. Scott Marcia K. Calhoun Alan K. Houde 
Patricia A. Appleton Christine C. Garrity 

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) 
(10) Farms & Acreage Inc. 

2407 Columbia Pike, Suite 200 
Arlington, VA 22204 

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

class of stock issued by said corporation are listed below. 
[ ] 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) 

Guy M. Gravett 
Katherine A. Gravett 

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

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

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



Page Three 
REZONING AFFIDAVIT 

DATE: Aorill4.2016 I333?2a. 
(enter date affidavit is notarized) 

for Application No. (s): PCA/CDPA 2002-HM-043-02 
(enter County-assigned application number(s)) 

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

PARTNERSHIP INFORMATION 

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

(7) Hunton & Williams LLP 
1751 Pinnacle Drive, Suite 1700 
McLean, VA 22102 

(check if applicable) [V] 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) 

Lawrence C. Adams J. Tom Boer Daniel M. Campbell 
Syed S. Ahmad Matthew P. Bosher Thomas H. Cantrill 
Michael F. Albers James W. Bowen Curtis G. Carlson 
Kenneth J. Alcott Lawrence J. Bracken, II J. C. Chenault, V 
Fernando C. Alonso James P. Bradley Whittington W. Clement 
Walter J. Andrews David F. Brandley, Jr. Herve' Cogels (nmi) 
Chinawat Assavapokee (nmi) Benjamin P. Browder Cassandra C. Collins 
L. Scott Austin A. Todd Brown, Sr. Ashley Cummings (nmi) 
Ian Phillip Band Tyler P. Brown Alexandra B. Cunningham 
John J. Beardsworth, Jr. F. William Brownell Samuel A. Danon 
Ryan A. Becker Kevin J. Buckley John J. Delionado 
Steven H. Becker Kristy A. Niehaus Bulleit Stephen P. Demm 
Stephen John Bennett Joseph B. Buonanno Dee Ann Dorsey 
Melinda R. Beres Nadia S. Burgard Edward L. Douma 
Lucas Bergkamp (nmi) Eric R. Burner Colleen P. Doyle 
Lon A. Berk M. Brett Burns Alison M. Dreizen 
Mark B. Bierbower P. Scott Burton Sean P. Ducharme 
Stephen R. Blacklocks Ellis M. Butler Deidre G. Duncan 
Jeffry M. Blair Ferdinand A. Calice Roger Dyer (nmi) 
Andrew J. Blanchard Matthew J. Calvert Frederick R. Eames 

(check if applicable) [V] There is more partnership information and Par. 1(c) is continued on a "Rezoning 
Attachment to Par. 1 (c)" form. 

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

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



Rezoning Attachment to Par. 1(c) 
Page _1 of 3 

DATE: April 14.2016 
(enter date affidavit is notarized) ^ 

for Application No. (s): PCA/CDPA 2002-HM-043-02 
(enter County-assigned application number (s)) 

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

(7) Hunton & Williams LLP (Continued) 
1751 Pinnacle Drive, Suite 1700 
McLean, VA 22102 

(check if applicable) [V] 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) 

Heather Archer Eastep Douglas S. Granger Laura Ellen Jones 
Maya M. Eckstein Laurie A. Grasso Dan J. Jordanger 
W. Jeffery Edwards J. William Gray, Jr. Roland Juarez (nmi) 

• Marvin W. Ehrlich Robert J. Grey, Jr. Thomas R. Julin 
John C. Eichman Greta T.Griffith Andrew Kamensky (nmi) 
TaraL. Elgie Brett L. Gross David A. Kelly 
Emmett N. Ellis Steven M. Haas Douglas W. Kenyon 
Edward W. Elmore, Jr. Brian L. Hager Michael C. Kerrigan 
Frank E. Emory, Jr. Robert J. Hahn Ryan T. Ketchum 
Juan C. Enjamio Jarrett L. Hale Scott H. Kimpel 
Phillip J. Eskenazi Leslie S. Hansen Robert A. King 
Joseph P. Esposito Eric J. Hanson Edward B. Koehler 
Kelly L. Faglioni Jason W. Harbour Torsten M. Kracht 
Susan S. Failla Jeffrey L. Harvey Christopher G. Kulp 
Eric H. Feiler John D. Hawkins David Craig Landin 
Kevin C. Felz Rudene Mercer Haynes Gregory F. Lang 
Lindsay H. Ferguson Timothy J. Heaphy Kurt G. Larkin 
Edward F. Fernandes Mark S. Hedberg Andrew W. Lawrence 
Norman W. Fichthorn Gregory G. Hesse Corey A. Lee 
Andrea Bear Field E. Perry Hicks L. Steven Leshin 
Kevin J. Finto David A. Higbee Brent A. Lewis 
Melanie Fitzgerald (nmi) Thomas Y. Hiner Catherine D. Little 
Michael F. Fitzpatrick, Jr. D. Bruce Hoffman David C. Lonergan 
Robert N. Flowers Robert E. Hogfoss Nash E. Long, III 
Aaron M. Flynn John R. Holzgraefe Kirk A. Lovric 
William M. Flynn Cecelia Philipps Horner David S. Lowman, Jr. 
Lauren E. Freeman • David B. Horner Kimberly C. MacLeod 
Steven C. Friend George C. Howell, III Michael J. Madden, Jr. 
Edward J. Fuhr Kevin F. Hull Tyler Maddry (nmi) 
Charles A. Gall Jamie Zysk Isani Manuel E. Maisog 
Daniel C. Garner Judith H. Itkin Rori H. Malech 
Douglas M. Garrou Makram B. Jaber Alan J. Marcuis 
Kevin M. Georgerian Timothy L. Jacobs Brian R. Marek 
John T. Gerhart, Jr. Lori Elliott Jarvis Fernando Margarit (nmi) 
Andrew G. Geyer Matthew D. Jenkins Laura C. Marshall 
Jeffrey W. Giese Harry M. Johnson, III Jeffrey N. Martin 
Neil K. Oilman Robert M. Johnson John S. Martin 
C. Christopher Giragosian James A. Jones, III J. Michael Martinez de Andino 

• Ryan A. Glasgow Kevin W. Jones Walfrido J. Martinez 

(check if applicable) K | There is more partnership information and Par. 1(c) is continued further on a 
"Rezoning Attachment to Par. 1 (c)" form. 

• Wt£mxvi«£t-&v\j 
FORM RZA-1 Updated (7/1/06) 



for Application No. (s): 

Rezoning Attachment to Par. 1(c) 

DATE: April 14.2016 
(enter date affidavit is notarized) 

PCA/CDPA 2002-HM-043-02 

Page 2 of 3 

|332f?z*_ 

(enter County-assigned application number (s)) 

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

(7) Hunton & Williams LLP (Continued) 
1751 Pinnacle Drive, Suite 1700 
McLean, VA 22102 

(check if applicable) [V] 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) 

Laurie Uustal Mathews J. Steven Patterson Michael R. Shebelskie 
John Gary Maynard, III Djordje Petkoski (nmi) Ryan A. Shores 
William H. McBride Ryan P. Phair George P. Sibley, III 
Michael C. McCann James M. Pinna Donald F. Simone 
T. Allen McConnell Eric R. Pogue Aaron P. Simpson 
Janet Sadler McCrae Laurence H. Posorske Jo Anne E. Sirgado 
Alexander G. McGeoch Kurtis A. Powell Laurence E. Skinner 
John C. McGranahan, Jr. Lewis F. Powell, III Caryl Greenberg Smith 
Gustavo J. Membiela Robert T. Quackenboss John R. ("J. R.") Smith 
Uriel A. Mendieta John Jay Range Yisun Song (nmi) 
Mark W. Menezes Robert S. Rausch Lisa J. Sotto 
Peter J. Mignone Baker R. Rector Joseph C. Stanko, Jr. 
Patrick E. Mitchell Shawn Patrick Regan Todd M. Stenerson 
Jack A. Molenkamp Sona Rewari (nmi) John J. Stenger 
T. Justin Moore, III Thomas A. Rice Gregory N. Stillman 
Thurston R. Moore Michael P. Richman Brian J. Tanenbaum 
Ann Marie Mortimer Jennings G. ("J. G.") Ritter, II Andrew J. Tapscott 
Jay B. Mower Kathy E. B. Robb Robert M. Tata 
Michael J. Mueller Daryl B. Robertson Eric Jon Taylor 
Eric J. Murdock Gregory B. Robertson W. Lake Taylor, Jr. 
Ted J. Murphy Patrick L. Robson Wendell L. Taylor 
Thomas P. Murphy Robert M. Rolfe Andrew S. V. Thomas 
David A. Mustone Ronald D. Rosener John Charles Thomas 
James P. Naughton • Adam J. Rosser Gary E. Thompson 
Wim Nauwelaerts (nmi) Brent A. Rosser Paul M. Tiao 
Eric J. Nedell William L. S. Rowe B. Cary Tolley, III 
Michael Nedzbala (nmi) Marguerite R. ("Rita") Ruby John R. R. Tormey 
William L. Newton Stephen M. Sayers Bridget C. Treacy 
Lonnie D. Nunley, III Arthur E. Schmalz Andrew J. Turner 
Michael A. Oakes Gregory J. Schmitt Daniel E. Uyesato 
Peter K. O'Brien John R. Schneider Emily Burkhardt Vicente 
John T. O'Connor Howard E. Schreiber Daniel G. Vivarelli, Jr. 
Cecilia Y. Oh Jeffrey P. Schroeder Mark R. Vowell 
Leslie A. Okinaka Carl F. Schwartz Amanda L. Wait 
John D. O'Neill, Jr. Matthew A. Scoville • Richard L. Warren 
Brian V. Otero P. Watson Seaman William L. Wehrum 
Raj Pande (nmi) James S. Seevers, Jr. Peter G. Weinstock 
Randall S. Parks Douglass P. Selby Malcolm C. Weiss 
Peter S. Partee, Sr. Joel R. Sharp Kevin J. White 

(check if applicable) [V] There is more partnership information and Par. 1(c) is continued further on 
"Rezoning Attachment to Par. 1(c)" fonn. 
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for Application No. (s): 

Rezoning Attachment to Par. 1(c) 

DATE: April 14,2016 
(enter date affidavit is notarized) 

PCA/CDPA 2002-HM-043 -02 

Page _3 of _3_ 

IZS&IZa. 

(enter County-assigned application number (s)) 

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

(7) Hunton & Williams LLP (Continued) 
1751 Pinnacle Drive, Suite 1700 
McLean, VA 22102 

(check if applicable) The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE 
General Partner, Limited Partner, 

Amy McDaniel Williams 
• Evan C. Williams 

Holly H. Williamson 
Susan F. Wiltsie 
Allison D. Wood 
David C. Wright 
Richard L. Wyatt, Jr. 
David R. Yates 
Manida Zinmerman (nmi) 

PARTNERS: (enter first name, middle initial, last name, and title, e.g., 
or General and Limited Partner) 

• FORMER PARTNERS: 

Robert A. Acosta-Lewis 
Sheldon T. Bradshaw 
Jean Gordon Carter 
Charles D. Case 
S. Gregory Cope 
John D. Epps 
David S. Freed 
Richard D. Gary 
Christopher C. Green 
Ronald M. Hanson 
•Daniel M. LeBey 
Bradley T. Lennie^ 

•Christopher Mangin, Jr. (nmi) 
Gary C. Messplay 
•Robert Dean Pope 
Katherine E. Ramsey^ 
Belynda B. Reckx 

D. Alan Rudlin 
Mary Nash K. Rusher 
D. Kyle Sampson 
Yeongyo Anna Suh 
Julie I. Ungerman 
Mark C. Van Deusen 

.Mitchell G. Williams 

(check if applicable) There is more partnership infonnation and Par. 
"Rezoning Attachment to Par. 1 (c)" form. 

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

1(c) is continued further on a 



REZONING AFFIDAVIT 
Page Four 

DATE: April 14,2016 
(enter date affidavit is notarized) 

for Application No. (s): PCA/CDPA 2002-HM-043-02 
(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: 

[>f] Other than the names listed in Paragraphs 1(a), 1(b), and 1(c) above, no individual owns in the 
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the 
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of 
his or her immediate household owns or has any financial interest in the subject land either 
individually, by ownership of stock in a corporation owning such land, or through an interest in a 
partnership owning such land. 

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on the line below.) 

NONE. 

(check if applicable) [ ] There are more interests to be listed and Par. 2 is continued on a 
"Rezoning Attachment to Par. 2" form. 

FORM RZA-1 Updated (7/1/06) 
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REZONING AFFIDAVIT 
Page Five 

DATE: April 14,2016 
(enter date affidavit is notarized) 

for Application No. (s): PCA/CDPA 2002-HM-043-02 
(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.) 

• Jeffrey J. Fairfield, Manager and Agent for the Applicant, has contributed in excess of $100.00 each to Supervisor Foust and to 
Supervisor Bulova. 
John C. McGranahan, Jr., Francis A. McDermott and Thomas P. Murphy, all of Hunton & Williams LLP, have each made 
contributions in excess of $100 to Supervisor Cook. 

(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. 

Ig 

WITNESS the following signature: 

(check one) [ ] Applicant [V] Applicant's Authorized Agent 

Jeffrey J. Fairfield/Co-Manager and Agent for Applicant 
(type or print first name, middle initial, last name, and title of signee) 

Subscribed and sworn to before me this day of (j3xrif 20 , in the Stafe>'yan?|rj. + A,, 
of 7̂̂ iP/h/4Si , County/City of ' • <:V\ 

it eA 
— - > - - m ; b >• 
Notary Public " ^ -J ' & "v 

My commission expires: *'* 
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County of Fairfax, Virginia
To protect and enrich the quality of life for the people, neighborhoods and diverse communities of Fairfax County

February 3, 2006

Martin D. Walsh, Esquire
Walsh, Colucci, Lubeley, Emrich & Terpak, PC
2200 Clarendon Boulevard, 13`h Floor
Arlington, Virginia 22201-3359

RE: Rezoning Application Number RZ 2002-HM-043
(Concurrent with PCA 79-C-037-05 and SE 2002-HM-046)

Dear Mr. Walsh:

Required funds having been paid by the applicant in accordance with the procedures
established by the Board of Supervisors for rezoning of commercial or industrial land within
the Route 28 Tax District to residential use, enclosed you will find a copy of an Ordinance
adopted by the Board of Supervisors at a regular meeting held on December 5, 2005, granting,
as proffered, effective February 3, 2006, Rezoning Application Number RZ 2002-HM-043 in
the name of L. Farnum Johnson, Jr. and Jeffrey J. Fairfield, Managing Co-Trustees of the Ruth
C. Launders Marital Trust, David I. Meiselman and Winifred C. Meiselman, Trustees, and
Meiselman Family LLC, from the R-1 and 1-4 Districts to the PDC District, subject to the
proffers dated December 5, 2005, located west of Centreville Road and north and south of
Sunrise Valley Drive, (Tax Map 16-3 ((1)) 4B, 4C, 5, and 5A; 16-3 ((1)) 39A [previously
known as 16-3 ((1)) 4 and 39]) in the Hunter Mill District.

The Conceptual Development Plan was approved as part of the Board's approval of RZ 2002-
HM-043, the Planning Commission having previously approved Final Development Plan
Application FDP 2002-HM-043, subject to the FDP conditions dated November 9, 2005, and
subject to the Board's approval of RZ 2002-HM-043.

The Board also:

• Approved Resource Area Encroachment Plan 1504-WRPA-001-1,
subject to the development conditions dated November 30, 2005.

• Waived the service drive requirement along the Dulles Airport Toll
Access Road..

Office of Clerk to the Board of Supervisors
12000 Government Center Parkway, Suite 533

Fairfax, Virginia 22035

Phone: 703-324-3151 ♦ Fax: 703-324-3926 ♦ TTY: 703-324-3903
Email: clerktothebos@fairfaxcounty.gov

h ttp: //www.fairfaxcounty.gov/bosclerk
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RZ 2002-HM-043
February 3, 2006

-2-

• Waived the 600-foot maximum length for.private street.

• Modified the loading space requirement.

• Modified the major paved trail requirement along Centreville Road to
permit the trail location depicted on the CDP/FDP.

• Waived the on-road bike lane on Centreville Road.

• Modified the use limitation for the PDC District to permit the gross
floor area of residential uses secondary use to exceed 50 percent of the
principal uses, excluding affordable dwelling units and bonus market
rate units.

Sincerely,

Nancy Ve
Clerk to the Board of Supervisors

NV/det/ns

cc: Chairman Gerald E. Connolly
Supervisor Catherine M. Hudgins, Hunter Mill District
Janet Coldsmith, Director, Real Estate Div., Dept. of Tax Admin.
Barbara A. Byron, Director, Zoning Evaluation Div., DPZ
Leslie B. Johnson, Deputy Zoning Administrator/Zoning Permit Review
Thomas Conry, Dept. Mgr. - GIS - Mapping/Overlay
Angela K. Rodeheaver, Section Chief, Trnsprt'n. Planning Div.
Charles Strunk, Project Planning Section, Dept. of Transportation
Audrey Clark, Director - Building Plan Review DPWES
Michelle A. Brickner, Director, Deputy Director, DPWES
Ken Williams,Plans & Document Control, ESRD, DPWES
Deloris Harris, DPWES
Department of Highways - VDOT
Sandy Stallman, Park Planning Branch Mgr., FCPA
Gordon Goodlett, Development Officer, DHCD/Design Development Div.
District Planning Commissioner
Barbara J. Lippa, Executive Director, Planning Commission
Jose Comayagua, Director, Facilities Management
Gary Chevalier, Office of Capital Facilities/Ffx. Cnty. Public Schools



PROFFERS

RZ 2002-HM-043

December 5, 2005

Pursuant to Section 15.2-2303(a), Code of Virginia, 1950 as amended, and upon the
express condition that the Board of Supervisors approve rezoning, special exception, Resource
Protection Area Exception and related applications to permit the development under the PDC
zoning district , in substantial conformity with the proposed Conceptual Development Plan/Final
Development Plan ("CDP/FDP") in RZ/FDP 2002-HM-043, of property identified as parcel
numbers 16-3 ((1)) 4B, 4C, 5, 5A and 39A (formerly parcels 4 and 39) on the Fairfax County
Tax Map (hereinafter referred to as the "Property"), L. Farnum Johnson , Jr., and Jeffrey J.
Fairfield, Managing Co-Trustees of the Ruth C. Launders Marital Trust, David I. Meiselman and
Winifred C. Meiselman, Co-Trustees of the David I. Meiselman Revocable Trust and the
Winifred Charm Meiselman Revocable Trust, and the Meiselman Family, LLC, (hereinafter
collectively referred to as "the Applicant") in RZJFDP 2002-HM-043 proffer for themselves, and
their successors and assigns , the following conditions. In the event the foregoing rezoning and
related applications are approved, then any previous proffers for the Property are hereby deemed
null and void and hereafter shall have no effect on the Property.

1. Development Plan. Development of the Property shall be in substantial conformance
with the CDP/FDP prepared by Patton, Harris, Rust & Associates , P.C., consisting of 27
sheets dated June 3, 2002 revised through October 28, 2005, which CDP/FDP proposes a
maximum gross floor area of 2,233,600, including gross square footage associated with
Affordable Dwelling Units ("ADUs") and associated bonus units. The Property is
divided into six (6) land bays, identified as Land Bays A, B, C, D, E-F and G.

2. Uses. The following Principal and Secondary Uses may be permitted within the
buildings as shown on the CDP/FDP:

A. Accessory uses and accessory service uses.
B. Business service and supply service establishments.
C. Eating establishments, including outdoor seating.
D. Establishments for scientific research, development and training where assembly,

integration and testing of products in a completely enclosed building are
incidental to the principal use of scientific research, development and training.
Fast food restaurants, only if located within the same structure as other principal
or secondary uses and not to include a drive-through.

F. Financial institutions, not to include a drive-through bank.
G. Health clubs.
H. Institutional uses.
1. Medical offices.
J. Personal service establishments.
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K. Offices.
L. Private clubs and public benefit associations.
M. Public uses.
N. Quick service food stores.
0. Repair service establishments
P.. Retail sales establishments with the limitation that only one tenant may occupy

retail space greater than 40,000 square feet in size.
Q. Exposition halls and facilities to house cultural or civic events.
R. Bank teller machines.
S. Multi-family dwellings.
T. Hotels.
U. Private schools of general education and/or special education.
V. Colleges and/or universities, excluding establishments greater than 50,000 square

feet in size.

Additional Principal and Secondary uses not listed above may be permitted with the
approval of a Final Development Plan Amendment (FDPA) or Special Exception (SE).
A Proffered Condition Amendment (PCA) application may not be required so long as the
layout is in substantial conformance with the CDP/FDP.

3. CDP Elements. Notwithstanding that the CDP/FDP is the subject of Proffer 1 above, it
shall be understood that the CDP shall be the entire plan relative to the location of access,
the maximum square footage , the amount of open space , the general location and
arrangement of the buildings , uses, and parking garages , and the peripheral setbacks. The
Applicant shall have the option to request a FDPA for elements other than the CDP
elements from the Planning Commission for all of or a portion of the CDP/FDP in
accordance with the provisions set forth in Section 16-402 of the Zoning Ordinance, if in
conformance with the approved CDP and proffers.

4. Minor Modifications. Pursuant to Paragraph 4 of Section 16-403 of the Zoning
Ordinance, minor modifications from the FDP may be permitted as determined by the
Zoning Administrator. The Applicant shall have the flexibility to modify the layouts
shown without requiring approval of an amended FDP provided such changes are in
substantial conformance with the FDP as determined by the Zoning Administrator.

5. Alterations. The Applicant reserves the right to alter building footprint sizes, modify

landscape plazas , adjust pedestrian and vehicular circulation areas, and/or adjust gross
square footage among one or more buildings located in the same land bay, provided that
the total gross floor area for all land bays does not exceed 2,233,600, the maximum gross
square footage of each land bay as shown on Sheet 2 of the CDP/FDP does not increase;
the minimum open space, level of amenities, and peripheral dimensions to lot lines are
not reduced; and the changes do not result in a building elevation which is either higher
or lower than the range of stories indicated on Sheet 2 of the CDP/FDP.
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6. Centreville Road.

A. The Applicant has previously dedicated to the Board of Supervisors in fee simple,
all lands necessary for the construction of a southbound half section of Centreville
Road as a six lane divided roadway from and between the intersection of the
eastbound off-ramp of the Dulles Airport Toll Road and Centreville Road and the
intersection of Sunrise Valley Drive, (formerly known as Fox Mill Road) with
Centreville Road, and a right turn/deceleration lane off southbound Centreville
Road onto Sunrise Valley Drive. The applicant in approved PCA C-696-4 has
commenced construction of the road improvements described above per the
design specifications set forth in approved PI site plan # 663-SP-01-2 as revised.
These improvements shall be complete and open for public use, although not
necessarily accepted by the Virginia Department of Transportation (VDOT), prior
to issuance of the first Residential Use Permit (RUP) or Non-Residential Use
Permit (Non-RUP) for the Property. If these improvements are constructed by the
Applicant, the Applicant shall be responsible for gaining acceptance of the road
into the state system.

B. At the time of site plan approval for the first building in Land Bay A, or upon
request, whichever occurs first, the Applicant shall dedicate to the Board of
Supervisors in fee simple approximately 14,216 square feet at the intersection of
the Dulles Airport Access Road and Centreville Road, as shown on the CDP/FDP.
The Applicant shall also construct a right turn lane along Land Bay A's
Centreville Road frontage as shown on the CDP/FDP and as may be approved by
VDOT.

7. Sunrise Valley Drive.

A. The Applicant has previously dedicated to the Board of Supervisors in fee simple
all lands necessary for the construction of 1) an additional left turn/deceleration
lane from Sunrise Valley Drive, (formerly known as Fox Mill Road) onto
Centreville Road at the Sunrise Valley Drive/Centreville Road intersection, and 2)
an additional westbound lane on Sunrise Valley Drive west of the aforesaid
intersection in order to accommodate a free flow right turn movement of traffic
from southbound Centreville Road and westbound Sunrise Valley Drive. The
applicant in approved PCA C-696-4 has commenced construction of the road
improvements described above per the design specifications set forth in approved
PI site plan # 663-SP-O1-2 as revised. These improvements shall be complete and
open for public use, although not necessarily accepted by VDOT, prior to
issuance of the first RUP or Non-RUP for the Property. If these improvements
are constructed by the Applicant, the Applicant shall be responsible for gaining
acceptance of the road into the state system.

B. Subject to VDOT approval, the Applicant shall construct certain street
improvements to Sunrise Valley Drive from the Property' s site access road
westward to the intersection of Sunrise Valley Drive with eastern Dulles
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Technology Drive as depicted on Sheet 20 of the CDP/FDP (the
"Improvements"). The Improvements shall provide for side by side left turn
lanes serving the site access and Dulles Technology Drive . To accomplish this,
Sunrise Valley Drive shall be widened from 70 feet to 76 feet from face of curb to
face of curb, tapering back to a 70 foot section at the intersection of Dulles
Technology Drive as depicted on Sheet 20.

In the event the Improvements may require right-of-way and/or off-site
construction easements from properties identified as Tax Map 16-3 ((1)) 30B and
33A ("the Off-Site Parcels"), the Applicant shall make all reasonable efforts to
acquire these right-of-way and/or off-site construction easements. Requisite right-
of way shall be limited to that shown in the design on Sheet 20, which
accommodates a center median, of variable width but no less than 4 feet in width,
two side by side turn lanes which are each 11 feet in width, two outside through
lanes which are each 12 feet in width, and the remaining through lanes which are
each 11 feet in width as depicted on Sheet 20 of the CDP/FDP. In the event the
Applicant is not able to acquire the right -of way and/or construction easements
necessary to construct the Widening, the Applicant shall submit a written request
to Fairfax County to acquire the right-of-way and/or easements by means of its
condemnation powers. In conjunction with such request, the Applicant shall
forward to the appropriate County agency: (1) plat, plans and profiles showing
the necessary right-of-way and/or easements to be acquired; ( 2) an appraisal,
prepared by an independent appraiser .approved by the County, of the value of the
right-of-way and/or easements to be acquired and of all damages, if any, to the
residue of the Off-Site Parcels; (3) a sixty (60) year title search certificate of the
Off-Site Parcels on which the right-of-way and/or easements are to be acquired;
and (4) cash in an amount equal to appraised value of the right -of way and/or
easements and of all damages to the residue of the Off-Site Parcels. In the event
the owners of the Off-Site Parcels are awarded more than the appraised value of
the right-of-way and/or easements and of the damages to the residue in a
condemnation suit, the Applicant shall pay the amount of the award in excess of
cash amount to the County within fifteen (15) calendar days of said award. It is
understood that the Applicant upon demand shall pay all other costs incurred by
the County in acquiring the right-of-way/easements to the County. Prior to and
during the contemplated condemnation proceedings described above, the
Applicant, its successors and assigns , shall be permitted to submit, process and
receive approval of site plan(s)/subdivision plat(s) and development permits for
other portions of the Application Property as described herein. In the event the
County elects not to condemn the right-of-way/easements, the Applicant shall be
relieved of its obligation to construct the Widening , and instead shall construct a
left turn lane from eastbound Sunrise Valley Drive into the Property's site
entrance within the existing right-of-way without requiring right-of-way and/or
off-site easements, as may be approved by VDOT.

These improvements shall be complete and open for public use, although not
necessarily accepted by VDOT, at such time as site access is constructed to
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Sunrise Valley Drive. However, upon demonstration by the Applicant that
despite diligent efforts taken by the Applicant to implement this proffer, the
improvements have been delayed, the Zoning Administrator may agree to a later
date for completion of the improvements.

C. The Applicant shall provide a channelized entrance to the Property along its
Sunrise Valley Drive frontage . The exact design of the entrance shall be
determined at the time of final site plan approval and shall be subject to VDOT
and FCDOT approval. The Applicant shall complete a warrant study based on site
build-out and if/when warranted, design and install a traffic signal at this
intersection if/when requested by VDOT prior to the issuance of the last Non-
RUP or RUP for the last building on site. In the event such a warrant study and/or
requisite signal is not requested by VDOT prior to the last Non-RUP or RUP for
the last building on-site , then the Applicant' s obligation to this signal is null.

8. Internal Roads . The Applicant shall construct the internal road system in substantial
conformance with the CDP/FDP coincident with the construction of buildings on the
Property. The Applicant shall retain ownership of the streets and roads comprising the,
internal road system as shown on the CDP/FDP as private streets . All private streets
shall be constructed with materials and depth of pavement consistent with public street
standards in accordance with the Public Facilities Manual, as determined by DPWES.
The Applicant and subsequent commercial property owners, and Homeowners
Associations/ Condominium Associations (HOA/COA), or comparable property owners'
associations , shall be responsible for the maintenance of all private streets . Initial
purchasers shall be advised in writing prior to entering into a contract of sale that the
HOA/COAs will be responsible for the maintenance of the private streets. Maintenance
responsibilities shall be included in the HOA/COA documents.

If requested by the Board of Supervisors, the Applicant shall dedicate to the Board of
Supervisors in fee simple, all or such portion of the internal road system as shown on the
CDP/FDP. Nothing in this proffer shall require the internal road system or any of its
component streets or related facilities, as shown on the CDP/FDP to conform to all
VDOT design standards.

9. Intersection Improvements at Centreville Road and Woodland Park Drive. The Applicant
shall design and construct the following improvements at the intersection of Centreville
Road and Woodland Park Drive as depicted on Sheet 20 of the CDP/FDP: (1) a second
left hand turn lane from westbound Woodland Park Drive to southbound Centreville
Road, and (2) a pedestrian island at least 5 feet in width in the median at the location of
the pedestrian crosswalk on Centreville Road created by means of reducing the
southbound through lane widths from 12 feet to 11 feet), and as approved by VDOT. The
Applicant shall further design, construct and install a pedestrian pedestal in the median of
this pedestrian crosswalk to access the pedestrian crossing signal. Nothing in this proffer
shall obligate or require the Applicant to acquire any additional public right-of-way to
construct and install the foregoing improvements.
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10. Traffic Signal Modification. The Applicant shall modify the existing signal at Centreville
Road and Woodland Park Drive to accommodate the fourth approach being constructed
by the Applicant as approved by VDOT. The signal shall provide for pedestrian phases
as approved by VDOT. Said modification shall occur prior to the issuance of the first
RUP or Non-RUP on the Property. However, upon demonstration by the Applicant that
despite diligent efforts taken by the Applicant to implement this proffer, the signal
improvements have been delayed, the Zoning Administrator may agree to a later date for
completion of the improvements.

11. Inter-parcel Access. Coincident with the development of Land Bays A, B and E-F, the
Applicant shall construct road connections up to its western property line to facilitate
future inter-parcel access between the Property and the parcels to the west, as generally
shown on the CDP/FDP. The Applicant shall record a public access easements over
these private roads in a form approved by the County Attorney.

A. Subject to the Applicant's acquisition of the required off-site ingress-egress
easement from the adjacent landowner of Tax Map 16-3 ((1)) 30B, the Applicant
shall, at its sole cost and expense , construct an inter-parcel vehicular connection
to and from the southwestern portion of Land Bay E-F across the western
boundary of the Property in order to connect up with the existing edge of
pavement of the parking lot on the abutting property as shown generally on the
area of Land Bay E-F as shown on the CDP/FDP marked "Interparcel Access".
Such connection shall be constructed at the time of development of Land Bay E-F
subject to acquiring the necessary ingress -egress easement . Nothing in this proffer
shall require the Applicant to purchase or otherwise acquire this off-site easement.
However, the Applicant shall use reasonable efforts to obtain the ingress-egress
easement . If it is unable to acquire the easement , the Applicant shall provide
documentation of its efforts to DPWES. Upon demonstration by the Applicant
that despite diligent efforts the interparcel connection has been delayed, the
Zoning Administrator may agree to a later date for the completion of the
connection.

B. The road located between the community pool and the bio-retention area shall be
built as a three lane section up to the Property's western boundary line coincident
with the first development on Land Bay B, as shown on the CDP/FDP. However,
one lane of the roadway may be marked and used for on-street parking until the
future redevelopment of the adjacent parcel identified as Tax Mapl6-3 ((1))_ 30B
allows extension of this road to align with the existing intersection of Dulles
Technology Drive and Sunrise Valley Drive.

C. In order to provide for the future extension of this private road through Tax Map
16-3 ((1)) 30B, at the time of site plan approval for the road identified in proffer
1 1B, the Applicant shall escrow the cost of constructing a two -lane road from the
Property's western boundary line to Sunrise Valley Drive. The amount of the
escrow shall be determined by DPWES. At the same time , the Applicant shall
escrow the cost of installing a traffic signal at the intersection of this new road
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with Dulles Technology Drive and Sunrise Valley Drive, in. an amount not to
exceed $150,000. If at the time of final bond release, the signal is not warranted,
then the County may use the escrowed monies for other transportation
improvements within Land Unit A of the Dulles Suburban Center.

12. Bus Shelters. The Applicant shall provide two (2) bus shelters on the Property, with the
specific locations to be determined by WMATA/FCDOT. The bus shelters shall be the
typical open type and the installation shall be limited to the concrete pad, the shelter itself
and a trash can. No bus turn outs or special lanes shall be provided by the Applicant.
The Applicant shall provide sidewalk connections as needed to provide an all weather
walking surface to the shelter from the adjoining sidewalk system. If, by the time of site
plan approval for the parcels fronting on Sunrise Valley Drive, WMATA/FCDOT has not
determined the exact location of the bus shelter, the Applicant shall escrow $20 ,000 with
DPWES to be used for a future bus shelter on Sunrise Valley Drive in the immediate area
of the Property or for other transportation related improvements. If, by the time of site
plan approval for the parcels fronting on Centreville Road, WMATA/FCDOT has not
determined the exact location of the bus shelter, the Applicant shall escrow $20,000 with
DPWES to be used for a future bus shelter on Centreville Road in the immediate area of
the Property or for other transportation related improvements. If installed along the
Property's frontage , the bus shelters and trash cans shall be maintained by the Applicant.
These maintenance responsibilities shall be included in all individual or joint Association
documents.

13. • Transportation Demand Management (TDM).

Mass transit (Metrorail and bus), ride-sharing, teleworking, walking, biking , encouraging
synergy among complementary uses and/or other strategies shall be utilized to reduce
vehicle trips during weekday peak hours (generally 6:00 to 9:00 AM and 4:00 to 7:00
PM). The trip reduction objectives based on the proposed phasing of the development on
the Property are as follows:

Phase 1: At build out of Phase 1 with a maximum FAR of .53, peak hour trips generated
by the on-site residential and office uses shall be reduced by a minimum of 20
percent through the internal synergy of complementary uses, use of transit,
TDM marketing, and other means.

Phase 2: At build out of Phase 2 with a maximum FAR of .80, peak hour trips generated
by the on-site residential and office uses shall be reduced by a minimum of 30
percent through the internal synergy of complementary uses , use of transit,
TDM marketing, and other means.

Phase 3: At build out of Phase 3 with a maximum FAR of .97, peak hour trips generated
by the on-site residential and office uses shall be reduced by a minimum of 30
percent through the internal synergy of complementary uses, use of transit,
TDM marketing, and other means.
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For purposes of establishing the TDM baseline, the volume of trips anticipated ' to be
generated by the Property shall be estimated based on the Institute of Transportation
Engineers, 7th edition, Trip Generation rates/equations. On-site retail uses and. public
park uses are exempt and shall not be subject to trip reduction strategies. In the event that
published equations are not available, the average rates shall be utilized.

The Applicant (or assigns) agrees to develop and submit to the Director of the Fairfax
County Department of Transportation (FCDOT), or his designee, a transportation
management plan (TMP) for the site in its entirety within 90 days after approval of the
first site plan submitted for any residential and/or office use on site. The initial TMP
submission shall establish, with County concurrence, measures for each phase of
development, including a protocol for conducting and evaluating trip reductions on-site.
No subsequent site plan or subdivision plan shall be approved until the initial TDM
program is submitted to FCDOT. Respective elements of the TDM program shall be
incorporated within the initial marketing for the Property and shall be in place and
implemented with the initial sales/leasing.

The County shall review said plan and provide comments back to the Applicant within 60
days upon receipt, or such longer time as may be agreed to by the FCDOT and the TDM
Coordinator. The Applicant or assigns shall notify FCDOT of the date that the TDM
program is implemented.

The transportation management plan shall be developed in accordance with the following
guidelines and strategies and other strategies that may be implemented in coordination
with FCDOT.

A. Participation and Funding

i. The Applicant or assigns shall provide an initial contribution of $125,000
to establish and maintain a fund to support the development,
implementation, and evaluation of a TDM program for all of the Property.
In the event this initial contribution occurs more than five (5) years after
the date of the rezoning approval, this amount shall be increased, from the
fifth anniversary of the date of approval of this rezoning application to the
date of such contribution by the Marshall and Swift Building Cost Index.
Funds in this account shall be used solely to support the TDM program.

The property owners association(s) shall be responsible for providing on-
going funding of TDM programs at a minimum of $50,000 per year during
Phase 1, $80,000 per year during Phase 2, and $100,000 per year during
and following Phase 3. In the event such funding occurs more than five (5)
years after the date of the rezoning approval, such amounts shall be
increased from the fifth anniversary of the date of approval of this
rezoning application to the date of such funding, by the Marshall and
Swift Building Cost index.
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ii. All property owners, residents, tenants, and employers of the Property
shall be advised of the TDM program and informed of their funding
obligations pursuant to this proffer prior to purchase of units. The
requirement for an annual contribution to the TDM program fund shall be
included in all purchase documents and within any individual and/or joint
Association documents.

iii. The. Applicant, and assigns when appropriate, shall enroll as Commuter
Connections members, as well in the Metropolitan Washington Council of
Governments (MWCOG) Clean Air Partner Program and encourage
individual employers/tenants to do so.

B. Elements and Strategies. The nature and design of the TDM program shall be
fluid and subject to modification as may be appropriate as additional unit types
and land uses are completed or community transportation circumstances evolve.
However, the following elements may be included in the initial and all subsequent
TDM programs, subject to FCDOT staff approval:

i. Transportation coordination duties shall be carried out by one or more
designated property managers or transportation management coordinators
("TDM Coordinators") whose primary responsibility shall be to
implement the TDM program and to advise all residents, tenants,
employers, and employees of the availability and location of the TDM
Coordinator and program at least once a year. The transportation
management position may be part of other duties assigned to the
individual;

ii. The TDM Coordinator shall be located in a centralized common space that
is easily accessible to all residents and employees and guests of the
Property; cost of the space shall not accrue to the TDM program;

iii. Information regarding Metrorail, Metrobus, Fairfax Connector,
ridesharing, and other relevant transit options shall be disseminated in all
initial sale/lease/tenant packages;

iv. Membership in the Dulles Area Transportation Association (DATA), a
recognized commonwealth public-private transportation management
association.

V. A website shall be designed and established to provide information
regarding the TDM strategies, transit and ridesharing options, with links
provided to relevant County and regional TDM resources.

vi. Metro maps, schedules, transit marketing materials, ridesharing and other
relevant transit option information shall be made available to occupants of
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each residential and office building by placing such materials in a
common area of each such building;

vii. Office buildings shall contain high capacity , high bandwidth
communication lines . Building management shall encourage individual
employers/tenants to provide employees with access to their networks via
such lines;

viii. All residential units shall be pre-wired with broadband , high capacity
data/network connections in multiple rooms, in addition to standard phone
lines . All high-rise residential buildings (over 4 stories) shall provide in-
building antennae systems to support wireless systems;

ix. At least one on-site business center (including at a minimum access to a
copier, fax and internet services ) shall be made available and open to all
residents of the Property who choose to work from home.

X. At the time of initial lease up/sales, SmarTrip cards and/or other fare
media shall be provided in the amount of $10.00 for free to employees of
all tenants signing leases and to all residential lessees, and $ 100.00 per
unit shall be provided to residential purchasers at settlement.

xi. A voluntary car pool/van pool programs shall be established for
employees and residents with the program under the direction of the TDM
Coordinator;

xii. Preferential parking spaces for carpools /vanpools and hybrid vehicles shall .
be provided throughout the Property;

xiii . Amenities for bicyclists and walkers including conveniently located
bicycle racks , showers and lockers shall be provided in all office buildings
as well as bicycle racks at each of the multi-family residential buildings.

xiv. Shuttle service during weekday morning and evening peak periods shall be
provided to the Herndon-Monroe Park and Ride Facility and subsequently
to the Weihle Avenue Metrorail Transit Station and the Herndon -Monroe
Transit Station or Route 28 Transit Station as outlined in Proffer 15B
below.

C. Performance and Monitoring. As residents/tenants move into the new community
and bi-annually thereafter, the effectiveness of the TDM/internal synergy program
shall be evaluated using County supervised surveys and traffic counts to be.
conducted on a regular basis as established with the TDM Coordinator in
accordance with the reporting protocols established under the terms of this
proffer.
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L The surveys shall include, but not be limited to, mid-week traffic counts
conducted at those on- and/or off-site locations as may be necessary in
order to accurately determine the volume of trips generated by the on-site
uses, excluding public park uses. The location of counts shall be.
determined in coordination with FCDOT staff. Traffic counts shall not be
conducted during weeks which include, precede or follow a state or
federal holiday or when Fairfax County public schools are not in session.

ii. Required TDM evaluation' submissions shall at a minimum consist of
traffic counts, (methodology, location, times , etc. to be coordinated and
approved by FCDOT) and a listing of the TDM measures in use. Other
evaluation measures such as resident/tenant surveys, sales of Metrochecks,
or other measures may be included in the TDM evaluation submission.

iii. Within two months following each survey deadline , the Applicant or
assigns shall submit to FCDOT the results of the analyses conducted of
residents , visitors , tenants, and employees of the Property in order to
determine their travel characteristics and whether the required reduction in
trips has been achieved. The deadline may be extended at the discretion of
the FCDOT if seasonal traffic fluctuations would adversely affect the
quality of the data collection process. Surveys shall be conducted
beginning 12 months after the issuance of the first Non-RUP or 100th RUP
issued for the Property whichever first occurs and bi-annually thereafter.

iv. If the TDM/internal synergy evaluation submissions show that the trip
reduction objectives are being met, then the Applicant shall proceed with
the TDM strategies as implemented. In the event such objectives have not
been met, then the Applicant shall meet with FCDOT to review the
strategies in place and to develop modifications to the TDM strategies that
will facilitate meeting the trip reduction objectives. Within 60 days
following such meeting, the Applicant shall submit an updated
TDM/intemal synergy program to FCDOT for its review and approval.
FCDOT shall respond with any comments to the Applicant within 60 days.
If no response is provided within such time, the Applicant's updated
TDM/internal synergy program shall be deemed approved.

D. Penalties and Incentives. If the transportation surveys indicate that a reduction of
trips by 30% during peak hours has not occurred at the build out of Phase 2 and
/or during Phase 3, $100 per residential dwelling unit and $.10 per occupied
square footage of commercial office use shall be contributed annually to the
transportation demand management fund established for the Property for further
refinement/incentives until such time as the reduction has occurred.

14. Density Credit. Density credit shall be reserved as may be permitted by the provisions of
Paragraph 4 of Section 2-308 of the Fairfax County Zoning Ordinance for all eligible
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dedications described herein or as may be required by Fairfax County or VDOT at time
of site plan approval.

15. Phasing.

A. No more than 300 residential use permits ("RUPs") shall be issued . for the

Property until a minimum of 200,000 square feet of non-residential uses (which
may include office, retail and/or hotel uses) have been constructed or are under
construction. No more than 550 residential use permits ("RUPs") shall be issued
for the Property until an additional 150,000 square feet (for a total of 350,000
square feet) of non-residential uses (which may include office, retail and/or hotel
uses) have been constructed or are under construction and the Applicant
implements a shuttle service from the Property to the Herndon Monroe Park and
Ride Facility during non-holiday, weekday (Monday through Friday) morning and
evening peak periods (6:00 AM to 9:00 AM and 4:00 PM to 7:00 PM). For the
purposes of this proffer, "under construction" shall be defined as having
completed four levels of columns and beams, or if the building is less than four
(4) levels, all levels of the columns and beams necessary for its construction.
During phasing of development, the Applicant reserves the right to provide
surface parking spaces to be located in land bays or building footprints yet to be
developed, in lieu of structured parking spaces, as long as the number of such
spaces is otherwise in conformity with the CDP and all other applicable
requirements.

B. Until such time as either 1) Metro rail service is operational at the Wiehle Avenue
Transit Station and a shuttle is provided from the Property to the transit station
during non-holiday, weekday (Monday through Friday) morning and evening
peak periods (6:00 AM to 9:00 AM and 4:00 PM to 7:00 PM)., or 2) the inter-
parcel road from the Property west to Sunrise Valley Drive as described in Proffer
11C is operational and open to traffic, development on the Property shall be
limited to a gross floor area of 1,335,000 square feet or an FAR of .57, of which
there shall be no more than 163,000 gross floor area of retail and restaurant uses.
However, in no event shall development of the Property exceed an FAR of .57
prior to January 1, 2011.

C. Until such time as Metro rail service is operational at either the Hemdon/Monroe
Street Transit Station or the Route 28 Transit Station, and a shuttle is provided
from the Property to either such transit station during non-holiday, weekday
(Monday through Friday) morning and evening peak periods (6:00 AM to 9:00
AM and 4:00 PM to 7:00 PM), development on the Property shall be limited to a
gross floor area of 1,875,000 square feet or an FAR of .80.

16. Site Amenities. Site amenities shall include:

A. A clubhouse/swimming pool/recreation complex in Land Bay B as conceptually
shown on Sheet 12.



PROFFERS
RZ 2002-HM-043
Page 13

B. Roof top recreational amenities on Buildings D-1 and D-4 as conceptually shown
on the CDP/FDP.

C. Landscaped residential courtyards and open space features as conceptually shown
on Sheets 10, 11, 12, and 14.

D. Enhanced plazas and entry zones for office and hotel uses as conceptually shown
on Sheet 10.

E. Wetland amenities south of Sunrise Valley Drive, including boardwalks ,. nature
trails, a gazebo, butterfly garden and interpretative stations as generally shown on
Sheet 17.

F. Extensive streetscaping with specialty sidewalks, street trees with understory
plantings, street lighting and furnishings, as conceptually illustrated on Sheets 9,
11, 13, and 16.

Construction of these site amenities shall be phased with the development of the
Property. Construction of the clubhouse/swimming pool/recreation complex in Land Bay
B as conceptually shown on Sheet 12 shall not be required until more than 375 RUPs
have been issued for dwelling units on the Property.

17. Landscape Plan. A landscape plan shall be submitted as part of the site plan(s) and shall
be coordinated with and approved by Urban Forest Management. This plan shall be in
substantial conformance with the landscape concepts plan as to quantity and quality of
plantings, and in general conformance with the location of plantings as shown on Sheet 5.
Location of plantings may be modified based on utility location, sight distance
easements , and final engineering details as approved by the Urban Forester.

18. Tree Preservation.

A. The Applicant shall submit a tree preservation plan as part of the first and all
subsequent site plan submissions for Land Bays showing tree preservation on
FDP. The preservation plan shall be prepared by a professional with experience in
the preparation of tree preservation plans, such as a certified arborist or landscape
architect, and reviewed and approved by Urban Forest Management. The tree
preservation plan shall consist of a tree survey that includes the location, species,
size, crown spread and condition rating percentage of all trees ten (10) inches in
diameter and greater within twenty (20) feet of either side of the limits of clearing
and grading. The condition analysis ratings shall be prepared using methods
outlined in the latest edition of the Guide for Plant Appraisal published by the
International Society of Arboriculture. Specific tree preservation activities that
will maximize the survivability of trees identified to be preserved, such as: crown
pruning, root pruning, mulching, fertilization, and other techniques as necessary,
shall be included in the plan.



PROFFERS
RZ 2002-HM-043
Page 14

B. The trees designated to be saved shall be protected by chain link fencing, a
minimum of four (4) feet in height attached to 6 foot steel posts driven 18 inches
into the ground and placed no further than 10 feet apart, placed at the dripline of
the trees. The fencing shall be installed prior to any work being conducted on the
site, including demolition of existing structures and shall remain at all times
during construction. Bilingual signage affirming restricted access shall be
provided on the temporary fence highly visible to construction personnel. The
landscape architect contracted by the Applicant shall monitor the construction of
the proposed development to ensure consistency with the landscape/tree
preservation plan. Three days prior to commencement of any clearing, grading,
or demolition activities, Urban Forest Management shall be notified and given the
opportunity to inspect the site to assure that all tree preservation devices have
been correctly installed.

C. If as a result of final engineering , the areas designated as tree save areas on the
CDP/FDP are modified or cannot be preserved, equivalent tree save areas or
equivalent landscaped areas shall be substituted on the Property , as determined by
Urban Forest Management.

19. Architectural Design . Building materials shall include one or more of the following:
masonry , stone , pre-cast concrete, metal panels, cementitious siding , exterior finishing
and insulating system , and glass . The architectural styles shall be in keeping with the
general character of those depicted on Sheet 7. The Applicant reserves the right to refine
the elevations as a result of final architectural design, so long as the character and quality
of design remains consistent with those shown.

20. Noise Attenuation. Polysonics Corp. has prepared a Traffic Noise Analysis of the
Property dated January 20, 2005. This report provides an analysis of noise impacts
associated with the Dulles Airport Access Road and Centreville Road. The Applicant
shall submit the report to DPWES with submission of the site plans. Based on the
findings of that report, the Applicant shall provide the following noise attenuation
measures:

A. Residential Noise Attenuation and Notification

(i) In order to reduce interior noise to a level of approximately 45 dBA Ldn,
units in Residential Buildings B-2, C-4, D-2, and D-4 which are projected
to be impacted by highway noise levels above 65 dBA Ldn, shall be
constructed with the following acoustical measures:

Exterior walls should have a laboratory sound transmission class (STC)
rating of at least 39. Doors and glazing shall have a laboratory STC rating
of at least 28 unless glazing constitutes more than 20% of any facade
exposed to noise levels above Ldn 65 dBA. If glazing constitutes more
than 20% of an exposed facade, then the glazing shall have a STC rating
of at least 39. All surfaces should be sealed and caulked in accordance
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with methods approved by the American Society for Testing and Materials
(ASTM) to minimize sound transmission. Any units requiring mitigation
shall be identified on the site plan.

(ii) Prior to the issuance of building permits, alternative interior noise
attenuation measures may be provided subject to the implementation of a
refined . ; noise study as ; : reviewed and: approved by DPWES after
consultation with the Department of Planning and Zoning.

(iii) Tenants or initial purchasers of the residential dwellings on the Property
shall be advised in writing prior to entering into a lease or contract of sale
that the Property is in close proximity to Dulles Airport and as such may
be subject to airport-related noise. Homeowners' Association documents
shall state that the dwelling units are in close proximity to Dulles Airport
and may be subject to airport related noise.

B. Hotel Noise Attenuation

(i) In order to reduce interior noise to a level of approximately 45 dBA Ldn,
facades of Hotel Building A-3 which are projected to be impacted by
highway noise having levels above 70 dBA Ldn, shall be constructed with
the following acoustical measures:

Exterior walls should have a laboratory sound transmission class (STC)
rating of at least 45. Glaring shall have .a laboratory STC,rating of at least
37 unless, glazing constitutes more than 20% of any facade exposed to
noise levels above 70 dBA Ldn. If glazing constitutes more than 20% of
an exposed facade , then a building shell analysis will be performed to
determine modifications needed . to ensure recommended interior noise
levels. Doors shall have a laboratory STC rating of at least 28. 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. Any facades requiring mitigation shall be
identified. on the site plan.

(ii) Prior to the issuance of building permits, alternative interior noise
attenuation measures may be provided subject to the implementation of a
refined noise study as reviewed and approved by DPWES after
consultation with the Department of Planning and Zoning.

C. Office Noise Attenuation

(i) In order to reduce interior noise to a level of approximately 50 dBA Ldn,
facades. of Office Buildings A-l, A-2, A-4 and A-6 which are projected to
be impacted by highway noise having levels above 70 dBA Ldn, shall be
constructed with the following acoustical measures:
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Exterior walls should have a laboratory sound transmission class (STC)

rating of at least 39. Windows and glazing shall have a laboratory STC

rating of at least 34, unless glazing constitutes more than 20% of any
facade exposed to noise levels above 70 dBA Ldn. If glazing constitutes
more than 20% of an exposed facade, then a building shell analysis will be
performed to determine. modifications needed to ensure recommended
interior noise levels . Doors shall have a laboratory STC rating of at least
28. 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 . Any facades requiring mitigation shall be
identified on the site plan.

(ii) Prior to the issuance of building permits , alternative interior noise
attenuation measures may be provided subject to the implementation of a
refined , noise study as . reviewed and approved by DPWES after
consultation with the Department of Planning and Zoning

21. FAA Approval. The Applicants shall obtain FAA approval for the height of the buildings
prior to site plan approval . If FAA approval is not received, the Applicants shall lower
the height of the building to that approved by the FAA.

22. Sidewalks . Sidewalks shall be provided throughout the interior of the Property
connecting the various buildings and garages as generally shown on Sheet 4 of the
CDP/FDP . Delineated pedestrian crossings shall be provided at the main entrance to the
Property at Centreville Road , and at the entrance to the Property at Sunrise Valley Drive.
In addition, delineated pedestrian crossings shall be provided at major street intersections
within the interior of the Property as shown on the CDP/FDP.

23. Li hting . All outdoor lighting fixtures shall be in accordance with the Performance
Standards contained in Part 9 (Outdoor Lighting Standards) of Article 14 of the Zoning
Ordinance . Fixtures used to illuminate streets, parking areas and walkways shall not
exceed twenty (20) feet in height, shall be of low intensity design and shall utilize full
cut-off fixtures which shall focus directly on the Property . All upper level parking deck
lighting fixtures shall not exceed a height of fifteen ( 15) feet . All lighting fixtures shall
be measured from finished grade to the top of the fixture.

24. Recreational Facilities. The Applicant shall comply with Paragraph 2 of Section 6-110 of
the Zoning Ordinance regarding developed recreational facilities . for the residential uses.
The Applicant proffers the minimum expenditure for the recreational facilities shall be
$955.00 per Non-ADU residential unit . The Applicant shall receive credit for the on-site
recreational facilities which shall include , but not be limited to , swimming pools and a
community center with exercise facilities , tot lots and trails . Recreational facilities
depicted on the roof tops of Buildings D-1 and D -4 as shown on the CDP/FDP shall be
provided with the construction of such buildings.
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25. Swimming Pool. All wastewater resulting from the cleaning and draining of any
swimming pool on the Property shall contain a minimum dissolved oxygen concentration
of 4.0 milligrams, per liter prior to discharge. The Applicant shall neutralize pool waters
to a pH from 6.0 to 9.0 prior to discharge. Sufficient amounts of lime or soda ash shall be
added to achieve a pH of approximately' equal to that of the receiving stream. If the water
being discharged from the pool is discolored or contains a high level of suspended solids
that could affect the clarity of the receiving stream, it shall be allowed to stand so that
most of the solids settle out prior to being discharged. In order to ensure that high levels
of chlorine are not discharged into the surface water system, pool water shall not be
chlorinated prior to discharge.

26. Stormwater Management.

A. The Applicant shall construct the enhanced wetlands/storm water detention and
water quality facility in the location as depicted on the CDP/FDP. Subject to
DPWES approval, this extended detention embankment stormwater management
pond and Best Management Practices (BMP) facility shall incorporate features to
enhance its environmental qualities such as a sediment forebay, a butterfly
garden, outlet micropool and vegetated cover of riprap spillways and outfalls (by
use of topsoil dispersed within riprap) as depicted on Sheet 17 of the CDP/FDP.
In order to implement this facility design, it is understood that DPWES has
already issued to the Applican t an approved floodplain study and that the
Applicant. is requesting a special exception to construct a major fill in the
floodplain and a Resource Protection Area Exception (RPAE) to permit
construction of a portion of the pond in the Resource Protection Area. The
clearing and grading necessary to construct the pond and related features shall be
depicted on the CDP/FDP except for minor modifications as allowed by Article
16, Paragraph 13 and 14 of the Zoning Ordinance.

Notwithstanding the fact that the Applicant shall construct the ponds as described
above, the Applicant shall be able to temporarily use such pond for erosion and
sediment control measures and postpone planting of wetlands within the facility
until such time the pond is no longer used for sediment and control measures and
construct alternative storm water management/Best Management Practices (BMP)
facilities to serve the development on a temporary basis as determined by DPWES
in a location within the limits of clearing and grading shown on the CDP/FDP. In
keeping with Proffer 30 below, the storm water management facilities described
above shall be dedicated to Fairfax County for public use. However, the
Applicant and, its successors or assigns shall at their sole cost and expense
manage and maintain such facilities without imposing the cost of such
management and maintenance upon any fee simple or condominium owner of a
residential dwelling constructed upon the Property. Such maintenance
responsibility shall include periodic dredging of the ponds described above to
ensure their continued functionality per their applicable design characteristics.
The Applicant shall enter into a separate written maintenance agreement with
DPWES and/or the Fairfax County Park Authority (FCPA) in a form acceptable
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constructed adjacent to the internal streets abutting Land Bay E-F. Any portion of
the trail system not located within the area of park dedication as described in
Proffer 30 shall be subject to a public access easement in a form acceptable to the
office of the County Attorney. Upon expiration of the life estate, the Applicant
shall complete construction of the north south trail system on Land Bay E-F.

B. The Applicant shall construct within Land Bay A an asphalt trail a minimum of
eight feet (8') in width suitable for pedestrian and bicycle use along the Dulles
Airport Access and Toll Road frontage as depicted on the CDP/FDP.
Construction of this trail shall occur coincident with development of the buildings
in Land Bay A.

30. Park Dedication.

A. The Applicant shall dedicate in fee simple to FCPA approximately 23 acres of
land identified as Land Bays E-F and G on the CDP/FDP, less and except on a
temporary basis the land area occupied by the life estate of Mr. and Mrs. David I.
Meiselman as more fully described in this Proffer, for the development of public
parkland. This area consists of approximately 6.8 acres in Land Bay E-F and 2.68
acres of Land Bay G located outside of the Resource Protection Area ("RPA")
and area for private road use. At the FCPA's option, the streetscape elements and
community stage on Land Bay E-F to the FCPA can either be dedicated with the
Applicant providing maintenance in perpetuity, or may be retained in fee simple
by the Applicant, with public access easements and private maintenance
responsibilities. The CDP/FDP illustrates the use of the proposed parkland in
Land Bay E-F as an urban park with active recreational facilities and the proposed
parkland in Land Bay G as a passive park and stormwater management facility.
The Applicant or its successors-in-interest and/or assigns, reserves the right to
modify the park land design as may be necessary with final engineering for Land
Bays E-F and G and to revise secondary facilities, add trails, picnic facilities, and
other similar park facilities on Land Bays E-F and G, without the requirement for
a FDPA if approved by FCPA and otherwise in general conformance with the
CDP/FDP. In addition to dedication, the Applicant shall provide the following
services and improvements in accordance with FCPA standards:

B. Access easements to the Board of Supervisors over the proposed private roads
from Centreville Road and Sunrise Valley Drive to the park in a form approved
by the County Attorney;

Preparation of requisite site plans and approvals of necessary construction and
VDOT entrance permits;

Site preparation work shall conform to Chapter 104 of The Code of Fairfax
County, Virginia , and shall include:

(i) clearing and grubbing of existing vegetation;
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to the County Attorney to implement this proffer paragraph . . Maintenance
responsibilities of these facilities shall be included in all purchase documents and
within any individual and/or joint association documents.

B. The Applicant shall provide a BMP facility for the northwestern portion of the
Property not draining to the storm water detention and water quality facility
described above . The BMP shall be either a bio-retention facility as depicted on
the CDP/FDP, or a dry pond , sand filter system, or other facility as may be
approved by DPWES . Should DPWES require an underground BMP facility of
any type in the portion of the Property shown as a Possible Bio-Retention Area on
the CDP/FDP, this shall not be considered to be in a residential area and therefore
a waiver of underground stormwater management facilities within a residential
area shall not be required.

27. School Contribution . Per the Residential Development Criteria Implementation Motion
adopted by the Board of Supervisors on September 9, 2002, effective January 7, 2003,
prior to the issuance of the first RUP on the Property , the Applicant shall contribute a
sum of $480 ,000 to the Board of Supervisors for transfer to the Fairfax County School-
Board for use at the schools serving the Property. These funds shall be allocated by the
Board of Supervisors for capital improvements contained in the adopted Capital
Improvement Program (CIP) for public schools within Fairfax County.

28. Affordable Dwelling Units

The Applicant shall comply with the Affordable Dwelling Unit (ADU) Program as set
forth in Section 2-801 of the Zoning Ordinance unless modified by the ADU Advisory
Board . Notwithstanding what is shown on Sheet 2 of the CDP/FDP, the Applicant shall
provide 44 dwelling units on the Property as ADUs . Of these 44 ADU units , 25 shall be
provided during Phase I of the development of the Property as defined in Proffer 13.

29. Trails.

A. The Applicant shall construct within Land Bays A , D, E-F and G an asphalt trail
system a minimum of eight feet (8') in width suitable for pedestrian and bicycle
use along Centreville Road as depicted on the CDP /FDP. The Applicant shall
provide a pedestrian/ bicycle crossing of Sunrise Valley Drive at its intersection
with Centreville Road . The crossing will include an expanded median , painted
crosswalk and pedestrian signal , subject to approval and modification of VDOT.
The Applicant shall construct this north-south trail system prior to the issuance of
the 375 RUP for the Property or Non-RUP for more than 275,000 square feet of
non-residential uses on the Property, whichever occurs first . Until such time as
the life estate of Mr . and Mrs . David I. Meiselman , as more fully described in
Proffer 31 below , expires , the Applicant reserves the right to defer construction of
that portion of the trail system located on Land Bay E-F along the front of the
dwelling known as Merrybrook and instead to bond construction of the deferred
portion of the trail and re-route such portion of the trail along the sidewalk to be
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(i) construction of the enhanced wetlands/storm water detention and water
quality facility as described in Proffer 26 and as approved by DPWES;

(ii) landscape improvements and passive recreational facilities depicted on the
CDP/FDP including boardwalks, a gazebo and interpretive nature exhibits
along the length of Merrybrook Run, including the wetlands nature area;

(iii) trails as described in Proffer 29A; and

(iv) a parking lot containing approximately 15 spaces.

G. ADA Accessibility: With the exception of trails, all recreational facilities
constructed within the area to be dedicated to the Fairfax County Park Authority
(FCPA) for park purposes shall be constructed to the accessibility standards and
guidelines set forth by the United States Access Board for public park facilities.
All trails located on land to be dedicated to the FCPA should be accessible to the
maximum extent possible as determined by the FCPA Trail Coordinator.
Recreational facilities other than park trails shall be approved by the FCPA ADA
Coordinator prior to site plan approval.

H. The dedication of the park land shall be subject to the following stipulations:

(i) The Applicant reserves the right to record conservation easements in a
form approved by the County Attorney and the FCPA for BMP purposes
on areas of Land Bay G prior to dedication.

(ii) The Applicant reserves the right to record sign easements on Land Bay E-
F to accommodate entrance features and signage for the development
along Centreville Road as generally depicted on Sheet 20 of the CDP/FDP
and as may be similarly planned along Sunrise Valley Drive.

(iii) The Applicant reserves the right to record easements as may be reasonably
necessary to construct and utilize various facilities and amenities as
depicted on the CDP/FDP, such as streets, sidewalks , as well as utilities
and facilities including but not limited to (i) access to the storm water
detention pond and related SWM facilities on Land Bay G for the purpose
of their operation and maintenance , and (ii) ingress and egress to the
project along the primary entrance roads connecting to Centreville Road
and Sunrise Valley Drive that traverse a portion of Land Bay E-F, as may
be required at final engineering.

Mr. and Mrs. David I. Meiselman reserve and retain the right to reside in
their dwelling on Land Bay E-F for the duration of their lives pursuant to
the terms of a certain life estate homestead. The life estate homestead
includes the main dwelling , accessory structures and approximately one
acre of surrounding land including the driveway providing access to the
dwelling as depicted on Sheets 4 and 15. The life estate is also served by
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(ii) stripping and stockpiling of topsoil;

(iii) dust prevention;

(iv) silt fencing;

(v) rough grading of the field, secondary facilities and parking lot;

(vi) installation of site drainage; and

(vii) loaming and seeding of the disturbed area.

E. Construction of the following facilities on Land Bay F:

(i) one (1) soccer field/community green with minimum playing dimensions
of approximately 195' by 300' suitable for both adult and youth play and
improved with a synthetic, all-weather turf surface and with field lighting
sufficient to accommodate nighttime competitive play and designed to
meet the requirements of Part 9 of Article 14 of the Zoning Ordinance;

(ii) two (2) tennis courts;

(iii) two (2) hard surface basketball courts;

(iv) one (1) tot lot or playground with equipment comparable to that depicted
on Sheet 19 of the CDP/FDP;

(v) two (2) horse shoe pits and open play area;

(vi) a covered stage, pergola, and/or architectural columns;

(vii) picnic shelter, water fountain and tables;

(viii) sidewalks and trails as described in Proffer 29A;

(ix) a parking lot containing approximately 70 parking spaces;

(x) retaining walls with decorative finish and a maximum height of six (6) feet
above finished grade;

seeding of the area of the portion of the urban park intended for
recreational use but not improved with the soccer field;

(xii) landscaping as generally shown on the CDP/FDP.

F. Construction of the following facilities in Land Bay G:
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an appurtenant ingress-egress easement across a portion of Land Bay E-F
in order to provide access to Centreville Road along the course of the main
entrance road. For the duration of the life estate , use and lighting of the
soccer field shall be prohibited after 10:00 pm. Thereafter , the use and
lighting of the soccer field shall be permitted until 11:00 p.m. in keeping
with FCPA's current standards. Upon expiration of the life estate, the
area of the life estate shall be dedicated in fee simple to the FCPA except
as may be permitted in Proffer 31 below.

(v) In addition to soccer play, the soccer field/community green shall be
programmed with other community activities, such as musical concerts,
holiday events, etc., in a fashion designed to generate the urban park
benefits.

The dedication of Land Bays E-F and G shall. occur following completion of the
improvements listed above which shall be in place and dedicated prior to the issuance of
the 375`h RUP or when more than 275,000 square feet has been issued one or more Non-
RUPs, whichever occurs first. However, regardless of the issuances of RUPs or Non-
RUPs, construction of the facilities and dedication of the land shall occur no later than
five (5) years from the Board of Supervisors approval of this rezoning application.

Prior to first site plan approval for development of buildings on the Property, the
Applicant shall enter into an :agreement with the FCPA,. in a form acceptable to the
County Attorney, setting forth the details of the dedication and facility construction in
accordance with the specifications 'in this proffer.

31. Historic Structures. The Meiselman life estate located on Land Bay E-F as shown on
Sheets 4 and 15 of the CDP/FDP and described in Proffer 30G(iv) above, is the site of
several buildings which may have historical significance, including the primary dwelling
known as the Radcliffe-Hanna House. Following the expiration of the Meiselman life
estate, the land area of the life estate and the structures thereon shall be dedicated to the
FCPA. The Applicant, however, shall preserve, maintain and manage the primary
dwelling and other historically significant structures subject to the following conditions:

A. The Applicant shall, at its sole expense , commission a study to investigate (1) the
historical significance of the structures , and (2) the architectural , engineering and
cost requirements for restoring the structure(s) and potentially converting them for
public use . The study shall be submitted to the Fairfax County Park Authority's
Cultural Resources Management and Protection Section (CRMPS) for review and
comment.

Based on the findings of the study, the Applicant shall at its sole discretion, and at
its sole expense, decide to. either: (1) restore, preserve, and maintain the
significant structures in place and demolish all other structures; (2) offer the
significant structures to a third party that can demonstrate the financial ability to
restore, preserve, and maintain the exterior of the structures to specifications
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required by the Virginia Department of Historic Resources for historic properties
and demolish all other structures; (3) move the significant structures to another
site for restoration and preservation; or (4) demolish the structures. In the event.
the Applicant elects to implement options (1) or (2) described in this paragraph,
the Applicant or its designee shall enter into a lease agreement for structures with
the FCPA in a form acceptable to both parties. In the event the structures are
demolished according to option (4), the Applicant shall photograph, measure and
otherwise document the significant structures in accordance with Historic
American Building Survey (HABS) guidelines in coordination with CRMPS. The
Applicant shall notify CRMPS in writing three (3)'months prior to demolition of
any significant structures.

C. The Applicant shall photograph the exterior of the one-story stone house and one-
story stone guest house, the free standing, hanging sign which sign was formerly
located at the entry to the property but which was recently removed to
accommodate construction of the improvements to Centerville Road described in
Proffer 6.A. and which sign identified the farm and the entry road at the stone
pillars located on parcel 16-3 ((1)) 39A to standards of the.Historic American
Buildings Survey (HABS) prior to the demolition of these buildings and elements.
Completed photographs and negatives, or digital format photographs, shall be
submitted to the Fairfax County Historic Preservation planner and to the Virginia
Room of the Fairfax County Public Library prior to first site plan approval.

32. Off-Site Park Construction. The Applicant shall install and construct an unlighted,
irrigated, natural surface, full size soccer field with associated parking and storm water
management facilities in accordance with FCPA standards at a location in the Hunter
Mill Magisterial District, as selected and determined by the FCPA in consultation with
the Hunter Mill District Supervisor. The cost of designing, engineering, permitting and
constructing such improvements shall be capped at $1,300,000. In the event the
improvements have not been completed within five years of the approval of this rezoning
application. this capped amount shall be increased or decreased from the fifth anniversary
of the approval of this rezoning application to the date of site plan approval for these off-
site park improvements, by the index known as the Marshall and Swift Building Cost
Index. The installation of the facilities described in this proffer, under the direction of
FCPA, shall occur prior to the issuance of RUPs or Non-RUPs for more than 1,850,000
square feet of gross floor area on the Property. However, upon demonstration by the
Applicant that despite diligent efforts, the park facilities have been delayed, the Zoning
Administrator may agree to a later date for completion of the improvements.

33. Historic Marker. The Applicant shall improve the existing gravesites of Mr. and Mrs. J.
Harold Launders located on the Property so as to enclose these gravesites with a fence
erected of wrought iron or similar material. The Applicant shall further construct, in the
immediate vicinity of the gravesites, an interpretative historical exhibit station or marker
commemorating the history of the Launders' operation of Arrowhead Farm for over a
half century in Fairfax County.
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34. Route 28 Tax District. The Applicant shall provide prepayment of taxes that would be
lost to the Route 28 Transportation Improvements Tax District by reason of the rezoning
of parcels numbers 16-3 ((1)) 4B and 4C on the Fairfax County Tax Map from the 1-4
zoning district to the PDC district with residential uses and in accordance with the
formula and provisions as adopted by the Board of Supervisors for optional residential
development within the Route 28 Tax District. The prepayment of taxes shall be made
within sixty (60) days following the date on which an ordinance approving the
Applicant's requested rezoning and these associated proffers is enacted. The Applicant
recognizes that failure to provide payment to the County in the full amount determined by.
the Boards' formula within 60 days of the Board of Supervisors approval of the rezoning
and final development plan shall mean that this rezoning and final development plan
approval as requested by the Applicant shall not become effective and that this rezoning
and final development plan decision shall* be void in accordance with Virginia Code
Section 15.2-4608(C).

35. Energy Efficiency. All residential units shall meet the thermal standards of the CABO
Model Energy Program for energy efficient homes, or its equivalent, as determined by
DPWES for either electric or gas energy homes as applicable. All residential units shall
be constructed to conform with the requirements of the Uniform Statewide Building
Code.

36. Notification . Tenants and/or initial purchasers of dwelling units on the Property shall be
notified in writing of the plans or presence of the public park and the approval of the
lighted soccer field on the Property. The notification shall be included in the
homeowner ' s association documents.

37. Green Roofs. The Applicant shall incorporate green roofs for Buildings D-1 and D-4.
The Applicant shall provide a confirmation from a qualified design professional at the
time of building permit application that such appropriate design elements have been
incorporated in the building plans. The green roof, or portions thereof, shall be intensive.
An intensive green roof is defined as the planting of plants for the creation of a space or
"rooftop garden" to be enjoyed by people. Any portion of the roof defined as an
intensive green roof shall have at least 25 % coverage in plantings in order to
accommodate such amenities as pedestrian plazas, seating areas, walkways and the like.
Nothing in this proffer shall prevent the Applicant from utilizing extensive vegetation
such ' as turf grasses and small shrubs and vegetation , and Applicant shall have no
obligation to install trees or other large growth plants on such roofs. Nothing in this
proffer shall obligate the Applicant to ensure that 100% of the roof area is covered with
vegetation or that 100% of the area will be designated for use as a green roof to allow for
the possibility of architectural features such as skylights, penthouses and the like.
Applicant will provide for at least 50% of the roof area to be designated as a green roof.

38. Owner Association(s). Prior to the issuance of the first Non-RUP or RUP for any phase
of the Property, except the public park component, the Applicant shall establish in
accordance with Virginia law an umbrella owners' association or comparable private
management/maintenance agreement ("reciprocal management and, maintenance
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agreement") between the owners of the office buildings, residential buildings, retail
buildings and hotel in order to manage and maintain the common areas and facilities
constructed on the Property. Prior to the issuance of the first RUP for any residential
condominium component of the Property, the Applicant shall cause a condominium
owners' association ("COA") to be formed for that component in accordance with
Virginia law for that residential condominium component to be constructed on the
Property. The COA documents shall specify the maintenance obligations as may be
outlined in these proffers and as may be agreed upon between the owners.

39. Retaining Walls. Certain retaining walls have been shown on the CDP/FDP. The
Applicant reserves the right to modify these walls and add other retaining walls based on
final engineering design. All retaining walls shall have a maximum height of 10 feet
above finished grade and shall be constructed with decorative finishes.

40. 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 of Chapter 8 of Title 46.2 of the Code of
Virginia shall be placed on the Property or at any other location off the Property by the
Applicant or at the Applicants' 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.

41. Successors and Assigns. These proffers will bind and inure to the benefit of the
Applicants and his/her successors and assigns.

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

43. Severability. Any of the sections/buildings within the Property may be subject to
Proffered Condition Amendments or Final Development Plan Amendments without
joinder or consent of the other sections.

[SIGNATURES BEGIN ON NEXT PAGE]
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CO-APPLICANT=LE OWNER OF TAX MAP
16-3 ((1 )) 39, 4, 5, 4B

RUTH C. LAUNDERS MARITAL TRUST

L. Famum Jolufson, Jr.,
Its Managing Co-Trustee

By, l-A /'( ^ - '/ P ^-vI
Jeffrey J. Fairfield,
Its Managing Co-Trustee

[SIGNATURES CONTINUED ON NEXT PAGE]



CO-APPLICANT/TITLE OWNER OF TAX MAP
16-3 ((1)) 5A

WINIFRED CHARM MEISELMAN REVOCABLE
TRUST

^ -TBy:
David I. Meiselman,
Its Co-Trustee

By:
Wini ed C. Meiselman
Its Co-Trustee
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CO-APPLICANTITITLE OWNER OF TAX MAP
16-3 ((1)) 5A

DAVID I. MEISELMAN REVOCABLE TRUST

By &^^^ ;L
David I . Meiselman,
Its Co-Trustee

A tO 'MtBy: &(4
Wini ed C. eiselman
Its Cd-Trustee

[SIGNATURES CONTINUED ON NEXT PAGE]



CO-APPLICANT/TITLE OWNER OF TAX MAP
16-3 ((1)) 5A

MEISELMAN FAMILY, LLC

T.
David I . Meiselman,
Its Managing Member

By:

[SIGNATURES END]



FINAL DEVELOPMENT PLAN CONDITIONS

FDP 2002-HM-043

November 9, 2005

If it is the intent of the Planning Commission to approve
FDP 2002-HM-043 for a mixed-use development located at Tax Maps 16-3 ((1))
4B, 4C, 5, 5A and 39A staff recommends that the Planning Commission
condition the approval by requiring conformance with the following development
conditions:

Development of the property shall be in substantial conformance with the '
CDP/FDP entitled "Arrowbrook Centre " consisting of thirty sheets
prepared by Patton Harris Rust & Associates dated November 22, 2002
as revised through October 28, 2005.

2. The grave sites indicated on the CDP/FDP shall be fenced and a
memorial marker identifying the burial area shall be installed.

3. A public access easement shall be provided to the cemetery.

4. Perpetual maintenance of the cemetery shall be provided by the
Homeowners Association/Condominium Owners Association (HOA/COA).
This maintenance responsibility shall be placed within the HOA/COA
documents and disclosed to initial purchasers of residential dwelling units.

5. Noise contours in excess of 65 dBA Ldn shall be depicted from the
centerline of the Dulles Airport Access Road and Centreville Road on all
site plan submissions.

6. Development of the property shall be in-conformance with the
development conditions associated with Resource Protection Area
Encroachment #1504-W RPA-001-1.

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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APPENDIX 9  
 

RESIDENTIAL DEVELOPMENT CRITERIA 
 
Fairfax County expects new residential development to enhance the community by: fitting 

into the fabric of the neighborhood, respecting the environment, addressing transportation impacts, 
addressing impacts on other public facilities, being responsive to our historic heritage, contributing 
to the provision of affordable housing and, being responsive to the unique site specific 
considerations of the property.  To that end, the following criteria are to be used in evaluating zoning 
requests for new residential development. The resolution of issues identified during the evaluation of 
a specific development proposal is critical if the proposal is to receive favorable consideration. 

 
Where the Plan recommends a possible increase in density above the existing zoning of the 

property, achievement of the requested density will be based, in substantial part, on whether 
development related issues are satisfactorily addressed as determined by application of these 
development criteria.  Most, if not all, of the criteria will be applicable in every application; 
however, due to the differing nature of specific development proposals and their impacts, the 
development criteria need not be equally weighted.  If there are extraordinary circumstances, a single 
criterion or several criteria may be overriding in evaluating the merits of a particular proposal.  Use 
of these criteria as an evaluation tool is not intended to be limiting in regard to review of the 
application with respect to other guidance found in the Plan or other aspects that the applicant 
incorporates into the development proposal.  Applicants are encouraged to submit the best possible 
development proposals.  In applying the Residential Development Criteria to specific projects and in 
determining whether a criterion has been satisfied, factors such as the following may be considered: 

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

relevant development issues 
 whether the proposal is advancing the guidance found in the area plans or other planning 

and policy goals (e.g. revitalization).   
 

When there has been an identified need or problem, credit toward satisfying the criteria will 
be awarded based upon whether proposed commitments by the applicant will significantly advance 
problem resolution.  In all cases, the responsibility for demonstrating satisfaction of the criteria rests 
with the applicant. 

 
1. Site Design: 
 
All rezoning applications for residential development should be characterized by high quality 
site design.  Rezoning proposals for residential development, regardless of the proposed 
density, will be evaluated based upon the following principles, although not all of the 
principles may be applicable for all developments.  

 
a) Consolidation:  Developments should provide parcel consolidation in conformance with 

any site specific text and applicable policy recommendations of the Comprehensive Plan. 
 Should the Plan text not specifically address consolidation, the nature and extent of any 
proposed parcel consolidation should further the integration of the development with 
adjacent parcels.  In any event, the proposed consolidation should not preclude nearby 
properties from developing as recommended by the Plan.   

APPENDIX 7
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b) Layout:  The layout should: 
 

 provide logical, functional and appropriate relationships among the various parts (e. 
g. dwelling units, yards, streets, open space, stormwater management facilities, 
existing vegetation, noise mitigation measures, sidewalks and fences); 

 provide dwelling units that are oriented appropriately to adjacent streets and homes; 
 include usable yard areas within the individual lots that accommodate the future 

construction of decks, sunrooms, porches, and/or accessory structures in the layout 
of the lots, and that provide space for landscaping to thrive and for maintenance 
activities; 

 provide logical and appropriate relationships among the proposed lots including the 
relationships of yards, the orientation of the dwelling units, and the use of pipestem 
lots; 

 provide convenient access to transit facilities; 
 Identify all existing utilities and make every effort to identify all proposed utilities 

and stormwater management outfall areas; encourage utility collocation where 
feasible. 

 
c) Open Space:  Developments should provide usable, accessible, and well-integrated open 

space.  This principle is applicable to all projects where open space is required by the 
Zoning Ordinance and should be considered, where appropriate, in other circumstances.  

 
d) Landscaping:  Developments should provide appropriate landscaping: for example, in 

parking lots, in open space areas, along streets, in and around stormwater management 
facilities, and on individual lots.   

 
e) Amenities:  Developments should provide amenities such as benches, gazebos, 

recreational amenities, play areas for children, walls and fences, special paving 
treatments, street furniture, and lighting. 

 
   2. Neighborhood Context:  

 
All rezoning applications for residential development, regardless of the proposed density, 
should be designed to fit into the community within which the development is to be located.  
Developments should fit into the fabric of their adjacent neighborhoods, as evidenced by an 
evaluation of: 

 
 transitions to abutting and adjacent uses;  
 lot sizes, particularly along the periphery; 
 bulk/mass of the proposed dwelling units;  
 setbacks (front, side and rear);  
 orientation of the proposed dwelling units to adjacent streets and homes;  
 architectural elevations and materials; 
 pedestrian, bicycle and vehicular connections to off-site trails, roadways, transit 

facilities and land uses;  
 existing topography and vegetative cover and proposed changes to them as a result of 

clearing and grading.   
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It is not expected that developments will be identical to their neighbors, but that the 
development fit into the fabric of the community.  In evaluating this criterion, the individual 
circumstances of the property will be considered: such as, the nature of existing and planned 
development surrounding and/or adjacent to the property; whether the property provides a 
transition between different uses or densities; whether access to an infill development is 
through an existing neighborhood; or, whether the property is within an area that is planned 
for redevelopment.   

 
3. Environment: 
 
All rezoning applications for residential development should respect the environment.  
Rezoning proposals for residential development, regardless of the proposed density, should 
be consistent with the policies and objectives of the environmental element of the Policy 
Plan, and will also be evaluated on the following principles, where applicable. 

 
a) Preservation:  Developments should conserve natural environmental resources by 

protecting, enhancing, and/or restoring the habitat value and pollution reduction 
potential of floodplains, stream valleys, EQCs, RPAs, woodlands, wetlands and other 
environmentally sensitive areas. 

 
b) Slopes and Soils:  The design of developments should take existing topographic 

conditions and soil characteristics into consideration. 
 
c) Water Quality:   Developments should minimize off-site impacts on water quality by 

commitments to state of the art best management practices for stormwater management 
and better site design and low impact development (LID) techniques. 
 

d) Drainage: The volume and velocity of stormwater runoff from new development 
should be managed in order to avoid impacts on downstream properties.  Where 
drainage is a particular concern, the applicant should demonstrate that off-site drainage 
impacts will be mitigated and that stormwater management facilities are designed and 
sized appropriately.  Adequate drainage outfall should be verified, and the location of 
drainage outfall (onsite or offsite) should be shown on development plans.   

 
e) Noise:  Developments should protect future and current residents and others from the 

adverse impacts of transportation generated noise.   
 
f) Lighting:  Developments should commit to exterior lighting fixtures that minimize 

neighborhood glare and impacts to the night sky. 
 
g) Energy:  Developments should use site design techniques such as solar orientation and 

landscaping to achieve energy savings, and should be designed to encourage and 
facilitate walking and bicycling.  Energy efficiency measures should be incorporated 
into building design and construction. 

 
4. Tree Preservation and Tree Cover Requirements: 

 
All rezoning applications for residential development, regardless of the proposed density, 
should be designed to take advantage of the existing quality tree cover.  If quality tree cover 
exists on site as determined by the County, it is highly desirable that developments meet 
most or all of their tree cover requirement by preserving and, where feasible and appropriate, 
transplanting existing trees.  Tree cover in excess of ordinance requirements is highly 
desirable.  Proposed utilities, including stormwater management and outfall facilities and 



FAIRFAX COUNTY COMPREHENSIVE PLAN, 2013 Edition POLICY PLAN 
Land Use – Appendix, Amended through 2-12-2013 
  Page 27  
     

 
 

 

sanitary sewer lines, should be located to avoid conflicts with tree preservation and planting 
areas.  Air quality-sensitive tree preservation and planting efforts (see Objective 1, Policy c 
in the Environment section of this document) are also encouraged.   
 
5. Transportation: 

 
All rezoning applications for residential development should implement measures to address 
planned transportation improvements.  Applicants should offset their impacts to the 
transportation network.  Accepted techniques should be utilized for analysis of the 
development’s impact on the network.  Residential development considered under these 
criteria will range widely in density and, therefore, will result in differing impacts to the 
transportation network.  Some criteria will have universal applicability while others will 
apply only under specific circumstances.  Regardless of the proposed density, applications 
will be evaluated based upon the following principles, although not all of the principles may 
be applicable. 
 
a) Transportation Improvements:  Residential development should provide safe and 

adequate access to the road network, maintain the ability of local streets to safely 
accommodate traffic, and offset the impact of additional traffic through commitments to 
the following:   

 
 Capacity enhancements to nearby arterial and collector streets; 
 Street design features that improve safety and mobility for non-motorized forms of 

transportation; 
 Signals and other traffic control measures; 
 Development phasing to coincide with identified transportation improvements; 
 Right-of-way dedication; 
 Construction of other improvements beyond ordinance requirements; 
 Monetary contributions for improvements in the vicinity of the development. 

 
b) Transit/Transportation Management:  Mass transit usage and other transportation 

measures to reduce vehicular trips should be encouraged by: 
 
 Provision of bus shelters; 
 Implementation and/or participation in a shuttle bus service; 
 Participation in programs designed to reduce vehicular trips; 
 Incorporation of transit facilities within the development and integration of transit 

with adjacent areas; 
 Provision of trails and facilities that increase safety and mobility for non-motorized 

travel. 
 

c) Interconnection of the Street Network:  Vehicular connections between neighborhoods 
should be provided, as follows: 

 
 Local streets within the development should be connected with adjacent local streets 

to improve neighborhood circulation; 
 When appropriate, existing stub streets should be connected to adjoining parcels.  If 

street connections are dedicated but not constructed with development, they should 
be identified with signage that indicates the street is to be extended; 

 Streets should be designed and constructed to accommodate safe and convenient 
usage by buses and non-motorized forms of transportation; 

 Traffic calming measures should be implemented where needed to discourage cut-
through traffic, increase safety and reduce vehicular speed; 
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 The number and length of long, single-ended roadways should be minimized; 
 Sufficient access for public safety vehicles should be ensured. 
 

d) Streets:  Public streets are preferred.  If private streets are proposed in single-family 
detached developments, the applicant shall demonstrate the benefits for such streets.  
Applicants should make appropriate design and construction commitments for all private 
streets so as to minimize maintenance costs which may accrue to future property owners. 
 Furthermore, convenience and safety issues such as parking on private streets should be 
considered during the review process. 

 
e) Non-motorized Facilities:  Non-motorized facilities, such as those listed below, should 

be provided: 
 

 Connections to transit facilities; 
 Connections between adjoining neighborhoods; 
 Connections to existing non-motorized facilities; 
 Connections to off-site retail/commercial uses, public/community facilities, and 

natural and recreational areas; 
 An internal non-motorized facility network with pedestrian and natural amenities, 

particularly those included in the Comprehensive Plan; 
 Offsite non-motorized facilities, particularly those included in the Comprehensive 

Plan; 
 Driveways to residences should be of adequate length to accommodate passenger 

vehicles without blocking walkways; 
 Construction of non-motorized facilities on both sides of the street is preferred.  If 

construction on a single side of the street is proposed, the applicant shall demonstrate 
the public benefit of a limited facility. 
 

f)   Alternative Street Designs:  Under specific design conditions for individual sites or 
where existing features such as trees, topography, etc. are important elements, 
modifications to the public street standards may be considered.   

 
6. Public Facilities:  
 
Residential development impacts public facility systems (i.e., schools, parks, libraries, 
police, fire and rescue, stormwater management and other publicly owned community 
facilities).  These impacts will be identified and evaluated during the development review 
process.  For schools, a methodology approved by the Board of Supervisors, after input and 
recommendation by the School Board, will be used as a guideline for determining the impact 
of additional students generated by the new development. 
 
Given the variety of public facility needs throughout the County, on a case-by-case basis, 
public facility needs will be evaluated so that local concerns may be addressed.   
 
All rezoning applications for residential development are expected to offset their public 
facility impact and to first address public facility needs in the vicinity of the proposed 
development.  Impact offset may be accomplished through the dedication of land suitable for 
the construction of an identified public facility need, the construction of public facilities, the 
contribution of specified in-kind goods, services or cash earmarked for those uses, and/or 
monetary contributions to be used toward funding capital improvement projects.  Selection 
of the appropriate offset mechanism should maximize the public benefit of the contribution. 
 
Furthermore, phasing of development may be required to ensure mitigation of impacts. 
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7. Affordable Housing:  
 
Ensuring an adequate supply of housing for low and moderate income families, those with 
special accessibility requirements, and those with other special needs is a goal of the County. 
 Part 8 of Article 2 of the Zoning Ordinance requires the provision of Affordable Dwelling 
Units (ADUs) in certain circumstances.  Criterion #7 is applicable to all rezoning 
applications and/or portions thereof that are not required to provide any Affordable Dwelling 
Units, regardless of the planned density range for the site.   

 
a) Dedication of Units or Land:  If the applicant elects to fulfill this criterion by providing 

affordable units that are not otherwise required by the ADU Ordinance: a maximum 
density of 20% above the upper limit of the Plan range could be achieved if 12.5% of the 
total number of single-family detached and attached units are provided pursuant to the 
Affordable Dwelling Unit Program; and, a maximum density of 10% or 20% above the 
upper limit of the Plan range could be achieved if 6.25% or 12.5%, respectively of the 
total number of multifamily units are provided to the Affordable Dwelling Unit Program. 
As an alternative, land, adequate and ready to be developed for an equal number of units 
may be provided to the Fairfax County Redevelopment and Housing Authority or to such 
other entity as may be approved by the Board.   

 
b) Housing Trust Fund Contributions:  Satisfaction of this criterion may also be achieved 

by a contribution to the Housing Trust Fund or, as may be approved by the Board, a 
monetary and/or in-kind contribution to another entity whose mission is to provide 
affordable housing in Fairfax County, equal to 0.5% of the value of all of the units 
approved on the property except those that result in the provision of ADUs.  This 
contribution shall be payable prior to the issuance of the first building permit.  For for-
sale projects, the percentage set forth above is based upon the aggregate sales price of all 
of the units subject to the contribution, as if all of those units were sold at the time of the 
issuance of the first building permit, and is estimated through comparable sales of similar 
type units.  For rental projects, the amount of the contribution is based upon the total 
development cost of the portion of the project subject to the contribution for all elements 
necessary to bring the project to market, including land, financing, soft costs and 
construction.  The sales price or development cost will be determined by the Department 
of Housing and Community Development, in consultation with the Applicant and the 
Department of Public Works and Environmental Services.  If this criterion is fulfilled by 
a contribution as set forth in this paragraph, the density bonus permitted in a) above does 
not apply. 

 
8. Heritage Resources: 

 
   Heritage resources are those sites or structures, including their landscape settings, that 

exemplify the cultural, architectural, economic, social, political, or historic heritage of the 
County or its communities.  Such sites or structures have been 1) listed on, or determined 
eligible for listing on, the National Register of Historic Places or the Virginia Landmarks 
Register; 2) determined to be a contributing structure within a district so listed or eligible for 
listing; 3) located within and considered as a contributing structure within a Fairfax County 
Historic Overlay District; or 4) listed on, or having a reasonable potential as determined by 
the County, for meeting the criteria for listing on, the Fairfax County Inventories of Historic 
or Archaeological Sites. 

 
   In reviewing rezoning applications for properties on which known or potential heritage 

resources are located, some or all of the following shall apply:   
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a) Protect heritage resources from deterioration or destruction until they can be 
documented, evaluated, and/or preserved; 

 
b) Conduct archaeological, architectural, and/or historical research to determine the 

presence, extent, and significance of heritage resources; 
 

c) Submit proposals for archaeological work to the County for review and approval and, 
unless otherwise agreed,  conduct such work in accordance with state standards; 

 
d) Preserve and rehabilitate heritage resources for continued or adaptive use where feasible; 

 
e) Submit proposals to change the exterior appearance of,  relocate, or demolish historic 

structures to the Fairfax County Architectural Review Board for review and approval; 
 
f) Document heritage resources to be demolished or relocated;   

 
g) Design new structures and site improvements, including clearing and grading, to enhance 

rather than harm heritage resources; 
 

h) Establish easements that will assure continued preservation of heritage resources with an 
appropriate entity such as the County’s Open Space and Historic Preservation Easement 
Program; and  

 
i) Provide a Fairfax County Historical Marker or Virginia Historical Highway Marker on or 

near the site of a heritage resource, if recommended and approved by the Fairfax County 
History Commission. 

 
 

ROLE OF DENSITY RANGES IN AREA PLANS 
 

 Density ranges for property planned for residential development, expressed generally in 
terms of dwelling units per acre, are recommended in the Area Plans and are shown on the 
Comprehensive Plan Map.  Where the Plan text and map differ, the text governs.  In defining the 
density range: 

 
 the “base level” of the range is defined as the lowest density recommended in the Plan 

range, i.e., 5 dwelling units per acre in the 5-8 dwelling unit per acre range;  
 the “high end” of the range is defined as the base level plus 60% of the density range in a 

particular Plan category, which in the residential density range of 5-8 dwelling units per 
acre would be considered as 6.8 dwelling units per acre and above; and,  

 the upper limit is defined as the maximum density called for in any Plan range, which, in 
the 5-8 dwelling unit per acre range would be 8 dwelling units per acre.   

 In instances where a range is not specified in the Plan, for example where the Plan calls 
for residential density up to 30 dwelling units per acre, the density cited in the Plan shall 
be construed to equate to the upper limit of the Plan range, and the base level shall be the 
upper limit of the next lower Plan range, in this instance, 20 dwelling units per acre. 
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APPENDIX 11  
 

GUIDELINES FOR TRANSIT-ORIENTED DEVELOPMENT 
 

 Fairfax County seeks to accommodate future residential and employment growth and expand 
choices for residents and employees by encouraging transit-oriented development (TOD) as a means 
to achieve compact, pedestrian-oriented, mixed-use communities focused around existing and 
planned rail transit stations.   
 
 The following guidelines and design principles are intended to effect well-planned transit-
oriented development and should be considered in planning efforts as new station areas are identified 
and when an existing station area is subject to a major replanning effort.  When applicable, these 
principles should be used in the review of major rezoning cases for development around planned and 
existing rail transit stations.  These guidelines are intended to provide guidance for TOD in addition 
to the specific guidance found in Area Plans for each station area. 
 

1. Transit Proximity and Station Area Boundaries: 
 
 Focus and concentrate the highest density or land use intensity close to the rail transit 

station, and where feasible, above the rail transit station.  
 
 This TOD area may be generally defined as a ¼ mile radius from the station platform 

with density and intensity tapering to within a ½ mile radius from the station platform, 
or a 5-10 minute walk, subject to site-specific considerations.  Station-specific 
delineations should allow for the consideration of conditions such as roads, 
topography, or existing development that would affect the frequency of pedestrian 
usage of transit and therefore affect the expected walking distance to a station within 
which higher intensity development may be appropriate.  Higher intensities within the 
delineated area may be appropriate if barriers are overcome and demonstrable 
opportunities exist to provide pedestrians a safe, comfortable and interesting walk to 
transit.  To protect existing stable neighborhoods in the vicinity of transit but not 
planned for transit-oriented development or redevelopment, and to focus density 
toward the station, Area Plans should include clearly delineated boundaries for transit-
oriented development based upon these criteria  and a recognition of the respective 
differences in service levels and capacity of heavy rail, commuter rail and light rail 
transit which influence the overall density and intensity appropriate for a particular 
station area.   

 
2. Station-specific Flexibility: 
 
 Examine the unique characteristics and needs of a particular station area when 

evaluating TOD principles to ensure the appropriate development intensity and mix of 
land uses relative to the existing and planned uses for the surrounding areas.   

 
 Each of Fairfax County’s planned and existing rail transit stations has a unique 

character in terms of surrounding land uses, transportation infrastructure and roadways, 
environmental and topographical characteristics, and location within the rail system.  
Although each individual station should balance node and place functions to some 
extent, the value of the system as a whole can be enhanced if there is some degree of 
specialization, which can enhance the goals of TOD.  Implementation of TOD within 
Transit Station Area (TSA) boundaries established in Area Plans, should consider the 
characteristics of the larger area surrounding the TSA (e.g., stable residential 
neighborhood, revitalization area, urban center).  Transit station areas within a larger 
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mixed-use center should be integrated into the overall planning fabric of the mixed-use 
center. 

 
3. Pedestrian and Bicycle Access: 
 
 Provide safe pedestrian and bicycle travel to and from and within the station area. 
 
 Non-motorized access and circulation are critical elements of successful TODs and 

should be encouraged.  Techniques to promote maximum pedestrian and bicycle access 
must include an integrated pedestrian and bicycle system plan with features such as on-
road bicycle lanes, walkways, trails and sidewalks, amenities such as street trees, 
benches, bus shelters, adequate lighting, covered walkways, pedestrian aids such as 
moving sidewalks and escalators, covered and secure bicycle storage facilities close to 
the station, shower and changing facilities, a pedestrian-friendly street network, and 
appropriate sidewalk width.  Conflict between vehicles and pedestrians/bicyclists 
should be minimized.  This may be achieved through the appropriate location of 
parking facilities including kiss-and-ride facilities, and the appropriate location and 
design of access roads to the rail transit station.  Planning for accessible trail systems 
should consider distances traveled by both pedestrians and cyclists and should provide 
usable trails and other systems beyond the Transit Station Area.  

 
4. Mix of Land Uses: 
 
 Promote a mix of uses to ensure the efficient use of transit, to promote increased 

ridership during peak and off-peak travel periods in all directions, and to encourage 
different types of activity throughout the day. 

 
 A balanced mix of residential, office, retail, governmental, institutional, entertainment 

and recreational uses should be provided to encourage a critical mass of pedestrian 
activity as people live, work and play in these areas.  The appropriate mix of uses 
should be determined in the Area Plans by examining the unique characteristics and 
needs of each station area.  Specific development plans that conflict with the 
achievement of the mix of uses planned for that station area are discouraged.   

 
5. Housing Affordability: 
 
 Provide for a range of housing opportunities by incorporating a mix of housing types 

and sizes and including housing for a range of different income levels. 
 
 Housing within TODs should be accessible to those most dependent on public 

transportation, including older adults, persons with disabilities and other special needs, 
and persons with limited income.  Housing should be provided within the residential 
component of a TOD for low and moderate income residents.  Affordable and 
workforce housing should be provided on-site or, if an alternative location can provide 
a substantially greater number of units, in adjacent areas within the TOD.  Housing for 
seniors is encouraged to the extent feasible.  

 
6. Urban Design: 

 
Encourage excellence in urban design, including site planning, streetscape and 
building design, which creates a pedestrian-focused sense of place.  
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A pleasant pedestrian environment can contribute to the quality of a transit experience, 
which is also a pedestrian activity.  Urban design elements to achieve an appropriate 
sense of place and a pleasant pedestrian environment may include any or all of the 
following: well-landscaped public spaces such as squares and plazas; urban parks; 
courtyards; an integrated pedestrian system; street-oriented building forms with a 
pedestrian focus; compact development; appropriate street width and block size; 
measures to mitigate the visual impact and presence of structured parking; and, high-
quality architecture. 

 
7.   Street Design:   
 
 Provide a grid of safe, attractive streets for all users which provide connectivity 

throughout the site and to and from adjacent areas.   
 
 The street grids around transit station areas should be designed at a scale that facilitates 

safe pedestrian and cyclist movement and provides for vehicular circulation and 
capacity. Street design should incorporate elements such as lighting, appropriate street 
width, sidewalk width and intersection dimensions to allow for pedestrian, bicycle and 
vehicular use, and should be designed to provide universal access to people with a 
range of abilities and disabilities.  The design of streets should encourage lower traffic 
speeds and superior pedestrian circulation through provision of on-street parking, street 
trees, and other features and amenities.  

   
8. Parking: 
 
 Encourage the use of transit while maximizing the use of available parking throughout 

the day and evening and minimizing the visual impact of parking structures and 
surface parking lots.   

 
 Proper size and location of parking facilities contribute to creation of a pedestrian- and 

transit-supportive environment. The use of maximum parking requirements, shared use 
parking facilities, incentive programs to reduce automobile usage, carpooling, metered 
parking, car-sharing programs, neighborhood parking programs, and other techniques 
can encourage the use of transit while also maximizing the use of parking spaces at 
different times of day.  Efforts to provide urban design elements such as on-street 
parking, placement of parking structures underground and minimizing surface parking 
lots are encouraged.  Wherever possible, ground floor uses and activities should be 
incorporated into structured parking, particularly where parking structures are located 
along streets where pedestrian activity is encouraged.  Location of commuter garages 
should be sensitive to pedestrian and bicycle activity within and adjacent to the Transit 
Station Area and adjacent neighborhoods. 

 
9. Transportation and Traffic: 

 
Promote a balance between the intensity of TOD and the capacity of the multimodal 
transportation infrastructure provided and affected by TOD, and provide for and 
accommodate high quality transit, pedestrian, and bicycle infrastructure and services 
and other measures to limit single occupant vehicle trips.  
 
A TOD should contain the following characteristics relating to transportation and 
traffic: 
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 A multimodal transportation infrastructure, with an emphasis on pedestrian and 
biking facilities, that offer a choice in transportation modes providing convenient 
and reliable alternatives to driving to a station area, particularly those station areas 
without parking. 

 
 A design that accommodates, but minimizes single occupant vehicle trips. 

Additional measures to minimize single occupant vehicle trips, including 
Transportation Demand Management measures, should be identified and applied.  

 
 Traffic-calming measures, design techniques and road alignment that balance 

pedestrian and bicycle accessibility and vehicular access.  
 
The cumulative impacts of TOD on transportation infrastructure should be evaluated in 
the TOD area, and improvements provided where needed.  The impacts on roads:  
Where applicable, a higher level of delay is acceptable for vehicular traffic within TOD 
areas. A non-degradation policy should be applied to areas immediately adjacent to a 
TOD area and to arterials serving the TOD area. This policy requires that traffic flow 
in these adjacent areas and on arterials serving the TOD area perform no worse after 
development of a TOD takes place. Where it is not possible or appropriate to maintain 
a non-degradation policy, in lieu of additional road capacity, there can be 
improvements, measures and/or monetary contributions to a fund to enable the 
application of techniques to reduce vehicle trips by an appropriate amount in and 
around the TOD area.  The impacts on transit, pedestrian, and bicycle facilities:  A 
high level of service should be maintained for transit users that minimizes delay, the 
need for transfers, and transfer delay. Where it is not possible to maintain a high level 
of transit service because of extraordinarily high costs, monetary contributions to a 
fund for the eventual improvement of transit service can be provided in lieu of the 
maintenance of a high quality transit service. An acceptable level of transit service 
nevertheless should be maintained during TOD development. A high level of service 
should be maintained for pedestrians and cyclists, including safety and security, direct 
pathways, reasonable grades, and minimized delays at intersections.   

 
10. Vision for the Community: 

 
 Strive to achieve a broadly inclusive, collaborative, community participation process 

when evaluating TOD plans that propose substantial changes in use, intensity or 
density for existing or new transit station areas planning efforts. 

 
 Broad-based support and collaboration can be achieved through planning processes 

that encourage involvement and participation.  These processes should utilize a range 
of tools and techniques for engaging the community and other interested stakeholders.  
While the particulars of the process should relate to each station, planning processes 
should include the use of citizen task forces, the Area Plans Review process and other 
means to result in the following: (1) a collaborative and interactive formulation of a 
cohesive vision for the transit station area before specific development proposals are 
formally considered; (2) a TOD vision that is integrated with and complements 
surrounding neighborhoods; (3)  incorporation of a broad range of aspirations and 
needs of those communities; (4) active participation by county planning officials, 
supervisors, community groups and developers to identify, and encourage broad-based 
involvement and participation by, a wide range of stakeholders, including all interested 
citizens’ associations; and (5) continuing stakeholder involvement on a collaborative 
basis in framing development proposals ultimately considered for specific parcels. 
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11. Regional Framework: 
 
 Provide a more efficient land use pattern by concentrating growth around existing and 

planned transit station areas.   
 
 Maximizing development around transit can provide a regional benefit by 

accommodating some of the region’s projected employment and residential growth, as 
well as making jobs accessible by transit.  In instances where substantial changes in 
use, density or intensity are being considered as part of station area planning, the 
implications and impacts on the transit system should be considered.  Cumulative 
impacts on transit service and capacity as well as on traffic capacity should be 
evaluated in a transit-oriented development, and improvements evaluated where 
needed.  These planning efforts should include coordination and cooperation with 
adjacent jurisdictions, regional organizations, and transit providers, such as WMATA 
and VRE.  The use of Transfer of Development Rights (TDR’s) should be examined as 
a technique to relocate zoned density to TOD areas if it results in future development 
that agrees with Comprehensive Plan recommendations.   

 
12. Environmental Considerations: 

 
Seek opportunities for mitigating environmental impacts of development.  
 
The environmental benefits of compact, mixed use development focused around transit 
stations can include improved air quality and water quality through the reduction of 
land consumption for development in other areas. The utilization of land near transit 
and the existing infrastructure allows the County to accommodate increasing growth 
pressures in a smaller area served by infrastructure.  Improvements in air quality due to 
reduced vehicle miles traveled and reduced automobile emissions can also be viewed 
as a benefit of TOD.  Environmental impacts (such as impacts on mature trees and 
stormwater runoff) of proposed development should be examined and mitigated to 
minimize potential negative impacts. Low Impact Development Techniques, such as 
rain gardens and green roofs, should be incorporated into proposed developments to 
reduce potential impacts of stormwater runoff from these areas. Development in TODs 
should be designed in a manner that conserves natural resources; the application of 
energy and water conservation measures should be encouraged.  Sites undergoing 
redevelopment should optimize stormwater management and water quality controls 
and practices for redevelopment consistent with revitalization goals.    

 
13. Economic Benefits: 
 
 Create an employment base and encourage commercial revitalization adjacent to 

transit facilities. 
 
 Development around transit stations can help to address housing and transportation 

costs in the County by providing opportunities to balance these costs in TODs.  
Employment uses near transit can provide opportunities for lowered transportation 
costs for employees.  Additionally, housing near transit offers similar transportation 
savings and opportunities for housing near employment.  Opportunities to create new 
small business opportunities as well as assist in the retention of existing small 
businesses should be evaluated as part of TOD planning. 
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14. Open Space: 
 

Provide publicly-accessible, high-quality, usable open space.   
 
Urban parks and open space contribute to a development’s sense of place and are 
integral amenities offered to residents, workers and shoppers.  Transit-oriented 
development plans should provide amenities such as public gathering spaces, civic 
focal points, plazas and open green space and offer a variety of activities such as 
dining, casual games and recreation, performances, visual arts and special events.   
These spaces should be accessible to the larger community as well as the immediate 
transit-oriented development area.  Development plans should also incorporate open 
space preservation, such as stream valleys, where appropriate, and provide access to 
the County’s network of parks and trails.   

 
15. Public Facilities and Infrastructure: 

 
Evaluate opportunities to include public facility improvements and services within the 
TOD area.  
 
TOD may provide opportunities to improve public facilities.  Locating public facilities 
in station areas provides important public services in areas accessible to public 
transportation and can increase activity within the TOD.  Cumulative impacts of 
development in a TOD on public facilities and transit access facilities should be 
identified and offset.  Such impacts include those on schools, parks, libraries, police, 
fire and rescue, water and sewer, stormwater management and other publicly owned 
community facilities.  Current data on station access facilities and demand should be 
used as available, to assess needs for replacement or enhancement of facilities such as 
bus bays, taxi access, substations and parking.  

 
16. Phasing of Development: 

 
 Ensure that projects are phased in such a way as to include an appropriate mix of uses 

in each phase of the development.  
 
 A balanced mix of residential and nonresidential uses should be provided to encourage 

a critical mass of pedestrian activity.  However, concurrent development of all uses 
may not be feasible due to market conditions.  In instances where a certain mix of uses 
is critical to the success of the TOD, the development should include a commitment to 
phase the project in such a way as to include an appropriate mix of uses in each phase 
to help ensure the long-term success of the mixed-use development.  It may also be 
appropriate, when a project's overall success depends on certain specific elements, to 
make later phases contingent on completion of those elements.  Phasing the 
development can minimize the potential impacts on the surrounding community and 
increase amenities for residents, employees, and visitors within the transit-oriented 
development area.  Phasing plans should include pedestrian and bicycle access plans to 
allow proper non-motorized access throughout the development phases.  Provision of 
open space and recreational amenities should be phased as well so that provision or 
these facilities is not postponed until final phasing of a development. 
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APPENDIX 11  
 

GUIDELINES FOR TRANSIT-ORIENTED DEVELOPMENT 
 

 Fairfax County seeks to accommodate future residential and employment growth and expand 
choices for residents and employees by encouraging transit-oriented development (TOD) as a means 
to achieve compact, pedestrian-oriented, mixed-use communities focused around existing and 
planned rail transit stations.   
 
 The following guidelines and design principles are intended to effect well-planned transit-
oriented development and should be considered in planning efforts as new station areas are identified 
and when an existing station area is subject to a major replanning effort.  When applicable, these 
principles should be used in the review of major rezoning cases for development around planned and 
existing rail transit stations.  These guidelines are intended to provide guidance for TOD in addition 
to the specific guidance found in Area Plans for each station area. 
 

1. Transit Proximity and Station Area Boundaries: 
 
 Focus and concentrate the highest density or land use intensity close to the rail transit 

station, and where feasible, above the rail transit station.  
 
 This TOD area may be generally defined as a ¼ mile radius from the station platform 

with density and intensity tapering to within a ½ mile radius from the station platform, 
or a 5-10 minute walk, subject to site-specific considerations.  Station-specific 
delineations should allow for the consideration of conditions such as roads, 
topography, or existing development that would affect the frequency of pedestrian 
usage of transit and therefore affect the expected walking distance to a station within 
which higher intensity development may be appropriate.  Higher intensities within the 
delineated area may be appropriate if barriers are overcome and demonstrable 
opportunities exist to provide pedestrians a safe, comfortable and interesting walk to 
transit.  To protect existing stable neighborhoods in the vicinity of transit but not 
planned for transit-oriented development or redevelopment, and to focus density 
toward the station, Area Plans should include clearly delineated boundaries for transit-
oriented development based upon these criteria  and a recognition of the respective 
differences in service levels and capacity of heavy rail, commuter rail and light rail 
transit which influence the overall density and intensity appropriate for a particular 
station area.   

 
2. Station-specific Flexibility: 
 
 Examine the unique characteristics and needs of a particular station area when 

evaluating TOD principles to ensure the appropriate development intensity and mix of 
land uses relative to the existing and planned uses for the surrounding areas.   

 
 Each of Fairfax County’s planned and existing rail transit stations has a unique 

character in terms of surrounding land uses, transportation infrastructure and roadways, 
environmental and topographical characteristics, and location within the rail system.  
Although each individual station should balance node and place functions to some 
extent, the value of the system as a whole can be enhanced if there is some degree of 
specialization, which can enhance the goals of TOD.  Implementation of TOD within 
Transit Station Area (TSA) boundaries established in Area Plans, should consider the 
characteristics of the larger area surrounding the TSA (e.g., stable residential 
neighborhood, revitalization area, urban center).  Transit station areas within a larger 
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mixed-use center should be integrated into the overall planning fabric of the mixed-use 
center. 

 
3. Pedestrian and Bicycle Access: 
 
 Provide safe pedestrian and bicycle travel to and from and within the station area. 
 
 Non-motorized access and circulation are critical elements of successful TODs and 

should be encouraged.  Techniques to promote maximum pedestrian and bicycle access 
must include an integrated pedestrian and bicycle system plan with features such as on-
road bicycle lanes, walkways, trails and sidewalks, amenities such as street trees, 
benches, bus shelters, adequate lighting, covered walkways, pedestrian aids such as 
moving sidewalks and escalators, covered and secure bicycle storage facilities close to 
the station, shower and changing facilities, a pedestrian-friendly street network, and 
appropriate sidewalk width.  Conflict between vehicles and pedestrians/bicyclists 
should be minimized.  This may be achieved through the appropriate location of 
parking facilities including kiss-and-ride facilities, and the appropriate location and 
design of access roads to the rail transit station.  Planning for accessible trail systems 
should consider distances traveled by both pedestrians and cyclists and should provide 
usable trails and other systems beyond the Transit Station Area.  

 
4. Mix of Land Uses: 
 
 Promote a mix of uses to ensure the efficient use of transit, to promote increased 

ridership during peak and off-peak travel periods in all directions, and to encourage 
different types of activity throughout the day. 

 
 A balanced mix of residential, office, retail, governmental, institutional, entertainment 

and recreational uses should be provided to encourage a critical mass of pedestrian 
activity as people live, work and play in these areas.  The appropriate mix of uses 
should be determined in the Area Plans by examining the unique characteristics and 
needs of each station area.  Specific development plans that conflict with the 
achievement of the mix of uses planned for that station area are discouraged.   

 
5. Housing Affordability: 
 
 Provide for a range of housing opportunities by incorporating a mix of housing types 

and sizes and including housing for a range of different income levels. 
 
 Housing within TODs should be accessible to those most dependent on public 

transportation, including older adults, persons with disabilities and other special needs, 
and persons with limited income.  Housing should be provided within the residential 
component of a TOD for low and moderate income residents.  Affordable and 
workforce housing should be provided on-site or, if an alternative location can provide 
a substantially greater number of units, in adjacent areas within the TOD.  Housing for 
seniors is encouraged to the extent feasible.  

 
6. Urban Design: 

 
Encourage excellence in urban design, including site planning, streetscape and 
building design, which creates a pedestrian-focused sense of place.  
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A pleasant pedestrian environment can contribute to the quality of a transit experience, 
which is also a pedestrian activity.  Urban design elements to achieve an appropriate 
sense of place and a pleasant pedestrian environment may include any or all of the 
following: well-landscaped public spaces such as squares and plazas; urban parks; 
courtyards; an integrated pedestrian system; street-oriented building forms with a 
pedestrian focus; compact development; appropriate street width and block size; 
measures to mitigate the visual impact and presence of structured parking; and, high-
quality architecture. 

 
7.   Street Design:   
 
 Provide a grid of safe, attractive streets for all users which provide connectivity 

throughout the site and to and from adjacent areas.   
 
 The street grids around transit station areas should be designed at a scale that facilitates 

safe pedestrian and cyclist movement and provides for vehicular circulation and 
capacity. Street design should incorporate elements such as lighting, appropriate street 
width, sidewalk width and intersection dimensions to allow for pedestrian, bicycle and 
vehicular use, and should be designed to provide universal access to people with a 
range of abilities and disabilities.  The design of streets should encourage lower traffic 
speeds and superior pedestrian circulation through provision of on-street parking, street 
trees, and other features and amenities.  

   
8. Parking: 
 
 Encourage the use of transit while maximizing the use of available parking throughout 

the day and evening and minimizing the visual impact of parking structures and 
surface parking lots.   

 
 Proper size and location of parking facilities contribute to creation of a pedestrian- and 

transit-supportive environment. The use of maximum parking requirements, shared use 
parking facilities, incentive programs to reduce automobile usage, carpooling, metered 
parking, car-sharing programs, neighborhood parking programs, and other techniques 
can encourage the use of transit while also maximizing the use of parking spaces at 
different times of day.  Efforts to provide urban design elements such as on-street 
parking, placement of parking structures underground and minimizing surface parking 
lots are encouraged.  Wherever possible, ground floor uses and activities should be 
incorporated into structured parking, particularly where parking structures are located 
along streets where pedestrian activity is encouraged.  Location of commuter garages 
should be sensitive to pedestrian and bicycle activity within and adjacent to the Transit 
Station Area and adjacent neighborhoods. 

 
9. Transportation and Traffic: 

 
Promote a balance between the intensity of TOD and the capacity of the multimodal 
transportation infrastructure provided and affected by TOD, and provide for and 
accommodate high quality transit, pedestrian, and bicycle infrastructure and services 
and other measures to limit single occupant vehicle trips.  
 
A TOD should contain the following characteristics relating to transportation and 
traffic: 
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 A multimodal transportation infrastructure, with an emphasis on pedestrian and 
biking facilities, that offer a choice in transportation modes providing convenient 
and reliable alternatives to driving to a station area, particularly those station areas 
without parking. 

 
 A design that accommodates, but minimizes single occupant vehicle trips. 

Additional measures to minimize single occupant vehicle trips, including 
Transportation Demand Management measures, should be identified and applied.  

 
 Traffic-calming measures, design techniques and road alignment that balance 

pedestrian and bicycle accessibility and vehicular access.  
 
The cumulative impacts of TOD on transportation infrastructure should be evaluated in 
the TOD area, and improvements provided where needed.  The impacts on roads:  
Where applicable, a higher level of delay is acceptable for vehicular traffic within TOD 
areas. A non-degradation policy should be applied to areas immediately adjacent to a 
TOD area and to arterials serving the TOD area. This policy requires that traffic flow 
in these adjacent areas and on arterials serving the TOD area perform no worse after 
development of a TOD takes place. Where it is not possible or appropriate to maintain 
a non-degradation policy, in lieu of additional road capacity, there can be 
improvements, measures and/or monetary contributions to a fund to enable the 
application of techniques to reduce vehicle trips by an appropriate amount in and 
around the TOD area.  The impacts on transit, pedestrian, and bicycle facilities:  A 
high level of service should be maintained for transit users that minimizes delay, the 
need for transfers, and transfer delay. Where it is not possible to maintain a high level 
of transit service because of extraordinarily high costs, monetary contributions to a 
fund for the eventual improvement of transit service can be provided in lieu of the 
maintenance of a high quality transit service. An acceptable level of transit service 
nevertheless should be maintained during TOD development. A high level of service 
should be maintained for pedestrians and cyclists, including safety and security, direct 
pathways, reasonable grades, and minimized delays at intersections.   

 
10. Vision for the Community: 

 
 Strive to achieve a broadly inclusive, collaborative, community participation process 

when evaluating TOD plans that propose substantial changes in use, intensity or 
density for existing or new transit station areas planning efforts. 

 
 Broad-based support and collaboration can be achieved through planning processes 

that encourage involvement and participation.  These processes should utilize a range 
of tools and techniques for engaging the community and other interested stakeholders.  
While the particulars of the process should relate to each station, planning processes 
should include the use of citizen task forces, the Area Plans Review process and other 
means to result in the following: (1) a collaborative and interactive formulation of a 
cohesive vision for the transit station area before specific development proposals are 
formally considered; (2) a TOD vision that is integrated with and complements 
surrounding neighborhoods; (3)  incorporation of a broad range of aspirations and 
needs of those communities; (4) active participation by county planning officials, 
supervisors, community groups and developers to identify, and encourage broad-based 
involvement and participation by, a wide range of stakeholders, including all interested 
citizens’ associations; and (5) continuing stakeholder involvement on a collaborative 
basis in framing development proposals ultimately considered for specific parcels. 
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11. Regional Framework: 
 
 Provide a more efficient land use pattern by concentrating growth around existing and 

planned transit station areas.   
 
 Maximizing development around transit can provide a regional benefit by 

accommodating some of the region’s projected employment and residential growth, as 
well as making jobs accessible by transit.  In instances where substantial changes in 
use, density or intensity are being considered as part of station area planning, the 
implications and impacts on the transit system should be considered.  Cumulative 
impacts on transit service and capacity as well as on traffic capacity should be 
evaluated in a transit-oriented development, and improvements evaluated where 
needed.  These planning efforts should include coordination and cooperation with 
adjacent jurisdictions, regional organizations, and transit providers, such as WMATA 
and VRE.  The use of Transfer of Development Rights (TDR’s) should be examined as 
a technique to relocate zoned density to TOD areas if it results in future development 
that agrees with Comprehensive Plan recommendations.   

 
12. Environmental Considerations: 

 
Seek opportunities for mitigating environmental impacts of development.  
 
The environmental benefits of compact, mixed use development focused around transit 
stations can include improved air quality and water quality through the reduction of 
land consumption for development in other areas. The utilization of land near transit 
and the existing infrastructure allows the County to accommodate increasing growth 
pressures in a smaller area served by infrastructure.  Improvements in air quality due to 
reduced vehicle miles traveled and reduced automobile emissions can also be viewed 
as a benefit of TOD.  Environmental impacts (such as impacts on mature trees and 
stormwater runoff) of proposed development should be examined and mitigated to 
minimize potential negative impacts. Low Impact Development Techniques, such as 
rain gardens and green roofs, should be incorporated into proposed developments to 
reduce potential impacts of stormwater runoff from these areas. Development in TODs 
should be designed in a manner that conserves natural resources; the application of 
energy and water conservation measures should be encouraged.  Sites undergoing 
redevelopment should optimize stormwater management and water quality controls 
and practices for redevelopment consistent with revitalization goals.    

 
13. Economic Benefits: 
 
 Create an employment base and encourage commercial revitalization adjacent to 

transit facilities. 
 
 Development around transit stations can help to address housing and transportation 

costs in the County by providing opportunities to balance these costs in TODs.  
Employment uses near transit can provide opportunities for lowered transportation 
costs for employees.  Additionally, housing near transit offers similar transportation 
savings and opportunities for housing near employment.  Opportunities to create new 
small business opportunities as well as assist in the retention of existing small 
businesses should be evaluated as part of TOD planning. 
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14. Open Space: 
 

Provide publicly-accessible, high-quality, usable open space.   
 
Urban parks and open space contribute to a development’s sense of place and are 
integral amenities offered to residents, workers and shoppers.  Transit-oriented 
development plans should provide amenities such as public gathering spaces, civic 
focal points, plazas and open green space and offer a variety of activities such as 
dining, casual games and recreation, performances, visual arts and special events.   
These spaces should be accessible to the larger community as well as the immediate 
transit-oriented development area.  Development plans should also incorporate open 
space preservation, such as stream valleys, where appropriate, and provide access to 
the County’s network of parks and trails.   

 
15. Public Facilities and Infrastructure: 

 
Evaluate opportunities to include public facility improvements and services within the 
TOD area.  
 
TOD may provide opportunities to improve public facilities.  Locating public facilities 
in station areas provides important public services in areas accessible to public 
transportation and can increase activity within the TOD.  Cumulative impacts of 
development in a TOD on public facilities and transit access facilities should be 
identified and offset.  Such impacts include those on schools, parks, libraries, police, 
fire and rescue, water and sewer, stormwater management and other publicly owned 
community facilities.  Current data on station access facilities and demand should be 
used as available, to assess needs for replacement or enhancement of facilities such as 
bus bays, taxi access, substations and parking.  

 
16. Phasing of Development: 

 
 Ensure that projects are phased in such a way as to include an appropriate mix of uses 

in each phase of the development.  
 
 A balanced mix of residential and nonresidential uses should be provided to encourage 

a critical mass of pedestrian activity.  However, concurrent development of all uses 
may not be feasible due to market conditions.  In instances where a certain mix of uses 
is critical to the success of the TOD, the development should include a commitment to 
phase the project in such a way as to include an appropriate mix of uses in each phase 
to help ensure the long-term success of the mixed-use development.  It may also be 
appropriate, when a project's overall success depends on certain specific elements, to 
make later phases contingent on completion of those elements.  Phasing the 
development can minimize the potential impacts on the surrounding community and 
increase amenities for residents, employees, and visitors within the transit-oriented 
development area.  Phasing plans should include pedestrian and bicycle access plans to 
allow proper non-motorized access throughout the development phases.  Provision of 
open space and recreational amenities should be phased as well so that provision or 
these facilities is not postponed until final phasing of a development. 

 
 



16-100 STANDARDS FOR ALL PLANNED DEVELOPMENTS

16-101 General Standards

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

1. The planned development shall substantially conform to the adopted
comprehensive plan with respect to type, character, intensity of use and public
facilities. Planned developments shall not exceed the density or intensity
permitted by the adopted comprehensive plan, except as expressly permitted
under the applicable density or intensity bonus provisions.

2. The planned development shall be of such design that it will result in a
development achieving the stated purpose and intent of the planned
development district more than would development under a conventional
zoning district.

3. The planned development shall efficiently utilize the available land, and shall
protect and preserve to the extent possible all scenic assets and natural features
such as trees, streams and topographic features.

4. The planned development shall be designed to prevent substantial injury to the
use and value of existing surrounding development, and shall not hinder, deter
or impede development of surrounding undeveloped properties in accordance
with the adopted comprehensive plan.

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

6. The planned development shall provide coordinated linkages among internal
facilities and services as well as connections to major external facilities and
services at a scale appropriate to the development.
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16-102 Design Standards

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

1. In order to complement development on adjacent properties, at all peripheral
boundaries of the planned development district, the bulk regulations and
landscaping and screening provisions shall generally conform to the provisions
of that conventional zoning district which most closely characterizes the
particular type of development under consideration.

2. Other than those regulations specifically set forth in Article 6 for a particular P
district, the open space, off-street parking, loading, sign and all other similar
regulations set forth in this Ordinance shall have general application in all
planned developments.

3. Streets and driveways shall be designed to generally conform to the provisions
set forth in this Ordinance and all other County ordinances and regulations
controlling same, and where applicable, street systems shall be designed to
afford convenient access to mass transportation facilities. In addition, a
network of trails and sidewalks shall be coordinated to provide access to
recreational amenities, open space, public facilities, vehicular access routes,
and mass transportation facilities.
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DEPARTMENT OF TRANSPORTATION 
4975 Alliance Drive 
Fairfax, VA 22030  

 

We Keep Virginia Moving 

 

Charlie Kilpatrick  
COMMISSIONER 

 

 
 
 
 
 February 5, 2016 

 

To: Ms. Barbara Berlin  

 Director, Zoning Evaluation Division 
 

From: Noreen H. Maloney 

 Virginia Department of Transportation – Land Development Section 
  

Subject: PCA/CDPA 2002-HM-043-02 

                  Arrowbrook Center  

                   
 

 

 

This office has reviewed the subject application and offers the following comments. 

 The Operational Analysis has been reviewed with the attached comments. A second 

submission is pending.  

 An Access Management Exception should be submitted for the entrance along Centreville 

Road adjacent to the DTR. 

 Additional access to Sunrise Valley Road should be provided with this application.  

 The applicant should construct a right turn lane along Sunrise Valley Drive at the intersection 

with Centreville Road. 

All submittals subsequent to the first submittal shall provide a response letter to the previous VDOT comments.  
Submittals without comment response letters are considered incomplete and will be returned without review. 
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Fire and Rescue Department 
4100 Chain Bridge Road 

Fairfax, VA  22030 
703-246-2126 

www.fairfaxcounty.gov/fire 
 

 

Proudly Protecting and 
Serving Our Community 

 
 

DATE:  April 7, 2015 
 
 
TO:   William O’Donnell 

Staff Coordinator, Zoning Evaluation Division 
Department of Planning and Zoning  

 
FROM:  Laurie Stone 
   Strategic Planner 
                             Fire and Rescue Department 
 
SUBJECT: Special Exception Application Analysis 
 
REFERENCE:  Application Number: SE 2015-DR-008 conc with. PCA 2002-HM-043-

02, CDPA 2002-HM-043 and FDPA 2002-HM-043-03 (Arrowbrook 
Centre, LLC) 

 
The Fire and Rescue Department (FRD) is providing the following comments on the 
referenced application. 
 
Current Fire and Rescue Service Delivery 
The proposed Arrowbrook Centre development is located in the emergency response area 
of the Frying Pan Fire and Rescue Station 36 located at 2660 West Ox Road in Herndon,   
Virginia.  The next closest fire station is the Herndon Fire and Rescue Station 4 located in 
the Town of Herndon, Virginia.   
 
Emergency Response Impact of Proposed Development  
The proposed Arrowbrook Centre Phase 2 development consisting of three 10-14 story 
residential buildings with a total of 658 multi-family dwelling units and 91 single family 
townhouses may result in an increase in residential population of 1,948.   
 
FRD analyzes the historical rate of incidents per population in each fire station’s response 
area across the county to determine each fire station’s workload capacity.  In CY2014, the 
Frying Pan Fire and Rescue Station responded to 1,643 incidents, an average of five calls 
per day, and the Herndon Fire and Rescue Station responded to 3,200 incidents, an average 
of nine calls per day. The potential impact on emergency services of an additional 1,948 
residential population is about 107 more incidents per year which currently can be 
handled by the existing fire stations.  Although an increase in call volume from one 
rezoning case may not exceed a fire station’s workload capacity, multiple rezoning cases in 
a station’s response area could significantly impact that station’s availability and response 
times to emergency incidents.  The Department of Planning and Zoning should consider the 
cumulative impact of multiple rezoning applications in an area to determine the entire 
impact on Fire and Rescue emergency service delivery.  
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Residential occupancies are higher risk than commercial occupancies resulting in a greater 
number of emergency incidents.  Residential units are occupied 24/7 and include high risk 
populations such as children and older adults which directly correlate with increases in all 
types of emergency calls.   
 
Traffic Signal Preemption Equipment for Emergency Responders: 
As Fairfax County increases in population density and roadways become more congested, it 
will be even more challenging for FRD to meet response time goals to emergency incidents.  
For emergency medical calls in high-rise buildings, response times include both travel time 
to the site of an emergency incident as well as vertical response time to allow first 
responders to get to the patient’s side. To improve emergency response times, the FRD is 
aggressively pursuing installation of preemption equipment on traffic signals throughout 
the county.  Traffic preemption also improves both civilian and firefighter safety by 
reducing the potential for accidents at intersections.  
 
In summary, the proposed development of up to 749 new residential units could have an 
impact on Fire and Rescue services of an additional 107 incidents per year.  Although the 
existing fire stations can absorb this higher call volume, multiple new developments in a 
station’s area could significantly impact response times to all emergency incidents.  
Therefore, the FRD requests the developer proffer the cost of preemption devices for traffic 
signals (about $10K each) located along the primary travel routes from the two closest fire 
stations to the proposed development.  The attached map identifies the traffic signals 
needing preemption equipment.  
 
Please contact me at 703-246-3889 if you have any questions regarding the comments.  
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Department of Public Works and Environmental Services 

Land Development Services, Site Development and Inspections Division 

12055 Government Center Parkway, Suite 535 

Fairfax, Virginia 22035-5503 

Phone 703-324-1720 • TTY 711 • FAX 703-324-8359  

 

 

 

 

 

DATE:  February 3rd, 2016 

 

TO: William O’Donnell, Staff Coordinator 

Zoning Evaluation Division 

Department of Planning and Zoning 

 

FROM: Yosif Ibrahim, Storm water Engineer 

Site Development and Inspections Division  

Department of Public Works and Environmental Services 

 

SUBJECT: Arrowbrook Center, LLC PCA/CDPA 2002-HM-043-02 and FDPA 2002-

HM-043-03, Tax Map #016-3-01-0039A2& 0039B3, Hunter Mill District 

 

 

We have reviewed the revised plans dated January 19, 2016 for subject application and offered 

the following: 

 

1. In general it seems that the conceptual storm water management plans meets the SWM 

requirements per Chapter 124 of the County Code. However the following shall be 

clearly documented as part of the Proffered Development Conditions: 

1.1 FDPA 2002-HM-043-3, Land Bay B1,C1,D1 To enhance water quality control 

requirements for this phase of development , the applicant shall integrate the 

following LID measures as part of the development plans: 

 Combination of Bio-retention facilities, Tree Box filters and manufactured 

BMP’s  to treat approximately 2.4 acres of onsite runoff draining towards 

the existing Dulles Station regional pond and; 

 Provision of Tree-Box filter and Bio retention tree Pits to treat 

approximately 0.6 acres of on-site runoff draining towards the existing 

Arrowbrook pond. 

 

1.2 PCA/CDPA 2002-HM-043-2 To enhance water quality control requirements 

under full development conditions of the site , the applicant shall integrate the 

following LID measures as part of the development plans: 

 Combination of Bio-retention facilities, Tree Box filters, Vegetated Roof 

measures and manufactured BMP’s to treat approximately 9.0 acres of 

onsite runoff draining towards the existing Dulles Station regional pond 

and; 
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 Provision of Tree-Box filter, Bio retention tree Pits and vegetated roof 

measures to treat approximately 2.4 acres of on-site runoff draining 

towards the existing Arrowbrook pond. 

 

2. The applicant during the submission of the final site plans may modify the selection of 

these LID practices and come up with an equivalent practices with the same capability of 

pollutant removal reduction. However, such a modification should not result in lesser 

phosphorous reduction nor lesser treatment drainage areas. The concept of Train 

treatments shall be followed to the extent possible to enhance pollutant reduction. The 

detailed design specifications of these facilities shall   be in accordance with the DEQ 

BMP Clearing house specifications. 

 

 

Please contact me at 703-324-1720 if you require additional information.   

 

SR/ 

 

cc: Fred Rose, Chief, Watershed Planning & Assessment Branch, Storm water Planning 

Division, DPWES 

 Jeffery E. Vish, Engineer IV, Site Code Research and Development Branch, LDS, DPWES 

 Shahab Baig, Chief, North Branch, SDID, DPWES 

 Zoning Application File 



 

Department of Public Works and Environmental Services 

Wastewater Planning & Monitoring Division  

12000 Government Center Parkway, Suite 358 

Fairfax, VA 22035 

Phone: 703-324-5030, Fax: 703-803-3297 

www.fairfaxcounty.gov/dpwes 

 
 

 

 

 

 

DATE:           December 23, 2015 

 

TO:  William J. O’Donnell Jr. 

Zoning Evaluation Division 

Department of Planning and Zoning 

 

FROM: Sharad Regmi, P.E. 

  Engineering Analysis and Planning Branch 

 

SUBJECT: Sanitary Sewer Analysis Report 

 

REF:   Application No. PCA 2002-HM-043-02, CDPA 2002-HM-043-02, 

                                                     FDPA 2002-HM-043-03 

   Tax Map No. 16-3-((1))-0039-A1; 0039-A2; 0039-A; & 0039-B3   

 
The following information is submitted in response to your request for a sanitary sewer analysis for above 

referenced application: 

 

1. The application property is located in the E-branch (A-2) watershed. It would be sewered into the Blue    

               Plains Treatment Plant. 

 

2. Based upon current and committed flow, there is excess capacity in the Blue Plains Treatment.  For 

 purposes of this report, committed flow shall be deemed that for which fees have been paid, building 

 permits  have been issued, or priority reservations have been established by the Board of Supervisors.  

 No commitment can be made, however, as to the availability of treatment capacity for the development 

 of the subject property.  Availability of treatment capacity will depend upon the current rate of 

 construction and the timing for development of this site. 

 

3. An existing 18 inch line located on the property is adequate for the proposed use at this time. 

 

4. The following table indicates the condition of all related sewer facilities and the total effect of this 

 application. 

      Existing Use   Existing Use 

    Existing Use  + Application   + Application 

   +Application  +Previous Applications  + Comp Plan 

 
Sewer Network  Adeq. Inadeq  Adeq. Inadeq   Adeq. Inadeq  

 

Collector                              X                                          X                                                      X 

Submain                               X                                         X                                                       X 

Main/Trunk                          X                                         X                                                       X 

 

5. Other pertinent comments:        
             

 

M E M O R A N D U M 
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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 // 
Park Planning Branch, PDD 

DATE: March 31, 2016 

SUBJECT: PCA/CDPA 2002-HM-043-02, FDPA 2002-HM-043-02, Arrowbrook Centre 
Tax Map Number: 16-3 ((1)) 39B3, 39A2, 39A1 

BACKGROUND 

The Park Authority staff has reviewed the proposed Development Plan dated February 29, 2016, 
for the above referenced application. The Conceptual Development Plan shows 1,130 new 
residential units (40 SFA, 1090 MF), 640,700 square feet of commercial space, 112,050 square 
feet of retail uses, and 150,000 square feet of hotel use on property which is currently zoned 
PDC. The Final Development Plan covers 147 of the residential units - 39 single-family attached 
and 108 multifamily (two-over-two) units. 

The subject property is adjacent to Arrowbrook Park, dedicated by the Applicant to the Park 
Authority pursuant to RZ 2002-HM-043. Arrowbrook Park contains both an active recreation 
park, north of Sunrise Valley Drive, and a passive, wetlands park south of Sunrise Valley Drive. 
The proposed application could be expected to bring an additional 2,029 residents and 2,509 
employees to the Dransville Supervisory District. 

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. 
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The subject property is located within the Innovation Center Transit Station Area of the UP4 
Greater Herndon Community Planning Sector within the Upper Potomac Planning District. 
Urban parkland service standards are applicable to the site at the rate of 1.5 acres of parkland per 
1,000 new residents and 1 acre of parkland per 10,000 employees (UP4-Greater Herndon 
Community Planning Sector, Page 72). This same text also speaks to a significant need for 
active recreation facilities, especially athletic fields. 

ANALYSIS AND RECOMMENDATIONS 
Park Needs: 
The need for public park space within a Transit Station Area is a factor of the density proposed. 
The current application reflects a need for 3.30 acres of publicly accessible park space. 

40 SFA @ 3.06 res/du =122 residents 
1090 MF @ 1.75 res/du = 1,907 residents 

2,029 total new residents @1.5 ac/1000 res. = 3.05 ac. 

640,700 sf office @ 300 sf/emp. = 2,135 employees 
112.050 sf retail @, 300 sf/emp. = 373 employees 

2,509 employees @ 1 ac/10,000 emp. = 0.25 ac. 

By similar calculation, the previously approved rezoning indicated the need for 2.60 acres of 
publicly accessible park space. 

Analysis: Subject to proffer commitments associated with RZ 2002-HM-043, the 
Applicant has currently dedicated over 17 acres of parkland to the Park Authority, 
including turnkey development of a lighted, synthetic turf athletic field, picnic shelter 
with restrooms, playground, bocci court, two tennis courts with practice wall, basketball 
court, elevated wooded walkways and trails, gazebo, and butterfly garden. This previous 
proffer commitment addressed Comprehensive Plan recommendations for a major park 
to be provided in this location. 

It is typical with Proffered Condition Amendments to offset the impact of any requested 
density that exceeds the original approval. Although the current application reflects an 
increased demand, the park contribution provided with RZ 2002-HM-043 significantly 
exceeds the demand generated by this individual development and was delivered very 
early in the development process. No specific addition of publicly accessible parkland is 
requested for the proposed PCA other than public spaces integrated inot the proposed 
development that contribute to its livability. Those spaces identified on Sheet L2.01 of 
the CDPA satisfy the provision of publicly accessible park space. 

Recreational Impact of Residential Development: 
The Fairfax County Zoning Ordinance requires provision of open space and recreational features 
within Planned Development Districts (see Zoning Ordinance Sections 6-209 and 16-404). The 
minimum expenditure for park and recreational facilities within these districts is set at $1,800 per 
non-ADU residential unit for outdoor recreational facilities to serve the development population. 
Whenever possible, the facilities should be located within the residential development site. With 
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1,130 units proposed, the Ordinance-required amount to be spent onsite is $2,034,000, less the 
contribution for committed ADUs. Any portion of this amount not spent onsite should be 
conveyed to the Park Authority for recreational facility construction at one or more park sites in 
the service area of the development. 

Cultural Resources Impact: 
The subject property is the location of the Laura Ratcliffe-Hanna house, constructed circa 1820 
and listed in the National Register of Historic Places. Subject to the termination of the existing 
life estate, the house and surrounding ±2.5 acres are to be dedicated to the Park Authority 
(Proffer 30 and 31, RZ 2002-HM-043). The Applicant has provided the historic structures report 
as previously proffered. 

Analysis: Subsequent to the approval of the original rezoning, the Park Authority 
instituted the Resident Curator Program to manage numerous Park Authority owned 
historic properties and structures. The Laura Ratcliffe-Hanna house is considered a 
prime candidate for this program. The Applicant continues to proffer to the dedication of 
the property and home and has offered funds to help with maintenance of the building as 
it transitions into the Resident Curator Program. The Applicant has addressed all Park 
Authority concerns related to impacts to cultural resources. 

Dedication of Land to the Park Authority: 
As mentioned above, the Applicant intends to carry forward the previously committed dedication 
of the Laura Ratcliffe-Hanna House and surrounding lands upon expiration of the life estate. 

Analysis: The proposed dedication of land and dispensation of the historic structures is 
acceptable to the Park Authority. Prior to dedication, any debris and waste currently on 
the parcel should be removed and all personal possessions of the life tenant should be 
removed prior to dedication without any expense to the Park Authority. In accordance 
with PFM 2-1102.4B, the landowner is required to take any necessary corrective action 
prior to Park Authority acceptance. Following site cleanup of debris and prior to land 
dedication, the Park Authority requests that the Applicant arrange for an inspection by 
the Park Authority Land Acquisition Manager (703.324.8741). If the condition of the 
land is acceptable to the Park Authority, the Applicant should dedicate the property prior 
to their bond release from Fairfax County. 

Contribution to Off-site Recreational Facilities 
Pursuant to Proffer 32 related to RZ 2002-HM-043, the Applicant previously proposed to 
construct an unlit, natural turf athletic field within the Hunter Mill Magisterial District. The 
subject property was redistricted to the Dranesville Magisterial District subsequent to the 
previous rezoning approval. 

Analysis: The Applicant continues to be committed to the contribution to athletic field 
needs in the vicinity of the subject property. Opportunities for specific athletic field 
commitments continue to be discussed with the Applicant. 
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Trails: 
The Conceptual Development Plan carries forward the previous commitment to provide an 8' 
wide asphalt trail, parallel to Centreville Road. The proximity of Centreville Road to 
Merrybrook Run does not permit the trail to be constructed immediately adjacent to Centreville 
Road, as would be the typical location. Alternately, the proposed trail weaves across the life 
estate/residual dedication area. This trail has been site planned as 1504-SP-004 and the plan 
distributed to bonding. The location of the trail was established through field location with Park 
Authority staff at time of site plan. 

The CDP also reflects construction of an asphalt trail adjacent to the Dulles Access and Toll 
Road. This pedestrian connection is identified in the Herndon Metrorail Stations Access 
Management Study (HMSAMS) to enhance connectivity to Metro. Draft proffers offer a variety 
of options as to exactly where and when this trail is to be constructed. 

Analysis: The Park Authority is supportive of both of the proposed trail connections. 
The placement of the trail adjacent to Merrybrook Run should be field verified in 
consultation with the Park Authority's Trail Coordinator (Liz Cronauer, 703-324-8629) 
to minimize disturbance to existing trees. Either option for construction of the trail along 
the Dulles Toll Road is acceptable to the Park Authority, with preference for the option 
that moves this project ahead quickest. 

SUMMARY OF RECOMMENDATIONS 
The Applicant has addressed all Park Authority concerns related to the CDPA graphic 
although there are details that should be captured in the proffers. Comments on draft 
proffers have been provided separately. 

The Applicant has addressed all Park Authority concerns related to the FDPA. 

Please note the Park Authority would like to review and comment on proffers/development 
conditions related to park and recreation issues. We request that draft and final 
proffers/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: William O'Donnell 

Copy: Dave Bowden, Director, Planning and Development Division 
Cindy Walsh, Director, Resource Management Division 
Elizabeth Cronauer, Trail Coordinator, Special Projects Branch 
Denice Dressel, Manager, Resident Curator Project 
William O'Donnell, DPZ Coordinator 
Andrea L. Dorlester, Planner IV, Park Planning Branch 
Chron File 



 

 

 

 

Department of Housing and Community Development 

3700 Pender Drive, Suite 300 

Fairfax, Virginia 22030-6039 

Tel. 703-246-5100 • Fax 703-246-5115 • TTY 703-385-3578 

www.fairfaxcounty.gov/rha 

 
 

 

 

 

 

 DATE: April 15, 2016 

 

TO:  William O'Donnell 

Department of Planning and Zoning 

 

FROM: Abdi Hamud 

  Department of Housing and Community Development 

 

SUBJECT: Arrowbrook Centre, LLC (PCA 2002-HM-043-02) 

 

The Department of Housing and Community Development (DHCD) staff reviewed the 

Arrowbrook Centre, LLC proffers that proposes a sliding scale concept for Workforce 

Dwelling Units (WDUs) (see table below). The sliding scale assigns a value for WDU 

efficiencies, one-bedroom, two-bedroom and three-bedroom WDUs. The sliding scale assigns 

a lesser value for efficiencies and more value for the two-bedroom and three-bedroom units. 

 

DHCD staff supports the sliding scale concept because it has the potential to deliver more two-

bedroom and three-bedroom WDUs. There is a significant need for two-bedroom and three-

bedroom WDUs overall in Fairfax County for larger households. Fairfax County staff will 

continue be engaged with the applicant to finalize the details of the sliding scale proposal. 

 

 

WDU Bedroom Size WDU Value 

WDU with 0 bedroom (efficiency) 0.75 

WDU with 1 bedroom 1.00 

WDU with 2 bedrooms 1.35 

WDU with 3 bedrooms 1.75 
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 GLOSSARY 
 This Glossary is provided to assist the public in understanding 
 the staff evaluation and analysis of development proposals. 
 It should not be construed as representing legal definitions. 
 Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan 
 or Public Facilities Manual for additional information. 
 
ABANDONMENT:  Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing 
process, to abolish the public's right-of-passage over a road or road right-of way.  Upon abandonment, the right-of-way automatically 
reverts to the underlying fee owners.  If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the 
adjacent property owners if there is no evidence to the contrary. 
 
ACCESSORY DWELLING UNIT (OR APARTMENT):  A secondary dwelling unit established in conjunction with and clearly subordinate to 
a single family detached dwelling unit.  An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning 
Appeals (BZA).  Refer to Sect. 8-918 of the Zoning Ordinance. 
 
AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT:  Residential development to assist in the provision of affordable housing for 
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance 
regulations.  Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the 
construction of additional housing units.  See Part 8 of Article 2 of the Zoning Ordinance. 
 
AGRICULTURAL AND FORESTAL DISTRICTS:  A land use classification created under Chapter 114 or 115 of the Fairfax County Code 
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to 
Chapter 58 of the Fairfax County Code. 
 
BARRIER:  A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses.  Refer 
to Article 13 of the Zoning Ordinance for specific barrier requirements. 
 
BEST MANAGEMENT PRACTICES (BMPs):  Stormwater management techniques or land use practices that are determined to be the 
most effective, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve 
water quality. 
 
BUFFER:  Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or 
intensities of land uses;  may also provide for a transition between uses.  A landscaped buffer may be an area of  open, undeveloped land 
and may include a combination of fences, walls, berms, open space and/or landscape plantings.  A buffer is not necessarily coincident  
with transitional screening. 
 
CHESAPEAKE BAY PRESERVATION ORDINANCE:  Regulations which the State has mandated must be adopted to protect the 
Chesapeake Bay and its tributaries.   These regulations must be incorporated into the comprehensive plans, zoning ordinances and 
subdivision ordinances of the affected localities.  Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR 
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations. 
 
CLUSTER DEVELOPMENT:  Residential development in which the lots are clustered on a portion of a site so that significant 
environmental/historical/cultural resources may be preserved or recreational amenities provided.  While smaller lot sizes are permitted in a 
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district.  See 
Sect. 2-421 and Sect. 9-615 of the Zoning Ordinance. 
 
COUNTY 2232 REVIEW PROCESS:  A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code 
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the 
plan.  Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in 
substantial accord with the Plan. 
 
dBA:  The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value 
describes a sound at a given instant, a maximum sound level or a steady state value.  See also Ldn. 
 
DENSITY:  Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of 
dwelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre. 
 
DENSITY BONUS:  An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions 
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc. 
 
DEVELOPMENT CONDITIONS:  Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of 
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in 
a "P" district.  Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with 
the Zoning Ordinance and/or conformance with the Comprehensive Plan.  For example, development conditions may regulate hours of 
operation, number of employees, height of buildings, and intensity of development. 
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DEVELOPMENT PLAN:  A graphic representation which depicts the nature and character of the development proposed for a specific land 
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are 
generally included on a development plan.  A development plan is s submission requirement for rezoning to the PRC District.  A 
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts 
other than a P District.  A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally 
referred to as an SE or SP plat.  A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning 
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site.  A 
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning 
application for a P District other than the PRC District; an FDP further details the planned development of the site.   See Article 16 of the 
Zoning Ordinance. 
 
EASEMENT:  A right to or interest in property owned by another for a specific and limited purpose.  Examples: access easement, utility 
easement, construction easement, etc.  Easements may be for public or private purposes. 
 
ENVIRONMENTAL QUALITY CORRIDORS (EQCs):  An open space system designed to link and preserve natural resource areas, 
provide passive recreation and protect wildlife habitat.  The system includes stream valleys, steep slopes and wetlands.  For a complete 
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan. 
 
ERODIBLE SOILS:  Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled.  Silt and 
sediment are washed into nearby streams, thereby degrading water quality. 
 
FLOODPLAIN:  Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with 
environmental quality corridors.  The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood 
occurrence in any given year. 
 
FLOOR AREA RATIO (FAR):  An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel 
of land.  FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the 
site itself. 
 
FUNCTIONAL CLASSIFICATION:  A system for classifying roads in terms of the character of service that individual facilities are providing 
or are intended to provide, ranging from travel mobility to land access.  Roadway system functional classification elements include 
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and 
Local Streets.  Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged.  Minor arterials are 
designed to serve both through traffic and local trips.  Collector roads and streets link local streets and properties with the arterial network. 
 Local streets provide access to adjacent properties. 
 
GEOTECHNICAL REVIEW:  An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site 
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils. 
 
HYDROCARBON RUNOFF:  Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are 
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point 
source pollution.  An oil-grit separator is a common hydrocarbon runoff reduction method. 
 
IMPERVIOUS SURFACE:  Any land area covered by buildings or paved with a hard surface such that water cannot seep through the 
surface into the ground. 
 
INFILL:  Development on vacant or underutilized sites within an area which is already mostly developed in an established development 
pattern or neighborhood. 
 
INTENSITY:  The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of 
impervious surface, traffic generation, etc.  Intensity is also based on a comparison of the development proposal against environmental 
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without 
adverse impacts. 
 
Ldn:  Day night average sound level.  It is the twenty-four hour average sound level expressed in A-weighted decibels;  the measurement 
assigns a "penalty" to night time noise to account for night time sensitivity.  Ldn represents the total noise environment which varies over 
time and correlates with the effects of noise on the public health, safety and welfare. 
 
LEVEL OF SERVICE (LOS):  An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic 
conditions.  Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic 
conditions and LOS-F describing jammed or grid-lock conditions. 
 
MARINE CLAY SOILS:  Soils that occur in widespread areas of the County generally east of Interstate 95.  Because of the abundance of 
shrink-swell clays in these soils, they tend to be highly unstable.  Many areas of slope failure are evident on natural slopes.  Construction 
on these soils may initiate or accelerate slope movement or slope failure.  The shrink-swell soils can cause movement in structures, even 
in areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc.  Also known as slippage soils. 
 
 



 - 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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	01 PCA 2002-HM-043-02 Arrowbrook Final Report Cover
	Staff recommends approval of a modification of PFM Standards 12-0510 4E(5) and 12-0601.1B to permit a reduction of the minimum planting width requirement from eight feet to six feet as shown on the CDPA and FDPA and described in the proffers.
	Staff recommends approval of a modification of PFM Standards 12-0511 to permit a the overall 10 year tree canopy for the property to be calculated based on the gross floor area of the original rezoning application consisting of 53.84 acres.

	02 Locator Map PCA - CDPA_parcel
	02b Locator Map FDPA
	03 PCA 2016-4-22
	03b FDPA 2016-4-22
	04 PCA 2002-HM-043-02 Arrowbrook Final Report
	A GLOSSARY OF TERMS FREQUENTLY
	Lot Size Requirements (6-207)

	The applicant has requested a waiver of the transitional screening and barrier requirements for residential uses adjacent to office uses.  Paragraph 1 of Section 13-304 allows transitional screening and barriers to be waived or modified between uses t...
	Modification of PFM Standards 12-0510 4E(5) and 12-0601.1B to permit a reduction of the minimum planting width requirement from eight feet to six feet as shown on the CDPA and FDPA and described in the proffers.

	05 Appendix 1 Draft Proffer Statement 5-2-2016
	1. Development Plan.  Subject to the Proffers and the provisions of Sect. 6-200, Sect. 16-400 and Sect. 18-204 of the Zoning Ordinance, the Subject Property shall be developed in substantial conformance with the proffered elements of the Conceptual De...
	2. Proffered CDPA Elements.  Notwithstanding that the CDPA is the subject of Proffer 1 above, it shall be understood that the proffered elements of the CDPA are limited to the perimeter points of access, maximum square footage, maximum building height...
	3. Land Bays.  The Subject Property consists of all or a portion of five of the original land bays which comprise Arrowbrook Centre, identified as Land Bays A, B, C, D and a portion of E-F, which are identified on the CDPA and are further divided into...
	4. Minor Modifications.  Pursuant to Par. 4 of Sect. 16-403 of the Zoning Ordinance, minor modifications to the CDPA and future FDPs and FDPAs may be permitted as determined by the Zoning Administrator.  The Applicant shall have the flexibility to mod...
	5. Severability and Future PCA/CDPA/FDP/FDPA/SE/SP Applications.  Any one or more of the individual Land Bays A through E-F as shown on the CDPA may be the subject of a separate PCA, CDPA, FDP, FDPA, Special Exception ("SE"), Special Permit ("SP"), va...
	6. Final Development Plans.  FDP and FDPA approvals may be requested from the Planning Commission in accordance with Sect. 16-402 of the Zoning Ordinance with respect to each respective land bay, or portion thereof, without obtaining the consent and/o...
	7. Final Development Plan Information.  Final Development Plan Amendment application FDPA 2002-HM-043-3 has been filed concurrently with this PCA Application on Land Bays B1, C1 and D1.  For all other future FDP and FDPA applications covering any port...
	A. A tabulation indicating the status of development on the entire Subject Property.  The tabulation shall include a listing of all existing and proposed buildings, along with the GFA and uses approved on the CDPA, all approved FDPs and any approved s...
	B. A tabulation indicating the tree canopy calculations of the entire Subject Property, which shall be updated with each subsequent FDP, FDPA and site plan approved for the Subject Property.
	C. A copy of any previous Transportation Demand Management ("TDM") Annual Report to determine progress toward attaining TDM goals and any planned modifications to the TDM Program; and a comparison of the trip generation based on the Institute of Traff...
	D. List of proposed uses and demonstration of how such uses meet the applicable "Use Limitations" of the PDC District.
	E. Architectural elements and maximum building heights.
	F. Graphic depiction and refinements of, and any adjustments to streetscape elements.
	G. Proposed parking garage façade treatments for above-ground parking structures.
	H. Landscape plans.
	I. Provision of a preliminary utility plan overlaid over the landscape plan.
	J. Identification of specific proposed phased improvements.
	K. Depiction of any special amenity features.
	L. Bicycle parking and storage.
	M. Refinement of the number of proposed parking structures and spaces.
	N. Identification of specific stormwater management facilities.
	O. Location of existing and proposed utilities to serve the area subject to such FDP, FDPA or site plan.
	P. Vehicular sight distance lines at all intersections along Arrowbrook Centre Drive adjacent to the area subject to such FDP, FDPA or site plan based on existing posted/design speeds as well as future design speeds.

	8. Fire Marshal.  The Applicant has coordinated the layouts depicted on the CDPA and the concurrent FDPA filed for Land Bays B1, C1 and D1 with the Fire Marshal.  Further changes to the CDPA, the FDPA and future FDPs shall be permitted in response to ...
	9. Uses.  All principal uses permitted in the PDC zoning district shall be allowed on the Subject Property.  All secondary uses, accessory uses, home occupations and/or accessory service uses as defined in the Zoning Ordinance, including business cent...
	10. Maximum Gross Floor Area ("GFA").  The maximum GFA permitted on the Subject Property is 2,332,074 square feet, inclusive of affordable dwelling units and workforce dwelling units, in a mix of land uses across Land Bays A through D and the portion ...
	11. Cellar Space.  The Applicant reserves the right to utilize cellar space constructed as part of the proposed development for all permitted uses and approved SE and SP uses; provided, however, that the Applicant shall be required to provide parking ...
	12. Centreville Road Access.  Prior to issuance of the first Residential Use Permit ("RUP") or Non-Residential Use Permit ("Non-RUP") for Land Bay D2 or D3, the Applicant shall construct a right turn deceleration lane from southbound Centreville Road ...
	13. Traffic Signal Installation.  As may be required by FCDOT and/or VDOT (if public pursuant to Proffer 18), a warrant study of potential traffic signals at the Arrowbrook Centre Drive/ Field Point Road intersection and Arrowbrook Centre Drive/Road G...
	14. Internal Roads.  The Applicant shall construct the internal road system in substantial conformance with the CDPA.  All private streets shall be constructed with materials and depth of pavement consistent with public street standards in accordance ...
	15. Public Access Easements.  The Applicant shall grant public access easements for both vehicular and pedestrian traffic, as applicable, over the private streets, alleys, trails, sidewalks and plazas.  Such easements shall be granted and recorded pri...
	16. Grid of Streets.  Many of the major public and private road improvements serving Arrowbrook Centre have been previously completed by this Applicant and are open to traffic.  All additional on-site private road improvements, including service stree...
	17. Inter-parcel Access to Adjacent Tax Map 16-3-((1))-30B.  Concurrently with development of Sub-Land Bay B1, the Applicant shall construct, at its sole cost and expense, the portion of Arrowbrook Centre Drive from Field Point Road west to the bounda...
	18. Future Potential Road Dedications.  If and when (i) Arrowbrook Centre Drive is extended off-site to Sunrise Valley Drive; (ii) VDOT and Fairfax County determine that Arrowbrook Centre Drive meets urban street design standards as generally set fort...
	19. Bus Shelters.  In addition to the existing bus shelter previously provided by the Applicant along Sunrise Valley Drive, the Applicant shall provide one (1) bus shelter on the Subject Property adjacent to Centreville Road, with the specific locatio...
	20. Innovation Center Transit Station Area Transportation Fund.  The Applicant shall make a cash contribution to a fund established by the County for transportation improvements in the Innovation Center Transit Station Area. The amount of such contrib...
	21. Private Roads C and G.
	A. Private Road C.  At the time of final site plan approval for either Building A1 or Building B2, whichever first occurs, the Applicant shall provide public access and construction easements to the western property boundary, as reviewed and approved ...
	B. Private Road G.  As part of the site plan for Land Bay C1, the width of pavement for "Road G" shall be constructed to accommodate three (3) lanes in the future.  Until Non-RUPs have been issued for two or more office buildings located within Land U...

	22. Transportation Demand Management.  This Proffer sets forth the programmatic elements of a transportation demand management program that shall be implemented by the Applicant or Arrowbrook Management Corporation (the "POA" as described in Proffer 6...
	A. Definitions.  For purposes of this Proffer, "Stabilization" shall be deemed to occur one (1) year following issuance of the last initial RUP or Non-RUP for the final new building to be constructed on the Subject Property.  "Pre-stabilization" shall...
	B. Transportation Demand Management Plan.  The Applicant shall submit to FCDOT a Transportation Demand Management Work Plan (the "TDM Work Plan") for its approval prior to issuance of the first RUP for the Subject Property.  The proffered elements of ...
	C. Transportation Management Association ("TMA"). The Applicant shall continue to participate in the Dulles Area Transportation Association ("DATA") or other such TMA established in the area.
	D. Trip Reduction Goals.  The objective of the TDM Plan shall be to reduce the number of weekday peak hour single occupancy vehicle (SOV) trips generated by the residential and office uses located within the Subject Property through the use of mass tr...
	(i) Baseline.  The baseline number of weekday peak hour residential and office vehicle trips for the proposed units within the Subject Property against which the TDM Goals (as defined in subparagraph D.ii) will be measured shall be derived upon the nu...
	(ii) TDM Goal.  The TDM strategies shall be utilized to reduce the P.M. peak hour vehicular trips by the minimum shown below for the residential and office uses.
	(iii) One-half (½) Mile Location.  The TDM Goals in Paragraph (ii) shall be applied to the following land bays at Arrowbrook Centre:

	E. Process of Implementation.  The TDM Program shall be implemented as follows, provided that modifications, revisions, and supplements to the implementation process as set forth herein, as coordinated with FCDOT, can be made without requiring a PCA.
	(i) TDM Program Manager.  The Applicant shall appoint and continuously employ, or cause to be employed, a TDM Program Manager ("TPM") for the Subject Property.  If not previously appointed, the TPM shall be appointed by no later than sixty (60) days a...
	(ii) Annual Report and Budget.  Beginning with the first full calendar year following issuance of the first RUP or Non-RUP for a building on the Subject Property, and in every calendar year thereafter, the TPM shall submit to FCDOT an Annual Report ba...
	(iii) TDM Account.  The TPM shall establish an interest bearing account with a bank or other financial institution qualified to do business in Virginia (the "TDM Account") within 30 days of approval of the TDM Work Plan. All interest earned on the pri...
	(iv) TDM Remedy Fund.  At the same time the TPM creates and funds the TDM Account, the TPM shall establish an interest bearing account (referred to as the "TDM Remedy Fund") with a bank or other financial institution qualified to do business in Virgin...
	(v) TDM Incentive Fund.  The "TDM Incentive Fund" is an account into which the building owners, through the TPM, shall deposit contributions to fund a multimodal incentive program for initial purchasers/lessees within Arrowbrook Centre.  As defined in...
	(vi) Account Consolidation. The TPM may deposit and maintain funds contributed or allocated to the TDM Remedy Fund or to the TDM Incentive Fund to the TDM Account and maintain such funds in the same account as long as the TPM maintains separate accoun...
	(vii) Monitoring.  The TPM shall verify that the proffered trip reduction goals are being met through the completion of Person Surveys, Vehicular Traffic Counts of residential and/or office uses and/or other such methods as may be reviewed and approve...

	F. Remedies.
	(i) If the Maximum Trips After Reduction for the Subject Property is exceeded as evidenced by the Vehicular Traffic Counts outlined above, then the TPM shall meet and coordinate with FCDOT to address, develop and implement such remedial measures as ma...
	a. Such remedial measures shall be funded by the Remedy Fund, as may be necessary, and based on the expenditure program that follows:
	b. There is no requirement to replenish the TDM Remedy Fund at any time.  As outlined in Proffer 62, the Applicant shall transfer any funds remaining in the TDM Remedy Fund to the POA or successor developer/management company for TDM purposes.


	G. Additional Trip Counts.  If an Annual Report indicates that a change has occurred that is significant enough to reasonably call into question whether the applicable vehicle trip reduction goals are continuing to be met, then FCDOT may require the T...
	H. Review of Trip Reduction Goals.  At any time and concurrent with remedial actions and/or the payment of penalties as outlined in Proffer 22.F, the Applicant may request that FCDOT review the vehicle trip reduction goals established for the Subject ...
	I. Continuing Implementation.  The TPM shall bear sole responsibility for continuing implementation of the TDM Program and compliance with this Proffer.  The TPM shall continue to administer the TDM Program in the ordinary course in accordance with th...
	J. Notice to Owners.  All owners of the Subject Property shall be advised of the TDM Program set forth in this Proffer.  The then current owner shall advise all successor owners and/or developers of their funding obligations pursuant to the requiremen...
	K. Enforcement.  If the TPM fails to timely submit a report to FCDOT as required by this Proffer, the TPM will have sixty (60) days within which to cure such violation.  If after such sixty (60) day period the TPM has not submitted the delinquent repo...
	L. Retail and Hotel Uses.  Certain components of the TDM Plan are applicable to and will benefit retail/hotel uses on the Subject Property; therefore, the Applicant shall provide an element of the TDM program that is tailored to specifically serve the...

	23. Phasing.  Prior to site plan approval for Building A1 or Building B2 as shown on the CDPA, a minimum of 300,000 square feet of non-residential uses (which may include office, retail and/or hotel uses) must be constructed or be under construction o...
	24. Parking Requirements.  Parking on the Subject Property shall be provided in accordance with the parking requirements for the PDC District as set forth in Art. 11 of the Zoning Ordinance, and as shown on the CDPA.  Tandem and valet parking shall be...
	25. On-Street Parking Spaces on Private Streets.  On-street parking, including parallel, diagonal, or head-in parking, may be allowed and provided on the private streets to meet the minimum parking requirements of the Zoning Ordinance, as long as such...
	26. Parking Restrictions.  Based on tenant requirements, vehicular access and travel between and within the parking garages may be restricted by the Applicant, as long as access to the minimum number of required spaces for each use is maintained.  All...
	27. Temporary Trees on Interim Surface Parking Lots.  The Applicant reserves the right to construct one or more surface parking lots on any portion of the Subject Property for interim parking prior to construction of parking garages or buildings.  In ...
	28. Paid Parking for Non-Residential Uses.  The Applicant may charge for parking on a per-space basis, at rates that the Applicant deems to be market-competitive.  At its sole option, the Applicant may elect to charge for parking within some or all of...
	29. Future Parking Reductions.  Notwithstanding the Proffers above, the Applicant reserves the right to submit and pursue approval of a parking reduction from the Board prior to site plan approval for any building on the Subject Property.  Thereafter,...
	30. Bicycle Parking and Storage.  Bicycle racks, lockers and/or storage areas shall be provided to serve the buildings developed within Sub-Land Bays A1-A3, A4-A6, B2, C2, D2, and D3 with the specific amounts and locations finalized prior to site plan...
	31. Architectural Quality and Elements.  Buildings shall create a sense of identity and place at a human scale through the use of unifying elements such as materials, textures, color, window treatments, detailing, lighting, street furnishings and land...
	32. Parking Garage Façade Treatments.  Parking garage façade design features shall be depicted on the FDP for each parking garage and shall be designed to provide a pleasant and attractive experience along the streetscape in accordance with the follow...
	A. At and above the street level, screening composed of architectural systems and/or landscaping designed to minimize views into the garage parking spaces from street level shall be applied.
	B. Where garage space is located beneath a tower element, in some instances, the general façade detailing of the tower above may be continued down to the top of the retail level storefront.
	C. Retail signage and/or architectural elements may be extended above the street level to provide a variety of storefront experiences, as may be permitted by the Zoning Ordinance and/or a future Comprehensive Sign Plan.
	D. Areas of above-grade parking garages may be wrapped by active uses at the ground floor to screen the garage areas from street view.  Active uses include retail, office, and other uses listed in Proffer 9.
	E. Areas of above-grade parking garages located between towers shall also be treated architecturally and/or with landscaping.
	F. For purposes of this Proffer, materials to treat above-grade parking garage façades may include, but not be limited to:  metal framing systems with inserted panels of wire mesh, metal, glass, natural vegetation or other materials; precast concrete ...

	33. Maximum Building Height.  Building heights shall not exceed the maximum heights identified on the CDPA as measured from the average grade.  Final building and podium heights shall be determined at the time of site plan approval, and may be less th...
	34. Rooftop Telecommunications Equipment and Mechanical Units.  Telecommunications equipment, mechanical units and all appurtenant facilities may be placed on the rooftop of any building. Any such facilities must comply with the applicable requirement...
	35. Lighting.  All outdoor lighting fixtures shall be in accordance with the Performance Standards contained in Pt. 9 (Outdoor Lighting Standards) of Art. 14 of the Zoning Ordinance and shall be compatible with those installed in Arrowbrook Park.  Fix...
	36. Landscaping.  The CDPA includes an "Overall Landscape Plan" which presents landscaping concepts for the Subject Property.  Actual types, quantities and species of vegetation shall be determined pursuant to more detailed landscape plans submitted a...
	37. Tree Replacement.  The Applicant or the POA, as described in Proffer 62, shall replace any new tree that is planted on the Subject Property and counted toward meeting the overall tree canopy requirement that is dead or dying.  A tree shall not be ...
	38. Alternative Planting Width Details.  Site plans submitted for the respective land bays, sub-land bays and buildings shall include a landscape plan in conformance with the CDPA and respective FDP.  Tree species and planting sites shall be set forth...
	A. A minimum of four (4) feet open surface width and sixteen (16) square feet open surface area for Category III and Category IV trees, with the tree located in the center of the open area;
	B. A minimum rooting area eight (8) feet wide (may be achieved with techniques to provide un-compacted soil below pavement), with no barrier to root growth within four (4) feet of the base of the tree;
	C. Soil volume for Category III and Category IV trees shall be a minimum of 700 cubic feet for a single tree. For two (2) trees planted in a contiguous planting area, a total soil volume of at least 1,200 cubic feet shall be provided. For three (3) or...
	D. Soil specifications in planting sites shall be provided in the planting notes to be included in all subsequent site plan submissions;
	E. It is expected that some street tree planting sites will be designed to accommodate bio-retention functions; and
	F. Tree grates shall only be provided if necessary to maintain a certain sidewalk dimension.

	39. Utility Locations.  Utilities, including, but not limited to, water, electric, sanitary sewer and storm sewer utility lines, shall be installed within the street network to the maximum extent feasible as determined by DPWES or shall be placed in l...
	40. Streetscape Element Adjustments.  The Applicant reserves the right to shift the locations of the various streetscape elements to accommodate final architectural design, VDOT and Fire Marshal requirements, site layout considerations, sight distance...
	41. Maintenance of the Pedestrian Realm.  The Applicant or the POA shall maintain in good order and repair all the elements of the pedestrian realm on the Subject Property. The "pedestrian realm" consists of those areas of the Subject Property accessi...
	42. Public Access in the Pedestrian Realm.  The Applicant will grant public access easements, in a form approved by the County Attorney, for all portions of the pedestrian realm not already subject to recorded public access easements.  Such easements ...
	43. Limits of Clearing and Grading.  The limits of clearing and grading shall be in substantial conformance with that shown on the CDPA.  If it is determined necessary to install utilities, trails, stormwater drainage or management facilities or other...
	44. Tree Preservation.  The Applicant shall submit, with each submission of a site plan for development of any portion of the Subject Property, a Tree Preservation Plan and Narrative for the portion of the Subject Property covered by such site plan an...
	A. The Tree Preservation Plan shall include a tree inventory that identifies the location, species, critical root zone, size, crown spread and condition analysis percentage rating for all individual trees living or dead with trunks 12 inches in diamet...
	B. The Applicant shall retain the services of a Certified Arborist or Registered Consulting Arborist, and shall have the limits of clearing and grading marked with a continuous line of flagging prior to the walk-through meeting.  During the tree-prese...
	C. All trees shown to be preserved on the Tree Preservation Plan shall be protected by tree protection fencing.  Tree protection fencing in the form of four (4) foot high, fourteen (14) gauge welded wire attached to six (6) foot steel posts driven eig...
	D. All tree protection fencing shall be installed after the tree preservation walk-through meeting but prior to any clearing and grading activities, including the demolition of any existing structures.  Three (3) days prior to the commencement of any ...
	E. The Applicant shall root prune, as needed to comply with the tree preservation requirements of these conditions.  All treatments shall be clearly identified, labeled, and detailed on the erosion and sediment control sheets of the site plan submissi...
	F. During any clearing of trees/vegetation on the Subject Property, a representative of the Applicant shall be present to monitor the process and ensure that the activities are conducted as conditioned and as approved by UFMD.  The Applicant shall ret...

	45. Noise Attenuation.  The Applicant commits to meeting the Comprehensive Plan guidance which ensures that no new residential use or other noise sensitive use shall be exposed to transportation generated noise levels in excess of 45 decibels for inte...
	A. In order to reduce interior noise to a level of approximately 45 dBA Ldn, dwelling units anticipated by the study to be impacted by traffic noise through windows and walls having levels projected to be greater than 70 dBA Ldn shall employ the follo...
	(i) Exterior walls shall have a laboratory sound transmission class ("STC") rating of at least 45.  Doors and glazing shall have a laboratory STC rating of at least 37 unless glazing constitutes more than 20% of any façade exposed to noise levels abov...

	B. In order to reduce interior noise to a level of approximately 45 dBA Ldn, dwelling units anticipated by the study to be impacted by highway noise having levels projected to be between 65 and 70 dBA Ldn, shall be constructed with the following acous...
	(i) Exterior walls should have a laboratory STC rating of at least 39.  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 65 to 70 dBA Ldn.  If glazing...

	C. The Applicant shall provide noise attenuation measures as determined necessary from the acoustical analysis to ensure that traffic and transit related noise shall not exceed 65 decibels in the outdoor recreation areas.
	D. Future residents shall be provided with disclosure of the proximity to Dulles Airport and the potential of hearing airplane flyovers at this site even though the airplane noise levels do not exceed the noise threshold recommended by the FAA and the...

	46. FAA Approval.  If required by current rules and regulations, the Applicant shall obtain FAA approval for the height of buildings greater than four (4) stories prior to site plan approval.  If FAA approval is not received, the Applicant shall lower...
	47. Stormwater Management.  The Applicant shall utilize BMP/LID facilities for the proposed development site (approximately 26.6 acres) in general accordance with CDPA Sheets C7.02 and C7.03 (the "SWM/LID Plan") and CDPA Sheets C7.06 and C7.07 (the "B...
	A. For the western portion of the site that drains to the Dulles Station Regional Pond (approximately 9.5 acres), the Applicant shall integrate a combination of on-site BMPs/LIDs to achieve a 50 percent phosphorus removal rate.  If during final engine...
	B. To enhance water quality control for the remainder of the site, the Applicant shall integrate BMP/LID practices and facilities as part of the development plans for the portion of the site that drains to the Arrowbrook Pond (approximately 16.5 acres...
	(i) Combination of BMPs/LIDs to treat approximately 0.3 acre of on-site runoff for Land Bays B1, C1, and D1; and
	(ii) Combination of BMPs/LIDs to treat approximately 2.0 acres (including the 0.3 acre in Par. B.i above) of on-site runoff under full development conditions draining towards the existing Arrowbrook Pond.

	C. The remaining portion of the site, approximately 8 acres, is mainly comprised of the Merrybrook Run RPA and is not being developed with this application.
	D. During the submission of final site plans, the Applicant may modify the number, exact locations, extents, types and sizes of BMP/LID facilities from that shown on the SWM/LID Plan to achieve the level of treatment expressed in the BMP Computations ...
	E. The Applicant shall establish private maintenance agreements for all BMP/LID facilities constructed on the Subject Property.
	F. The Applicant reserves the right, in its sole discretion, to complete the stormwater management and BMP/LID facilities described in this Proffer as one or more separate site plans.  If the Applicant pursues separate site plans for such facilities a...

	48. Environmental Design Practices for Residential Buildings Four Stories and Under.  The Applicant shall comply with the following environmental design requirements of this paragraph in the construction of any building containing one or more resident...
	A. Certification in accordance with the "Earthcraft House Program" as demonstrated through documentation provided to EDRB prior to the issuance of the RUP for each dwelling unit; or
	B. Certification in accordance with the 2012 National Green Building Standard ("NGBS") using the ENERGY STAR® Qualified Homes path for energy performance, as demonstrated through documentation submitted to DPWES and EDRB from a home energy rater certi...

	49. Environmental Design Practices for High-Rise Multi-Family Residential in Land Bays A1 and B2.  The Applicant shall comply with the following environmental design requirements of this Proffer in the construction of any building containing one or mo...
	A. The Applicant will include, as part of the site plan submission and building plan submission, a list of specific credits within the most current version at the time of the building's registration of the USGBC's Leadership in Energy and Environmenta...
	B. Should the Applicant elect to use the LEED system in lieu of an equivalent program, the Applicant will designate the Chief of the EDRB as a team member in the USGBC's LEED online system. This team member will have privileges to review the project s...
	C. Prior to building plan approval, the Applicant will submit documentation to EDRB regarding the USGBC's preliminary review of design-oriented credits in the LEED program, should the Applicant elect to use the LEED system in lieu of an equivalent pro...
	D. If the USGBC review of design-oriented credits indicates that the project is not anticipated to attain a sufficient number of design-oriented credits to support attainment of LEED Silver certification, the Applicant shall post a "green building esc...

	50. Environmental Design Practices for Non-Residential (including Office and Hotel).  The Applicant shall comply with the following environmental design requirements of this Proffer in the construction of any building containing office, hotel, or othe...
	A. The Applicant will include as part of each site plan and building plan submission for a non-residential building to be constructed on the Subject Property that falls within the scope of this Proffer, a list of specific credits within the most curre...
	B. Prior to site plan approval, the Applicant will designate the Chief of EDRB as a team member in the USGBC's LEED online system.  This team member will have privileges to review the project status and monitor the progress of all documents submitted ...
	C. Prior to building plan approval for each non-residential building to be constructed on the Subject Property, the Applicant will submit documentation to EDRB regarding the USGBC's preliminary review of design-oriented credits in the LEED program. Th...
	D. As an alternative to the actions outlined in, and in lieu of the requirements of, paragraphs (A) through (C) above, or if the USGBC's review of design-oriented credits indicates that the specific office building or hotel is not anticipated to attai...

	51. Environmental Design – Procedures for Escrow Disposition.
	A. If, prior to bond extension, reduction or final bond release on the site plan for the applicable building site, whichever occurs first, the Applicant provides to EDRB documentation demonstrating that the LEED certification specified above in these ...
	B. If, prior to bond extension, reduction or final bond release on the site plan for the applicable building site, whichever occurs first, the Applicant fails to provide documentation to EDRB demonstrating attainment of the LEED certification specifie...
	C. If the Applicant provides documentation from the USGBC demonstrating, to the satisfaction of EDRB, that USGBC completion of the review of the required LEED certification application has been delayed through no fault of the Applicant, or the Applica...
	D. The Applicant further reserves the right to fulfill the requirements of these Green Buildings Proffers through certification of any building by any reasonable alternative to the LEED program that offers similar objective third party review of "gree...
	E. The provisions of this Proffer shall not apply to the residential uses covered by Proffer 48.

	52. Electric Vehicle Charging Station.  The Applicant shall provide one electric vehicle charging station within a parking garage that serves non-residential uses.  Such station shall be designed with ancillary wiring and infrastructure that will allo...
	53. Sidewalks.  Sidewalks shall be provided throughout the interior of the Subject Property connecting the various buildings and garages as generally shown on CDPA Sheets C4.02 through C4.04.  Painted or other pedestrian crossings, as determined by th...
	54. Trails.  The following trail improvements shall be provided:
	A. Centreville Road Trail.  The Applicant shall construct within Land Bays D and the portion of Land Bay E-F included in this PCA an asphalt trail a minimum of eight feet (8') in width for pedestrian and bicycle use along Centreville Road as depicted ...
	B. Off-Site DTR Trail.  Upon request of the County, and if and when a right-of-way, easement or comparable right is provided for use of the land abutting Land Bay A under control of the Metropolitan Washington Airports Authority ("MWAA") to accommodat...
	C. Alternative On-Site DTR Trail.  In the event MWAA does not provide the necessary right-of-way, easement or comparable right for the Off-Site DTR Trail, then in lieu of constructing the DTR trail off-site as described in paragraph B above, the Appli...

	55. Public Park Contribution.  The Applicant shall contribute a total of $1,500,000 for construction, maintenance, repair and/or replacement of certain public facility recreational improvements which benefit the community in which the Subject Property...
	A. On or before July 1, 2019, the Applicant shall pay to the County, or at the election of the County, to FCPA the sum of $750,000 to be applied toward the project cost of installing a lighted, synthetic turfed athletic field located at Hutchinson Ele...
	B. On or before July 1, 2021 the Applicant shall pay $750,000 to the County, or at the election of the County, to FCPA the sum of $750,000 to be used to fund a special account (to be named the "Arrowbrook Park Endowment") restricted toward the costs o...

	56. Open Spaces.  Provision of parks, plazas, pocket parks, courtyards, terraces, dog park and similar public, publicly accessible and private open space areas shall be in substantial conformance with the concepts, locations and minimum acreages depic...
	57. Recreational Facilities.  The Applicant shall comply with Par. 2 of Sect. 6-209 of the Zoning Ordinance regarding developed recreational facilities for the residential uses on the Subject Property.  The Applicant proffers the minimum expenditure f...
	58. Historic Structures.  A portion of Land Bay E-F is subject to a certain Lease Agreement recorded in Deed Book 18542 at page 1732 in the office of the Clerk of the Circuit Court of Fairfax County (the "Land Records") which creates and governs the M...
	59. Public Schools Cash Contribution.  Prior to the issuance of the first building permit for a dwelling unit developed pursuant to a site plan for a portion of the Subject Property, the Applicant shall to pay the sum of $11,749 multiplied by the numb...
	60. Affordable Dwelling Units.  The Applicant shall comply with the Affordable Dwelling Unit ("ADU") Program as set forth in Pt. 8 of Art. 2 of the Zoning Ordinance, in effect as of the approval date of this PCA application, unless modified by the ADU...
	61. Workforce Dwelling Units.  Workforce dwelling units ("WDUs") shall be provided such that the total number of ADUs, if any, plus the total number of WDUs is not less than twelve (12) per cent of the total number of dwelling units on the Subject Pro...
	A. If the site plan identifies dwelling units with different numbers of bedrooms as WDUs or WDUs without bedrooms, then for purposes of determining compliance with the 12% requirement, each such WDU shall be assigned a WDU Value as provided in the fol...
	B. WDUs provided in for-sale developments of all construction types or in rental developments in steel and concrete building construction types (Types 1, 2, 3 and 4 as defined in the Virginia Uniform Statewide Building Code) shall be allocated to thre...
	(i) The first tier to be priced to be affordable to households making up to eighty percent (80%) of the Area Median Income (AMI) for the Washington Standard Metropolitan Statistical Area as specified annually by the Department of Housing and Urban Dev...
	(ii) The second tier to be priced to be affordable to households making up to one hundred percent (100%) of the AMI.
	(iii) The third tier to be priced to be affordable to households making up to one hundred and twenty percent (120%) of the AMI.  However, the Applicant may voluntarily designate more than one-third of the WDUs to be affordable to households making up ...

	C. WDUs in rental developments in wood and masonry building construction types (Type 5 as defined in the Virginia Uniform Statewide Building Code) shall be allocated to two approximately equal groupings or tiers as follows:
	(i) The first tier to be priced to be affordable to households making up to eighty percent (80%) of the AMI.
	(ii) The second tier to be priced to be affordable to households making up to one hundred percent (100%) of the AMI, adjusted for household size.  However, the Applicant may voluntarily designate that more than one-half of the WDUs to be affordable to...

	D. In accordance with the Policy Guidelines, RUPs shall not be issued for more than seventy-five percent (75%) of the total number of units in the development until such time as RUPs have been issued for at least seventy-five percent (75%) of the WDUs...
	E. The Applicant reserves the right to relocate, at its sole discretion, all or any number of the WDUs required by the number of dwelling units which may be developed in a particular building, or in a particular land bay, sub-land bay or land bays, to...
	F. Notwithstanding the foregoing, should the Board's policies related to WDUs be amended, the Applicant reserves the right, in its sole discretion, to opt into such new policies, in part or in whole, without the need for a PCA and, if the Applicant so...
	G. The Applicant reserves the right to enter into a separate binding written agreement with the appropriate County agency as to the terms and conditions of the administration of the WDUs.  Such an agreement shall be on terms mutually acceptable to the...

	62. Owners Association.  The Applicant, pursuant to Proffer 38 of the previously existing proffers dated December 5, 2005 approved with RZ 2002-HM-043, has established a property owners' association known as Arrowbrook Management Corporation ("AMC"), ...
	63. Retaining Walls.  Certain retaining walls have been shown on the CDPA.  The Applicant reserves the right to modify these walls and add other retaining walls based on final engineering design.  All retaining walls shall have a maximum height of ten...
	64. Signs.  All signs installed on the Subject Property shall conform to the requirements of Art. 12 and Art. 14 of the Zoning Ordinance unless a Comprehensive Sign Plan is approved for the Subject Property.
	65. Intensity/Density Reservation.  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 her...
	66. Reserved Rights.  The Applicant expressly reserves the rights as follows:
	A. The Applicant reserves the right to record sign easements on the portion of Land Bay E-F included in this PCA to accommodate entrance features and signage for the development along Centreville Road as generally depicted on the CDPA and as may be si...
	B. The Applicant reserves the right to record easements as may be reasonably necessary to construct and utilize various facilities and amenities as depicted on the CDPA, such as streets, sidewalks and utilities.
	C. The Applicant reserves the right to conduct construction and phasing related activities, including but not limited to, earthwork, drainage facilities, and utilities, on any portion of the Subject Property during any period of the construction of an...
	D. The Applicant, on behalf and for the benefit of Mrs. David I. Meiselman, reserves and retains the right to reside in the dwelling on the portion of Land Bay E-F included in this PCA for the duration of her life pursuant to the terms of the Meiselma...

	67. Emergency Vehicle Preemption (EVP) Devices.  Prior to issuance of the final RUP for Land Bay A, the Applicant shall contribute to the Capital Project titled Traffic Light Preemptive Devices – FRD Proffers in Fund 300-C30070, Public Safety Construc...
	68. Off-Leash Dog Park.  The Applicant shall provide a private, enclosed off-leash dog exercise area for use by Arrowbrook community residents only, which shall be at least 8,500 square feet in size and consist, at a minimum, of turf or other suitable...
	69. Delay.  Notwithstanding the foregoing, upon demonstration that, despite diligent efforts or due to factors beyond the Applicant's control, proffered improvements such as, but not limited to, the required transportation improvements, the publicly-a...
	70. Escalation.  Except as qualified in specific Proffers, monetary contributions otherwise specified in these Proffers shall escalate or de-escalate, as applicable, on a yearly basis according to the Consumer Price Index for all urban consumers not s...
	71. Successors and Assigns.  These proffers will bind and inure to the benefit of the Applicant and its successors and assigns.
	72. Counterparts.  These proffers may be executed in one or more counterparts, each of which when so executed and delivered shall be deemed an original document and all of which taken together shall constitute but one in the same instrument.
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