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C o u n t y  o f  F a i r f a x ,  V i r g i n i a   
 

November 10, 2016 
 

STAFF REPORT ADDENDUM 
 

APPLICATION RZ/FDP 2014-MA-014 
 

MASON DISTRICT 
 

APPLICANT: Novus Property Holdings, LLC 
 
EXISTING ZONING: C-3, C-4, CRD, HC, SC 
 
PROPOSED ZONING: PDC, CRD, HC, SC  
  
PARCEL: 62-1 ((1)) 7 
 
SITE ACREAGE: 3.68 acres  
 
PROPOSED OPEN SPACE: 20% 
 
PLAN MAP: Office/Mixed-Use 
 
15.2-2303.4 STATUS: Exempt Area  
 
PROPOSAL: To rezone from the C-3/C-4 Districts to the  
 PDC District to permit a total of 157 units for 

multi-family residential, office and/or live/work use  
 
STAFF RECOMMENDATIONS:  

 
Staff recommends approval of RZ 2014-MA-014 and the associated conceptual 
development plan, subject to the execution of proffers consistent with those contained in 
Appendix 1. 
 
Staff recommends approval of FDP 2014-MA-014, subject to the development conditions 
contained in Appendix 2 and subject to the Board’s approval of the associated rezoning and 
conceptual development plan.   
 
Staff recommends approval of the following waivers and modifications: 

 

 

CRD 

http://www.fairfaxcounty.gov/dpz


 

 

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). 

 

 
Modification of Par. 5 of Sect. 6-206 of the Zoning Ordinance to permit the gross floor area 
of dwellings as a secondary use in the PDC District to exceed 50 percent of the gross floor 
area of all principal uses.  
 
Modification of the loading requirement of five spaces, pursuant to Sect. 11-203 of the Zoning 
Ordinance, to permit two spaces. 
 
Modification of the requirement for dedication and construction of widening of roads, pursuant 
to Par. 4 of Sect. 17-201 of the Zoning Ordinance, to that shown on the CDP/FDP. 
 
Waiver of the requirement for a service drive, pursuant to Par 3A of Sect. 17-201 of the Zoning 
Ordinance. 
 
Modification of the requirement for interparcel access, pursuant to Par. 3 of Sect. 17-201 of the 
Zoning Ordinance, as proffered and shown on the CDP/FDP. 
 
Modification of the transitional screening and barrier requirements, pursuant to Sects. 13-303 
and 304 of the Zoning Ordinance, to permit the existing and proposed landscaping as shown on 
the CDP/FDP. 

 
A parking reduction of ten percent as permitted in a Commercial Revitalization District (CRD), 
pursuant to Sect. A7-209 of the Zoning Ordinance to allow 405 parking spaces instead of 450 
(reduction of 45 spaces or 10%). 
 
 
It should be noted that it is not the intent of the staff to recommend that the Board, in adopting 
any conditions proffered by the owner, relieve the applicant/owner from compliance with the 
provisions of any applicable ordinances, regulations, or adopted standards. The approval of this 
application does not interfere with, abrogate or annul any easements, covenants, or other 
agreements between parties, as they may apply to the property subject to this application. 
 
It should be further noted that the content of this report reflects the analysis and 
recommendation of staff; it does not reflect the position of the Board of Supervisors. 
 
For information, contact the Zoning Evaluation Division, Department of Planning and Zoning, 
12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-5505, (703) 324-1290. 
   
 
 
 
 

 



((

((

((

((

((

((

((

(

((

((

((

(

(

((

(

((



(

((

(

))

(

(



((

(

((((

(

(
((

F.P.L.

F.P.L.

22

SQ

3

RO
CK

 SP
RIN

G

SPRINGHILL

ROCK SPRING PROF

30

35

HILL APT

43

44

CTR.

CONDO

REGENCY AT BAILEY'S

CROSSROADS CONDO

37

LANE

CARLYN

JOHN L. KLEIN EST

3

1

VIRGINIA HEIGHTS

24

34

41

2

CARLYN

SK
YL

IN
E E

NT
RE

 PL
AZ

A

APTS

CARLYN PARK 1

MARIE G. BAILY, EST

GRAND VIEW APT

WESTMOR GARDENS

47

RO
CK

 S
PR

IN
GS

SPRING
23

5

Columbia
Columbia

Pike

Ca
rlin

Carlin

Ln.

Pike

Ln.

Rd.

Robinwood Ln.

So
uth

 H
arr

iso
n S

t.

Ro
ck

 S
pri

ng
 Av

e.

Spring

Springs

Ln.

Dr.

Pike

Ardley

Robinwood

Pike
Moray

Sixth St. S.

Ct.

Columbia

Pike

Carlyn Hill Dr.

Spring Ln.

Columbia

South Twelfth St.

Columbia

Pike

Carlyn Hill Dr.

Columbia

Sp
rin

gs

Rd.

Diehl

Ct.

Rt
. 1

84
5

Rt
. 2

98
8

5616

Rt. 2988
Rt. 3078

Rt.

Rt. 2503

Rt. 244

19 19

SPRING LANE
PARK

COLUMBIA

POOL

CROSSROADS
PLACE

APTS

POOL

DAV
IS

GLEN FOREST

VIEW APT

POOL

ELEMENTARY SCHOOL

72C

40

18A

16

23A

26A

1A

82

2

2

6

11

14

11

A1

24

29

34

83

85

6

1

3331
16

63A

3304
3300

3313
8

3307
4

3301

57

39A

47A

69A

49A

50A

60A

56B

17

21

9

16B

65

61

41

12A

42
43

13

16

8

23

28

38

36

31

21

14
3323

14

62A

3315

3309
3

3230

11
10

44

38A

43A

45A

52A
55A

101-102

12

101-103

3
7

16G

70

15

17A

27A

12

18
19

10
20

42

33

30

83C
84B

101-103

31

5

26

23

19

3324

B

12

1

A
2

36A

32

42A

44A
46A

8B

7

64

91

70

21A

41

82A

3A

8

16

20

17

43

68

84
86

48

25

3326

3318

1

67A
66A

2
11

61A
10

3305

3236

3

1

34
33

53A
54A

58A

5

69

66

22A

1B

4

18

22

10
1-1

02

69

22

27

40

66

30

4 3

3316
3314

13
3321

3306

13

3232

3231

4
5

68A

59A

15

8A

63
62

70A

28A

3B

14

41

35

84A

86B

10 - 46

28

18

3322

3328

9

5

3233

41A 48A

9

13

11

13A 15

1

10

1

68

19A
20A

A1

100 5

101-103

39

37

32

1 - 46

10 - 46

29

24

15

65A

3312

3319
3317

7 6

3234

6

25A

70A

23A

11A 16F

101-103

39A

3A

2

8

6

71

13

14

24A

4

10
12

15

9

7
21

26

25

67

86A

1 - 46

27

22

20

2

3320

17
3329

3327

64A

3325
3310

3308

3302

3303

12

3235

45

37A

35

40A

51A

57B

16A

2

67

3

8

2

7

7

3

E1-E4E1-E4
F1-F4

B

D

A

D1-D6

B1-B4 C1-C4
A1-A6

85

5900

94

5700

5634

34
58

3426
36

14

18

3419

39-33

31-5621

3335
3320

3318

5820

5699

45

57

5622-5614

5501

3413

03

5829

321
5

5901

83

82

50
34

49
34

34

3438

3448

3455

3427

5725
3320

16

92

3366

34
20

34
47

11

34
04

5700

05

09

34
99

5306

5914

28

5898

15

5622

46

39

12 25
3439

3422

53

55

3328

21

13

3308

34
37

41

69-63

3403-05-07-09

3421-19-17

5610

21

15

3401

3480

34

5801

34

95

5622

95

40
45

43

3450
56

45

3416

3429

5724

3236

17

3301
3235

83-81

34
28

3420

13

15

5615

3417

5565

820

3440

3405A

340
7

3501

84

56225622

44
91

-93
41

3424

20 5666 54

3401

3330
3331

3354

20

3301

12

3393

3368

09

5600

341
1

21

5730

5719

42

41-51

3334

3411
3417

3332

3300
09

750

05

08

3375

34
33

34
10

35
01

5624

5601

5701

11

34
90

03 5505

38

11
26

5402

5302

3407

26

81

5899

86

96

5700

3409

3400

5652

3400

3333

5611

34
00

790
35

00

3449

30

5313

5314 10

31

5718

30

88

90

15

5719

11

5701

57
17

5622

38
36

37

3336

24
22 3373

338
4

35
16

-35
12

3423

61

02

3419

756

04

760

1148

ARLINGTON

COUNTY

FAIRFAX

LINE
LINE

COUNTY

COUNTY

LINE

çççççççççç çççççç
çççççç
çççççç

çççççç
çççççç

çççççç
çççççç

çççççç
çççç

ççççççç
ççççççç

ççççççç
ççççççç

ççççççç
ççççççç

ççççççç
ççççççç

ççççççç
ççççççç

ççççççç
çççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççççç çççççç

4
4

4
4
4
4
4
4
4
4
44

4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4 4

4
4
4
4
4
4

4
4
4
4
4

44
44
44
44
44
44
44
44
44
44
44
44
44
44
44

4
4
4
4
4
4
4

4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4

4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4
4

4444444444

4
4
4

é
é

é
é

é
é

é
é

é
é

é
é

é
é

é
é

é
é

é
é

é
é

é
é

é
é

é
é

é
é

é
é

é
é

é
é

é
é

é

é
é
éé

é
é
é
é
é
é
é
é

é
é
é
é
é
é
é
é
é
é
é
é
é
é
é
é
é
é
é
é
é
é
é
é
é
é

é
é
é
é
ééééééééééééééééééé é é é é é é é é é é é é é é é é

é é é é

For PDC

A-708

A-200

B-841

A-499

265

A-522

A-576

A-20

A-764

A-81
A-256

B-110

(10.38 D/U)

84-M-004*

789

1228

A-764

989

1512
A-507

A-317

A-499

850

265

1116 (8.7 D/U)

B-952

B-699

C-186
C-524

A-255

A-520

C-525

A-409

A-478

A-179

A-499

1600

A-39

79-M-137*

1265

14-MA-014

265 584

A-206

85-M-106

A-406

97-MA-044*
85-M-134*

387

A-359

78-H-088-D

A-511

A-366

(4.70 D/U)

93-M-021*

93-M-003*

A-90

A-339

82-M-066

754

A-369

98-MD-037
94-M-050*

C-524

A-722

08-MA-008

A-528

84-M-076*

05-MA-005* 83-W-005

CRD

H-C

H-C

CRD

SC

H-C

SC

R-12

R-30

R-3

R-20

R-12

R-3

R-3

R-20

R-3

R-3

R-3

C-8

C-3

I-3C-6

C-8

C-8

C-3

C-4

C-2

C-5

C-4

0 100 200 300 400 500 Feet

Final Development Plan
FDP  2014-MA-014

Rezoning Application
RZ   2014-MA-014

Applicant: NOVUS PROPERTY HOLDINGS LLC
Accepted: 06/08/2016- AMENDED 08/20/2014
Proposed: OFFICE/RESIDENTIAL/MIXED USE
Area: 3.68 AC OF LAND; DISTRICT - MASON
Zoning Dist Sect:
Located: NORTHWEST QUADRANT OF THE INTERSECTION

OF COLUMBIA PIKE AND CARLIN SPRINGS ROAD

Zoning: PDC
Overlay Dist: CRD SC HC
Map Ref Num: 062-1- /01/  /0007

Applicant: NOVUS PROPERTY HOLDINGS LLC
Accepted: 06/08/2016- AMENDED 08/20/2014
Proposed: OFFICE/RESIDENTIAL/MIXED USE
Area: 3.68 AC OF LAND; DISTRICT - MASON
Zoning Dist Sect:
Located: NORTHWEST QUADRANT OF THE INTERSECTION

OF COLUMBIA PIKE AND CARLIN SPRINGS ROAD

Zoning: FROM C- 3 TO PDC, FROM C- 4 TO PDC
Overlay Dist: CRD SC HC
Map Ref Num: 062-1- /01/  /0007

Columbia Pike

Carlin Springs Rd



REASON FOR THE ADDENDUM 
 
The applicant, Novus Property Holdings, LLC, filed an application 
(RZ/FDP 2014-MA-014) to rezone 3.68 acres from the C-3 (Office) and C-4 (High 
Intensity Office), CRD (Commercial Revitalization District), HC (Highway Corridor 
Overlay) and SC (Sign Control Overlay) Districts to the PDC (Planned Development 
Commercial), CRD, HC and SC Districts to permit the existing 173,000-square foot 
office building to be renovated to establish up to 157 units, "e-Lofts," where each tenant 
can choose whether to use the unit for office, residential or live/work space. Since 
preparation of the staff report dated November 2, 2016, the applicant has submitted 
revised proffers and a revised Conceptual/Final Development Plan (CDP/FDP). The 
applicant’s CDP/FDP and draft proffers, and staff’s proposed Final Development Plan 
conditions are included in Attachments 1 through 3, respectively. No changes are 
proposed to the development conditions; they are included here for reference. 
 
Revisions to the CDP/FDP (Attachment 1) 
 
The principal revisions to the CDP/FDP relate to the striping of parking spaces. The 
applicant has further reviewed the availability of parking in the garage, taking into 
account the location of stairs and the width of spaces. 
 
• Sheet C-2 – The parking tabulations have been revised to state that 405 spaces 

would be provided.  
• Sheet C-6 – One additional surface space is shown in the northwest corner of the 

site, and three of the six surface spaces near the entrance are now shown as 
handicapped accessible. 

• Sheets A-1.0 and A-1.1 – Egress stairs in the parking garage are labeled and the 
parking spaces in front of them are striped for no parking. Other revisions to the 
striping and designation of handicapped accessible spaces have been made as 
well. It is stated on Sheet A-1.0 that 347 spaces would be provided in the garage. 

• Sheet L2.01 – The images and notes regarding street furniture and pavers have 
been revised to reference the standard for existing improvements along 
Columbia Pike.  

 
Revisions to the Proffers (Attachment 2) 
 
The applicant has submitted proffers dated November 4, 2016, with the following 
revisions as compared to the proffers dated October 20, 2016 which were included 
in the staff report. Minor editorial revisions are not noted. 
 
• Proffer 1 – The date of the CDP/FDP has been updated. 
• Proffer 2 – The proffer has been revised to allow that modifications to the CDP 

which are in substantial conformance shall not require an amendment. 
• Proffer 8 – The proffer has been revised to note that the bus shelter shall be 

consistent with the existing bus shelters along Columbia Pike.  
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• Proffer 12 – The streetscape elements that the applicant shall maintain have 
been revised to specify brick sidewalks and brick pavers in the bus shelter area. 
If VDOT or FCDOT does not approve brick pavers, a concrete bus shelter pad 
shall be installed. 

• Proffer 15 –While an interparcel access may be constructed without the need for 
a CDPA, FDPA or PCA, since a floating easement is shown on the CDP/FDP, it 
shall be subject to the review and approval of the Zoning Administrator. 

• Proffer 19 – A soil specification has been added to the landscape plan to be 
included as part of the site plan submission. Also, as part of the review of the 
landscape plan, UFMD will review the design of any bio-retention tree pits. The 
last sentence in the proffer has been revised to indicate that adjustments to the 
landscape plan may be permitted by the Zoning Administrator in consultation with 
DPWES and OCR. 

• Proffer 20 – Consultation with the Park Authority has been added to the 
determination of the use of any funds contributed if the applicant does not meet 
the on-site recreational facility requirements in the amount of $1,800 per unit in 
accordance with the Zoning Ordinance. 

• Proffer 21 – A timing trigger of prior to bond release has been added for the 
installation of the public open space area (eco-walk). Also, the provision for 
modifying the public access easement has been revised to ensure that it will not 
be decreased in size. 

• New Proffer 24 – The applicant added this proffer for interior noise mitigation, 
which provides that if the exterior doors and windows are replaced, they should 
have a laboratory STC rating of at least 28. 

• Proffer 26 – Elements of the green building proffer have been clarified. For 
instance, the commitment to LED lighting or “equivalent” has been revised to 
allow other light sources of “similar energy efficiency,” which clarifies the intent of 
the equivalency.  

• Proffer 29 – The proffer has been revised to state that the applicant shall consult 
with UFMD in determining the location of any utilities and/or trails within tree 
preservation areas. 

• New Proffer 35 – The applicant added this proffer to address tree space 
requirements for trees in the streetscape and other areas (such as the eco-walk) 
restricted by root barriers. The proffer addresses planting surface area, paver 
grates, rooting area and soil volume. 

• New Proffer 42 – This proffer has been added for the applicant to provide 
information regarding the number of units leased by type upon request by the 
Zoning Administrator. 

  
 
ANALYSIS 
 
Parking Reduction 
 
As recommended in the staff report, the applicant has reviewed the garage layout and 
based on that review has determined that 347 spaces would be provided within the 
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garage. Sheet C-6 also depicts 72 surface spaces, for a total of 419 spaces. The 
applicant indicated that additional spaces may need to be removed during site plan 
review, and therefore, the tabulations on Sheet C-2 state that no fewer than 405 spaces 
would be provided.  
 
Pursuant to Sect. 11-104 of the Zoning Ordinance, 2.6 parking spaces per 1,000 square 
feet of gross floor area are required for office use, resulting in a requirement for 
450 spaces if the entire building (173,000 gsf) were used for office. In accordance with 
Sect. 11-103 of the Zoning Ordinance, 1.6 spaces per multi-family residential dwelling 
unit are required, resulting in a need for 252 spaces if all 157 units were used for 
residential. Therefore, the proposed parking would exceed the Zoning Ordinance 
requirement for residential use, and could be ten percent below the standard for office 
use. As noted in the staff report, given the proposed flexible use of the building, 
proximity to numerous bus routes and stops, and the future bicycle facilities, staff thinks 
that adequate parking will be available to serve the resulting mix of uses. Staff 
recommends approval of a ten percent parking reduction as permitted in a Commercial 
Revitalization District (CRD) to allow 405 parking spaces instead of 450 (reduction of 
45 spaces or 10%).  
 
Proffers 
 
In general, most of the revisions to the proffers provide additional clarity. Except as 
discussed below and as noted in the staff report for the invasive species management 
plan, the proposed revisions adequately address the recommendations of the Urban 
Forest Management Division (UFMD). Otherwise, the revisions do not affect the 
previous recommendations contained in the staff report. A few of the revisions are worth 
noting. 
 
Proffer 21 – The applicant has indicated that the public on-site open space would be 
provided prior to bond release. Staff recommends that the applicant review their 
anticipated construction sequencing and consider whether an earlier timeframe could be 
achieved, such as prior to issuance of the first RUP or new Non-RUP. 
 
Proffer 24 – Typically, if windows constitute more than 20 percent of any façade, staff 
recommends they should have a sound transmission class (STC) rating of at least 39. 
To address this, the applicant has proffered that replacement exterior doors and 
windows should have an STC rating of at least 28. The applicant’s acoustical consultant 
has indicated that the existing windows have a rating within a few points of STC 28, and 
therefore, since the noise study found that presently interior noise is approximately 42 
decibels, replacement windows with an STC rating of 28 would meet the goal of 
reducing interior noise to no more than 45 decibels. Based on this information, staff 
thinks that the proffer adequately addresses interior noise mitigation. It is recommended 
that the word “should” in the proffer be revised to “shall” to express a clear commitment. 
 
Proffer 26 – Staff supports the proposed revisions to the green building proffer. 
However, staff had recommended that the proffer include additional language for the 
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review and approval of the documentation by the applicant’s LEED-AP by the 
Environment and Development Review Branch prior to bond release. Staff continues to 
recommend that this provision for accountability be included. 
 
Proffer 35 – The applicant has added this proffer addressing tree space requirements 
as recommended by the UFMD which will be important to ensure space for healthy root 
growth. The applicant has incorporated a few revisions which staff does not 
recommend. A minimum open surface area of 16 square feet is recommended, instead 
of the 12 square feet included in the proffer. Also, it is recommended that the reference 
to planting areas and rooting zones of “8 x 8 feet” be revised to refer to a minimum 
8-foot width, as the length of the rooting zone would likely need to be more than 8 feet 
to achieve the required soil volume. 
 
 
CONCLUSIONS AND RECOMMENDATIONS 
 
Staff Conclusions and Recommendations 
 
The proposed revisions do not change the previous staff conclusions that the 
application is in conformance with the Comprehensive Plan and all applicable Zoning 
Ordinance requirements with the approval of the requested waivers and modifications. 
 
Staff recommends approval of RZ 2014-MA-014 and the associated conceptual 
development plan, subject to the execution of proffers consistent with those 
contained in Attachment 1. 
 
Staff recommends approval of FDP 2014-MA-014, subject to the development 
conditions contained in Attachment 2 and subject to the Board’s approval of the 
associated rezoning and conceptual development plan.   
 
Staff recommends approval of the following waivers and modifications: 
 
Modification of Par. 5 of Sect. 6-206 of the Zoning Ordinance to permit the gross 
floor area of dwellings as a secondary use in the PDC District to exceed 50 percent 
of the gross floor area of all principal uses.  
 
Modification of the loading requirement of five spaces, pursuant to Sect. 11-203 of the 
Zoning Ordinance, to permit two spaces. 
 
Modification of the requirement for dedication and construction of widening of roads, 
pursuant to Par. 4 of Sect. 17-201 of the Zoning Ordinance, to that shown on the 
CDP/FDP. 
 
Waiver of the requirement for a service drive, pursuant to Par. 3A of Sect. 17-201 of the 
Zoning Ordinance. 
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Modification of the requirement for interparcel access, pursuant to Par. 3 of 
Sect. 17-201 of the Zoning Ordinance, as proffered and shown on the CDP/FDP. 
 
Modification of the transitional screening and barrier requirements, pursuant to 
Sects. 13-303 and 304 of the Zoning Ordinance, to permit the existing and proposed 
landscaping as shown on the CDP/FDP. 

 
A parking reduction of ten percent as permitted in a Commercial Revitalization District 
(CRD), pursuant to Sect. A7-209 of the Zoning Ordinance to allow 405 parking spaces 
instead of 450 (reduction of 45 spaces or 10%).  
 
 
It should be noted that it is not the intent of the staff to recommend that the Board, in 
adopting any conditions proffered by the owner, relieve the applicant/owner from 
compliance with the provisions of any applicable ordinances, regulations, or adopted 
standards. The approval of this application does not interfere with, abrogate or annul 
any easements, covenants, or other agreements between parties, as they may apply 
to the property subject to this application. 

 
It should be further noted that the content of this report reflects the analysis and 
recommendation of staff; it does not reflect the position of the Board of Supervisors. 
 
 
ATTACHMENTS:  
 
1. CDP/FDP dated November 4, 2016 
2. Proffers dated November 4, 2016 
3. Proposed Development Conditions 
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MAY 24, 2016
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OCTOBER 6, 2016

OCTOBER 19, 2016

S. CARLYN SPRINGS ROAD - OPTIONAL STRIPING/PORCHOP REMOVAL

OPTION A - PORKCHOP TO REMAIN

OPTION B - PORKCHOP TO BE REMOVED

















C

O

L
U

M

B

I
A

 
P

I
K

E

 
#

2

4

4

(
C

O

U

N

T

Y

 
S

U

R

V

E

Y

 
B

A

S

E

L
I
N

E

)

S. CARLIN SPRINGS ROAD

(COUNTY SURVEY BASELINE)

EXISTING VEGETATION TO

BE PRESERVED. 5,363 SF

LIMITS OF CLEARING

AND GRADING

LIMITS OF CLEARING

AND GRADING

LIMITS OF CLEARING

AND GRADING

EXISTING VEGETATION TO

BE PRESERVED. 645 SF

EXISTING CANOPY TO BE

PRESERVED WITHIN

ARLINGTON COUNTY.

2,117 SF.

LIMITS OF CLEARING

AND GRADING

LIMITS OF CLEARING

AND GRADING

LIMITS OF CLEARING

AND GRADING

LIMITS OF CLEARING

AND GRADING

EXISTING VEGETATION TO

BE PRESERVED. 623 SF
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DESCRIPTION

REVISIONS

NO. DATE DESCRIPTION

MAY 24, 2016

JULY 29, 2016

AUGUST 19, 2016

OCTOBER 6, 2016

OCTOBER 19, 2016

NOVEMBER 4, 2016

PRIMARY SPECIES

Quercus alba - White Oak

Acer saccharinum - Silver Maple

Prunus serrulata - Kwanzan Cherry

Cornus florida - Flowering Dogwood

Morus alba - White Mulberry

Acer palmatum - Japanese Maple

COVER

TYPE

EVM

INDEX

STAGE

SUCCESSIONAL

CONDITION

AREA

COVER

PRIMARY 

SPECIES

COMMENTS

"A"

---
--

BAILEY'S GATEWAY 5600 COLUMBIA PIKE

DEVELOPED OFFICE BUILDING

WITH SURFACE AND STRUCTURED

PARKING.

"B"

LANDSCAPE PLANTINGS AND

VARIOUS REMNANT/VOLUNTEER

TREE SPECIES.

157,212 SF

(3.6091 AC)

8,119 SF

(0.1864 AC)

165,331 SF *

(3.79548 AC)

N/A

N/A

SEE COVER

TYPE TABLE

TOTAL

AREA

EXISTING VEGETATION TABLE

AREA-A TREE SPECIES AREA-B TREE SPECIES

Quercus palustris - Pin Oak

Robinia pseudoacacia - Black Locust

Pyrus calleryana - Callery Pear

Pinus thundbergii - Japanese Black Pine

Prunus serotina - Black Cherry

Quercus rubra - Red Oak

Morus alba - White Mulberry

Quercus rubra - Red Oak

Prunus serotina - Black Cherry

Ulmus americana - American Elm

Juniperus virginana - Eastern Redcedar

SEE COVER

TYPE TABLE

POOR/FAIR

TOTAL SITE AREA =  165,331 SF OR 3.79548 AC

SITE AREA IN FAIRFAX COUNTY =  160,166 SF OR 3.6884 AC

SITE AREA IN ARLINGTON COUNTY =      5,165 SF OR 0.11857 AC

EXISTING TREE CANOPY WITHIN FAIRFAX COUNTY SITE AREA

21,831 SF (13.6% OF SITE AREA)

EXISTING TREE CANOPY TO BE PRESERVED WITHIN FAIRFAX COUNTY SITE AREA

6,631 SF (4.1% OF SITE AREA & W/OUT MULTIPLIER)

6,631 SF (1.25 MULTIPLIER) = 8,289 SF

8,289 SF (TOTAL CANOPY PRESERVED WITHIN FAIRFAX COUNTY SITE AREA)

LEGEND

EXISTING TREE CANOPY TO BE PRESERVED WITHIN THE

ARLINGTON COUNTY SITE AREA.

2,117 SF

EXISTING TREE CANOPY

TO BE REMOVED

FAIR/GOOD

EXISTING TREE PRESERVATION NARRATIVE

PRIOR TO ANY CONSTRUCTION ACTIVITIES SUCH AS CLEANING, SCRAPING

OR PAINTING OF THE GARAGE STRUCTURE WALL OPPOSITE OF ANY TREE

PRESERVATION AREA, ALL TREE PRESERVATION DEVICES SUCH AS WELDED

WIRE FENCING, SHALL BE INSTALLED. THE TREE PRESERVATION PLAN,

DETAILS AND SPECIFICATIONS SHALL BE PROVIDED AS PART OF THE SITE

PLAN SUBMITTAL.

* TOTAL AREA INCLUDES SITE AREA WITHIN FAIRFAX AND ARLINGTON COUNTIES.

DEVELOPED

DEVELOPED
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5600 Columbia Pike Park 
Goals and Objectives
General Design Objectives

The over-arching design objective for the park at 5600 Columbia Pike is to create a cohesive, robust, interactive 
and authentic ecological park-like experience for the enjoyment for both the general public and private tenants 
and their guests. The proposed park will replace a currently inhospitable sea of asphalt at the corner of a very 
busy and noisy intersection. The design of the Park will establish a ‘big-nature’ arboreal experience within the 

species: robust and three dimensional.

The basic parti for the Park is that of a layered, parallel and overlapping series of vegetal and topographic 
waves that extend from one corner of the site to the other in a coordinated fashion, as a means to provide a 
range of diverse experiences and micro-climates. In turn, and in addition to providing context for active uses, 
these various micro climates will foster the establishment of discernible and diverse native plant communities 
and associated habitat and pollinator opportunities, presently absent in the general vicinity.

Character Zones 
CZ 1: The Front Yard

that could include hammocks, croquet, bocce, Adirondack chairs, and swings play a role in providing ranging 
opportunities for the residents to visit and interact. The ‘active’ ground plane will consist of both pervious and 
impervious surfaces to reinforce use areas as well as the larger ecological story embedded within the park 
design. Other ground plane materials will consist of mown lawn areas as well as various ground covers, spring 
bulbs and small woody shrubs. Large canopy tree plantings will provide ample shade while contributing to 

CZ 2: The Hillside

meant to frame important long views both into and out from the site, provide an embrace of very localized 
public and private park experiences, and become a canvas onto which has been painted/ planted a diverse 
collection of ground covers and seasonal bulbs. 

CZ 3: The Meander

is a commonly used term in landscape design for a path form associated with nature, originating from the 

serves to provide a third strand to the variety of pedestrian movement types along the street edge, in the form 
of a meander. From an experiential point of view, the Meander is where the combined organizational logic of 
topography, urban tree planting systems and a tactical water collection system merge with more traditional 
park elements of benches, walking surfaces, steps, and landscape feature elements to create a dynamic, 

The Meander has been designed to provide a variety of ‘outdoor’ spaces of varying sizes for varying, 

formal logic are four larger spaces that are framed in highly particular ways by the various other layers of the 

elements, meaningful lighting strategies, special paving materials, and active connections to the functioning 
bio-garden component of the park itself. Intertreptive signage will not only draw users in but also identify plant 
communities and explain ecological processes. All of these elements coalesce to create an inviting urban 
oasis for area residents and passers-by to rest, explore and enjoy.

CZ 4: The Street Edge

of the project adhere most closely to design guidelines having jurisdiction over the site. However, the tree 
planting strategy of the park is meant to incorporate this more urbane system into the material and ecological 
nature of the park as a whole. The design of the Park considers the biker, the walker, those waiting for the 
bus, the stroller, the class group – all as equal participants within the Park, each bringing vitality and their 

The Front Yard

The H
illside

The M
eander

The Street Edge

10/06/2016

10/19/2016

10/31/2016

ILLUSTRATIVE 
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SCULPTED LANDFORMS2

08/19/2016

10/06/2016

10/19/2016

10/31/2016

SCULPTED SEATING AREAS5

SCREEN WALL
The intention of the screen wall is to screen views from the entry drive into the adjoining property. Image depicted above is one possible 

The sculpted landfrom runs from the entry off of Columbia Pike east to Carlin Springs Road. The landform will host meadow plantings on the 
south side and trees over groundcover on the north side. The precedent images above are meant to illustrate the formal 
inspriration for the landform and not the plant community that will inhabit it. 

Throughout The Meander recessed pockets at the base of sculpted landform, and adjacent to the walkway, will collect stormwater during 

appropriate plant communities. This feature will provide hydrologically performative while providing a teachable moment for urban water issues.  
 

Feature elements will occur throughout The Meander, providing the opportunity to showcase art, local history or ecological interpretation. 
The precedents shown above serve as inspiration, while the design process will result in something truly unique to this site.

Sculptural seating in four gathering spaces of the meader will be custom designed and integrated with the other elements of the walk: slopes, 
feature walls and planted slopes. The precednts shown above solely serve as inspiration.

1

STORMWATER INFILTRATION3

L2.00

LANDSCAPE FEATURE ELEMENTS4
11/04/2016
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BIKE RACKS1

PEDESTRIAN SCALE LIGHTING (FRONT YARD,  PRIVATE)2

STREET FURNITURE (MANUFACTURER : VICTOR STANLEY)4

BENCH STREET LIGHTING BANNER POLETRASH RECEPTACLE 

10/06/2016

10/19/2016

08/19/2016

L2.01
Decomposed Granite with 
Concrete Pavers

Columbia Pike brick 
sidewalk

Bus stop area brick and 
pattern

Permeable Pavers

PAVERS5

A

C

B
D

BA C D

Bike racks outside at the southwest and east sides of the building will accomodate short term bicycle parking. 

Appropriate pedestrian scale lighting will be provided thoughout the accessible spaces to make them usable and safe at night. 

All street furniture will adhere to existing Columbia Pike standard. 

Brick paving along Columbia Pike will adhere to existing Columbia Pike standard. Other paving materials used on site is intended to be aesthet-
ically pleasing but also environmentally performative.

10/31/201611/04/2016
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PROFFERS 
 

5600 Columbia Pike 
RZ/FDP 2014-MA-014 

 
July 29, 2016 

August 19, 2016 
September 30, 2016 

October 11, 2016 
October 20, 2016 
October 28, 2016 
November 4, 2016 

 
 Pursuant to Section 15.2-2303 (A) of the Code of Virginia (1950, as amended) and 

Section 18 -204 of the Zoning Ordinance of Fairfax County (1978, as amended), the property 

owner and applicant, for themselves and their successors and/or assigns (hereinafter collectively 

referred to as the "Applicant"), hereby proffer that the development of the parcels under 

consideration and shown on the Fairfax County tax maps as Tax Map 062-1-((01))-0007 (the 

"Property") shall be in accordance with the following conditions if, and only if, Rezoning 

application RZ/FDP 2014-MA-014 is granted by the Board of Supervisors of Fairfax County, 

Virginia.  In the event said application request is denied or the Board’s approval is overturned by 

a court of competent jurisdiction, these proffers shall be null and void.   

GENERAL 

1. Conceptual/Final Development Plan.  Any development of the Property shall be in 

substantial conformance with the Conceptual Development Plan ("CDP ") and Final 

Development Plan ("FDP ") entitled "5600 COLUMBIA PIKE" dated May 9, 2016 and 

revised through November 4, 2016, prepared by VIKA Virginia, LLC, consisting of 34 

sheets. 

ATTACHMENT 2
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2. Elements of CDP.  Notwithstanding the fact that the CDP and FDP are presented on the 

same plan, the elements that are components of the CDP are limited to the perimeter 

points of access, the location of the building, maximum gross floor area, maximum 

number of units, maximum building height, minimum setbacks from the peripheral lot 

lines, uses, the general location of proposed sidewalks and bike paths, public right-of-

way delineation, the general quality and character of the streetscape, and general location 

and size of urban park land.  Any modification to such elements which is not in 

substantial conformance with the CDP shall require a subsequent Conceptual 

Development Plan Amendment (CDPA) or Proffered Condition Amendment (PCA).  The 

Applicant reserves the right to request a Final Development Plan Amendment (FDPA) for 

elements other than CDP elements from the Planning Commission for all or a portion of 

the FDP in accordance with Section 16-402 of the Zoning Ordinance if such an 

amendment is in accordance with these Proffers as determined by the Zoning 

Administrator. 

3. Minor Modifications.  Minor modifications to the CDP/FDP may be permitted when 

necessitated as part of final site design or engineering, pursuant to Section 16-403(4) of 

the Zoning Ordinance.  Minor modifications of building footprints may be permitted and 

the number of units and corresponding adjustments in required parking may be made 

without requirement to amend this application, so long as (a) the provided open space is 

not reduced; (b) the building height is not increased; (c) the setbacks to the peripheral lot 

lines are not diminished; and (d) the development otherwise is in substantial conformance 

with the CDP/FDP as determined by the Zoning Administrator.   
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4. Construction Hours.  The staging and parking of construction vehicles shall occur on the 

Property, including personal vehicles utilized by construction workers.  The hours of 

construction shall be posted in English and in Spanish and shall be limited to the hours 

between 7:00 a.m. and 9:00 p.m. Monday through Friday and 9:00 a.m. to 9:00 p.m. on 

Saturdays, Sundays, and Federal Holidays. 

DENSITY, USE, AND HEIGHT 

5. Proposed Development.  Development on the Property shall include up to 173,000 square 

feet of gross floor area and a maximum of 157 individual units.  The Applicant may 

construct fewer units in its sole discretion without the need for a proffer condition 

amendment (“PCA”), CDPA, FDPA, or proffer interpretation.  Individual units may be 

utilized as offices, dwellings, live/work (i.e. residential and office) space or any 

combination of those uses, including any accessory uses, accessory service uses and 

home occupations as permitted by Article 10.  The Applicant shall provide amenity space 

on the lower level and first floor to include a minimum 2,500 sf of space for a principal 

permitted use, which may include business service and supply service establishments, 

offices, personal service establishments, public uses, or any combination of those uses at 

all times.  Telecommunication facilities are also permitted in accordance with Par. 1 of 

Sect. 2-514 of the Zoning Ordinance, provided such facilities are either in existing 

locations, flush mounted and/or otherwise designed to be visually unobtrusive. 

6. Occupancy.  The Applicant shall apply for occupancy permits to permit the building to be 

occupied at all times for the uses included in Proffer 5.     

PARKING 
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7. Parking.  The Applicant reserves the right to pursue future parking reductions and shared 

parking arrangements for the Property as may be permitted by the Fairfax County Zoning 

Ordinance without the need for an amendment to these Proffers or the CDP/FDP. 

TRANSPORTATION 

8. Bus Shelter.  Except as otherwise provided in these proffers, the Applicant shall install a 

standard concrete bus pad and a bus shelter in the approximate location shown on the 

CDP/FDP, subject to approval by the Fairfax County Department of Transportation 

(FCDOT) or the Virginia Department of Transportation (VDOT) as applicable.  The bus 

shelter shall be consistent with the standard Columbia Pike shelter at the time of this 

Rezoning approval, if such standard is still available.  If approved by either VDOT or 

FCDOT (whichever has jurisdiction), the bus pad and shelter shall be installed prior to 

issuance of the first RUP and Non-RUP on the Property.  Approval of the bus pad and 

shelter shall not be a condition precedent to receiving site plan or building permit 

approval or occupancy of the building.  The identified bus shelter location shall be within 

the landscape amenity panel of the streetscape to the extent feasible.  The Applicant 

reserves the right, in consultation with DPWES, to shift the location of street trees and 

other street furnishings to accommodate the bus shelter so long as such modifications are 

in substantial conformance with the quantity and quality of the street trees and 

furnishings shown on the CDP/FDP.  If a bus shelter cannot be installed in the 

approximate location shown on the CDP/FDP or a comparable location near the proposed 

development after consultation with FCDOT or VDOT as applicable, the applicant shall 

escrow the cost of such improvement for the benefit of Fairfax County, prior to the 

issuance of the first RUP or new Non-RUP on the Property.  The cost shall be determined 
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using the County’s Comprehensive Unit Price Schedule in effect at the time of the 

escrow.  The Applicant shall also install a trash receptical adjacent to the bus shelter and 

provide for cleaning of the shelter area and the removal of trash as needed. 

9. Right-of-Way Dedication.  Prior to site plan approval, or upon demand by VDOT or 

Fairfax County, whichever occurs first, the Applicant shall dedicate, at no cost to Fairfax 

County and in fee simple to the Board, the right-of-way along the site frontage to 

Columbia Pike and Carlin Springs Road, as generally shown on Sheet C-13 of the 

CDP/FDP.  The proposed right-of-way line shall be located one foot behind the proposed 

and/or existing sidewalk along Carlin Springs Road and Columbia Pike.  On Carlin 

Springs, in locations where a dedication of right-of-way one foot behind the curb would 

result in a dedication of the existing drive aisle, such dedication shall be made to the 

outer edge of the drive aisle. 

10. Carlin Springs Access.  The Applicant shall consolidate the existing four access points on 

Carlin Springs Road into one full movement access point in the general location shown 

on the CDP/FDP.  As part of this consolidation, the Applicant shall close three of the 

existing curb cuts on Carlin Springs Road.  Two of the existing curb cuts are located 

within Arlington County and may require approval by Arlington County prior to their 

closure.  The Applicant shall diligently pursue any required approvals or permits from 

Arlington County to permit closure of the existing curb cuts in Arlington County.  

Arlington County’s approval of the curb cut closures shall not be a condition to approval 

of, or prevent the review and approval of, any site plan, building permit, RUP, Non-RUP, 

or other approval from Fairfax County that is necessary to implement the Rezoning.  If 

Arlington County has not approved closure of the curb cuts prior to bond release, despite 
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diligent pursuit of all required approvals and permits by the Applicant, then the Applicant 

shall be relieved of its obligation to close the curb cuts in Arlington County.  Obtaining 

approvals from Arlington County shall not be deemed a condition precedent to bond 

release. 

11. Removal of On-Street Parking.  Prior to site plan approval, the Applicant shall diligently 

pursue approval from the governmental authority having jurisdiction (either VDOT or 

Fairfax County) for removal of the on-street parking spaces identified on Sheet S-3 of the 

CDP/FDP as “Ex. Parallel Parking Spaces (To Be Removed)”. If prior to site plan 

approval the agency having jurisdiction approves the removal of the on-street parking, 

the Applicant shall restripe Carlin Springs Road to remove the same prior to issuance of 

the first RUP or new Non-RUP.  If prior to site plan approval the governmental authority 

having jurisdiction over removal of the on-street parking spaces has not approved 

removal of the on-street parking, despite diligent pursuit by the Applicant, the Applicant 

shall be relieved of the obligation to remove the on-street parking spaces.  The failure of 

Fairfax County and/or VDOT to approve the removal of the spaces shall not limit the 

Applicant’s ability to obtain site plan approval, building permit approval, obtain RUPs 

and Non-RUPs, or any other approvals necessary to carry out the rezoning. 

12. Streetscape. Streetscape improvements and plantings, including sidewalks, shall be 

provided as generally shown on the CDP/FDP prior to issuance of the first RUP or new 

Non-RUP. Notwithstanding the foregoing, the Applicant reserves the right, in 

consultation with DPWES, to shift the location of trees along the proposed streetscapes to 

accommodate final architectural design, utilities and layout considerations, and sight 

distance requirements so long as such modifications are in substantial conformance the 
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quantity and quality of trees shown on the CDP/FDP.  The Applicant shall enter into a 

maintenance agreement with VDOT for the maintenance or replacement, in-kind, by the 

Applicant of streetscape elements installed by the Applicant that are located in the public 

right-of-way.  For purposes of maintenance and replacement, streetscape elements shall 

be limited to street furniture, trees, shrubs, flowers, groundcover, grasses, brick 

sidewalks, and any brick pavers installed in the bus shelter area.  The Columbia Pike 

sidewalk shall be comprised of materials consistent in color, style, type, and pattern with 

the existing brick pavers present on the corridor at the time of this Rezoning approval.  

The Columbia Pike bus shelter area shall also be augmented with brick pavers and pattern 

consistent with the Columbia Pike standard for the bus stop area.  If the bus shelter area 

brick pavers are not approved by either VDOT or FCDOT (whichever has jurisdiction), a 

concrete pad without brick pavers shall be installed. 

13. Bike Lane.  The Applicant shall construct the proposed bike lane in the location shown 

on the CDP/FDP prior to issuance of the first RUP or new Non-RUP on the Property.  

For purposes of this Proffer “construct” shall mean that the bike lane is open to use by the 

public for travel whether or not the improvement has been accepted for maintenance 

Fairfax County or VDOT as applicable.   

14. Bicycle Parking. The Applicant shall install bicycle racks for at least 8 bicycles in the 

locations generally shown on the CDP/FDP, or in an alternative location determined in 

consultation with DPWES and FCDOT.  The Applicant shall also provide secure bike 

parking/storage facilities within the building or parking structure. The storage facilities 

shall collectively accommodate parking for no fewer than 17 bikes. The final location and 

type of bicycle parking/storage spaces and racks shall be determined in consultation with 
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the Fairfax County Department of Transportation Bicycle Coordinator or his/her designee 

prior to site plan approval.  The bicycle parking and storage room shall be installed prior 

to the issuance of the first RUP or Non-RUP for the proposed development.  

15. Interparcel Access Location.  If the property or properties west of the Property redevelop 

with principally office, hotel, or residential uses with an interparcel connection to the 

Property, an additional access point along the Western Property line at any location 

identified on the CDP/FDP as “Possible Future Inter Parcel Access” may be constructed 

without the need for a CDPA, FDPA, or PCA, even if such access point results in a 

removal of parking spaces, landscaping, or other improvements, subject to review and 

approval by the Zoning Administrator.  The future connection is to be constructed and 

paid for by others.  

Providing the additional access shall be conditioned upon recording of an ingress and 

egress easement across the adjacent property running to the benefit of the Property in a 

form and substance acceptable to the Applicant and the County Attorney.  Concurrent 

with or after recordation of the ingress and egress easement across the adjacent property, 

the Applicant shall convey an ingress and egress easement in a form and substance 

acceptable to the Applicant and County Attorney running to the benefit of the adjacent 

property within the location identified on the CDP/FDP as “Potential Future Interparcel 

Access”.  The Applicant may withhold its approval of the easements in this Proffer in its 

sole discretion if the proposed easements and access will impair the operation or access 

of the Property or impair its ability to obtain financing or insurance or stay in compliance 

therewith, or stay in conformance with all Zoning and administrative approvals.  All 
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required plans, plats, and documents necessary for the conveyance of the ingress and 

egress easement on the Property shall be prepared, processed, and paid for by others. 

16. Removal of Traffic Island.  If within the first 45 days after submission of a site plan 

implementing the Rezoning, VDOT, Fairfax County, and Arlington County approve in 

writing the off-site improvements shown as an alternative on Sheet S-3 of the CDP/FDP, 

which include removal of the traffic island and free-flow right turn lane from southbound 

Carlin Springs Road to Columbia Pike, as well as the moving/adjusting of the pedestrian 

signal heads, and adjusting the lane and crosswalk striping (collectively the “Off-Site 

Improvements”), then the Applicant shall construct the Off-Site Improvements prior to 

bond release for the site plan implementing the Rezoning.  The Applicant shall have no 

obligation to pursue approval of the Off-Site Improvements from VDOT, Fairfax County, 

and Arlington County prior to the 45 day deadline discussed above.  If VDOT, Fairfax 

County, and Arlington County approve the Off-Site Improvements in writing within the 

time frames provided in this proffer, then the Applicant shall diligently pursue approval 

of necessary permits from Arlington County, Fairfax County, and VDOT to construct the 

Off-Site Improvements.  For purposes of this Proffer “construct” shall mean that the 

committed road improvement is open to use by the public for travel whether or not the 

improvement has been accepted for maintenance by the state or Arlington County.  

Notwithstanding the above, if (1) the Off-Site Improvements approved by VDOT, Fairfax 

County, and Arlington County as provided in this proffer cost in excess of $50,000; or (2) 

VDOT, Fairfax County, and Arlington County do not support the immediate construction 

of the Off-Site Improvements; or (3) Arlington County, Fairfax County, and VDOT have 

not approved all permits required to implement this proffer prior to bond release; then the 



10 5600 Columbia Pike – RZ/FDP 2014-MA-014 
 

Applicant shall escrow $50,000 with Fairfax County for future construction of the Off-

Site Improvements by others and shall not be obligated to construct the Off-Site 

Improvements.  If the Off-Site Improvements are not constructed by the Applicant, the 

Applicant shall diligently pursue approvals from VDOT for signage adjacent to the free-

flow right turn lane providing that vehicles must yield to pedestrians, however, VDOT 

approval of such signage shall not be a condition precedent to obtaining site plan, 

building permit, or occupancy approval. 

17. VDOT Approval. All public street improvements, streetscape, lane use designations, 

signal installations/modifications, crosswalks, bike lanes and/or other pavement markings 

proposed herein and reflected on the CDP/FDP are subject to VDOT review and approval 

at the time of site plan. Any changes to the same identified at time of site plan 

submission, shall be coordinated with the FCDOT, DPZ and the Office of Community 

Revitalization (“OCR”), and shall not require a PCA, CDPA or FDPA. 

18. Transportation Demand Management. This Proffer sets forth the programmatic elements 

of a transportation demand management program that shall be implemented by the 

Applicant, and subsequently, as appropriate, the property owner or condominium owners 

association, 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 or commercial uses on the 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 
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Property implementing the Rezoning.  "Pre-stabilization" shall be deemed to 

occur any time prior to Stabilization. 

b. Transportation Demand Management Plan. The Applicant shall be responsible for 

submitting the Transportation Demand Management Work Plan (the “TDM 

Plan”) to FCDOT for approval prior to issuance of the first RUP or new Non-RUP 

for the Property. The proffered elements of the TDM Plan shall include: 

i. Dissemination of information regarding Metro rail, Metro bus, 

ridesharing, and other relevant transit options in tenant move-in packages; 

ii. Making Metro maps, schedules and forms, ridesharing and other relevant 

transit option information available to tenants in a common area; such as a 

central lobby, community room, or building management office; 

iii. Provision of a teleworking center wired with high capacity data/network 

connections available for the use of all tenants. 

iv. Implementation of other strategies found to be effective in reducing the 

number of single occupant vehicle trips as may be mutually agreed to by 

the Applicant and the FCDOT. 

It is the intent of this Proffer that the TDM Plan will adapt over time to respond to 

the changing transportation related circumstances of the Property, the surrounding 

community and the region, as well as to technological and/or other improvements, 

all with the objective of meeting the trip reduction goals as set forth in these 

Proffers.  Accordingly, modifications, revisions, and supplements to the TDM 
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Plan as coordinated with FCDOT can be made without the need for a PCA 

provided that the modified TDM Plan continues to reflect the proffered elements 

of the TDM Plan as set forth herein. 

c. Trip Reduction Goals. The objective of the TDM Plan shall be to reduce the 

number of weekday peak hour vehicle trips generated by the Property from 

today’s ITE baseline through the use of mass transit, ridesharing, teleworking, and 

other strategies including but not limited to those outlined in the TDM Plan.  In 

addition, the implementation of enhanced pedestrian and bicycle 

connections/facilities will provide safe and convenient access to nearby bus 

facilities thereby encouraging commuting options other than the automobile to 

tenants, employees and visitors to the Property. 

i. Baseline. The baseline number of weekday peak hour vehicle trips for the 

Property against which the TDM Goal (as defined in subparagraph C.ii) 

will be measured shall be derived upon the total gross floor area in the 

existing office building using the trip generation rates/equations applicable 

to such office uses as set forth in the Institute of Transportation Engineers, 

Trip Generation, 8th Edition for Land Use Code = 710.  

ii. TDM Goal. The TDM strategies shall be utilized to reduce the P.M. peak 

hour vehicular trips from the Baseline by a minimum of seventeen percent 

(17%) for the Property. 

d. Process of Implementation.  The TDM Plan shall be implemented as follows, 

provided that modifications, revisions, and supplements to the implementation 
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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 

Property.  If not previously appointed, the TPM shall be appointed by no 

later than five (5) days after the issuance of the first RUP or new Non-

RUP for the 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. 

ii. Annual Report and TDM Budget.  For the first two years after 

Stabilization, and no later than May 15 each year, the TPM shall submit an 

Annual Report and TDM budget, based on a report template provided by 

FCDOT.  Any changes to the TDM Plan shall be highlighted in this report.  

The TDM Budget is a budget for each expenditure related to the TDM 

Program.  The TDM Budget is not required to exceed the fund available in 

the TDM Account. 

The Annual Report and TDM 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 TDM Budget shall be deemed 

approved and the program elements shall be implemented.  If FCDOT 

responds with comments on the Annual Report and TDM Budget, then the 

TPM will meet with FCDOT staff within thirty (30) days of receipt of the 
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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 TDM Budget as may be agreed to by the Applicant and 

FCDOT and begin implementation of the approved program.   

iii. TDM Account.  The TPM shall establish a separate interest bearing 

account with a bank or other financial institution qualified to do business 

in Virginia (the "TDM Account") within 30 days after approval of the 

TDM Plan.  All interest earned on the principal shall remain in the TDM 

Account and shall be used by the TPM for TDM purposes.  The Applicant, 

through the TPM, shall deposit contributions into the TDM Account to 

fund a multimodal incentive program for initial purchasers/lessees. Such 

contributions shall be made one time at the rate of $0.01 per gross square 

foot of gross floor area on the Property and provided prior to the issuance 

of the first RUP or new Non-RUP implementing the Rezoning.  In 

addition to providing transit incentives, such contributions may also be 

used for enhancing/providing multimodal facilities within and proximate 

to the Property.   

iv. Monitoring.  In connection with the Annual Reports, the TPM shall verify 

that the proffered trip reduction goals are being met through the 

completion of Vehicular Traffic Counts or other such methods as may be 

reviewed and approved by FCDOT.  The results of such Vehicular Traffic 

Counts shall be provided to FCDOT as part of the Annual Reporting 

process.  Vehicular Traffic Counts shall be conducted for the Subject 
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Property beginning one year following Stabilization and continuing 

annually until the Property demonstrates achievement of the 17% 

reduction as outlined above or 10 years after stabilization, whichever is 

sooner.   

e. Additional Trip Counts.  If an Annual Report calls into question whether the 

applicable vehicle trip reduction goals will be met, or that the 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. 

f. Continuing Implementation.  The TPM shall bear sole responsibility for 

continuing implementation of the TDM Plan and compliance with this Proffer.  

The TPM shall continue to administer the TDM Plan in the ordinary course in 

accordance with this Proffer including submission of Annual Reports for the 

duration of the TDM program. 

g. Notice to Owners.  All owners of the Subject Property shall be advised of the 

TDM Plan set forth in this Proffer for the duration of this TDM program.  If not 

completed earlier, the provisions of this proffer shall expire 10 years after 

Stabilization. 

SITE DESIGN AND AMENITIES 

19. Landscape Plan. The CDP/FDP includes a conceptual landscape plan for the Property and 

detail sheets illustrating the plantings and other features to be provided. As part of each 
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site plan submission, the Applicant shall submit to the Park Authority and Urban Forest 

Management Division (UFMD) of DPWES for review and comment a detailed landscape 

plan (the "Landscape Plan"), which at a minimum shall provide an equivalent quantity 

and quality of plantings shown on the CDP/FDP. The Landscape Plan shall include a soil 

specification and a note that describes how the specification encourages the long-term 

health of vegetation planted therein.  Additionally, the Applicant shall solicit the 

UFMD’s input into the design any bio-retention tree pits about methods that encourage 

the long term health of vegetation planted therein.  Adjustments to the type and location 

of vegetation and the design of landscaped areas and streetscape improvements/plantings 

may be permitted by the Zoning Administrator in consultation with DPWES and OCR.   

20. Amenities and Facilities for Tenants. Pursuant to Paragraph 2 of Section 6- 409 of the 

Zoning Ordinance, the Applicant shall provide on-site recreational facilities for the future 

tenants of the Property, which may include, but are not limited to an outdoor living room, 

gym, dog washing area, conference rooms, and music practice/production rooms. In the 

event it is demonstrated that the creditable facilities, pursuant to Article 6 of the Zoning 

Ordinance, do not have sufficient value, at the time of the issuance of the first RUP, the 

Applicant shall contribute funds in the amount needed to achieve the overall proffered 

amount of $1,800.00 per unit to the Fairfax County Park Authority for off-site 

recreational facilities intended to serve the future tenants, as determined in consultation 

with the Supervisor for the Mason District and the Fairfax County Park Authority. 

21. Publicly Accessible Open Space.  Prior to bond release, a public on-site open space 

amenity area shall be provided at the intersection of Columbia Pike and Carlin Springs 

Road, as shown on Sheet C-13 CDP/FDP, to provide social, cultural and recreational 
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opportunities for future tenants and the larger Baileys Crossroads area.  Final design of 

the open space area shall be completed at site plan, however, the open space area shall 

include, but not be limited to, special landscape treatments, pavement treatments, 

lighting, enhanced and sculptural outdoor seating, pathways, landscape feature elements, 

bio-retention areas, and other elements consistent with and in the general locations shown 

on the CDP/FDP.  The Applicant shall also install trash receptacles in the publicly 

accessible open space and shall provide for cleaning the area around the trash cans and 

the removal of trash as needed.  In the future, the design of this open space may be 

modified as deemed appropriate by the Applicant, in consultation with the Zoning 

Administrator and OCR, provided, at a minimum, an equivalent level of function and 

amenities are provided. The public open space shown on the CDP/FDP, while retained in 

private ownership, shall be subject to a public access easement in the general location 

shown on Sheet C-13 of the CDP/FDP.  The area of the public access easement may be 

modified in the future if the design of the open space is modified as provided in this 

proffer; however, the total area of the public access easement shall not be decreased in 

size.  The public access easement shall be in a form acceptable to the County Attorney 

and shall at a minimum require the public area be open to the general public from sunrise 

to sunset, provided the Applicant reserves the right to establish rules and regulations for 

the public area, and temporarily limit access for reasonable periods of time for the 

purpose of construction, maintenance, and/or public safety.   

22. Off-Site Recreation.  The Applicant shall contribute $121,448.00 to the Fairfax County 

Park Authority upon issuance of the first RUP or new Non-RUP to pay for improvements 

at Spring Lane Park. 
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ARCHITECTURE 

23. Architectural Design.  The architectural design and renovations to the existing building 

and parking structure shall be in general conformance with the illustrative elevations 

shown on Sheet C-1 of the CDP/FDP, but may be modified by the Applicant as part of 

final engineering and building design, provided that such modifications provide a similar 

quality of design.   

24. Noise Mitigation.  If exterior doors and windows are replaced, the replacement doors and 

windows should have a laboratory STC rating of at least 28. 

ENVIRONMENT 
 

25. Stormwater Management Facilities and Best Management Practices.  The Applicant shall 

implement stormwater management techniques to control the quantity and quality of 

stormwater runoff from the Property in accordance with the Fairfax County Public 

Facilities Manual as reviewed and approved by DPWES.  Stormwater management 

facilities/Best Management Practices (“BMPs”) shall be provided as generally depicted 

on the CDP/FDP.  The Applicant reserves the right to pursue additional or alternative 

stormwater management measures provided the same are in substantial conformance with 

the CDP/FDP. 

 

26. Green Building.  Additionally, the Applicant shall incorporate into the design and 

implement the green building technology and strategies listed below.  Prior to building 

permit issuance the Applicant shall provide a certification statement from a LEED-AP 

who is also a professional engineer or licensed architect confirming that the green 

building elements listed below shall be incorporated into the design and construction of 

the project.   
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The Applicant shall repurpose the existing building and retain the current parking garage. 

The certification statement shall include the following: 

A.            Building 

1.      All LED lighting in the units, or other lighting source of similar 

energy efficiency; 

2.      Motion sensor faucets and flush valves and low-flow plumbing 

fixtures in all common area restroom facilities and maintenance 

facilities on the first floor and terrace level as outlined below and as 

applicable:  

a)    Water Closet (gallons per flush, gpf) 1.6 or less; 

b)    Urinal (gpf) 0.5 or less; 

c)    Showerheads (gallons per minute, gpm (When measured at a 

flowing water pressure of 80 pounds per square inch (psi)) 2.0 or 

less; 

d)    Lavatory faucets gpm (when measured at a flowing water 

pressure of 60 pounds per square inch (psi)) 1.5 or less; and 

e)    Janitor sink faucets 2.20 gpm or less. 

3.      Units individually metered for electricity and water usage; 

4.      Programmable thermostats; 

5.      Separate lighting controls for each room in all units; 

6.      All unit heat pumps will be rated 15 SEER or better; 

7.      Unit dishwashers and clothes washer/dryers will be labeled energy 

star or equivalent home appliance energy rating system; 

8.      Kitchen hood exhaust to the building exterior; 

9.      Recycling program which allows tenants to deposit recyclable 

materials for pick up by a recycling provider; 

10.    The Applicant shall use low-emitting materials for all adhesives, 

sealants, paints, coatings, flooring systems, composite wood, and 

agrifiber products if commercially available; 

11.    LED lighting in the corridors, or other lighting source of similar 

energy efficiency; 



20 5600 Columbia Pike – RZ/FDP 2014-MA-014 
 

12.    LED lighting in the amenities, or other lighting source of similar 

energy efficiency; 

13.    Individual light switches and occupancy sensors in amenities; 

14.    A No Smoking policy covering at least all building interior spaces, 

including unit interiors; and 

15.    Recycling of construction waste to the extent possible. 

B.            Site and Building Program 

1.         Development Density and Community Connectivity: Renovating a 

building on a previously developed site. 

2.         Building Reuse:  Reusing the structure of an existing building.   

3.         Mixed Use: The potential mix of uses in the same building (Live, Work, 

Live/Work)  

4.         Energy Efficiency: The units are generally attached, sharing common 

walls, floors and ceilings with others. 

Following construction, the Applicant shall provide proof of installation and 

manufacturer’s product data for required elements.  Upon certification by the LEED-AP 

that the project has been constructed in conformance with the requirements outlined 

above, this proffer shall be deemed complete and no longer in force or effect.  The 

Applicant reserves the right to modify this list of green building elements with equivalent 

qualitative green building elements, subject to approval by EDRB. 

 

TREE PRESERVATION 

27. Tree Preservation. The applicant shall submit a Tree Preservation Plan and Narrative as 

part of the first and all subsequent site plan submissions. The 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. 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 located 
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within the tree save area living or dead with trunks 10 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) and 25 feet outside of the proposed limits of clearing, in the undisturbed 

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 CDP/FDP 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 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, fertilization, compost tea, Cambistat, radial mulching, notes and 

details for asphalt removal around trees, and others as necessary, shall be included in the 

plan.  

28. Tree Preservation Walk-Through.  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 an 

UFM, representative to determine where adjustments to the clearing limits can be made 
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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 chain saw and such 

removal shall be accomplished in a manner that avoids damage to surrounding trees and 

associated understory 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. 

29. Limits of Clearing and Grading.  The Applicant shall conform strictly to the limits of 

clearing and grading as shown on the CDP/FDP, subject to allowances specified in these 

proffered conditions and for the installation of utilities and/or trails as determined 

necessary by the Director of DPWES, as described herein. If it is determined necessary to 

install utilities and/or trails in areas protected by the limits of clearing and grading as 

shown on the CDP/FDP, the location shall be determined in consultation with UFMD and 

they shall be replanted following installation as may be outlined in the landscape plan. 

30. Tree Preservation Fencing.  All trees shown to be preserved on the tree preservation plan 

shall be protected by tree protection fence. Tree protection fencing in the form of four (4) 

foot high, fourteen (14) gauge welded wire attached to six (6) foot steel posts driven 

eighteen (18) inches into the ground and placed no further than ten (10) feet apart or, 

super silt fence to the extent that required trenching for super silt fence does not sever or 

wound compression roots which can lead to structural failure and/or uprooting of trees 

shall be erected at the limits of clearing and grading as shown on the demolition, and 

phase I & II erosion and sediment control sheets, as may be modified by the “Root 
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Pruning” condition below. All tree protection fencing shall be installed after the tree 

preservation walk-through meeting but prior to any clearing and grading activities, 

including the demolition of any existing structures. Three (3) days prior to the 

commencement of any clearing, grading or demolition activities, but subsequent to the 

installation of the tree protection devices, the UFMD, DPWES, shall be notified and 

given the opportunity to inspect the site to ensure that all tree protection devices have 

been correctly installed. If it is determined that the fencing has not been installed 

correctly, no grading or construction activities shall occur until the fencing is installed 

correctly, as determined by the UFMD, DPWES. 

31. Root Pruning.  The Applicant shall root prune, as needed to comply with the tree 

preservation requirements of these development 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 

the UFMD, DPWES, 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.  

• An UFMD, DPWES, representative shall be informed when all root pruning and tree 
protection fence installation is complete. 
 

32. Site Monitoring.  During any clearing or tree/vegetation on the Applicant 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 the UFMD. The Applicant 
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shall retain the services of a Certified Arborist or Registered Consulting Arborist to 

monitor all exterior construction and demolition work and tree preservation efforts in 

order to ensure conformance with all tree preservation development conditions, and 

UFMD approvals. The monitoring schedule shall be described and detailed in the 

Landscaping and Tree Preservation Plan, and reviewed and approved by the UFMD.  

33. Landscape Pre Inspection Meeting.  Prior to installation of plants to meet requirements of  

the approved landscape plan, the Contractor/Developer shall coordinate a pre-installation 

meeting on site with the landscape contractor and a representative of the County Urban 

Forest Management Division (UFMD). Any proposed changes to the location of planting, 

size of trees/shrubs, and any proposed plant substitutions for species specified on the 

approved plan shall be reviewed at this time and must be approved prior to planting. The 

installation of plants not specified on the approved plan, and not previously approved by 

UFMD, may require submission of a revision to the landscape plan or removal and 

replacement with approved material. Following construction and installation of the initial 

landscape plan, this proffer shall be considered complete. 

Field location of planting material, when required by the approved plan, shall be 

reviewed at the pre-installation meeting. The Landscape Contractor shall stake proposed 

individual planting locations in consultation with the Contractor/Developer prior to the 

pre-installation meeting, for review by UFMD staff. Stakes shall be adjusted, as needed, 

during the course of the meeting as determined by UFMD staff based on discussion with 

the Contractor/Developer and the Landscape Contractor. 



25 5600 Columbia Pike – RZ/FDP 2014-MA-014 
 

34. Native Species Landscaping.  All landscaping provided shall be native to the middle 

Atlantic region to the extent feasible and non-invasive as determined by UFMD. In 

addition, the quality and quantity of landscaping provided shall be in substantial 

conformance with the RZ/FDP. 

35. Tree Space Requirements.  Tree planting spaces proposed in the streetscape and other areas 

restricted by barriers to root growth shall provide a planter open surface area with permeable 

paving at least 4 x 4 feet.  This shall not preclude the use of paver grates with a 6 x 6 foot soil 

opening below the grate with a 2.5 diameter or 2.5 x 2.5 foot opening in the paver grate for the 

tree trunk.  Trees shall be planted directly in the center of the paver grate.  Where minimum tree 

planting areas are less than 8 x 8 feet, a 8 x 8 foot rooting zoning beneath paved surfaces using 

structural cell technology or other solutions acceptable to the UFMD that provide uncompacted 

soil within the planting space shall be provided meeting the following specifications: 

a. A minimum 4 foot diameter or 4 foot wide open surface and a 12 square foot open 

surface area. 

b. Rooting area beneath paved surfaces a minimum of 8 feet wide, taking into consideration 

sloped sides as may be needed to support adjacent compacted soils for roadways and 

pedestrian walkways.  Planting space depth shall be 4 feet within 4 feet of the tree on all 

sides.  Soil depth in areas beyond four feet may be shallower or narrower as long as 

specified minimum soil volumes in subpart 3 below are met.  Paved surfaces over the 

specified rooting area shall not be dependent upon compacted soil for structural support. 

c. Soil volume for Category III or IV trees (as indicated in Table 12.17 of the Public 

Facilities Manual) shall be a minimum of 700 cubic feet per tree for single trees.  For two 

trees planted in a contiguous planting area, a total soil volume of at least 1,200 cubic feet 
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shall be provided.  For three trees or more planted in a contiguous area, the soil volume 

shall equal at least 500 cubic feet per tree.  A contiguous area shall be defined as any area 

with a soil depth of 3-4 feet, within which lateral root growth is unrestricted. 

36. Invasive Species Management Plan: An invasive species management plan shall be 

submitted as part of site plan submission detailing how the invasive and undesirable 

vegetation will be removed and managed. The detailed invasive species management plan 

shall include the following information: 

• Identify targeted undesirable and invasive plant species to be suppressed and 
managed. 

• Identify targeted area of undesirable and invasive plant management plan, which 
shall be clearly identified on the landscape or tree preservation plan. 

• Recommended government and industry method(s) of management, i.e. hand 
removal, mechanical equipment, chemical control, other.  

• Identify potential impacts of recommended method(s) on surrounding trees and 
vegetation not targeted for suppression/management and identify how these trees and 
vegetation will be protected (for example, if mechanical equipment is proposed in 
save area, what will be the impacts to trees identified for preservation and how will 
these impacts be reduced). 

• Identify how targeted species will be disposed. 
• If chemical control is recommended, treatments shall be performed by or under 

direct supervision of a Virginia Certified Pesticide Applicator or Registered 
Technician and under the general supervision of Project Arborist). 

• Provide information regarding timing of treatments, (hand removal, mechanical 
equipment or chemical treatments) when will treatments begin and end during a 
season and proposed frequency of treatments per season. 

• Identify potential areas of reforestation and provide recommendation 
• Monthly monitoring reports provided to UFMD and SDID staff. 
• The management program and all reporting requirements shall cease upon the earlier 

of (1) Bond release, (2) release of Conservation Deposit or (3) when target plant(s) 
appear to be eliminated based on documentation provided by the Project Arborist 
and an inspection by UFMD staff.  This proffer shall not be a condition precedent to 
bond release or release of the conservation deposit. 
 

SCHOOLS 
 

37. Public School Contribution.  The Applicant shall contribute $82,243 to the Board of 

Supervisors for transfer to FCPS for capital improvements at those schools within 
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the "pyramid" serving the Property.  Such contributions shall be made prior to site plan 

approval for the Property and shall further be adjusted on a pro rata basis if the number of 

units actually built is less than the maximum allowed under this rezoning.  The Applicant 

shall notify FCPS when it commences construction.  

MISCELLANEOUS 

38. Small Business Marketing.  The Applicant shall prepare and submit to Fairfax County a 

marketing program for the Property targeted to small business owners and entrepreneurs 

having a household income that is no more than 120% of the Area Median Income 

("AMI") for the currently defined Washington, D.C. Metropolitan Statistical Area as 

determined by the U.S. Department of Housing and Urban Development.  The marketing 

program shall be submitted to Fairfax County prior to issuance of the first RUP or new 

Non-RUP.  A draft of the marketing program shall be submitted to the Fairfax County 

Economic Development Authority and the Fairfax County Small Business Commission 

prior to the marketing program being submitted to Fairfax County. 

At a minimum, the marketing program shall include implementation of online marketing 

activities targeted toward existing and potential small businesses and attending at least 

two (2) events in Fairfax County targeting small businesses.  These minimum 

components shall be completed within one (1) year after issuance of the first RUP or new 

Non-RUP and evidence of the same shall be provided to Fairfax County. 

39. Escalation in Contribution Amounts. The amount specified in all proffers containing 

contribution amounts or budgets for operational expenses shall escalate on a yearly basis 

from the base year of 2017 and change effective each January 1 thereafter, based on 
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changes in the Consumer Price Index for all urban consumers (not seasonally adjusted) 

("CPI-U"), both as permitted by Virginia State Code Section 15.2-2303.3. 

40. Advance Density Credit. Advanced density credit is reserved consistent with the 

provisions of the Fairfax County Zoning Ordinance for all eligible dedications described 

herein or as may be required by Fairfax County or VDOT. 

41. Zoning Administrator Consideration. 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, transportation, publicly accessible park areas, 

bike lanes and offsite easements, have been delayed (due to, but not limited to, an 

inability to secure necessary permission for utility relocations, VDOT or Arlington 

County approval for traffic signals, necessary easements and/or site plan approval, etc.) 

beyond the timeframes specified, the Zoning Administrator may agree to a later date for 

completion of these proffered improvement(s). 

42. Performance.  The Applicant shall provide information regarding the number of units 

leased by type (office, residential, or live/work) upon request by the Zoning 

Administrator, but in no case more than once in any 12 month periord. 

43. Conformance.  The uses included in these Proffers shall be additive to the existing 

permitted use of the Property.  Any use of the Property permitted at the time of this 

rezoning may be established or continued on the Property until such time as the Property 

is redeveloped pursuant to these Proffers and the CDP/FDP.  

44. Successors and Assigns. These Proffers will bind and inure to the benefit of the Applicant 
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and their successors and assigns. Each reference to "Applicant" in this proffer statement 

shall include within its meaning and shall be binding upon Applicant's successor(s) in 

interest and/or developer(s) of the site or any portion of the site. 

45. Counterparts. These Proffers may be executed in one or more counterparts, each of which 

when so executed and delivered shall be deemed an original, and all of which taken 

together shall constitute but one and the same instrument. 

 

{the rest of this page has been intentionally left blank} 
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GOVERNMENT PROPERTIES 
INCOME TRUST LLC 
Title Owner of the Property 
 
 
By:  ________________________________ 
 
Name: David M. Blackman 
 

         Title:  President and Chief Operating Officer 
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NOVUS PROPERTY HOLDINGS LLC 
Applicant and Contract Purchaser of the 
Property 
 
 
By:  ________________________________ 
 
Name: Robert M. Seldin 
 

         Title: Chief Executive Officer 
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ATTACHMENT 3 

 
 

PROPOSED DEVELOPMENT CONDITIONS 
 

FDP 2014-MA-014 
 

November 2, 2016 
 

If it is the intent of the Board of Supervisors to approve FDP 2014-MA-014 for office 
and residential located at Tax Map 62-1 ((1)) 7 pursuant to Sect. 6-200 of the Fairfax 
County Zoning Ordinance, staff recommends that the Board condition the approval by 
requiring conformance with the following development conditions: 

 
1. This approval is granted only for the purpose(s), structure(s) and/or use(s) indicated 

on the Final Development Plan (FDP) approved with the application, as qualified by 
these development conditions. 

2. This FDP is subject to the provisions of Article 17 of the Zoning Ordinance, Site 
Plans, as may be determined by the Director, Department of Public Works and 
Environmental Services (DPWES). Any site plan submitted pursuant to this FDP 
shall be in substantial conformance with the approved FDP titled "5600 Columbia 
Pike," prepared by VIKA Virginia, LLC and consisting of 34 sheets dated 
May 9, 2016, as revised through October 19, 2016, and these conditions. Minor 
modifications to the approved FDP may be permitted pursuant to Sect. 16-403 of 
the Zoning Ordinance.  
 

3. There shall be a maximum of 173,000 square feet of gross floor area and a 
maximum of 157 units. The units shall not be converted to a permanent residential 
use whereby the building is managed in a manner which would no longer permit 
office and live/work uses, without approval of a rezoning to a district consistent with 
its revised purpose and intent, as expressed in the Zoning Ordinance. 

 
4. All outdoor lighting fixtures shall be in accordance with the Performance Standards 

of Article 14 of the Zoning Ordinance. 
 

5. All parking spaces shall conform to the provisions of Article 11 of the Zoning 
Ordinance and the geometric design standards in the Public Facilities Manual, as 
determined by DPWES. 

 
6. Prior to site plan approval, the applicant shall demonstrate that line of sight and 

sight distance requirements are met at the intersection of Columbia Pike and Carlin 
Springs Road. Adjustments to the type and location of proposed landscaping may 
be permitted as approved by the Urban Forest Management Division (UFMD). 

 
7. The paving adjacent to the bus shelter as shown on the FDP shall be adjusted as 

necessary at the time of site plan review to provide adequate paved pedestrian 
access to the shelter.  
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8. All barbed-wire and other fencing not in conformance with Sect. 10-103 of the 
Zoning Ordinance shall be removed prior to issuance of a RUP or Non-RUP. All 
new/replacement fencing shall be in conformance with the applicable provisions of 
the Zoning Ordinance. 

 
9. Any existing streetscape furniture (e.g., trash cans, benches, banner pole) that is 

not reused by the Applicant within the Columbia Pike right-of-way shall be returned 
to Fairfax County. The Applicant shall contact the Maintenance and Stormwater 
Management Division, DPWES to arrange for the return of the streetscape 
furniture and have the items delivered to the Fairfax County Central Material 
Facility. 

 
10. The Applicant shall install one or more educational/interpretive exhibits and/or 

signage along the eco-walk to assist the public with understanding the low-impact 
development measures installed within the public access area. 
 

This approval, contingent on the above noted conditions, shall not relieve the Applicant 
from compliance with the provisions of any applicable ordinances, regulations, or 
adopted standards. The approval of this application does not interfere with, abrogate or 
annul any easements, covenants, or other agreements between parties, as they may 
apply to the property subject to this application. 
 
The Applicant shall be responsible for obtaining the required Residential and Non-
Residential Use Permits through established procedures. 
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