Attachment A

Staff Report to City Council dated April
13, 2015 and Associated Attachments



City of Falls Church

Meeting
Date:

4-13-15

Title: RESOLUTION TO AMEND THE COMPREHENSIVE
PLAN OF THE CITY OF FALLS CHURCH, VIRGINIA, TO
CHANGE THE DESIGNATION OF APPROXIMATELY 4.3
ACRES OF LAND LOCATED AT THE NORTHEAST
CORNER OF 110, 112, 112A, 212 & 212A NORTH WEST
STREET, 916, 920, 922, 924, 926, 928, 930, 932 & 934, WEST
BROAD STREET AND 919, 921 & 925 PARK AVENUE (REAL
PROPERTY CODE NUMBERS 51-202-009 THROUGH 51-202-
015, 51-202-003, 51-202-004, 51-202-005, 51-202-028 AND 51-
202-028 OUTLOT) FROM “BUSINESS” AND “LOW DENSITY
RESIDENTIAL (6.0)” TO “MIXED USE” ON THE CITY’S
FUTURE LAND USE PLAN MAP, ON APPLICATION BY
SPECTRUM DEVELOPMENT, LLC. (TR14-29)

Title: AN ORDINANCE TO AMEND THE OFFICIAL ZONING
DISTRICT MAP OF THE CITY OF FALLS CHURCH,
VIRGINIA, BY REZONING A TOTAL OF APPROXIMATELY
3.13 ACRES OF LAND A PORTION FROM B-3, GENERAL
BUSINESS DISTRICT (APPROXIMATELY 2.11 ACRES) AND
A PORTION FROM R-1B, MEDIUM DENSITY RESIDENTIAL
DISTRICT (APPROXIMATELY 1.02 ACRES) TO B-1,
LIMITED BUSINESS DISTRICT FOR THE COMMERCIAL
PROPERTIES AT, 110, 112, 112A, 212 & 212A NORTH WEST
STREET, 928, 930, 932 & 934 WEST BROAD STREET AND
RESIDENTIAL PROPERTIES AT 919, 921 & 925 PARK
AVENUE (REAL PROPERTY CODE NUMBERS 51-202-009
THROUGH 51-202-015, 51-202-028 AND 51-202-028
OUTLOT, KNOWN AS “MASON ROW” ON APPLICATION
BY SPECTRUM DEVELOPMENT, LLC. (TO14-28)

Title: RESOLUTION TO GRANT A SPECIAL EXCEPTION
FOR RESIDENTIAL USES WITHIN A MIXED USE
DEVELOPMENT PROJECT AND TO INCREASE THE
BUILDING HEIGHT WITH A BONUS OF THIRTY (30) FEET
WITH A MAXIMIUM HEIGHT OF EIGHTY- FIVE (85) FEET
FOR A MIXED-USE DEVELOPMENT PROJECT ON
APPROXIMATELY 4.3 ACRES OF LAND LOCATED AT THE
NORTHEAST CORNER OF 110, 112, 112A, 212 & 212A
NORTH WEST STREET, 916, 920, 922, 924, 926, 928, 930, 932
& 934, WEST BROAD STREET AND 919, 921 & 925 PARK
AVENUE (REAL PROPERTY CODE NUMBERS 51-202-009
THROUGH 51-202-015, 51-202-003, 51-202-004, 51-202-005,
51-202-028 AND 51-202-028 OUTLOT) KNOWN AS “MASON
ROW” ON APPLICATION BY SPECTRUM DEVELOPMENT,
LLC. (TR14-28)

Agenda
No.:

10 (b) (1)

10(b) ()

10(b) (3)
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Proposed Motion: MOVE to refer (TR14-29) and (TR14-28) and grant First
Reading for (TO14-28) and refer to the Planning Commission, Architectural
Advisory Board, Economic Development Authority, Housing Commission,
Environmental Services Commission, Tree Commission, Citizens Advisory
Committee on Transportation, Recreation & Parks Advisory Board, Greater Falls
Church Chamber of Commerce and Village Preservation and Improvement
Society (VPIS) to schedule a public hearing and second reading City Council
action for July 13, 2015; and to advertise the same according to law.

Originating Dept. Head: Disposition by City Council:
James Snyder, Director of Development
Services JBS 4-09-15

703-248-5128

Gary H. Fuller, AICP, Principal Planner
703-248-5039 GHF 4-9-15

Akida Rouzi, Planner

703-248-5104 AR 4-9-15

City Manager: City Attorney: CFO:

Woyatt Shields Carol McCoskrie Richard LaCondré
703-248-5004 703.248.5010 703-248-5092
FWS 4-9-15 CWM 04-09-2015 RAL 4-09-15

REQUEST: The City Council is requested to refer the Comprehensive Plan Map
amendment (TR14-29), (Rezoning) Official Zoning Map amendment (TO14-28) and
Special Exception applications (TR14-28), to boards, commissions and community
organizations and to schedule a public hearing on the applications for July 13, 2015.
Also to grant first reading to the Official Zoning Map amendment (TO14-28) and
schedule second reading for July 13, 2015.

RECOMMENDATION: Staff review and evaluation of the recently resubmitted
(February, 2015) application is generally summarized in this report and detailed in the
report attachments. (Attachments 20 thru 28) On April 8, 2015, the Applicant submitted
another (5th resubmission) revised conceptual development plan, architectural plans and
supporting materials, which staff did not have time to review. At this time, the staff
recommendation is approval of the motion to allow a formal referral to city boards,
commission and community organizations for review and comments, while staff
reviews the latest April 8 resubmission (5™ submission) and continues to work with the
Applicant on pending issues.

BACKGROUND:

In March of 2014, the Applicant filed an initial application for the proposed mixed-use
project followed by subsequent revisions in July and August 2014. In early February of
2015, the Applicant refiled their application package (4" submission) with a revised
conceptual development plan, architectural plans and supporting documents in response
to comments by the public, boards, commissions, community organizations and staff,
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provided during the review process following the August submission through October

2014 and to date.

On March 2, 2015 City Council, Planning Commission and Economic Development
Authority held a joint work session to offer the Applicant an opportunity to provide an
initial presentation and briefing of their revised plans (4™ submission) and latest design
iterations. In the meeting, the City Council agreed to consider First Reading and official
referral to boards and commission during their public meeting on March 23, 2015.
However, at the March 23 meeting, the scheduled First Reading of the project was
deferred to April 13 at the request of the Applicant who wanted an opportunity to revise
and resubmit their plans and associated materials to further address pending and new
issues. See council motion and recommendation on line 757 of this report.

On April 8, 2015, the Applicant resubmitted a revised Conceptual Development Plan,
architectural plans and associated documents as their 5™ submission and latest design
iterations. Staff has not had sufficient time to review the application and plans, having
just received them, and no staff analysis of the new submission has been provided with
this report. As such, this report focuses primarily on the previous (February 2015)
submission and changes that occurred with project since August 2015 and does not
provide a review of the most recent April 8" submission, which was submitted only in
time to be passed on with this report to Council. Attachments 1 thru 7 represent the
April 8" (5™ submission) and Attachments 9 thru 29 represent the (4™ submission).
Note: the traffic and parking studies, as well as, the Voluntary Concessions, Community
Benefits, Terms and Conditions and fiscal impact calculation have not been updated
and provided with the April 8" resubmission (5" submission), and since their updated
submission is pending the February 2015 (4™ submission) materials represent the latest
iterations documents at this time.

General Changes between August 2014 and February 2015 Submissions
The following section provides a brief overview of the revisions proposed to the initial
application and conceptual development plan (Attachment 13 — Overview of Changes).

Programmatic Changes
Generally, the programmatic changes entail:

e An increase in the number of apartments (from 253 rental units to 340 rental
units) and removal of the condominium component (from 67 units to 0 units) a
net increase of 20 residential multi-family units;

e Addition of a (partially underground) movie theater preferred use;

e Addition of a small (5,939 sq. ft.) office component, to accommodate a current
business;
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e Addition of a new above ground parking garage (8-levels including mezzanine
garage level) on Park Avenue with the primary entrance proposed on West
Broad Street.

Site Changes
A parcel at 916 West Broad Street (approximately 17,649 square feet), Zoned B-1,

Limited Business, located on the northeast corner of the site was added to the proposed
mixed-use development. The three (3) residential parcels zoned R-1B on Park Avenue
will remain as part of the proposed development.

Residential/Commercial Ratio Changes

With the addition of a movie theater and other programmatic adjustments, the
commercial square footage of the project has increased by 52,379 square feet (40%)
from 128,910 to 181,289 square feet, based upon the February 2015 resubmission (4™
submission).

There is an increase in residential density from 320 condominium and rental apartment
units to 340 rental apartment only units, with the net result of slight decrease in
residential square footage (389,238 to 383,054 sq. ft.), but an overall increase of 20 in
the number of residential units.

The overall proposed mixed use development project’s resulting ratio of commercial to
residential has changed from the previous 25 / 75% (August 2014) to 32 % / 68%
(February 2015) resubmissions. The Floor Area Ratio (FAR) is relatively unchanged
from at 3.00 from 3.04 FAR. The April 8, 2015 resubmission (5th submission) was
relatively unchanged at 33% / 67% ratio of commercial to residential.

Parking Changes

With the proposed parking garage, the provided parking has increased from 909 to 947
parking spaces, resulting in a decrease in the overall requested reduction in parking
from 20% to 17.2%. Of the 947 parking space provided, 500 spaces are allocated to
commercial uses and 447 spaces are allocated to residential uses. (Attachment 14 —
Parking Tabulation)

Highlighted Changes between February 2015 and April 8" Submissions
See letter from Applicant dated April 7, 2015 (Attachment 5)

The following is a summary of the proposed mixed-use project based on the February
2015 submission:

Mason Row — Proposed Hotel, Retail, Theater, Multi-Family Rental Apartments and
Office Mixed Use Development, Falls Church, Virginia.
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Applicant: Spectrum Development Company LLC, is the developer with the law
firm of Baskin Jackson & Lasso serving as agent.

Site: The above referenced multiple parcels, are approximately 4.32 acres in size,
zoned B-1, Limited Business, B-3, General Business, and R-1B, Medium Density
Residential, and designated for “Business and Low Density Residential” in the
City’s 2005 Comprehensive Plan - Future Land Use Plan Map.

Land Owners: Nabilah Pajelah, Massorah Niazy, Esmatullah Niazy, Atalla Trust,
Nick Atalla, Trustee, John E. Shreve, Tod W. Read, Julia S. Read, Nigel J. Yates,
Raheja, LLC and Bernadette Reverie Adams.

Properties: A major, mixed-use redevelopment project Mason Row is proposed in
the northeast area at the intersection of West Broad Street and North West Street for
the properties encompassing 919 Park Avenue, 921 Park Avenue, 925 Park Avenue,
212 and 212A North West Street, 110, 112 and 112A N. West Street, 916 W. Broad
Street, 920 W. Broad Street, 922 W. Broad Street, 924 W. Broad Street, 926 W.
Broad Street, 928 W. Broad Street, 930 W. Broad Street, 932 W. Broad Street, and
934 W. Broad Street. (Attachment 17 — Property Overview)

Existing Land Uses — There are seven (7) existing one to two-story older
commercial buildings and retail and service establishments fronting on West Broad
Street and North West Street and three existing residential single family homes on
Park Avenue located on the twelve parcels (includes one outlot) that comprise this
application. The existing buildings total 48,839 square feet on approximately 4.32
acres for a current FAR (floor area ratio) of 0.26 and total assessed values of
$12,105,100. See property overview maps and photos (Attachment 17). Currently
the subject property uses include a Sunoco gas station, Seven Eleven, Lazy Sunday
Ice Cream shop, Shreve Plumbing, Bike Kinetic, Panshir Restaurant, Brits on
Broad, a small vacant shopping center and other existing businesses in the 900
block of W. Broad Street. On Park Avenue there are three existing single family
detached homes that are part of this large land assemblage and parcel consolidation.
Comprehensive Plan, Existing Future Land Use Plan Map Designation - The
City’s Adopted 2005 Comprehensive Plan — Future Land Use Plan Map shows a
map designation of “Business” and “Low Density Residential (6.)” for the subject
properties (Attachment 17).

Existing Zoning — Three of the subject parcels, comprising approximately 1.17
acres and fronting on part of W. Broad Street are zoned B-1, Limited Business;
another six parcels comprising 2.11 acres and fronting on W. Broad Street/N. West
Street are zoned B-3, General Business, and three parcels comprising 1.02 acres
fronting on Park Avenue are zoned R-1B, Medium Density Residential (Attachment
17).

Proposed Development/Mixed-Use Project — A six (6) story, up to 85 feet in
height, mixed-use building comprised of retail (52,677 square feet) on the first
floor; a partially underground two (2) story movie theater (51,665 square feet);
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residential rental apartments (340 units) on the second through sixth floors; a 150
room hotel on the second through sixth floors of the structure’s north west
quadrant; and a six (6) story above ground parking garage in addition to two levels
of underground parking providing a total of 947 parking spaces are proposed, based
upon the February 2015 resubmission (4™ submission).

Comprehensive Plan Map Amendment - The Comprehensive Plan — Future Land
Use Plan Map amendment request seeks to change the existing map designation of
“Business” and “Low Density Residential (6)” to “Mixed-Use” (Attachment 17).
This proposed project/application seeks redevelopment of the existing business and
residential properties as a comprehensive mixed-use project.

Zoning Map Amendment (Rezoning) — The proposed project is predicated on a
zoning map change or “Rezoning” from the existing R-1B, Medium Density
Residential and B-3, General Business (B-1, Limited Business already designated
on a portion of the site) zoning to an all B-1, Limited Business district map
designation. The rezoning to change the R-district properties to B, district
properties by an Official Zoning Map amendment is needed to meet the Special
Exception application minimum requirements, which all properties must be in B
zoning districts to qualify.

Special Exception Proposal (Residential Uses): The Applicant is requesting two
Special Exception(s), the first is to allow residential development within a
commercially zoned B district. The Applicant is proposing a total of 920,145 square
feet of mixed use development with 383,054 square feet of residential space for 340
units of apartments, and 181,289 square feet of commercial space including 150
hotel rooms, a movie theater, ground floor retail uses and 5,939 square feet of office
space, based upon the February 2015 resubmission (4™ submission). The mixed-
use ratio is 32.1% commercial and 67.9% residential (Attachment 13 — Overview of
Changes).

Special Exception Proposal (Height Bonus) — The mixed-use project proposes a
second Special Exception for a 30 foot (up to 85 feet) building height bonus from
the 55 feet maximum height permitted by right in the B-1, Limited Business
district. Under Section 48-455 and 48-523 Special Exceptions a height bonus of up
to 30 feet may be granted for exemplary projects or certain preferred uses in the B-
1, Limited Business district.

City Public Library [Option] — At this time the current application does not
include a “Library Option. While the option of a library location in this proposed
project was conceptually discussed at the March 2, 2015 City Council, Planning
Commission and Economic Development Authority joint work session, the
guidance (by consensus) was to not include the library concept in this proposed
project.

Staff Review Comments — Pending a comprehensive staff review, the preliminary
staff review has identified proposed parking reductions, traffic impacts, landscape
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buffer waivers, loading access, special exception criteria justifications, zoning and

comprehensive plan map amendments(s), with associated land use change and
rezoning implications, building height/step-backs, and the overall community
impacts, needs, and benefits for further discussion (Attachments 20 thru 28 — Staff
Comments)

e Public Review - Public review and comments will be sought as part of the formal
Comprehensive Plan map change, rezoning and special exception application
referrals and public review process. Referral of the application to City boards and
commissions, as well as, to community organizations is pending action by the City
Council.

e Fiscal Impact — Preliminary fiscal impact modeling of the February 2015
application (4™ submission) indicates that the proposed mixed-use project is
projected to generate a positive fiscal impact within a range of $1,871,797 to
$2,571,767 in net revenues annually (Attachment 15 & 16 — Fiscal Impact
Analysis). The August, 2014 submission had a projected net fiscal impact of $1.4
to 1.7 million.

Land Use/Zoning Actions Required:
The land used actions required remain unchanged from the prior application. The new,

revised application reflects the added property at 916 W. Broad Street and the revised
Conceptual Development Plan (CDP) with the development program changes and uses
as described above. The following applications have been filed in support of the
proposed mixed-use project that requires legislative action by the City Council with
mandatory recommendations by the Planning Commission: (Attachments 9 thru 12 —
Application Package):

1. Comprehensive Plan Amendment - “Business & Low Density Residential
(6.0)” change to “Mixed —Use”;

2. Rezoning - Zoning Map Amendment, (B-3 and R-1B zoning districts all
rezoned to B-1);

3. Special Exception - Residential development within a mixed-use development;

4. Special Exception - 30-foot Building Height Bonus for the proposed 85 foot
high buildings.

In addition, formal action(s) that may be required based upon an initial staff review of
the February application and conceptual development plans include:

5. “Exception” by City Council (Resolution) — Expressed permission to allow a
commercial loading space to occupy a public street rights-of-way, where
otherwise prohibited [Ref. Section 48-939 (1) city code];

6. Variance by the Board of Zoning Appeals — Allow commercial vehicles to
back-out onto a public street, where otherwise prohibited [Ref. Section 48-933
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(b), (1) city code]. [This trash entrance has been removed in the latest April 8"

(5" submission) and a variance is no longer required]

Since the initial application was filed on March 2014, the Applicant has submitted four
revisions including the latest April 8 resubmission (5™ submission). Applicant’s July 7,
2014 submission was reviewed by staff, and reviewed at several Economic
Development Committee (EDC) meetings, and on July 21, 2014 by the City Council
and Planning Commission at a joint work session. In response to guidance and
comments from these meetings, as well as the public, boards, commissions, community
organizations and staff, provided during the review process following their July and
August submissions, the Applicant refiled their application package with a revised
conceptual development plan and other supporting documents in February 2015. On
April 8, the Applicant revised (5" submission) and resubmitted their latest conceptual
development and architectural plans.

The revised application package submitted in February 2015, were distributed for a
comprehensive staff review, and the resulting comments and recommendations were
transmitted to the Applicant in a formal letter dated April 3, 2015 for their
consideration. At this time, staff finds that the Applicant has provided sufficient
application materials with their latest April submission to begin the boards and
commissions review process. Should the Council refer the application at this time, staff
will distribute the application to boards and commissions for their review, as well as, to
city staff for a concurrent and comprehensive staff review.

The City Council may provide further input on the application at the scheduled April
13, 2015 public meeting while granting first reading (Ordinance) and referring the
application (Resolutions and Ordinance) to boards and commissions, and allowing staff
the opportunity to work with the Applicant to further refine the application and
proposed development concept. Staff anticipates a schedule in which the application
may be ready for consideration of Second Reading/Final Public Hearing by City
Council on July 13, 2015. Staff will also schedule at least one or more work session(s)
with the Council prior to July 13, 2015 public hearing to discuss the staff, public ,
boards and commission and community organizations comments and the progress of the
application, and to seek further guidance on the proposed mixed-use project elements
which will be communicated to the Applicant.

Following section provides an overview of staff analysis of the project based on the
February 2015 resubmission (4™ submission). The Applicant’s recent April 8"
resubmission (5" submission, plus pending updated documents > traffic and parking
studies, and Voluntary Concessions, Community Benefits, Terms and Conditions) is
subject to similar review, but is pending having just been received.
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Comprehensive Plan Amendment Analysis

The City’s adopted Comprehensive Plan: Future Land Use Plan Map (2005) designates
the subject properties as “Business” and “Low Density Residential (6.0).” The majority
of the site is located in Opportunity Area 3 (except the residential areas), West
Street/West Broad Street designation of the Comprehensive Plan, which allows the
possibility of redevelopment and higher density development. The map designation for
the “Low Density Residential (6.0)” along Park Avenue is outside of Opportunity Area
3. In accordance with the Comprehensive Plan, redevelopment of this section of the
Broad Street should focus on parcel consolidation and fagade improvements to create a
more uniform appearance of the retail and service commercial uses. Furthermore,
development in the West Street/West Broad Street area should achieve the following
goals consistent with both the Comprehensive Plan and the City’s Design Guidelines:

e Consolidate parcels to allow larger scale and mixed-use development;

e Consolidate entrances;

e Develop retail uses or retail appearance on the first floor of buildings on West
Broad Street;

e Upgrade the appearance of existing businesses until the time that redevelopment
would occur;

e Locate buildings close to West Broad Street with parking in the rear whenever
possible;

e Improve the appearance of fagade of existing buildings;

o Effectively landscape parking areas on the interiors and such that they are
screened from streets;

e Create complementary signage; and

e Achieve specific and consistent architectural goals (building materials, window
types, roof overhangs, roof pitch, and porches).

The Comprehensive Plan amendment proposes changing the designation of the subject
land area on the Future Land Use Plan Map from “Business” and “Low Density
Residential (6.0)” to “Mixed-Use.” Since the Comprehensive Plan is a guide, the
existing “Business” designation does not preclude Council from approving a specific
mixed use project on the subject properties under the Special Exception process, in the
event that the applicant requested comprehensive plan map and zoning map
amendments are granted. The proposed comprehensive plan map change from “Low
Density Residential (6.0)” requires further justification from the applicant and review
by staff. However, staff recommends City Council consideration of an amendment at
this time.
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A Comprehensive Plan amendment may be made when at least one of the following
criteria is met:

e Significant change has occurred in the area of the subject site since the adoption
of the Comprehensive Plan;

e Specific provisions of the comprehensive plan unreasonably limit the ability of
the City to achieve more holistic objectives of the comprehensive plan; and/or

e There are oversights or inconsistencies within the comprehensive plan regarding
the subject site.

The existing residential lots that are part of the subject properties, located on the south
side of Park Avenue are currently designated “Low Density Residential (6.0)” in the
City’s Adopted 2005 Comprehensive Plan, Future Land Use Plan Map. These
residential lots were reclassified from the “Private Institution” designation on the 1997
Comprehensive Plan Future Land Use Plan Map to “Low Density Residential (6.0)” in
2005 as a comprehensive plan map change to reflect the existing residential single
family detached uses. The previous “Private Institution” map designation implied a
future expansion of the St. James properties designated as “Private Institution”.
Currently under the proposed application for Mason Row, the location and height of the
proposed parking garage on Park Avenue is not compatible with the existing residential
neighborhood uses and scale.

Special Exception Analysis

Residential Development with Height Bonus

Per Sec. 48-455 of the Code, Council may, by special exception, allow residential
development and a height bonus up to 30 feet for a mixed use development project in
the B-1 District, if the Council finds that the project is exemplary in terms of
conformance with the criteria in Sec. 48-90(d)(1) and (2) of the Code, and that the
bonus height shall significantly assist in conformance with Sec. 48-90(d)(2) and (3) of
the Code.

Sec. 48-90(d)(1) and (2) of the Code are the primary and secondary criteria by which
special exception applications are evaluated. The Applicant’s justification for how the
application satisfies the Code criteria is part of the revised application/letter dated
January 30, 2015 (Attachment 9 — Applications and Supporting Documents). An
updated version is also provided in the April 8 application materials in Attachment 1.

Sec. 48-90(d)(3) is a Code provision that allows for the City to establish conditions, as
deemed necessary to protect the public interest while allowing a Special Exception for a
height bonus. The Applicant’s latest, proposed Draft Voluntary Concessions,
Community Benefits, Terms and Conditions for the Mason Row project, dated January
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30, 2015, though still in draft form and being evaluated by the City Manager, outlines
commitments by the Applicant that further the application’s compliance with the
Code’s Special Exception evaluation criteria (Attachment 12 — VVoluntary Concessions).

According to the applicant, the need for the height bonus is due, at least in part, to the
proposed hotel use and the proposed multi-family residential density.

Initial staff comment on, and analysis of, the application per the Code criteria follows.
Overall, the application specifically addresses the special exception evaluation criteria.
Additional work between staff and the Applicant between first reading/referral to City
boards and commissions and the recommended July 13, 2015, City Council Second
Reading/public hearing will continue to occur on the requested land use/zoning changes
and compatibility of the proposed mixed use project with the related Code criteria.

Special Exceptions

The intent of Section 48-90. Special Exceptions of the City Code is to allow for the
consideration of all opportunities available to add new office, retail, hotel, and other
commercial uses in the city. Residential uses will be considered if they contribute
significant positive net revenue and community benefits to the City. This proposed
mixed-use project includes both commercial and residential uses that include preferred
commercial uses such as hotel, movie theater and storefront retail.

Applications for Special Exceptions are evaluated using the following primary and
secondary criteria. The primary criteria are considered essential, whereas the
secondary criteria are discretionary in nature. Based on a preliminary staff review of the
February submission, the following is an evaluation of the proposed project using both
the primary and secondary criteria.

Primary Criteria:

1. The resulting development conforms to the City’s adopted comprehensive plan and
design guidelines (primary criteria).

The City’s adopted Comprehensive Plan: Future Land Use Plan Map (2005) designates
the subject property as “Business” and “Low Density Residential (6.0). The majority of
the site is located in Opportunity Area 3, West Street/West Broad Street designation of
the Comprehensive Plan, which encourages redevelopment of this area and a mix of
commercial uses. In accordance with the Comprehensive Plan, redevelopment of this
section of the Broad Street should focus on parcel consolidation and fagade
improvement to create a more uniform appearance of the retail and service commercial
uses. The proposed redevelopment is compatible with the Comprehensive Plan in the
following aspects:
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a. Higher density redevelopment replacing existing single story commercial uses;
vacant commercial buildings and vacant commercial land in addition to
eliminating automobile and light industrial use currently on part of the site;
Reduced the number of existing entrances on the site;

Assemblage and consolidation and of numerous properties to allow for larger
scale redevelopment, including 13 properties and six owners.

d. Most of the proposed parking provided in underground parking facilities with
some at-grade parking within an interior courtyard;

e. Ground floor retail uses on North West Street, West Broad Street and portion of
Park Avenue frontages;

Building located close to the West Broad Street with parking in the rear;

g. Promotion of a pedestrian environment through streetscape improvements, first
floor retail use along street frontages, and realignment of the North West Street
and Park Avenue intersection to facilitate traffic flow and pedestrian movement;
and

h. Outdoor dining areas and public plaza with improved streetscape elements
generally in accordance with the City’s Design Guidelines and West Broad
Streetscape Plan.

With regards to the three residential parcels on Park Avenue, the proposed map
amendment to City’s Comprehensive Plan — Future Land Use Plan Map, from “Low
Density Residential (6.0)” to Mixed-Use for the three residential parcels on Park
Avenue requires further justification from the Applicant and is subject to further review
and evaluation by staff regarding the Mason Row application and proposed parking
garage location, height and scale.

Based on a preliminary review, the proposed development generally complies with the
City’s design guidelines for streetscapes, site elements, and commercial buildings, with
the exception, of the proposed parking garage location on Park Avenue and related
building massing, height and scale, particularly. The six (6) story parking garage
proposed on Park Avenue is disproportionate in size and height to the existing single
family detached homes along the residential street. Further height reductions, step
backs and setbacks, and architectural treatments are needed. Retail uses in the existing
residential neighborhood on Park Avenue are incompatible with the existing residential
character and therefore discouraged.

The overall appearance of the scale and height of the entire project is generally
incompatible with the surrounding residential neighborhoods. The Applicant should
consider further reducing the height and scale, particularly on N. West Street and Park
Avenue elevations, to address issues concerning aesthetic incompatibility and
disproportionality. Architectural treatments that may offer visual reduction in scale can
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only do so, to a limited extent, relative to actually reducing the mass by reducing
density and thereby eliminating multiple floors. This topic is also discussed under the
secondary criteria for neighborhood compatibility.

2. The resulting development provides for significant net new commercial square
footage and allows for a mix of commercial and residential uses (primary criteria)
The proposed project would add over five times the commercial space compared to the
existing commercial uses. Based upon the February 2015 (4™ submission) The
proposed 181,289 square feet of commercial space includes ground floor retail at
52,667 square feet, 51,665 square foot movie theater and 150 hotel rooms at 71,018
square feet. With the residential component of 383,054 square feet offering 340 units of
rental apartments, the commercial-to-residential ratio is 32.1% (commercial) to 67.9%
(residential).

The latest April 8" resubmission (5th submission) is relatively unchanged in total
square feet of the proposed residential and commercial development program uses.
The proposed Mason Row development program changed less than 1% with the
commercial-to-residential ratio now 32.7% (commercial) and 67.3% (residential). See
updated table in Attachment 8 for a summary of all uses and size changes.

The site is currently occupied by one to two-story older commercial buildings and uses
fronting on West Broad Street and North West Street and three existing residential
single family homes on Park Avenue located on a total of twelve parcels including one
out-lot. The existing buildings total 48,839 square feet on approximately 4.32 acres with
a current FAR (floor area ratio) of 0.26 and total assessed values of $12,105,100. See
Property Overview maps and photos in (Attachment 17).

3. The resulting development produces substantial positive net new commercial and
residential revenue to the City (primary criteria)

The preliminary fiscal impact modeling indicates for the February 2015 (4™ submission)
that the proposed mixed-use project is projected to generate within a range of
$1,871,797 to $2,571,767 in net revenues annually (Attachment 16 — Fiscal Impact
Projections). This is far in excess of revenues from the existing uses and is significantly
higher than the $1.4 to $1.7 million preliminarily projected net revenue range for the
Applicant’s August 2014 submission.

Secondary Criteria:

1. The resulting development is not disproportionate to surrounding land uses and
planned land uses in size, bulk, or scale (secondary criteria)

The subject properties are mostly zoned for commercial uses with up to a maximum
height of 55 feet and up to a bonus height of 85 feet with a Special Exception.
Currently, the subject site is planned for business use redevelopment and higher density
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as part of the City’s envisioned AREA 3 - West Street/West Broad Street Opportunity
Area in the Comprehensive Plan. Three parcels facing Park Avenue are zoned for R-1B,
medium density residential uses. The site abuts an existing R-1B, Medium Density
Residential district to the east (Saint James Church owned residential structure) and
across Park Avenue (single-family detached homes). Transition from and to residential
districts need to be addressed carefully with appropriate transitional and buffer elements
including adequate step backs and landscaping.

The mixed-use project seeks Special Exceptions for residential use and a 30 foot
building height bonus from the 55 feet maximum height permitted by right in the B-1,
Limited Business district. Under Section 48-455 Special Exceptions a height bonus of
up to 30 feet may be granted for exemplary projects or certain preferred uses in the B-1,
Limited Business districts. This proposed mixed-use project would provide both
commercial and residential uses offering preferred uses such as a hotel and a movie
theater as commercial anchors in addition to ground floor retail.

As part of the “exemplary” evaluation requirements, buildings adjacent to existing R,
districts must be stepped-back at the maximum height (35 feet) of that zoning district.
With the proposed building height bonus and the overall size, the project has not
adequately explored options to reduce the perceived mass of the structure. Step backs at
35 feet and 55 feet along the Park Avenue and the east elevations of the building,
abutting residential district (St. James Catholic Church properties) to the immediate east
and north of the site, are required considerations by City Council pursuant to Section
48-455 of the City Code. This would encompass the parking structure’s east elevation
abutting R district to the east of the site; and a small portion of the north elevation in the
far southeast half of the site (rear of 916 W. Broad Street) where it abuts the adjacent R
district.

Additionally, the proposed parking garage on Park Avenue is directly across from
existing residential homes on Park Avenue. The location and the scale of the proposed
structure raise concerns in terms of aesthetic incompatibility and undermine the
predominantly residential character of Park Avenue. At a human scale, the building
elevation also assumes an inactive vertical space and will negatively impact the
pedestrian experience. Further height reductions are needed as a transition to R districts
as stated above under the primary special exceptions criteria. The originally proposed
two new, single-family detached homes are preferred or town houses similar to ones
built in the 400 block of Park Avenue could also be considered as a design and
transition solution.

Overall, building design approaches for the entire subject site should avoid strongly
vertical or solid facade expressions to break with two-dimensional linearity, and utilize
surface interruptions such as deeper recesses along building facades, stronger mass
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modulations and penetrations of varying depths, fenestration, articulation of details, and
horizontal step backs.

Density and height are considerations with the proposed 5 to 6-story high buildings, site
build-out and uses, in a B-1, limited business zoning, district and where the
comprehensive plan envisions mixed uses more as between commercial uses. The
proposed multi-family density is high, reductions should be considered.

2. The resulting development does not overburden the existing community facilities,
including schools, transportation, and water and sewer systems (secondary criteria)
Schools

The Applicant is proposing, through voluntary concessions, a contribution of $7,511 for
each market rate rental apartment and $3,756 for each residential condominium unit to
the City of Falls Church to offset school capital costs. The Applicant has indicated, in
their draft Voluntary Concessions that the multifamily component can be rental or
condominium at the Developer’s discretion.

The City’s fiscal impact model estimates the number of pupils generated by this project
to be in the range of 55 to 112 pupils. The annual net tax revenues to the City from the
proposed project are estimated at $1,871,797 to $2,571,767 and already include (net)
the estimated costs for the additional students in the City’s public school system,
including school capital costs.

Transportation

A revised Traffic Impact Analysis reflecting the latest February 2015 application has
been received and a preliminary staff review completed and final revisions are pending.
Final traffic and transportation recommendations regarding improvements or mitigation
measures are subject to continued discussion with the Applicant.

Staff held a neighborhood meeting on March 30, 2015 to give the public an opportunity
to voice their concerns and discuss potential traffic and transportation impacts of the
proposed development. The survey results and the summary of comments received from
the public in the meeting are in Attachment 29.

With the Applicant’s revised application, several positive changes have been made. The
Applicant is proposing two new traffic lights (W. Broad Street and N. West
Street/Mason Lane/Park Avenue) in addition to realigning the Park Avenue and North
West Street intersection to facilitate traffic flow and pedestrian movement. The
proposed crosswalk and traffic light along W. Broad Street, additional crosswalks along
Park Avenue and N. West Street connecting the site to the W&OD Regional Park are
beneficial for pedestrian circulation and safety. City staff will continue to work with
NOVA Parks and the Applicant in exploring various options for W&OD Trail crossing
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improvements for N. West Street and Grove Avenue. A meeting with NOVA Parks,
City staff and the applicant’s team was held on April 1, 2015. At the meeting various
W&OD options and ideas related to the proposed trail realignment, pedestrian/bicyclist
connections and related street trail crossing improvements were discussed in detail and
as a result, further refinements and alternatives are being developed.

With the addition of another entrance proposed at the intersection of Park Avenue and
N. West Street and the proposed density, there will be a significant increase in the
traffic movements at the intersection, which is already a problem area. Staff
recommendations for traffic and transportation related issues are highlighted in staff
reviews and comments in the (Attachments 20 & 21 — Staff Comments). Moving
forward, staff will continue to work with the applicant to find solutions and improve the
traffic movements around the project site.

Water, Sewer & Stormwater

Fairfax Water has indicated in their comments dated February 9, 2015 that existing
domestic water service is adequate to service the proposed development and depending
upon the configuration of any proposed on-site water mains, additional water main
extensions may be necessary to satisfy fire flow requirements and accommodate water
quality. (Attachment 22 — Fairfax Water Comments)

Public Works staff will continue to evaluate the impact of the development plan on
sewer and Stormwater aspects of the project. Their preliminary comments are in
(Attachment 21).

Other Existing Community Facilities

Under the latest Voluntary Concessions, Community Benefits, Terms and Conditions,
dated January 30, 2015, a cash contribution of $150,000 to the City for improvements
of the parks in the immediate vicinity of the proposed development is provided.
Additionally, $25,000 is offered to the Little City C.A.T.C.H Foundation to fund grants
to organizations that desire to stage art, history or cultural events and activities at the
project site.

The Developer has also agreed to underground a portion of aerial utilities along the
north side of N. West Street which abuts the W&OD Trail and is directly across the
project site. The planned realignment of the W&OD Trail and the related improvements
made by the applicant to the N. West Street crosswalk and the traffic light at the Park
Avenue and N. West Street intersection are proposed as part of community
improvements.

3. The resulting development provides community benefits, such as affordable
housing (secondary criteria)
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The Applicant has proposed various community benefits defined in the draft Voluntary
Concessions, Community Benefits, Terms and Conditions, dated January 30, 2015
(Attachment 12 — Voluntary Concessions). This document outlines commitments
offered by the applicant to date.

The draft document is currently under review, and upon completion, review comments
will be provided to the Applicant with the understanding that additional refinement and
discussions may be needed.

Pending input from boards and commissions and further City Council review and
comments will assist in the refinement of the proposed community benefits in addition
to identifying any additional items that may be considered for inclusion. The City’s
Housing and Human Services staff has also commented on the latest draft Voluntary
Concessions, Community Benefits, Terms and Conditions, dated January 30, 2015 and
indicated that the proposed ADU’s do not meet the city’s minimum policy objectives
for targeted Average Median Income (AMI) and unit mix and further discussion is
needed (Attachment 23 — Staff Comments).

4. The resulting development contributes to a vibrant, pedestrian-oriented
environment, both on-site and in relation to adjoining properties, with street-level
activity throughout the day and evening (secondary criteria)

The Applicant is providing full streetscape and associated streetscape amenities
generally in accordance with the City’s Adopted Streetscape Plan for West Broad Street
and similar streetscape improvements for North West Street. With the Applicant’s
revised application, several positive changes have been made to the plan. The Applicant
IS proposing a traffic light in addition to realigning the Park Avenue and North West
intersection to facilitate traffic flow and pedestrian movement. The proposed crosswalk
and traffic light along W. Broad Street, additional crosswalks along Park Avenue and N.
West Street connecting the site to the Washington and Old Dominion Railroad Regional
Park, which includes W&OD Trail (W&OD Regional Park), are beneficial for
pedestrian circulation and safety. The project, as proposed, would create an urban edge
and as a result, increase pedestrian activity in the area. The Applicant is also proposing
to facilitate pedestrian movement through the realignment of two crosswalks at the
intersection of West Broad and North West Street.

Identification of specific retail types for the ground floor retail was requested by the
City Council during the July 21, 2014 joint work session. In response the Applicant has
developed a draft concept for the proposed mixed-use project’s redesign and retail
merchandising (Attachment 9 — Application and Supporting Documents). The
Applicant is encouraged to continue dialogs with City staff to strengthen the retail plan
as the project moves forward.
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5. The resulting development offers creative use of landscaping, open space, and/or
public parks, plazas, and walkways connecting to adjoining properties (secondary
criteria)

As indicated above, the applicant is proposing to construct streetscape improvements
along West Broad and North West Streets. These streetscape improvements would
conform to the City’s Adopted Streetscape Plan for West Broad Street that includes
trees, landscaping, and streetlights.

Additionally, the Applicant has proposed, through their voluntary concessions to
provide construction and delineation of a crosswalk on North West Street as an intended
connection between the subject property and the W&OD Regional Park. Another
connecting element proposed is the Mason Row interior promenade that extends across
the site connecting West Broad Street with North West Street servicing an interior
commercial market square.

6. The resulting development provides a variety of commercial services and products
that are attractive to and meet the needs of all City residents for entertainment, art,
recreation, dining, retail, and an array of consumable goods (secondary criteria)

A movie theater and a 150 room hotel are proposed as two primary retail anchors for the
project. Staff will continue to discuss the details of the theater subsidy in addition to the
retail merchandising plan to ensure that the development provides a variety of desired
commercial services. In addition, the retail area features a “market common” which
combined with the internal Mason Row Lane are useable for special events and small
festival or entertainment venue uses.

7. The resulting development encourages local and independent businesses
(secondary criteria)

No formal commitment has been offered by the Applicant to date that indicates the
development would encourage local and independent businesses, however, the Retail
Merchandising Plan includes categories that would include local and independent
businesses. The applicant is encouraged to continue a dialog with the existing business
owners on the subject properties to learn of options to retain and attract those
businesses. Furthermore, lease affordability for some of the proposed ground level
retail spaces could be explored as a mechanism to attract existing on-site and local
independent businesses.

8. The resulting development provides for a reduction of single-use parking
requirements through the use of shared parking (secondary criteria)

Transportation Demand Management (TDM) Plan resubmission and Parking
Management Plan (PMP) submission are needed based upon the latest staff review
comments and evaluation. The current proposed TDM plan is cursory and does not
provide for measurable strategies that support the parking reduction requested. In
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addition a PMP plan is needed to evaluate the Applicant’s proposed parking reduction
request.

9. The resulting development encourages multi-modal transportation through design
and other techniques, to reduce reliance on single-occupancy vehicles (SOVs), and
utilizes sheltered stops for mass transit whenever feasible (secondary criteria)

As stated above, a Transportation Demand Management (TDM) and Parking
Management Plans will need to be submitted and are subject to staff review and
evaluation. A bus shelter, 20 bike parking spaces, and a charging station for electric
vehicles were proposed and details are pending along with other SOV reduction
strategies and techniques as part of the TDM plan. A sufficient designated future Bike
Share location on-site is needed for future Capital Bike Share or similar planning
purposes.

10. The resulting development utilizes Leadership in Energy and Environmental
Design (LEED) criteria in the design of the project (secondary criteria)

The Applicant proposes to have the multifamily residential and the hotel components of
the project designed such that the necessary points will be achieved to obtain LEED
Silver (residential) and LEED (hotel) status or third party equivalent.

Public Comments

Several public comments have been submitted to the Planning Division (Attachment 18
— Public Comments). Architectural Advisory Board (AAB) has also provided
preliminary comments. (Attachment 19 — AAB Comments)

Additionally, public comments from the staff hosted Neighborhood meeting on March
30, 2015 on transportation, traffic and parking issues associated with the project are in
Attachment 29.

NEXT STEPS:
Preliminary Staff Review

Staff has reviewed the applicant’s proposed mixed-use project application package,
submitted February 2015, that includes conceptual development plan, conceptual
development packet and supporting materials. Several issues have been identified by
staff to aid in the applicant’s deliberations and future revisions to the proposed
development, between first and second reading. The staff review comments are in
(Attachments 20 through 28).

Additionally, the members of Planning Commission, Economic Development
Authority, Economic Development Committee, and the City Council offered comments
on the proposed application and development plan during the previous two meetings —
February 26, 2015 EDC and March 2, 2015 Work Session. Those comments have also
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been incorporated into staff review and recommendations, which offers the following
short list of items/issues that highlights some of the primary concern areas requiring
further attention, based upon review of the February 2015 resubmission (4™
submission):

e High residential density at 340 units and 68% of the overall proposed uses.

e Proposed parking garage on Park Avenue is incompatible with the
surrounding residential neighborhood in terms of scale and aesthetic;

e Overall all scale and massing continues to be incompatible with the adjacent
residential neighborhood;

e A substantive Transportation Demand Plan (TDM) and Parking
Management Plan will need to be submitted for staff review for accurate
evaluation of the request in parking reduction and traffic impacts of the overall
project;

e The overall traffic impacts and the need for mitigation measures to minimize
such impacts continue to be subject of further discussion.

e Proposed Affordable Dwelling Units do not meet City’s adopted affordable
housing policy.

e The Vehicular Trash pickup space proposed on N. West Street raises
concerns for traffic and safety; City Code also prohibits commercial vehicles
from backing out onto public streets

e The on-street loading space proposed along N. West Street substantially
narrows a section of that streetscape to less than 10 feet in width, and requires
City Council “exception” for loading space on public street rather than on site as
required,;

Previous City Council Motion and Recommendation — August 11, 2014 First
Reading

City Council at its August 11, 2014 meeting officially referred the project to Boards and
Commissions, with the understanding that the applicant would undertake certain actions
between First Reading and Second Reading on December 8, 2014. The scheduled
Second Reading was cancelled at the request of the Applicant to accommodate their
plans to refile a revised application package.

The Council’s August 2014 motion to previously grant first reading and refer the
proposed project to city boards, commissions and community organizations was
accompanied with following required actions to be undertaken by the applicant during
the public review process prior to final consideration:
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1. That in addition to the commitment to the hotel in Voluntary Concessions, the
applicant shall also have in place, prior to second reading, a written contract
with an additional anchor acceptable to the City Council;

2. That the applicant commits to adjusting the residential density and massing of
the proposed project to levels that are acceptable to City Council;

3. That the applicant will work in good faith and in a timely manner to
satisfactorily address the comments it receives from City staff including, but not
limited to, the 31 areas identified in the staff report.

4. That the applicant will work in good faith and in a timely manner with the
Planning Commission, City boards and commissions and the City Council to
satisfactorily address the comments it receives from the public and the City to
improve the project including, but not limited to, those relating to traffic
impacts, aesthetics and massing, location of residential density, compatibility
with the surrounding area, walkability, quality of development, quality of
retailers and any other legitimate issue that may arise during the public review
process; and

5. That the applicant will continue to meet with the adjacent neighborhood.

Recent City Council Deferral and Recommendation — March 23, 2015

Most recent City Council comments on proposed Mason Row mixed-use project were
provided at the March 23, 2015 meeting as part of the motion to defer the item and a to
consider a new first reading. At that City Council meeting Councilmember Baroukh
listed five issue areas that needed to be addressed by the applicant. The request was
that the applicant addresses the first two issue areas by first reading and the other three
during the public review process and by second reading. The following issue areas
were listed:

1. A reduction in the residential density, either in square feet or units.

2. The proposed parking garage massing needs to be reduced. To re-design the
garage with different massing, possibly wrap in residential units and other
solutions.

3. The hotel related Voluntary Concessions, Community Benefits, Terms and
Conditions Terms must provide for solid guarantees. That a hotel contract be in
place and also that a substantial surety performance bond is provided to the city.

4. That the applicant continues to work on addressing the Planning Commission,
public and city council issues for future resubmissions and during the review
process. To address previous comments from the March 2, 2015 joint work
session and issues still pending from the special exception review process to
date.

5. That the applicant works with existing businesses on the site to provide for
business retention and relocation opportunities.
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TIMING: First reading and formal referral to boards and commissions is scheduled for
formal consideration and City Council action on April 13, 2015. Second reading and
final Public Hearing is recommended for July 13, 2015.

This action would allow for:

e Referral of, and comment on, the subject ordinance and resolutions by the
Planning Commission, Architectural Advisory Board, Economic Development
Authority, Housing Commission, Environmental Services Commission, Tree
Commission, Citizens Advisory Committee on Transportation, and Recreation
Parks Advisory Board; Greater Falls Church Chamber of Commerce and
Village Preservation and Improvement Society (VPIS).

e Staff review and comment on the application materials submitted on and after
April 8, 2015; and

e An application resubmission by the applicant that responds to the comments of
the staff, boards and commissions, public and City Council in May/June, 2015.

The following is a possible, timeline and general process for the application.
Ultimately, the public review process and applicant’s willingness, ability and timing in
considering and making changes to the application, conceptual plan, voluntary
concessions and related supporting documents will determine the schedule.

Schedule:
Meetings Date

City Council Meeting — 1st Reading/Refer to Boards & Commissions March 23
[Applicant requested deferral to April 13™]

Community/Neighborhood Traffic/Transportation Meeting March 30
Meeting/Workshop, Falls Church Community Center: [Meeting held]

City Council Meeting — 1st Reading/Refer to Boards & Commissions April 13
Planning Commission - Worksession May 4

Board/Commissions — Regular Scheduled Meetings (Various dates) May ~

Architectural Advisory Board (AAB) - Meeting May 6
Planning Commission — Meeting/Public Hearing May 18
Board & Commission Comments Due May 29
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City Council Worksession, Joint w/Planning Commission June 15
[public, staff comments/summary](If plans have changed date TBD)]
City Council Worksession - (TBD) (Tentative) June 29
City Council — Second Reading/Final Public Hearing July 13

The Attachments below are broken down by the most recent submissions — January
through February, 2015 and April 8, 2015 submissions. The application materials and
plans are also available on the City’s website at following link:
www.fallschurchva.gov/masonrow

ATTACHMENTS:
I. Revised Application Package, dated April 8, 2015
Applications and Supporting Documents, dated April 8, 2015
Conceptual Development Plan, dated April 8, 2015
Conceptual Development Packet - Architectural Plans, dated April 8, 2015
Fiscal Impact Data Input Worksheet, dated April 7, 2015
Applicant’s Response to Major Issues Highlighted in a Previous Staff
Report, received April 7, 2015
6. Traffic Impact Study, dated January 30, 2015
7. Parking Reduction Request Report, dated February 11, 2015
8. Updated Overview of Changes between Submissions, dated April 7, 2015
Il. Eebruary Application Package, dated January thru February 2015 and
Staff Analysis
9. Applications and Supporting Documents, dated January 30, 2015 [see March
2, 2015 work session package]
10. Conceptual Development Plan, dated January 29, 2015 [see March 2, 2015
work session package]
11. Conceptual Development Packet — Architectural Plans, dated January 30,
2015 [see March 2, 2015 work session package]
12. Voluntary Concessions, Community Benefits, Terms and Conditions, dated
January 30, 2015
13. Chart - Overview of Changes between Submissions, dated February 9, 2015
14. Parking Tabulation, February 27, 2015
15. Fiscal Impact Data Input Worksheet, dated February 2015
16. Preliminary Mason Row Mixed Use Development Fiscal Impact Projections,
dated March 2, 2015
17. Property Analysis Overview, dated March 13, 2015
18. Public Comments, dated December 17, 2014 thru April 6, 2015

arowbneE
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Architectural Advisory Board (AAB) Comments, Minutes from the March 4,
2015 AAB Meeting

Memo from Paul Stoddard, Senior Planner (Transportation), dated February
19, 2015

Memo from Department of Public Works, dated March 13, 2015

Cover Sheet and Memo from Ross K. Stilling, Chief of Plan Review, Fairfax
County Water Authority, dated February 9, 2015

Memo from Nancy Vincent, Director of the Department of Human Services,
dated February 25, 2015

Memo from Captain Tom Polera, City Fire Official, dated March 5, 2015
Memo from John C. Boyle, Zoning Administrator, dated March 10, 2015
Memo from Daniel Iglhaut, Deputy Director of Planning and Grants, NOVA
Parks

Memo from James Brooks, Community Services Officer, Police
Department, dated February 26, 2015

Letter to Applicant, dated April 3, 2015

Summary of Public Comments from the March 30, 2015 Neighborhood
Meeting on Transportation Workshop
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(TR14-29)

RESOLUTION TO AMEND THE COMPREHENSIVE PLAN OF THE
CITY OF FALLS CHURCH, VIRGINIA, TO CHANGE THE
DESIGNATION OF APPROXIMATELY 4.3 ACRES OF LAND
LOCATED AT THE NORTHEAST CORNER OF 110, 112, 112A, 212 &
212A NORTH WEST STREET, 916, 920, 922, 924, 926, 928, 930, 932 &
934, WEST BROAD STREET AND 919, 921 & 925 PARK AVENUE
(REAL PROPERTY CODE NUMBERS 51-202-009 THROUGH 51-202-
015, 51-202-003, 51-202-004, 51-202-005, 51-202-028 AND 51-202-028
OUTLOT) FROM “BUSINESS” AND “LOW DENSITY RESIDENTIAL
(6.0)” TO “MIXED USE” ON THE CITY’S FUTURE LAND USE PLAN
MAP, ON APPLICATION BY SPECTRUM DEVELOPMENT, LLC.

the current Comprehensive Plan was adopted in 2005; and

the subject property, approximately 4.3 acres of land located at 110, 112,
112A, 212 and 212A North West Street, 916, 920, 922, 924, 926, 928, 930,
932 and 934, West Broad Street and 919, 921 and 925 Park Avenue (Real
Property Code Numbers 51-202-009 through 51-202-015, 51-202-003, 51-
202-004, 51-202-005, 51-202-028 and 51-202-28 OUTLOT) was
designated as “Business” and “Low Density Residential (6.0)” on the
Future Land Use Map; and

the applicant, Spectrum Development, LLC, has submitted an application
for a Comprehensive Plan amendment to change the designation of the
subject property from “Business” and “Low Density Residential (6.0)” to
“Mixed Use” pursuant to the procedure set forth in Section 17.06 of the
City Charter; and

the request for the Comprehensive Plan amendment is accompanied by a
request for a special exception to permit residential use and height bonus
for a mixed use development on the subject property, which is being
considered in Resolution TR14-28, but the Comprehensive Plan
amendment will be in effect independent of Resolution TR14-28; and

the application to amend the Comprehensive Plan meets two of the three
criteria as established by the Planning Commission Rules of Procedure for
Comprehensive Plan amendments, specifically that “the adopted plan
contains provisions which unreasonably limit the ability of the City to
achieve the objectives of the plan” and oversights or inconsistencies are
contained in the adopted plan as they affect the area of concern; and.

land use inconsistencies in the adopted Comprehensive Plan and Future
land Use Plan Map designation directly affect and limit the opportunity to
encourage land consolidation, new commercial construction in order to
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allow larger scale and mixed use redevelopment envisioned in the
Comprehensive Plan for this area; and

WHEREAS, the Comprehensive Plan recommends mixed use, and new larger scale,
higher density redevelopment in Area 3 — West Street/West Broad Street,
Planning Opportunity Area, parcel consolidation, vehicular entrance
consolidation, retail uses on the first floor of buildings on W. Broad Street,
retail consolidation of individual uses/lots, streetscape and pedestrian
orientation,; and

WHEREAS, various City board and commissions reviewed the Comprehensive Plan
map amendment at public meetings and provided advisory comments; and

WHEREAS, the Planning Commission held a [DATE] public hearing to discuss the
Comprehensive Plan amendment; and

WHEREAS, the Planning Commission recommended [insert] of the Comprehensive
Plan map amendment at its [DATE] public hearing; and

WHEREAS, the City Council held public hearings on August 11, 2014, April 13, 2015
and July 13, 2015; and

WHEREAS, the public has commented via e-mail, written statements, and oral
statements at the Planning Commission and City Council public hearings;
and

NOW, THEREFORE, it is hereby RESOLVED by the City Council of the City of Falls
Church, Virginia, that the request to change the designation of
approximately 4.3 acres of land located at 110, 112, 112A, 212 and 212A
North West Street, 916, 920, 922, 924, 926, 928, 930, 932 and 934) West
Broad Street and 919, 921 and 925 Park Avenue from “Business” and
“Low Density Residential (6.0)” to “Mixed Use” on the City’s
Comprehensive Plan’s Future Land Use Plan Map is granted.

Council referral: August 11, 2014; Re-referral April 13, 2015
Adoption:
(TR14-29)

ORDINANCE TO14-28

AN ORDINANCE TO AMEND THE OFFICIAL ZONING DISTRICT MAP
OF THE CITY OF FALLS CHURCH, VIRGINIA, BY REZONING A TOTAL
OF APPROXIMATELY 3.13 ACRES OF LAND A PORTION FROM B-3,
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GENERAL BUSINESS DISTRICT (APPROXIMATELY 2.11 ACRES) AND
A PORTION FROM R-1B, MEDIUM DENSITY RESIDENTIAL DISTRICT
(APPROXIMATELY 1.02 ACRES) TO B-1, LIMITED BUSINESS DISTRICT
FOR THE COMMERCIAL PROPERTIES AT, 110, 112, 112A, 212 & 212A
NORTH WEST STREET, 928, 930, 932 & 934 WEST BROAD STREET AND
RESIDENTIAL PROPERTIES AT 919, 921 & 925 PARK AVENUE (REAL
PROPERTY CODE NUMBERS 51-202-009 THROUGH 51-202-015, 51-202-
028 AND 51-202-028 OUTLOT, KNOWN AS “MASON ROW” ON
APPLICATION BY SPECTRUM DEVELOPMENT, LLC.

THE CITY OF FALLS CHURCH HEREBY ORDAINS THAT the Official Zoning
District Map of the City of Falls Church, Virginia, is amended upon application of
Spectrum Development, LLC by rezoning of the following described property from
B-2, General Business District and R-1B, Medium Density Residential District, to

B-1 Limited Business District, to be developed only in accordance with the associated
Special Exception under TR14-28, approved by the City Council on , 2015,

Description of the combined properties in the City of Falls Church to be rezoned

from B-3 and R-1B to B-1 and incorporating the existing B-1 properties in the
area and total:

Written Metes & Bounds Description of the Property

“Beginning at a point at the intersection of the east right-of-way line of North West
Street, with the north right-of-way line of West Broad Street - route 7; thence with the
east right-of-way line of North West Street, N 09° 13' 26" W, 29.01 feet to a point;
thence N 38° 30' 51" E, 178.09 feet to a point; thence 60.44 feet with the arc of a curve
bearing to the right and having a radius of 58.67 feet (tangent length 33.21 feet, chord
length 57.80 feet, chord bearing N 68° 01' 31" E) to a point; thence N 07° 25' 53" E,
3.10 feet to a point; thence S 82° 35' 03" E, 246.68 feet to a point; thence N 39° 34' 57"
E, 5.19 feet to a point in the south right-of-way line of Park Avenue; thence with the
south right-of-way line of Park Avenue, S 51° 38' 12" E, 274.19 feet to a point, said
point being the northwest corner of D.J. Brown's property - lot 2; thence with lot 2, S
38° 14' 37" W, 214.11 feet to a point; thence S 47 30° 23” E, 28.01 feet to a point, said
point being a corner of now-or-formerly most reverend Thomas E. Welsh; thence with
now-or-formerly most Reverend Thomas E. Welsh, S 03” 19° 37” W, 47.55 feet to a
point; thence S 39’ 50’ 37” W, 144.17 feet to a point in the north right-of-way line of
West Broad Street - route 7; thence with the north right-of-way line of West Broad
Street - route 7, N 51° 42 23” W, 97.30 feet to a point; thence N 39° 09’ 37 E, 14.80
feet to a point; thence N 51° 23' 30" W, 446.79 feet to the point of beginning and
containing an area of 188,137 square feet, or 4.3190 acres, more or less.”

1st Reading: 4-13-15
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TR14-28

RESOLUTION TO GRANT A SPECIAL EXCEPTION FOR
RESIDENTIAL USES WITHIN A MIXED USE DEVELOPMENT
PROJECT AND TO INCREASE THE BUILDING HEIGHT WITH A
BONUS OF THIRTY (30) FEET WITH A MAXIMIUM HEIGHT OF
EIGHTY- FIVE (85) FEET FOR A MIXED-USE DEVELOPMENT
PROJECT ON APPROXIMATELY 4.3 ACRES OF LAND LOCATED
AT THE NORTHEAST CORNER OF 110, 112, 112A, 212 & 212A
NORTH WEST STREET, 916, 920, 922, 924, 926, 928, 930, 932 & 934,
WEST BROAD STREET AND 919, 921 & 925 PARK AVENUE
(REAL PROPERTY CODE NUMBERS 51-202-009 THROUGH 51-
202-015, 51-202-003, 51-202-004, 51-202-005, 51-202-028 AND 51-
202-028 OUTLOT) KNOWN AS “MASON ROW” ON APPLICATION
BY SPECTRUM DEVELOPMENT, LLC

on May 12, 2003, City Council adopted Ordinance 1734, which amended
Chapter 38, “Zoning”, of the Code of the City of Falls Church to amend
the special exception process within the business districts to allow for
appropriate  mixed-uses and additional height bonuses by special
exception; and

an application for a Special Exception to allow residential uses within a
business district in a mixed-use development project and a Special
Exception for a height bonus have been submitted by Spectrum
Development, LLC (“the Applicant”) pursuant to Section 48-455 (1), (2)
in conformance with the procedure set forth in Section 48-90 of the City
Code; and

a concurrent application for a comprehensive plan map change, to the
Future Land Use Plan Map as an amendment from “Business” and
“Low-Density Residential (6.0)” to “Mixed Use” has been submitted by
the Applicant pursuant to Section 17.06-07 of the City Charter and City
Council approval is required as a prerequisite for the Special Exception;
and

a concurrent application for an Official Zoning Map change (Rezoning)
to amend the map from B-3, general business district and R-1B, medium
density residential district to all B-1, limited business district has been
submitted by the Applicant pursuant to Section 48-85 in conformance
with the procedure set forth in Section48-86 of the City Code and City
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Council approval is required, as a prerequisite for the Special Exception;
and

the application proposes a development comprising a total building/floor
area of approximately 573,421 gross square feet on approximately 4.3
acres of land and an increase in building height by up to thirty feet (30
feet to six (6) stories or maximum of 85 feet [instead of the B-1, business
district fifty-five (55) foot height maximum]. The mixed-use
development is proposing and a maximum of 340 multifamily residential
rental apartment units, a hotel, “Home2 Suites by Hilton” with
approximately 150 rooms, a multi-screen 776-seat theater of
approximately 48,391 square feet and approximately 60,581 gross square
feet of ground floor commercial retail/service/restaurant space facing
internally along Mason Row (Mason Lane and Market Square) and
externally along West Broad Street and North West Street; of which at
least 30 percent of the commercial square feet shall be food and beverage
uses; and

in order to achieve the development as proposed, the application requests
a special exception for a height bonus and for the residential uses also
within a mixed-use development project in a business district as shown
in the Special Exception application, including the Conceptual
Development Plan, dated January 29, 2015; and

the applications for the special exception and associated Comprehensive
Plan and Official Zoning Map changes, have also been referred to
various citizen boards and commissions for public review and comment;
and

the application for the special exception and associated Comprehensive
Plan and Official Zoning Map changes, has been referred to the Planning
Commission, which conducted a public hearing and recommended to the
City Council, and this recommendation has been received and
considered; and

City Council has duly advertised and conducted a public hearing to
receive public comment on the application for this special exception with
a public hearing held on July 13, 2015; and

City Council has considered the application, the requirements of Section
48-90 and Section 48-455 (1), (2) of the City Code, the recommendation
of the Planning Commission, comments from boards and commissions,
and public comments; and

City Council considered the subject properties’ unique characteristics
and the community benefits derived as a result of the proposed
development, and determined that this particular project is acceptable for
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these parcels at this time, with the understanding that a similar project
might not be appropriate on other parcels; and

City Council considered state law regarding special exceptions,
specifically, that special exceptions may be granted by the local
governing body subject to conditions pursuant to Code of Virginia Sec.
15.2-2286(A)(3) that allows their issuance "under suitable regulations
and safeguards™ and that each special exception case shall rest on its own
merits and the uniqueness of each piece of land; and in particular, that
the ratio of commercial and residential uses approved herein are unique
to this site; and

City Council also considered the public interest in improving the subject
property as part of overall economic development efforts to stimulate
commercial redevelopment and enhance the commercial tax base to
support City services; and

the Developer has submitted the “Voluntary Concessions, Community
Benefits, Terms and Conditions” dated ___ {TBD}, 2015 to the City in
order to further ensure consistency with the City of Falls Church’s
adopted Comprehensive Plan and policies and in support of the special
exception; and

City Council finds that the proposed project has met the primary

criteria as listed in Section 48-90, (d), (1) a, b and c of the Falls Church
City Code as follows: 1) the resulting development conforms with the
City’s adopted Comprehensive Plan and Design Guidelines; 2) the
resulting development provides for significant net new commercial
square footage and allows a mix of commercial and residential uses; and
3) the resulting development provides substantial positive net new
commercial and residential revenue to the City; and

City Council finds that the proposed project provides significant
community benefits, including, but not limited to the following:

e important, large assemblage and consolidation of numerous
individually-owned properties;

e Structured garage parking, below-grade, at-grade and above grade;

e preferred hotel and theater uses and ground level storefront
commercial space including Mason Row - Market Square and Mason
Lane festival space;

e various community benefits including affordable housing, school
capital cost contributions and vicinity street and transportation
facility improvements;

e planned streetscape improvements on West Broad and North West
Streets;
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e financial contributions and in-kind improvements to benefit vicinity
off-site recreational park and W&OD Trail improvements;

e undergrounding of overhead utilities off-site on N. West Street;

e transportation related public street and pedestrian facility crossing
improvements;

e sustainable LEED Silver buildings for the residential portions of the
project and LEED or equivalent for hotel; and

the commercial height bonus of up to 30 feet for the mixed-use
development as generally shown in the Special Exception application,
which includes the Conceptual Development Plan, dated April 8, 2015,
shall be permitted as City Council finds that the bonus shall significantly
assist in the conformance with Section 48-90 (d) (1) a, b and c of the
City Code, and

NOW, THEREFORE it is hereby RESOLVED by the City Council of the City of Falls

Church, Virginia, that in conjunction with the associated comprehensive
plan map amendment and associated rezoning action and in
consideration whereof, pursuant to Sections 48-90 and 48-455 of the
Falls Church City Code, that the Special Exception for residential use
within the proposed mixed-use development project and height bonus
within the mixed-use development project is hereby granted and
approved, subject to the following conditions:

1. The Developer’s Voluntary Concessions, Community Benefits,
Terms and Conditions Mason Row (“Broad and West”)
Development, dated _ {TBD}, 2015 (“voluntary concessions”),
for Special Exception for Residential Development and Height
Bonus for a Mixed Use Development at the subject site, and all the
terms and conditions thereof, shall be a condition for the issuance
and approval of the Special Exception; and the City Manager is
hereby authorized and directed to execute the voluntary concessions
on behalf of the City; and

2. The development of the site shall generally be in accordance with the
Special Exception Application dated April 8, 2015 and Conceptual
Development Plans, dated April 8, 2015 and revised through {Date
TBD}, 2015; and

3. Construction of this project shall commence within three (3) years
from date of adoption of this resolution; and

4. Violation of any of the conditions of this Special Exception,
including any of the voluntary concessions, shall be grounds for
revocation of the Special Exception by City Council.
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LAW OFFICES
BASKIN, JACKSON & LASSO
A PROFESSIONAL CORPORATION
COMMONWEALTH BUILDING
301 PARK AVENUE

WILLIAM M. BASKIN, JR. FALLS GIIURCH, VIRGINIA 220108 WILLIAM M. BASKIN

JOHN G. JACKSON _— (1o21-2008)

DAVID R. LASSO (703) 534-3610 WILLIAM H. HANSBARGER

MARTHA F. MOTHERSHEAD FAX (;o:b}sas#al 5 uazz-aooa)E
www_ BaskinJackson.com ROBERT J. DUFFETT

JILL P. BASKIN (BEE.FOI)
April 8, 2015

VIA HAND DELIVERY

James Snyder

Director of Planning and Zoning City of Falls Church
City Hall

300 Park Avenue

Falls Church, VA 22046

Re: April 8, 2015, Resubmission Development Site Mason Row (“Broad and West”) ; Letter
of Transmittal and Justification of Application for (1) for Rezoning certain areas of the site to
B-1 (2) Special Exceptions to allow Mixed Use, Building Height Bonus, and On Street Loading
Space.

Dear Jim:

Baskin, Jackson & Lasso represents Spectrum Development Company LLC (“Spectrum”)
which has contracts to purchase the parcels comprising 4.3152 acres (more specifically identified in
the accompanying partial list) including at 919 Park Avenue, 921 Park Avenue, 925 Park Avenue, 212
N. West Street, 110 N. West Street, 934 W. Broad Street, 932 W. Broad Street 922 W. Broad Street,
920 W. Broad Street and 916 W. Broad Street (collectively the “Site™).

Substantial changes to the design have been made and are discussed further below. Please note
that the Traffic Study is still being revised so as to take these changes into account and so, a revised
Traffic Study does not accompany this resubmission of April 8. Further, the Voluntary Concessions of
January are being reworked so as to “fit” the City’s new framework and are being reviewed in the
context of new City requests and the ability of the project to pay for all the concessions now in play.
Thus, a revised “VC” document does not accompany this resubmission.

Please note that the Special Exception Application now includes a request for an on street
loading space. This is needed because the “market square” design, vehicular circulation. and the
location of uses does not allow the loading space to be in place in any other location.

After the initial application (January, 2014) was accepted, the City’s representatives asked for a
number of modifications to the proposal. Modifications were made and a resubmission was made July
7.2014. Among other things, the pharmacy was dropped as was its drive through; additional
modifications were made to the resubmission and this concept was called “Mason Row”. Mason Row
was characterized by a “market square” within the development that provided a community gathering
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place; the square was surrounded by quality retail with a “spine road” through the development that
allowed for a four way intersection at West and Park connecting to West Broad Street. A condominium
component was added and it was located on Park Avenue. There was also an access on Park Ave. that
led to the underground parking garage.

The Mason Row concept was presented to the community, the City staff, boards and
commissions and to the City Council. The Mason Row Concept was well received. However,
additional requests were made to further modify the massing and design, to enlarge the market square,
to include a movie/dinner theater (or another comparable anchor), to drop the condominium
component as a separate building, to reduce the massing and height of the hotel on West Street, to
make the sidewalk on West 20’ wide, and to remove the vehicular access on Park Ave. In terms of
process, the applicant was asked to continue its outreach to the community and to work with neighbors
on Park, Grove, Steeples Court and St. James Church.

The January 30, 2015, resubmission included responses to all of these requests. The movie/
dinner theater has been added, the 916 W. Broad St. parcel has been added to the site plan of the
project, the market square has been substantially enlarged, the six parking spaces off West have been
relocated to the interior of the development, the spine road has been widened and straightened out, the
hotel on West Street is now “set back” 3’ above the retail level so as to diminish its massing and
appearance of height, the West Street sidewalk is now a full 20” wide, the condo component has been
dropped, an above grade parking structure has replaced the condo building on Park Ave., the parking
structure that was added has no vehicular access on Park, while the number of apartment units has
increased to reflect the loss of the condo component the overall floor area devoted to residential is
nearly the same, and finally, an office component has been added.

The April 8, 2015, resubmission makes additional changes. There is now an “opening” of the
market square facing Grove Ave.; the parking garage now has ground level retail designed to attract
local businesses, the garage has been lowered and set back and other changes have been made to the
massing, parking, and design. Please refer to the text of the Justification letter for the change in the
Comprehensive Plan, as well as the Exhibit attached to that letter, for a more detailed discussion of the
April 8 changes to the garage on Park Avenue.

The rezoning request remains the same. This is possible as 916 W. Broad is already zoned B-1
and it will remain so. The special exception for mixed use and for increased height to 85 feet is
amended to include the 916 W. Broad St. parcel. Please accept this Transmittal of and Justification for
Applications to rezone the residential (R-1B) properties on Park Avenue and the Commercial
properties in the site now zoned B-3, to B-1. Also please accept this revised Justification for the
special exception and height bonus.
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As discussed below, the B-1 Zone allows the requested uses. Moreover by rezoning to B-1,
automotive uses cannot be located on the site in the future. The City has requested this assurance be

provided and so Spectrum requests those portions of the site now zoned B-3 be “downzoned” to B-1.

Spectrum proposes to redevelop the site for a mixed use project.

o A six story mixed use (apartment) building with retail and service uses in the
ground floor and with 340 units.

. A hotel of five floors with retail and service uses in the ground level of the hotel
(150 rooms) in floors 2 through 6.

. An above grade parking structure with ground level retail in place of the former
65 unit residential condominium facing Park Avenue with no vehicular access
on Park.

o The ground floor of the apartment building and hotel would have retail uses;

such uses will include restaurants, retail shops and service businesses with a mix
of local, regional and national brands. A commitment to 25% food and beverage
uses is provided in a Proffer.

. A movie/dinner theater is provided.
o An office component of about 6,500 sq. ft. is provided.
o Such improvements to the existing parkland along the W& OD trail that will

provide a connection to the transit and recreational opportunities of the Trail;
subject to the approval of the Northern Virginia Regional Park Authority.

The site is located in planning opportunity area three and the site is discussed in the
Comprehensive Plan at pages 58 and 59. The redevelopment area calls for mixed uses diagonally
across from the site but in fact that area is committed in the long term to retail uses.

By consolidating the parcels in this site, Spectrum has achieved a number of the Goals in the
City’s Comprehensive Plan. Specifically, the proposed mixed use development provides for
sustainable development as it will allow for improvements to storm water management, to energy
efficiency, to parks and open space, to locating residents nearer to employment, transit and shopping
areas, enhances the integrity of the low density residential area by establishing for the long term a
“terminus” to the residential area of Park Avenue. The internal and external improvements to traffic
movement will greatly improve the current difficult intersection of West Street and Park Avenue (See
pages 75Rv through 76Rv of the Comprehensive Plan).

Demographic and market trends demonstrate that the future development in this area should be
an innovative and integrated approach to a mixture of uses including retail, office, hospitality,
residential and service uses.
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Spectrum expects that given the increasing mass of retail, and newer, smaller multi- family
units, the surrounding area will become more atiractive to office users and other retailers as well.

Additionally, Spectrum requests the approval of special exceptions to allow for a mixed use
development to include multi-family rental units and for a bonus of 30 feet in height.

The Staff will provide the fiscal impact analysis; we expect the net impact to be about $2m.

These requests for specific parcels are summarized in the attached document entitled: The
Spectrum Development / Parcel Ownership. Concurrently, Spectrum is requesting a change in the
Comprehensive Plan Future Land Use Map for certain areas of the site to be shown as mixed use rather
than business and for the area of the site now noted as low residential to be noted mixed use as well.
While the resubmission replaces the current single family dwelling with the parking structure (a
portion of the apartment building at the very western end of Park Ave, the use would make a very good
transition from the remaining single family detached (low residential) area to the more active portions
of the mixed use Mason Row.

Spectrum and its development team have had extensive discussions with The City Council and
Planning Commissions in public work-sessions and with stakeholders in the community, elected and
appointed official and staff members. The central concerns have been the following:

1. There should be a substantial commercial component for this large site, and a
considerable positive fiscal impact for the City of Falls Church is a primary goal.

2. Density should be increased and a quality hotel should be brought to the project to assist
in achieving the desired positive fiscal impact.

3. Traffic is a great concern given, among other things, the unusual configuration of West
and Park Ave and the need to control access on West Broad Street and West Street.

4. The buildings should have superior architecture and layout with tapering toward Park
Ave and the greatest height and massing along West Broad with a superior focal point
at West and West Broad.

5. Some local retailers should be encouraged to stay in the project.

6. Parks and open space needs should be addressed in part by linking the site to the W&
OD Trail.

7. The apartment should be LEED Certified Silver.

Storm water management for the site and the immediate area should be improved.

9. Streetscape should be tailored to the site and also consistent with (but not necessarily
the same) the City’s existing streetscape standards.

10. There should be two commercial anchor tenants.

o
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11. The frontage along Park Avenue should take the opportunity to make an appropriate
transition to the development and solidify for the long term the low residential density
of that terminus of Park Avenue.

12. Aerial utilities on the site will be placed underground.

13. This redevelopment opportunity involves a large consolidation of eleven separate
parcels in the West Broad Street Area, and if redevelopment fails to go forward for any
cause, then the existing auto and light industrial uses on some of the parcels will remain
for a long indefinite period of time before another redevelopment opportunity may
arise.

THE PROPOSED DEVELOPMENT AND ITS COMMUNITY BENEFITS

Spectrum proposes to redevelop the site as a mixed use project.

. This mixed use project will contribute more than $2m annual in net new tax
revenues to the City.

o Undergrounding of aerial utilities along West Street and the W & OD trail will
be made.

J The hotel of 150 rooms will bring visitor to the City who will spend
substantially in the City.

. There will be substantial retail with a mix of local, regional and national brands,
6,500 sq. ft. of offices and a movie/dinner concept.

o A gathering place for the residents that is sufficiently large enough to
accommodate a “band shell”, skating ring, or farmers’ market.

o Such improvements to the existing parkland along the W& OD trail that will

provide a connection to the transit and recreational opportunities of
The Trail; subject to the approval of the Northern Virginia Regional Park

Authority.
. The expected contributions to the Schools Capital program are substantial.
. A cash payment for Affordable Housing is planned in lieu of onsite units.
. The traffic in and around the area will be better managed with traffic calming

added and improvements added to the larger street grid around the project.

The site is located in planning opportunity area three and the site is discussed in the
Comprehensive Plan at pages 58 and 59. The redevelopment area calls for mixed uses diagonally
across from the site but in fact that area is committed in the long term to retail uses.

By consolidating the parcels in this site, Spectrum has achieved a number of the Goals in the
City’s Comprehensive Plan. Specifically, the proposed mixed use development provides for
sustainable development as it will allow for improvements to storm water management, to energy
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efficiency, to parks and open space, to locating residents nearer to employment, transit and shopping
areas, enhances the integrity of the low density residential area by establishing for the long term a
“terminus” to the residential area of Park Avenue. The internal and external improvements to traffic
movement will greatly improve the current difficult intersection of West Street and Park Avenue (See
pages 75Rv through 76Rv of the Comprehensive Plan). The number of access points on Broad, West
and Park are being reduced from thirteen to four.

Demographic and market trends demonstrate that the future development in this area should be
an innovative and integrated approach to a mixture of uses including retail, hospitality, residential and
service uses.

Spectrum expects that given the increasing mass of retail, and newer, smaller multi- family
units, the surrounding area will become more attractive to additional pedestrian oriented shopping and
office users as well. The once in a generation parcel consolidation achieved by Spectrum provides the
City with the opportunity to address all of the issues outlined above. Without the approvals requested,
the properties will continue with their current uses for the indefinite future.

TRAFFIC IMPACT

Wells & Associates has reviewed the revisions to the uses. A letter from Wells is provided in
the package of materials.

SPECIAL EXCEPTION CRITERIA FOR MIXED-USE AND HEIGHT BONUS
1. Primary Criteria (Section 48-90(1)):

a. The resulting development conforms to the City’s adopted Comprehensive Plan and
Design Guidelines (Section 48-90(1) (a)).

The Comprehensive Plan shows that the property is located in Planning Opportunity Area 3,
and the proposed development meets or exceeds the strategies called for in that area:

1. Consolidation of lots to accommodate higher density.
2. Promotion of redevelopment that eliminates stand-alone automobile and light industrial
facilities.

3. Improve pedestrian accessibility with controlled cross walks at various locations.
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4, Create a consistent design, in terms of building height and design, streetscape
improvements, and other aspects of the built environment in the City.

5. Preserve recreational resources in the area.

6. Create development to promote a positive image of the City in an area that has not seen
any significant new development in decades.

7. Locate buildings as close to West Broad and West Streets as possible with parking
located in the rear or in shared buildings or in structured facilities (in this case covered,
surface and underground).

8. Achieve consistent architectural goals.

9. Traffic turn lanes will be added to Broad and West Streets.

Additionally, the Comprehensive Plan’s Future Land Use Map designates the property as
“business”. The text of the comprehensive plan currently points out that while this means the
area should be “primarily” recognized as retail or office districts rather than residential,
“special exceptions for residential use and height bonuses have also been granted to create
mixed use projects in ‘business’ areas since 2002”.

The Comprehensive Plan should be changed to reflect current practice, the City’s goals and the
changing environment. To do this, an application to change the Comprehensive Olan’s
designation from Business to “Mixed Use” has been submitted to the City. The Design
Guidelines show that the property is located in the West Broad Street Area. As called for in the
Guidelines, the proposed development will reflect an urban street front, will provide a
consistent identity for the area, increase pedestrian activity, and indicate the high standards of
the City. In addition, the proposed development will widen paving at crosswalks, improve the
area around the W& OD trail, all of which will work to increase pedestrian and bicycle activity
in the area. The site’s proximity offers a unique opportunity to finally provide superior
connection to the W&OD Trail. The best use to optimize that linkage is mixed use and not
office or light industrial uses.

b. The resulting development provides for significant net new commercial square footage
and allows for a mix of commercial and residential uses (Section 48-90(1) (b)).

Currently, the properties in the site contribute only minimally in tax revenue. All existing
properties are served by significant surface parking. The proposed development will remove
these largely automobile-oriented and light industrial uses, providing significant net new
commercial square footage and allowing for a mix of commercial and residential uses. The
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proposed development as noted provides substantial new commercial space (more specifically
described in the Table in the Concept plan), and uses language desired by the City.

¢. The resulting development produces substantial positive net new commercial and
residential revenue to the City (Section 48-90(1) (c)).

In conjunction with this application, information has been submitted to the City to be inputted
into the City’s cost/revenue impact model to predict the project’s net new revenue, and a report
has been received, which is attached separately. As recognized by the Comprehensive Plan, the
parcels that make up the property are underutilized currently in terms of their density and use.
The proposed development will significantly increase the assessed value of and resultant
property tax revenue generated by the property. In addition, by creating a vibrant, attractive
western gateway into the City, the development will encourage additional consumers to enter
the area and patronize commercial uses throughout the City.

Secondary Criteria (Section 48-90(2)):

The development is not disproportionate to surrounding land uses and planned land uses
in size, bulk or scale (Section 48-90(2) (a)).

The proposed development is a concrete podium of commercial uses with five floors of office,
multi-family and hotel above, with a total height of about 85 feet. The development has the
unique aspect of substantial at grade parking for the retail uses hidden behind the retail/service
(including a movie theater) under the residences. The exterior is masonry, and the building is
fully consistent with high standards established by the City for prior mixed use projects. The
area of the footprint of this project is “low” and the height of the new building will blend well
with its environment and set the stage for future development. Given the high-quality design
and construction of the building and its prominent place in the City, a building of this scale is
appropriate. The proposed development works in conjunction with existing buildings to further
create a dramatic, defined statement of quality for this area of the City. The development is
consistent with the discussion in the Comprehensive Plan for this Redevelopment Opportunity
Area which calls for significant mixed (multifamily) uses-the area called for this Plan however
is committed long term to other uses that conflict with the Plan.

The prior design along Park Avenue has been modified to include retail to be marketed to local
and existing businesses. There will be a level of parking above the retail such that the height
will be about 35°. There will be additional decks of parking above this, but these additional
decks will be set back 9°. The total height has been reduced from prior designs and will be
about 55°.

The resulting development does not overburden the existing community facilities,
including the school, transportation and water and sewer systems (Section 48-90(2) (b)).
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Transportation

A traffic study has been conducted by Wells and Associates that evaluates the anticipated
traffic impacts of the application and provides specific recommendations to mitigate those
impacts. That Study has been provided to the Staff. Some revisions to counts will be made to
reflect the changes in the retail plan for the site. The application envisions a vibrant mixed-use
development that will be sensitive to the transportation concerns of the City. By providing a
variety of complementary uses on the same site, the proposed development will encourage self-
contained, pedestrian trips. Additionally, due to its location proximate to several bus routes
including a future intermodal transportation center and with implementation of Transportation
Demand Management (“TDM”) measures, a percentage of the trips generated by the residential
and commercial components of the proposed development are anticipated to utilize non-auto
modes of transportation. TDM measures will include convenient bicycle storage facilities,
transit incentives, and resources conducive to teleworking. Furthermore, the developer
proposes to reconfigure of the intersection at West Street and Park Avenue and add lane
changes and traffic calming. A traffic light will be placed at West and Park and one at W.
Broad Street.

Water & Sewer

The City’s utility engineer has confirmed that water and sewer service is adequate. The project
will greatly improve storm water management with BMPs as the existing development has
virtually no storm water management measures.

The resulting development provides community benefits such as affordable housing, as it
is described in Section 38-43 (Section 48-90(2) (c)).

The developer is proposing a cash payment in lieu of Affordable Dwelling Units.

A commitment to LEED Silver for the Apartment building is provided, and the developer will
underground all aerial utilities contiguous to the site depending on costs and availability of
easements. The developer proposes to review this in detail with the City to determine what
poles can be undergrounded in the immediate area.

. The resulting development contributes to a vibrant, pedestrian-oriented environment

both on site and in relation to adjoining properties, with street level activity throughout
the day and evening (Section 48-90(2) (d)).

The current uses at the site are distinctly automobile-oriented, with the majority of the property
occupied by their own surface parking lots. The proposed development will move almost all
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parking within enclosed structures, which will contribute further to the walkable nature of the
area.

The provision of streetscape along the entire development’s three sides facing streets will
contribute to the vibrant, pedestrian-oriented environment with connectivity to adjacent
commercial and park areas. The mix of uses, including restaurants, retail, and other
commercial opportunities will provide a balanced commercial center that will generate
pedestrian traffic throughout the day and evening. The street level retail uses will be very
visible and will encourage customers to enter the area to shop and visit not only this
development, but the additional retail located nearby.

e. The resulting development offers creative use of landscaping, open space and/or parks,
public plazas or and walkways connecting to adjoining properties (Section 48-90(2) (e)).

Three sides of the proposed building will have the attractive “streetscape” design and fixtures,
and there will be enhanced connections around the site to nearby businesses, parks, and
residences. The area near the W&OD trail will invite pedestrians to ride bikes, rest, talk, sit, eat
and simply enjoy the area which includes the soon to be completed West End Park.

A cash contribution is provided. Further, a cash contribution is possible to facilitate the
completion of the West End Park.

f. The resulting development provides a variety of commercial services and uses that are
attractive to and meet the needs of all city residents for entertainment, art, recreation,
dining retail and array of consumable goods (Section 48-90(2)(f)).

As stated above, the proposed development envisions a hotel as well as a mix of commercial
uses. This includes a movie/dinner theater, and retail opportunities in an area that is lacking
sufficient quality retail currently. These commercial entities will serve the residential uses
within the proposed development, as well as the neighborhood as a whole.

g. The resulting development encourages local or independent businesses (Section 48-90(2)

(2)

The retail and restaurant spaces, especially the space along Park Avenue, provide a unique
opportunity for local, regional and independent businesses, and the high-quality development
will help the area as a whole attract and cultivate local and independent businesses. The smaller
retail spaces in the development provides excellent opportunities for local “mom and pop” and
incubator businesses.

h. The resulting development provides for a reduction of single use parking requirements
through shared parking Section 48-90(2) (h)).
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As shown in the submitted conceptual plan, the developer is recommending shared parking.
The developer will explore with the final parking provided with the City to determine any
additional parking reductions are justified based on the characteristics of the property and its
proximity to bike ways, as well as several bus lines, will lead to fewer automobile trips.
Additionally, metro to the nearest metro rail station is easily available and it is expected that
some residents will bike to work (or to a multi-modal transit location for switching to bus or
rail), and that the commercial uses will be patronized at least in part by pedestrians and cyclists.

i. The resulting development encourages multi-modal transportation through design and
other techniques to reduce the reliance on single occupancy vehicles, and utilizes sheltered
stops for mass transit whenever feasible Section 48-90(2) (i)).

As discussed, the property is in close proximity to existing bike ways, as well as the Metro Rail
station and several bus lines. It is expected that some residents will walk to the Metro Rail
station and others will bike to work, and that the commercial uses will be patronized at least in
part by pedestrians and cyclists. The design includes attractive and user friendly places for
bikes to be parked and stored.

j- The resulting development utilizes LEED criteria in the design of the project Section 48-
90(2) ())-

The proposed apartment development is planned to be LEED Silver certified, and will
otherwise be designed using green design principles and elements.

By removing the existing imperious parking lots and implementing a new storm water
management plan, the development will greatly reduce storm water runoff in the area.
Additionally, the non-residential part of the project will incorporate eco-conscious sustainable
elements in the design of the hotel and other commercial spaces.

Special Exception for Height Bonus.

The area of the site to be used for the mixed use project is currently zoned B-3 and B-1, which
permit a by-right height of up to 55 feet. The developer proposes the requested development to
be a maximum height of 85 feet.

Up to 30 feet of bonus height may be granted if the project is exemplary in terms of
conformance to the Primary Criteria 1 and 2 set out above and assists in conformance with
Primary Criteria 2 and 3. The amount of new commercial area is more than three times the
area of the existing commercial activity. More importantly, the new commercial activity
replaces commercial uses which are discouraged by the City’s Comprehensive Plan. The net
new commercial and retail income is far greater than that of the existing uses and far superior
in terms of making the area a desirable play to live, work, and play. Many of the difficult to
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achieve goals of the Comprehensive Plan will be met by the proposed development. For these
reasons, this plan is exemplary in its achievement of the primary criteria set out above.

Bonus height may able be awarded for certain preferred uses when located on primary street
frontage. These uses include outdoor dining, hotel and other uses specifically requested by the
City. This development proposes improvements to the W&OD Park, a hotel, offices, a new
movie dinner theater, multiple retail opportunities and outdoor dining and some restaurants
possibly with entertainment; all of which are considered preferred uses, justifying a bonus
height of 30 feet.

It is important to note here that the first floor retail uses require a ceiling heights ranging from
15 to 24 feet, and that this required ceiling height is a major reason why the bonus is needed.
As discussed, the design of this project, and in particular its height, is an exceptional new
addition to this part of the City. The project sets a high bar for quality in terms of design, use,
and materials, and if the proposed project were to be lowered by 30 feet, the integrity of the
design would be greatly compromised, likely making the development infeasible.

The location and unique physical characteristics of the site make the requested building height
appropriate. The property is located in an area that is expected to attract similar developments
which will likely reach heights of 85, so that the requested height of 85” in certain locations is
not out of the character of the surrounding neighborhood and the expected area as it evolves.

CONCLUSION

The Spectrum redevelopment at Broad and West fully reflects the City’s vision for that area of
Falls Church. The project meets or exceeds the primary and secondary criteria used to evaluate the
merits of the special exceptions. Therefore, the requested special exceptions for residential use and
height bonus at the City’s gateway should be granted.

Thank you and the City Staff for its guidance and attentiveness to this project.
Sincerely,
,;/Q E \i oAV
4%
David R. Lasso

DRL saj
Enclosures
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April 8,2015

VIA HAND DELIVERY

James Snyder

Director of Planning and Zoning City of Falls Church
City Hall

300 Park Avenue

Falls Church, VA 22046

Re: Spectrum Development Company LLC Letter of Transmittal and Justification for
Application for Amendment to Comprehensive Plan at Broad and West Streets (April 8
RESUBMISSION).

Dear Jim:

Baskin, Jackson & Lasso represents Spectrum Development Company LLC (“Spectrum”)
which has contracts to purchase the parcels at 919 Park Avenue, 921 Park Avenue, 925 Park Avenue,
212 N. West Street, 110 N. West Street, 934 W. Broad Street, 932 W. Broad Street 922 W. Broad
Street, 920 W. Broad Street and 916 West Broad Street (the “Site”). Please accept this Transmittal of
and Justification for, an application to amend the City’s Comprehensive Plan (and Land Use Map)
designation for the site. This letter relates to the April 8, 2015 RESUBMISSION of this Project).

The current use of the site is currently shown on the Map for the parcels at 919, 921, and 925
Park Avenue is “Low Residential” and the remainder of the parcels of the development site are shown
as “Business”.

Spectrum proposes to change the Future Land Use Map so that the entire site would be “Mixed
Use”. The April 8 RESUBMISSION responds to the requests of the Community City Staff, Boards
and Commissions and City Council to, among other things, provide an improved transitional use and
design along Park Avenue. The plans have been revised so that there are retail uses along Park Avenue
on the ground level. These retail uses will be designed and marketed to existing tenants in the area of
the site and will permit lower rents. There will not be any vehicular access along Park Avenue. One
level of parking will be located above this retail such that the height will be about 35 with a setback
from Park Avenue of more than 20°. There will be added parking levels above but they will be set back
about 9" so as to minimize their appearance. The total height will be about 55°, which is lower than the
January submission. There were eight levels of parking previously and there was no “step back.”
Please refer to attached Exhibit; note the “Bulk Plane Angle” exceeds that required in the ordinance for
Mixed Use Development (“MUR?”).
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This RESUBMISSION takes its cue from the by right use in the City’s T-1 and T-2 Zoning
Districts wherein parking structures are a “by right” use in those transitional districts. This planning
principle of using well designed parking structures for commercial/multi-family uses allowed in the
“B” districts along West Broad Street can reduce activity along Park Ave and make a pleasing
transition to the nearby commercial/multifamily uses. The proposed parking above grade parking
structure will be screened in a way as to prevent undue intrusions into the established single family
neighborhood along Park Ave.

The structure proposed for Mason Row will is designed to be of high quality materials and to
NOT have any vehicular access on Park Ave.

The remainder of the site would be developed as follows:

o A six story mixed use (apartment) building with retail, office and service uses in
the ground floor, with 340 rental apartments; the previously proposed 69-unit
residential condominium on Park Ave. has been removed.

. A hotel of five floors with retail and service uses in the ground floor and hotel
rooms in floors 2 through 6.

. The ground floor of the apartment building (and a portion of the office uses)
would have retail uses; such uses would include a movie theater, restaurants,
retail shops and service businesses with a mix of local, regional and national
brands.

. Cash to support improvements to the existing parkland along the W& OD trail
that will provide a connection to the transit and recreational opportunities of the
Trail; subject to the approval of the Northern Virginia Regional Park Authority.
Cash to the West End Park will be provided.

° Improvements will be provided for bikes, pedestrians and autos will be made
that should improve the existing dangers.

The site is located in planning opportunity area three and the site is discussed in the
Comprehensive plan at pages 58 and 59. The redevelopment area calls for mixed uses diagonally
across from the site but in fact that area is committed in the long term to retail uses.

By consolidating the parcels in this site and by recently adding 916 to the site plan of the
project, Spectrum has achieved a number of the Goals in the City’s Comprehensive Plan. Specifically,
the proposed mixed use development provides for sustainable development as it will allow for
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improvements to storm water management, to energy cfficiency, to parks and open space, to locating
residents nearer to employment, transit and shopping area, enhances the integrity of the low density
residential area by establishing for the long term a “terminus” to the residential area of Park Avenue.
The internal and external improvements to traffic movement will greatly improve the current difficult
intersection of West Street and Park Avenue. (See pages 75Rv through 76Rv of the Comprehensive
Plan).

The site’s proximity to the W&OD trail provides a unique opportunity to the City to maximize
the benefits of that park and transportation amenity. A mixed use development provides the best
opportunity to take advantage of this opportunity. The current general “business™ uses called for in the
Comprehensive Plan would squander the opportunity.

Demographic and market trends demonstrate that the future development in this area should be
an innovative and integrated approach to a mixture of uses including retail, residential and service
uses.

Spectrum expects that given the increasing amount of retail, and newer/smaller multi- family
units, the surrounding area will become more attractive to office users as well. In fact, about 6600
square feet of office use is now provided in the RESUBMISSION. The change in designation from
business to mixed use on this site facilitates this dynamic.

While the current designation does accommodate multi-family uses and the City has approved
similar mixed use developments in areas designated “Business”, Spectrum suggests the more
appropriate designation is “Mixed Use” and consequently has applied for such an amendment to the
Comprehensive Plan. The City will retain the ability through the special exception process to control
the height, massing, uses and overall character of any proposed mixed use project.

The appropriate Application accompanies this letter.

Thank you and the City Staff for its guidance and attentiveness to this project.

Sincerely,
R Lo
cpw/ A DU

David R. Lasso

DRL saj
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Department of Development Services
Planning Division

Room 300 West

300 Park Avenue

Falls Church, VA 22046-3332
Phone: 703.248.5040

Fax: 703.248.5225

PLANNING DIVISION

APPLICATION FORM PROJECT NAME:

[ special Exception
Comp Plan Amendment

[] Subdivision,
Consolidation or Lot Line
[] site Plan Amendment-Minor  Adjustment

Submit one form for each type:
[] site Plan
[] site Plan Amendment-Major

] Rezoning
] Interpretation / Planning
Director

[] Zoning Ordinance Text
Amendment

f . f 4 [ e

L 7 PROJECTDESCRIPTION: |

Street Address: Broad and West

RPC #: see Attached ] Owner of Record: gee Attached

[

o P PRTIG SR APPLICANT INFORMATION:
Applicant: [ ]Owner [ ] Contract Owner _ [x] Agent

| Name: David R. Lasso

Address: Baskin, Jackson & Lasso, PC

Business Phone: 703-534-3610

| 301 Park Ave., Falls Church, VA 22046

Cell Phone: 703-801-1608

: E-mail: David.Lasso@baskinjackson.com

Fax: 703-536-7315

r

1

PROJECT AND PROPER Y INFORMATION: ' =

| SITE PLAN

| Current Zoning:

| [[] Present Development
] Proposed Development
# of New Dwelling Units:

| Current Zoning:

SF
' [] Mixed Use Development

[ 1# site Plan Waiver(s):
[] site Plan Resubmission

' [] site Plan Amendment | Plat

{ Commercial:

| Commercial
[] Consolidation

SUBDIVISION , CONSOLIDATION OR
LoOT LINE ADJUSTMENT

L] Present Development
| [] Proposed Development
‘[ subdivision: []SFH []

[] Lot Line Adjustment
[ preliminary Plat

Comp PLAN/REZONING OR
SPECIAL EXCEPTION

Current Zoning:R1B, B-1, B-3

Proposed Zoning: B-1 '

| Present Future Land Map
Designation: Low Density
| Residential and General Business

[] Present Development
On Street Loading Space

[x] Prposed Development
[] Conditional Rezoning

' ] Other Rezoning

[ ] Final

| TOTAL SITE AREA: 188,137 SF

4.3152 ACRES




APPLICANT SIGNATURE: W ﬁ gi(/'yl'(}'

Applications must be accompanied by corresponding checklists and materials as required.

For Spectrum Development Company, LLC

FeEs: Fees will be determined by Planning staff after an initial evaluation of the submission. Fees
are due at that time, prior to a full review beginning. Fees are paid at the Development Services
Counter and may be paid by cash, check, credit card or debit card. Checks should be made out

the “The City of Falls Church”. Returned checks are subject to fee of up to $50.00.

Status of real estate and personal property taxes, liens, business license and fees:

Q OQutstanding (please

TREASURER: Current  describe): Initials:
a Q Outstanding (please Initials:
COMM. REV: Current describe): ’

ToTAL FEE for this application: §

Accepted by:

MUNIS #

Staff

The City of Fall Church is committed to the letter and spirit of the Americans with Disabilities Act.

This document will be made available in alternate format upon request.

Call 703-248-5080 (TTY 711).
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Department of Development Services
Planning Division

Room 300 West

300 Park Avenue

Falls Church, VA 22046-3332
Phone: 703.248.5040

Fax: 703.248.5225

PLANNING DIVISION :
APPLICATION FORM PROJECT NAME:
Submit one form for each type: [] Special Exception [x] Rezoning
[ site Plan (] Comp Plan Amendment Ia—;l], ;(r;‘tt:: pretation / Planning
[_] Site Plan Amendment-Major [] Subdivision, . .

Consolidation or Lot Line [ i?:ér:‘%r(r");?:tnance Text
[] Site Plan Amendment-Minor  Adjustment
S T e T PROJECT DESCRIBTION: P A

StI'BEt AddreSS Broad and West

RPC #: See Attached

| Owner of Record: gqq Anache_d

| 3 B L% ‘(};.'.

_APPLICANT INFORMATION: *"

O e B b | G !
hn X P L o e e o )

Applicant: [ ]Owner  [] Contract Owner

[x] Agent l

| Name: David R. Lasso

| Address: Baskin, Jackson & Lasso, PC

Business Phone: 703-534-3610

301 Park Ave., Falls Church, VA 22046

Cell Phone: 703-801-1608

E-mail: David.Lasso@baskinjackson.com

Fax: 703-536-7315 ]

- BROJECT AND PROPERTY INEORMATION:

et i &

. SITE PLAN

' Current Zoning:

[] present Development
I___] Proposed Development
| ' # of New Dwelling Units:

SF
("] Mixed Use Development

' [J# site Plan Waiver(s):
[] site Plan Resubmission

Commercial:
] Subdivision:
Commercial

SUBDIVISION , CONSOLIDATION OR
Lot LINE ADJUSTMENT 1

Current Zoning:
(] Present Development

] Proposed Development

' [] Consolidation
| [ Lot Line Adjustment

Comp PLAN/REZONING OR

SPECIAL EXCEPTION ;

' Current Zoning:R18, B-1, B-3 |
Proposed Zoning: B-1

' Present Future Land Map
] Designation: Low Density
| Residential and General Business

| [] Present Development
On Street Loadmg Space

o PrRpoA e
' [J conditional Rezoning

| [] other Rezoning 1

srH [

) [ Preliminary Plat  [] Final
_D Site Plan Amendment Plat
_TOTAL SITE AREA: 188,137 SF 43152 ACRES

—
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APPLICANT SIGNATURE: W . i"'lw@

For Spectrum Development Company, LLC
Applications must be accompanied by corresponding checklists and materials as required.

FEES: Fees will be determined by Planning staff after an initial evaluation of the submission. Fees
are due at that time, prior to a full review beginning. Fees are paid at the Development Services
Counter and may be paid by cash, check, credit card or debit card. Checks should be made out
the “The City of Falls Church”. Returned checks are subject to fee of up to $50.00.

Status of real estate and personal property taxes, liens, business license and fees:
Q Outstanding (please

TREASURER: Current describe):
a Q) Outstanding (please

COMM. REV: Current describe):

Initials:

Initials:

ToraL FeE for this application: $

Accepted by: MUNIS #
Staff

The City of Fall Church is committed to the letter and spirit of the Americans with Disabilities Act.
This document will be made available in alternate format upon request.
Call 703-248-5080 (TTY 711).



Department of Development Services

) ALLS Planning Division

j C Room 300 West
= IHIURCH 300 Park Avenue
Falls Church, VA 22046-3332

Phone: 703.248.5040

Fax: 703.248.5225

PLANNING DIVISION -
APPLICATION FORM PROJECT NAME:
Submit one form for each type: [x Special Exception [[] Rezoning
(] Site Plan [] Comp Plan Amendment Igi:lelgttoe:pretatlon / Planning
[] site Plan Amendment-Major [ ] Subdivision, . [] Zoning Ordinance Text
Consolidation or Lot Line Amendment
[] site Plan Amendment-Minor  Adjustment
R B e PROJEGT DESCRIETION: | 2 o e 1 e e )
Street Address: Broad and West
| RPC #: gee Attached l Owner of Record: gee Attached |
e 0 e G APPTICANT INFORMATION: o it by sty SRR TS
Applicant: Owner [ ] Contract Owner x] Agent l
Name: David R. Lasso |
Address: Baskin, Jackson & Lasso, PC Business Phone: 703-534-3610 '!
301 Park Ave., Falls Church, VA 22046 Cell Phone: 703-801-1608 |
E-mail: David.Lasso@baskinjackson.com Fax: 703-536-7315 |
M | PROJECT AND'BROBERTYINFORMATION: = '« = = & bs
SITE PLAN | SUBDIVISION , CONSOLIDATIONOR | COMPPLAN/REZONING OR |
' Current Zoning: ' LOT LINE ADJUSTMENT ' SPECIAL EXCEPTION .
[] Present Development ' Current Zoning: Current Zoning:R18B, B-1, B-3 |
' [[] proposed Development [] Present Development Proposed Zoning: B-1

| # of New Dwelling Units: !

'[] Proposed Development ' Present Future Land Map

| Designation: Low Density
Residential and General Business|
' [] Present Development

' Commercial: SF

| [ Mixed Use Development [] Subdivision: [JSFH [

| Commercial On Street Loading Space
| [J# site Plan Waiver(s): ] Consolidation Prapases Development
' [] site Plan Resubmission [] Lot Line Adjustment [] Conditional Rezoning

' [] site Plan Amendment | EatPrellmmary Plat  []Final [] other Rezoning

_TOTALSITEAREA: 188,137 SF | 43152 ACRES




APPLICANT SIGNATURE: M ﬁ . :B(?i\ﬂ’@'

For Spectrum Development Company, LLC
Applications must be accompanied by corresponding checklists and materials as required.

FEES: Fees will be determined by Planning staff after an Initial evaluation of the submisslon. Fees
are due at that time, prior to a full review beginning. Fees are paid at the Development Services
Counter and may be paid by cash, check, credit card or debit card. Checks should be made out
the “The City of Falls Church”. Returned checks are subject to fee of up to $50.00.

Status of real estate and personal property taxes, liens, business license and fees:

Q OQutstanding (please Initials:

TREASURER: Current describe): ’
Qa Q Outstanding (please Initials:

nitials:

COMM. REV: Current describe);

ToTtAL FEE for this application: §

Accepted by: MUNIS #
Staff

The City of Fall Church is committed to the letter and spirit of the Americans with Disabilities Act.
This document will be made available in alternate format upon request,
Call 703-248-5080 (TTY 711).



Application Number
CITY OF FALLS CHURCH, VIRGINIA
DEVELOPMENT SERVICES DEPARTMENT
PLANNING DIVISION

Disclosure Statement

Type or Print in Ink. Complete the following:

1. Description of the real estate affected. List the addresses of all property that is affected by the application.
Provide the lot, block, section, and subdivision of all parcels only if the properties have not been
subdivided.

Address(es) See Broad and West Parcel Ownership Statement Attached
Lot(s) Block(s)
Section(s) Subdivision

2. Is the owner of said real estate, a corporation whose stock is traded on a national or local stock exchange
and having more than five hundred (500) shareholders?

No Yes D If “Yes”, give the name of the corporation and skip to Item 4.

3. List the names, addresses, and nature of interest of ALL persons having equitable ownership of the real
estate to be affected, including, in the case of corporate ownership, the names of stockholders, officers,
and directors; and of ALL real parties of interest.

PARCEL ADDRESS NAME ADDRESS NATURE OF INTEREST

See Attached

4. T hereby certify that this is a true and accurate disclosure of all persons having equitable ownership real

estate to be affected and of all the parties in interest.

CHARLES RYAN EU
Notary Publie
Commonwealth of Virginia

) 502219
_ ‘ Gommussion Expires Sep 30, 2015

pplicant’s Signa
l}/:chard P. guskell
MErgRrss e

Vienna, Virginia 22183
Applicant’s Address

State of Virginia
County of _Fou q-\fd»x

Subscribed and sworn before me this \ \ day of B‘ZC embey L2001

7
Notary Public ”’/{”// = My Commission Expires 6{/ 20 / [l




Mason Row As of January 23, 2015 Parcel Ownership

PARCEL # ADDRESS SQUARE ACRES | EXISTING | PROPOSED | EXISTING LAND | PROPOSED LAND OWNERS
FOOTAGE ZONE ZONE USE USE
DESIGNATION DESIGNATION
51-202-015 919 PARK AVENUE 15,072 0.35 R-1B B-1 LOW DENSITY REAR HALF TO NIGEL YATES AND
Lot 3, D.J. BROWN RESIDENTIAL MIXED USE BERNADETTE YATES
919 PARK AVENUE, FALLS
CHURCH, VA 22046
51-202-014 921 PARK AVENUE 15,064 0.35 R-1B B-1 LOW DENSITY REAR HALF TO TOD W. READ AND
Lot, DJ. BROWN RESIDENTIAL MIXED USE JULIA'S. READ
921 PARK AVENUE, FALLS
CHURCH, VA 22046
51-202-013 925 PARK AVENUE 14,570 0.33 R-1B B-1 LOW DENSITY REAR HALF TO WILLIAM C. SHREVE, SR.
Lot 1, D.J. BROWN RESIDENTIAL MIXED USE AND JR.,
JOHN E. SHREVE, JR.
TRUSTEES
921 PARK AVENUE, FALLS
CHURCH, VA 22046"
51-202-012 212, 212A NORTH 9,572 0.22 B3 B-1 BUSINESS MIXED USE WILLIAM C. SHREVE, SR.
WEST STREET AND JR.,
Lot 11, ACREAGE JOHN E. SHREVE, JR.
PARCEL TRUSTEES
212 WEST ST., FALLS
CHURCH, VA 22046"
51-202-011 212, 212A NORTH 21,000 0.48 B3 B-1 BUSINESS MIXED USE WILLIAM C. SHREVE, SR.
WEST STREET AND JR.,
Lot 3, MINNIE ELLISON JOHN E. SHREVE, JR.
TRUSTEES
212 WESTST., FALLS
CHURCH, VA 22046!
51-202-010 110, 112, 112A 15,488 0.36 83 B-1 BUSINESS MIXED USE WILLIAM C. SHREVE, SR.
NORTH AND JR.,
WEST STREET JOHN E. SHREVE, JR.
Lot 2, MINNIE ELLISON RICHARD PETER’
212 WEST ST., FALLS
CHURCH, VA 22046’
51-202-009 934 WEST BROAD 19, 868 0.46 B3 B-1 BUSINESS MIXED USE WILLIAM C. SHREVE, SR.
STREET AND JR.,
Lot 1, MINNIE ELLISON JOHN E. SHREVE, JR.
TRUSTEES
212 WEST ST., FALLS
1

7031160-v5




CHURCH, VA 22046"

51-202-028 928, 930, 932 WEST 3,843 0.09 B3 B-1 BUSINESS MIXED USE WILLIAM C. SHREVE, SR.
QUTLOT BROAD STREET AND IR,
Lots 1, 2, and 1A JOHN E. SHREVE, JR.
ACREAGE PARCEL TRUSTEES
212 WEST ST., FALLS
CHURCH, VA 22046®
51-202-028 928, 930, 932 WEST 22,260 51 B3 B-1 BUSINESS MIXD USE WILLIAM C. SHREVE, SR.
BROAD STREET AND JR.,
Lots 1, 2, and 1A JOHN E. SHREVE, IR.
ACREAGE PARCEL TRUSTEES
212 WEST ST., FALLS
CHURCH, VA 22046!
51-202-005 922, 924, 926 WEST 16,962 0.39 B1 B-1 BUSINESS MIXED USE ATALLA TRUST
BROAD STREET MIKE N. ATELLA AND
Lot 3, ACREAGE SUSIE K. ATALLA,
PARCEL TRUSTEES OF
6926 CONFEDERATE RIDGE
LANE, CENTREVILLE, VA
20121°
51-202-004 920 WEST BROAD 16,789 0.38 B1 B-1 BUSINESS MIXED USE PAJELA NABLAH, ET AL.
STREET 5429 MIDDLEBOURNE
Lot 4, ACREAGE LANE
PARCEL CENTREVILLE, VA 20120°
52-202-003 | 916 West Broad Street 17,649 .40520 B1 B1 BUSINESS MIXED USE RAHEJA, LLC
LotS 916 W. BROAD STREET
FALLS CHURCH, VA 22046°
TOTAL 188,137  4.31520

1 and 2 The beneficiary of the Trust is Shreve Associates, a Limited Partnership. This partnership is comprised of John E. Shreve, Richard S. Shreve, Thomas G.
Shreve, Debra Shreve King; Dee Ann Walton, Darlene Penae Shreve, Shane Christopher Shreve and the Estate of William C. Shreve, Jr.

3 Beneficiaries are Mike Atalla, Jimmy Atalia, Louie Atalla, Suzie Atalla, and Nick Atalla

4 Remaining Owners are Massorah Niazy and Esmatuliah Niazy

5 Members are Himoni Raheja and Surinder Singh Raheja

Contract Purchaser for all parcels is Spectrum Development LLC, located at P.O. Box 937, Vienna, Virginia 22183. The members are Peter A. Batten (Principal),

Richard P. Buskell {President and CEQ), and Bobby G. Batten (Principal).

7031160-v5




CONSENT LETTERS



November 4th 2013

Richard Buskell

President

Spectrum Development, L.L.C.
1780 Dawson Street

Vienna, VA 22182

Re: 919 Park avenue, Falls Church, VA
ear-Mr.-Buskell:

Title to 919 Park Avenue, Falls Church, VA Is vested In “Nigel J. Yates and Bernadette Reverle Adams,
formerly known as Bernadette Adams Yates, formerly known as Suzanne Bernadette Adams Yates”.

The undersigned herby consent to the filing by Spectrum Development, L.LC. of the following
applications to the City of Falls Church, Virginla:

=

Special Exception to allow Mixed Use Development and construction of building with a
maximum helght of 85’ on the property at 919 Park Avenue, falls Church, Virginia.

2. Change the Comprehensive Plan Future Map to show the property at 919 Park Avenue, Falls
Church, Virginia as mixed use rather than residential.

Rezone a portion of the property at 919 Park Avenue to B-1.

4. Any other zoning entitlement application or permit necessary to authorize the development
of the mixed use project known as the “Broad and West".

w

Respectfully submitted,

Nigel J, Yates

M
rd
Bernadetylfdams




November (‘ .2013

Richard Buskell

President

Spectrum Development, L.LC.
1780 Dawson Street

Vienna, VA 22182

Re: 921 Park avenue, Falls Church, VA
Dear Mr. Buskell:
Title to 921 Park Avenue, Falls Church, VA Is vested in "Tod W. and Julia S. Read”.

The undersigned herby consent to the filing by Spectrum Development, LLC. of the following
ap plications to the City of Falls Church, Virginla:

1. Special Exception to allow Mixed Use Development and construction of building with a
maximum height of 85 on the property at 921 Park Avenue, falls Church, Virginla.

2 Change the Comprehensive Plan Future Map to show the property at 921 Park Avenue, Falls
Church, Virginia as mixed use rather than residential.

3. Rezone the property at 921 Park Avenue to B-1.

4. Any other zoning entiiement application or permit necessary to authorize the development
of the mixed use project known as the "Broad and West”.

Respectfully submitted,
R
Tod{ikead

.. :M‘a S.. Qf‘s cz(’

Julia 5 Read




November [ '*( . 2013

Richard Buskell

Prasident

Spartrum Development, LL.C
1780 Dawson Streer

Vienna, VA 22182

Ra- 932 & 938 West Broad Strggg, Falls Church, VA

orth Wiest: St VA
M@M&m&&m Ch inja
925 Park Avenue, Falls Churdh, Virginia

" 928 West Broad, Falls Church, VA
Dear ¥AT. Basketl: d, " -

Titles to the atiove captioned real properties are vested in "John E. Shreve, Richard §, Shreve,ﬂmms
G. Shreve and Petnr A Amtson, as Trustees”. The Trustaddress 157 212 North West Straaf; Falls Church,

Vinginia 22046,
The sole beneficary of the Shreve Trust is Shreve Assoclates, A Limited Partnarship.

The Yrust herby consents to the filing by Spactyum Development, LLC. of the following appfications to
the Clty of Falils Church, Virginla;

1. Special Exception to allow Mixed Use Develapment and construction of building with a
maximum halght of 85° an the above captioned real properties.

2. Change the Comprehensive Plan Future May ba show the above captioned real proglerties as
miixed use @ther than low density residential and business.

3. Reronethe property ak 925 Park Avenue to B-1

4. Rezone the property at 934 West Broad  8-1.

5. Spedal Use Permit for a driva through pharmacy.

6. Anyother moning entitement application or penmlt necessary to authorize the development

of te mixad use project known a3 the “Brood and West”™.

9\7',.
- gy

Thomas G. Shreve, Trustee



January 15, 2014

-t

Richard Buskell

President

Spectrum Development, L.L.C.
1780 Dawson Street

Vienna, VA 22182

Re: 922 West Broad Street, Falls Church, VA

Dear Mr. Buskeil:

Title to 922 West Broad Street, falls Church, VA [s vested in"Atalla Trust, Nick Atalla, Trustee”. The
malling address used by the title owner for communications regarding the property is
11228 NE 67th Street, Kirkland, WA 98033

The beneficiaries of the Atalla Trust are:

Mike Atalla Suzie Atalla
Jimmy Atalla Nick Atalla
Louie Atalla

The Undersigned hereby consents to the fillng by Spectrum Development, LL.C. of the following
applications to the City of Falls Church, Virginia:

1. Special Exception to allow Mixed Use Development and construction of building with a
maximum height of 85’ on the property at 922 West Broad Street, Falls Church, Virginia.

2. Change the Comprehensive Plan Future Map to show the property at 922 West Broad Street
Falls Church, Virginla as mixed use rather than commercial.

3. Any other zoning entitlement application or permit necessary to authorize the development
of the mixed use project known as the “Broad and West”.

Respectfully submitted,

?// ﬂﬂﬁj*— , Trustee

NICK ATALLA




October_ ° . 2013

Richard Buskell

President

Spectrum Development, L.L.C,
1780 Dawson Street

Vienna, VA 22182

Re; 920 West Broad Street, Falls Church, VA
Dear Mr. Buskell:

Title to 920 West Broad Street, Falls Church, VA (s vested in “Nabllah Pajelah, also known of record as
Nabilah Pajela, Massorah Niazy, also known of record as Mastoorah Niazy, and Esmatullah Niazy®. The
maling address used by the title owners for communicgtions regarding the property s

jé 02 TW!.LA wWide A\ e, i jenna ) \fe

The Undersigned hereby consent to the filing by Spectrum Development, LL.C. of the following
applications to the City of Falls Church, Virginia:

1. Special Exception to allow Mixed Use Development and construction of bullding with a
maximum height of 85’ on the property at 920 West Broad Street, Falls Church, Virginla.

2. Change the Comprehensive Plan Future Map to show the property at 920 West Broad Street
Falls Church, Virginia as mixed use rather than residential.

3. Any other zoning entitlement appllcaﬂon or permit necessary to authorize the development
of the mixed use project known as the “Broad and West”,

R;ﬂ)ecﬂ‘ully subglmed,
e A /' (WS
7 L/_Zl . 4&

T /
ESMATULLAH NIAZY
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( /\) E’l A

October 15, 2014

Richard Buskell

President

Spectrum Development, LLC
1866 Amberwood Manor Court
Vienna, VA 22182

Re: 916 West Broad Street, Falls Church VA (the “Property”)

Dear Mr. Buskell:

Title to 916 West Broad Street, Falls Church, VA is vested in “Raheja, LLC,” a Virginia limited liability
company. The mailing address used by the title owner for communications regarding the property is 916
W. Broad Street, Falls Church, VA 22046.

The members of Raheja, LLC are;

Surinder Singh Raheja

H\Jum' RG—L-Q:"P\

The undersigned hereby consents to the filing by Spectrum Development, LLC of the following
applications to the City of Falls Church, Virginia:

1. Special exception to allow Mixed Use Development and construction of buiidings in the 900
block of W Broad Street up to a maximum height of 110°.

2. Rezone the property at 916 W. Broad Street, Falls Church, VA to B-2.

3. Change the Comprehensive Plan Future Map to show the property at 916 W. Broad, Falls
Church, VA as mixed use rather than commercial.

4, Any other zoning entitlement application or permit necessary to authorize the development
of the mixed use project known as ‘Mason Row".

This consent is subject to Raheja, LLC and Spectrum Development, LLC entering into a purchase and sale
agreement for the Property and this consent and the above referenced applications may be withdrawn
by Raheja, LLC in the event the parties do not enter into such a purchase and sale agreement.

Respectfully Submitted,

Surlhder Singh Raheja
Member



Statement Regarding Broad and West Development’s Conformance with City's Adopted
Comprehensive Plan and Design Guidelines

A change in the Comprehensive Plan is requested. Please refer to the Transmittal and
Justification Letter for the Comprehensive Plan change.

Compliance with the Design Guidelines is also discussed i

n the Transmittal and Justification
Letter for the Special Exceptions.

7034817-v2



STATEMENT THAT MASON ROW (PROPOSED BROAD AND WEST)
DEVELOPMENT MEETS SPECIAL EXCEPTION CRITERIA FOR
MIXED-USE AND HEIGHT BONUS

The proposed development meets the primary and secondary criteria listed in Falls
Church City Code (“Code”), Sections 48-90(d) (1) and (d) (2), and the following is a brief
summary of the criteria listed in these Code Sections. Please refer to the justification materials
and community benefits list for a more complete explanation of the proposed development and
how it will benefit both the South Washington Street area and the City of Falls Church as a
whole.

1. Primary Criteria (Section 48-90(1)):
a. The resulting development conforms to the City’s adopted Comprehensive Plan and
Design Guidelines (Section 48-90(1) (a)).

The Comprehensive Plan shows that the property is located in Planning Opportunity Area
3, and the proposed development meets or exceeds the strategies called for in that area:
1. Consolidation of lots to accommodate higher density.

2. Promotion of redevelopment that eliminates stand-alone automobile and light
industrial facilities.

3. Improve pedestrian accessibility with controlled cross walks at various locations.

4, Create a consistent design, in terms of building height and design, streetscape
improvements, and other aspects of the built environment in the City.

5. Preserve recreational resources in the area.

6. Create development to promote a positive image of the City in an area that has not
seen any significant new development in decades.

7. Locate buildings as close to West Broad and West Streets as possible with
parking located in the rear or in shared buildings or in structured facilities (in this
case covered, surface and underground).

8. Achieve consistent architectural goals.
9, Traffic turn lanes will be added to Broad and West Streets.

Additionally, the Comprehensive Plan’s Future Land Use Map designates the property as
“business”. The text of the comprehensive plan currently points out that while this means
the area should be “primarily” recognized as retail or office districts rather than
residential, “special exceptions for residential use and height bonuses have also been
granted to create mixed use projects in ‘business’ areas since 2002”.



The Comprehensive Plan should be changed to reflect current practice, the City’s goals
and the changing environment. To do this, an application to change the Comprehensive
Olan’s designation from Business to “Mixed Use” has been submitted to the City. The
Design Guidelines show that the property is located in the West Broad Street Area. As
called for in the Guidelines, the proposed development will reflect an urban street front,
will provide a consistent identity for the area, increase pedestrian activity, and indicate
the high standards of the City. In addition, the proposed development will widen paving
at crosswalks, provide a mini- park at the W& OD trail, all of which will work to increase
pedestrian and bicycle activity in the area. The site’s proximity offers a unique
opportunity to finally provide superior connection to the W&OD Trail. The best use to
optimize that linkage is mixed use and not office or light industrial uses.

b. The resulting development provides for significant net new commercial square
footage and allows for a mix of commercial and residential uses (Section 48-90(1)

(b))

Currently, the properties in the site contribute only minimally in tax revenue. All existing
properties are served by significant surface parking. The proposed development will
remove these largely automobile-oriented and light industrial uses, providing significant
net new commercial square footage and allowing for a mix of commercial and residential
uses. The proposed development as noted provides substantial new commercial space
(more specifically described in the Table in the Concept plan), and uses language desired
by the City.

c. The resulting development produces substantial positive net new commercial
and residential revenue to the City (Section 48-90(1) (¢)).

In conjunction with this application, information has been submitted to the City to be
inputted into the City’s cost/revenue impact model to predict the project’s net new
revenue, and a report has been received, which is attached separately. As recognized by
the Comprehensive Plan, the parcels that make up the property are underutilized currently
in terms of their density and use. The proposed development will significantly increase
the assessed value of and resultant property tax revenue generated by the property. In
addition, by creating a vibrant, attractive western gateway into the City, the development
will encourage additional consumers to enter the area and patronize commercial uses
throughout the City.

Secondary Criteria (Section 48-90(2))

. The development is not disproportionate to surrounding land uses and planned land
uses in size, bulk or scale (Section 48-90(2) (a)).

The proposed development is a concrete podium of commercial uses with five floors of
office, multi-family and hotel above, with a total height of about 85 feet. The
development has the unique aspect of substantial at grade parking for the retail uses
hidden behind the retail/service (including a movie theater) and under the residences. The
exterior is masonry, and the building is fully consistent with high standards established
by the City for prior mixed use projects. The area of the footprint of this project is “low”
and the height of the new building will blend well with its environment and set the stage



for future development. Given the high-quality design and construction of the building
and its prominent place in the City, a building of this scale is appropriate. The proposed
development works in conjunction with existing buildings to further create a dramatic,
defined statement of quality for this area of the City. The development is consistent with
the discussion in the Comprehensive Plan for this Redevelopment Opportunity Area
which calls for significant mixed (multifamily) uses-the area called for this Plan however
is committed long term to other uses that conflict with the Plan.

The prior design along Park Avenue has been modified to include retail to be marketed to
local and existing businesses. There will be no vehicular access. There is one level of
parking above the retails such that the height will be about 35°. There will be additional
parking above in decks further set back about 9°. The total height has been reduced from
prior designs and will be about 55°.

- The resulting development does not overburden the existing community facilities,
including the school, transportation and water and sewer systems (Section 48-90(2)

(b)).
Transportation

A traffic study has been conducted by Wells and Associates that evaluates the anticipated
traffic impacts of the application and provides specific recommendations to miti gate
those impacts. That Study has been provided to the Staff. Some revisions to counts will
be made to reflect the changes in the retail plan for the site. The application envisions a
vibrant mixed-use development that will be sensitive to the transportation concerns of the
City. By providing a variety of complementary uses on the same site, the proposed
development will encourage self-contained, pedestrian trips. Additionally, due to its
location proximate to several bus routes including a future intermodal transportation
center and with implementation of Transportation Demand Management (“TDM”)
measures, a percentage of the trips generated by the residential and commercial
components of the proposed development are anticipated to utilize non-auto modes of
transportation. TDM measures will include convenient bicycle storage facilities, transit
incentives, and resources conducive to teleworking. Furthermore, the developer proposes
to reconfigure of the intersection at West Street and Park Avenue and add lane changes
and traffic calming. A traffic light will be placed at West and Park and one at W. Broad
Street.

Water & Sewer

The City’s utility engineer has confirmed that water and sewer service is adequate. The
project will greatly improve storm water management with BMPs as the existing
development has virtually no storm water management measures.

The resulting development provides community benefits such as affordable housing,
as it is described in Section 38-43 (Section 48-90(2) (c)).

The developer is proposing a cash payment in lieu of Affordable Dwelling Units.



A commitment to LEED Silver for the Apartment building is provided, and the developer
will underground all aerial utilities contiguous to the site depending on costs and
availability of easements. The developer proposes to review this in detail with the City to
determine what poles can be undergrounded in the immediate area.

. The resulting development contributes to a vibrant, pedestrian-oriented
environment both on site and in relation to adjoining properties, with street level
activity throughout the day and evening (Section 48-90(2) (d)).

The current uses at the site are distinctly automobile-oriented, with the majority of the
property occupied by their own surface parking lots. The proposed development will
move almost all parking within enclosed structures, which will contribute further to the
walkable nature of the area.

The provision of streetscape along the entire development’s three sides facing streets will
contribute to the vibrant, pedestrian-oriented environment with connectivity to adjacent
commercial and park areas. The mix of uses, including restaurants, retail, movies, and
other commercial opportunities will provide a balanced commercial center that will
generate pedestrian traffic throughout the day and evening. The street level retail uses
will be very visible and will encourage customers to enter the area to shop and visit not
only this development, but the additional retail located nearby.

. The resulting development offers creative use of landscaping, open space and/or
parks, public plazas or and walkways connecting to adjoining properties (Section
48-90(2) (e)).

Three sides of the proposed building will have the attractive “streetscape” design and
fixtures, and there will be enhanced connections around the site to nearby businesses,
parks, and residences. The design of the area near the W&OD trail will invite pedestrians
to ride bikes, rest, talk, sit, eat and simply enjoy the area which includes the soon to be
completed West End Park.

A cash contribution is provided. Further, a cash contribution is possible to facilitate the
completion of the West End Park.

The resulting development provides a variety of commercial services and uses that
are attractive to and meet the needs of all city residents for entertainment, art,
recreation, dining retail and array of consumable goods (Section 48-90(2)(f)).

As stated above, the proposed development envisions a hotel as well as a mix of
commercial uses. This includes a movie/dinner theater, and retail opportunities in an area
that is lacking sufficient quality retail currently. These commercial entities will

serve the residential uses within the proposed development, as well as the neighborhood
as a whole.

. The resulting development encourages local or independent businesses (Section 48-
90(2) (2))-



The retail and restaurant space provide a unique opportunity for local, regional and
independent businesses, and the high-quality development will help the area as a whole
attract and cultivate local and independent businesses. The smaller retail spaces in the
development and the spaces along Park Avenue provide excellent opportunities for local
“mom and pop” and incubator businesses.

. The resulting development provides for a reduction of single use parking
requirements through shared parking Section 48-90(2) (h)).

As shown in the submitted conceptual plan, the developer is recommending shared
parking. The developer will explore with the final parking provided with the City to
determine any additional parking reductions are justified based on the characteristics of
the property and its proximity to bike ways, as well as several bus lines, will lead to
fewer automobile trips. Additionally, some residents will bike to work (or to a multi-
modal transit location for switching to bus or rail), and the commercial uses will be
patronized at least in part by pedestrians and cyclists.

The resulting development encourages multi-modal transportation through design
and other techniques to reduce the reliance on single occupancy vehicles, and
utilizes sheltered stops for mass transit whenever feasible Section 48-90(2) (i)).

As discussed, the property is in close proximity to existing bike ways, as well as the
Metro Rail station and several bus lines. It is expected that some residents will walk to
the Metro Rail station and others will bike to work, and that the commercial uses will be
patronized at least in part by pedestrians and cyclists. The design includes attractive and
user friendly places for bikes to be parked and stored.

The resulting development utilizes LEED criteria in the design of the project Section
48-90(2) (j))-

The proposed apartment is planned to be LEED Silver certified, and will otherwise be
designed using green design principles and elements. By removing the existing
imperious parking lots and implementing a new storm water management plan, the
development will greatly reduce storm water runoff in the area. Additionally, the non-
residential part of the project will incorporate eco-conscious sustainable elements in the
design of the hotel and other commercial spaces.



Special Exception for Height Bonus.

The area of the site to be used for the mixed use project is currently zoned B-3 and B-1,
which permit a by-right height of up to 55 feet. The developer proposes the requested
development to be a maximum height of 85 feet.

Up to 30 feet of bonus height may be granted if the project is exemplary in terms of
conformance to the Primary Criteria 1 and 2 set out above and assists in conformance
with Primary Criteria 2 and 3. The amount of new commercial area is many times
greater than the area of the existing commercial activity. More importantly, the new
commercial activity replaces commercial uses which are discouraged by the City’s
Comprehensive Plan. The net new commercial and retail income is far greater than that
of the existing uses and far superior in terms of making the area a desirable play to live,
work, and play. Many of the difficult to achieve goals of the Comprehensive Plan will be
met by the proposed development. For these reasons, this plan is exemplary in its
achievement of the primary criteria set out above.

Bonus height may able be awarded for certain preferred uses when located on primary
street frontage. These uses include outdoor dining, hotel and other uses specifically
requested by the City. This development proposes improvements to the W&OD park, a
hotel, offices, a new movie/dinner theater, multiple retail opportunities and outdoor
dining and some restaurants possibly with entertainment; all of which are considered
preferred uses, justifying a bonus height of 30 feet.

It is important to note here that the first floor retail uses require a ceiling heights ranging
from 15 to 24 feet, and that this required ceiling height is a major reason why the bonus is
needed. As discussed, the design of this project, and in particular its height, is an
exceptional new addition to this part of the City. The project sets a high bar for quality in
terms of design, use, and materials, and if the proposed project were to be lowered by 30
feet, the integrity of the design would be greatly compromised, likely making the
development infeasible.

The location and unique physical characteristics of the site make the requested building
height appropriate. The property is located in an area that is expected to attract similar
developments which will likely reach heights of 85°, so that the requested height of 85’ in
certain locations is not out of the character of the surrounding neighborhood and the
expected area as it evolves.



Statement Regarding West and Broad Streets Development’s Impact on Community Facilities,
including Transportation, Schools, and Water and Sewer Systems

The proposed development will marginally impact all community facilities and it does add
students to the school system. Please refer to the Justification letter provided and the concept plan
itself, as well as the Fiscal and Analysis provided by the City staff.

However, the development proposed is designed to not only mitigate these impacts, but
improve the current situation.

¢ Improvements to the W&OD Trail are proposed, by way of a cash contributor. The development
will include recreational amenities for its residents (pool, exercise and media rooms.

e The intersections at West and Park and West and Grove will be improved significantly with turn
lanes and new controls. Please refer to the TIA by Wells and Associates. The number of curb cuts
will be reduced substantially and a new “spine road” through the project should improve the
current conditions in that immediate area.

e The current users have no storm water management but the proposed development will have
BMP’s for storm water management and will improve community SWM facilities dramatically. 1t
is also expected the sanitary sewer will improve by eliminating storm water from entering the
system, although clearly the overall load to the sewage treatment plan will increase.

e The new development will dramatically improve the streetscape along West Broad, West and
Park Avenue.

e The existing users are not energy efficient but the new apartment building will meet LEED Silver
standards.

e While some new students will be added, the development will contribute toward capital costs of
the school system.

e A cash contribution will be made for Parks.



Attachment 2

Conceptual Development Plan
Dated April 8, 2015



MASON ROW

AT THE INTERSECTION OF WEST BROAD STREET AND NORTH WEST STREET

CITY OF FALLS CHURCH, VIRGINIA

CONCEPTUAL DEVELOPMENT PLAN

NOTES

THE PROPERTIES SHOWN HEREON ARE DESIGNATED BY THE CITY OF FALLS CHURCH, VIRGINIA, AS REAL PROPERTY
CODE (RPC) NUMBERS:

a)51-202-009, 51-202-010, 51-202-011, 51-202-012, AND 51-202-028, ZONED B-3 "GENERAL BUSINESS"
b)51-202-003, 51-202-004, AND 51-202-005, ZONED B-1 "LIMITED BUSINESS"

¢)51-202-0013, 51-202-014, AND 51-202-015, ZONED R-1B "MEDIUM DENSITY RESIDENTIAL"

(PER THE CITY OF FALLS CHURCH ZONING)

ZONING TABULATION

EXISTING ZONES: B-1, B-3 & R-1B

PROPOSED ZONE: B-1

EXISTING SITE AREA: 188,137 SF OR 4.32 AC

MAP AMENDMENT

VICINITY MAP SCALE: 1"=2000"

1. RE=ZONING REQUEST FROM B-1, B—3, & R—1 TO B-1.

2. COMPREHENSIVE PLAN — FUTURE LAND USE PLAN MAP AMENDMENT FROM "BUSINESS &

"LOW DENSITY RESIDENTIAL" TO "MIXED—USE”.

1Z\A1

CHECKED:

AA DC

DRAWN:

(703) 532-6163 Fax (703) 533-1301

FALLS CHURCH, VIRGINIA 22046
www.WLPINC.com

)
QO hN
c =
c O
o Qo
O <
..
2
>
(O]

b —d
c 5
U)L

<
[ ]

n 2
o 8
L @
c o
> £
W _a

207 PARK AVENUE

ESTABLISHED 1945

DATE: 01/09/2014, REV. 07/07/2014, REV. 08/28/2014, 12/15/2014
NANOINNAE CILID NN AI0OIDNAE CIID N4

NCORPORATED

2. THE PROPERTY IS AS FOLLOWS:
a) PARCEL 51-202-003, BEING LOT 3, AS RECORDED IN DEED BOOK F-8 AT PAGE 521, IS NOW IN THE NAME OF EXISTING R-1B ZONE 44,706 SF 103 | AC
RAHEJA, LLC, AS RECORDED IN DEED BOOK 3240 AT PAGE 363 AMONG THE LAND RECORDS OF ARLINGTON EXISTING B-3 ZONE 92,031 SF 211 AC SPECIAL EXCEPTION
COUNTY, VIRGINIA. EXISTING B-1ZONE 51,400 SF 1.18 AC ,
b) PARCEL 51-202-004, BEING PART OF LOT 2, AS RECORDED IN DEED BOOK F-8 AT PAGE 521, IS NOW IN THE | TOTAL 188,137 SF 432 AC 1. SPECIAL EXCEPTION REQUESTED FOR AN 85" BUILDING HEIGHT PER SECTION 48-455(2). w
NAME OF NABILAH PAJELAH, MASSORAH NIAZY, AND ESMATULLAH NIAZY, AS RECORDED IN DEED BOOK 3225 AT Z
PAGE 1656 AMONG THE LAND RECORDS OF ARL INGTON COUNTY, VIRGINIA. 2. SPECIAL EXCEPTION REQUESTED FOR MIXED USE REDEVELOPMENT IN B—1 DISTRICT. Z
¢) PARCEL 51-202-005, BEING PART OF LOT |, AS RECORDED IN DEED BOOK F-8 AT PAGE 521, IS NOW IN THE |PROPOSED B-1ZONE 188,137 SF 432 AC j
NAME OF ATALLA TRUST, NICK ATALLA, TRUSTEE, AS RECORDED IN DEED BOOK 2420 AT PAGE 847 AMONG THE | TOTAL 188,137 SF 432 AC 3. SPECIAL EXCEPTION BY FORMAL RESOLUTION REQUESTED FOR AN ON-STREET LOADING SPACE. S
LAND RECORDS OF ARLINGTON COUNTY, VIRGINIA. —|®
d) PARCELS 51-202-009, 51-202-010 AND 51-202-011, BEING LOT | - 3, MINNIE D. ELLISON SUBDIVISION, AS PROPOSED B—-1: WAIVERS REQUEST e
RECORDED IN DEED BOOK 1257 AT PAGE 78, AMONG THE LAND RECORDS OF FAIRFAX COUNTY, VIRGINIA, IS NOW , - \ 43
IN THE NAME OF JOHN E. SHREVE, ET AL, AS SURVIVING TRUSTEES, AS RECORDED IN DEED BOOK 6204 AT VAY. BUILDING HT R5E5 l;'fED %ﬁi 1. élS%:XER[SECTTHEQ_()&EBD'(SdT)?NCE FROM A COMMERCIAL ENTRANCE OR EXIT TO AN °R 3 R
PAGE 627, AMONG THE LAND RECORDS OF FAIRFAX COUNTY, VIRGINIA, AND IN DEED BOOK 2741 AT PAGE 2090, : : : : : =P
AMONG THE LAND RECORDS OF ARLINGTON COUNTY, VIRGINIA. MIN. YARD REQUIREMENTS: , =3 1
e) PARCEL 51-202-012, BEING COMPRISED OF THE METES AND BOUNDS DESCRIPTION, AS RECORDED IN DEED BOOK FRONT ¢ PROPOSED SITE ENTRANCE OFF OF PARK AVENUE WITH A DISTANCE OF 50" TO 0 S v I -
4090 AT PAGE 92, IS IN THE NAME OF JOHN E. SHREVE, ET AL, AS SURVIVING TRUSTEES, AS RECORDED IN WEST BROAD STREET (FROM |2f(/)\cFET'OF CURB) %F%%JT#ACE OF CURB) RESIDENTIAL DISTRICT ACROSS PARK AVENUE. - S @ =
DEED BOOK 6204 AT PAGE 622, AMONG THE LAND RECORDS OF FAIRFAX COUNTY, VIRGINIA AND IN DEED BOOK " =, } 2
2741 AT PAGE 2090, AMONG THE LAND RECORDS OF ARLINGTON COUNTY, VIRGINIA. NORTH WEST STREET 14 FT. +19.5 FT. 2. A WAIVER REQUESTED TO REDUCE THE BUFFER DENSITY TO THAT SHOWN ON THE PLAN. A\—) Ej )
£) PARCEL 51-202-013, BEING PART OF LOT I, D.J. BROWN'S PROPERTY, AS RECORDED IN DEED BOOK Y-9 AT (FROM FACE OF CURB) (FROM FACE OF CURB) [SECT. 48-1183] Wy Q<<<"
PAGE 347, 1S NOW IN THE NAME OF JOHN E. SHREVE, ET AL, AS SURVIVING TRUSTEES, AS RECORDED IN DEED PARK AVENUE 14 FT. 1188 FT + ALONG THE EASTERN PROPERTY LINE ADJACENT TO RPC 451—202—016. SEE DETALL Moy °
BOOK 9504 AT PAGE 269, AMONG THE LAND RECORDS OF FAIRFAX COUNTY, VIRGINIA AND IN DEED BOOK 2741 (FROM FACE OF CURB) (FROM FACE OF CURB) SHEET Bbes i -
AT PAGE 2126, AMONG THE LAND RECORDS OF ARLINGTON COUNTY, VIRGINIA. :
q) PARCEL 51-202-014, BEING LOT 4, D.J. BROWN'S PROPERTY, AS RECORDED IN DEED BOOK Y-9 AT PAGE 347, L
IS NOW IN THE NAME OF TOD W. READ AND JULIA S. READ, AS RECORDED IN DEED BOOK 2561 AT PAGE 369 SIDE =
AMONG THE LAND RECORDS OF ARLINGTON COUNTY, VIRGINIA. ADJACENT TO 51-202-016 (R-1B) 20 FT. +20 FT. LANDSCAPE NOTES
h) PARCEL 51-202-015, BEING LOT 3, D.J. BROWN'S PROPERTY, AS RECORDED IN DEED BOOK Y-9 AT PAGE 347, ADJACENT TO 51-202-003 (B—1) NONE NONE
S NOW IN THE NAME OF NIGEL J. YATES AND BERNADETTE REVERIE ADAMS, AS RECORDED IN DEED BOOK 3102 1. THE PROPOSED LANDSCAPING AREAS WILL BE DESIGNED UTILIZING APPROPRIATE
AT PAGE 1093 AMONG THE LAND RECORDS OF ARLINGTON COUNTY, VIRGINIA. REAR N/A N/A SPECIES, SOILS, AND IRRIGATION MEASURES TO MAXIMIZE THE OPPORTUNITY FOR a
i) PARCEL 51-202-028, BEING COMPRISED OF PARCELS | THROUGH 6, AS RECORDED IN DEED BOOK 1220 AT PAGE HEALTHY PLANTINGS. 3
535, AND OUTLOT, MINNIE D. ELLISON SUBDIVISION, AS RECORDED IN DEED BOOK 1257 AT PAGE 78, AMONG * SPECIAL EXCEPTION REQUESTED FOR BUILDING HEIGHT PER ZONING CODE DEFINITION. SEE &
THE LAND RECORDS OF FAIRFAX COUNTY, VIRGINIA, 1S NOW IN THE NAME OF JOHN E. SHREVE, ET AL, AS BUILDING HEIGHT CALCULATION ON SHEET P—0401. 2. THE APPLICANT WILL WORK WITH THE CITY ARBORIST TO DESIGN A LANDSCAPE PLAN o
SURVIVING TRUSTEES, AS RECORDED IN DEED BOOK 9504 AT PAGE 252, AMONG THE LAND RECORDS OF FAIRFAX THAT UTILIZES NATIVE TREES, SHRUBS, PERENNIALS AND GRASSES. >
COUNTY, VIRGINIA AND IN DEED BOOK 2741 AT PAGE 2107, AMONG THE LAND RECORDS OF ARLINGTON COUNTY, o
VIRGINIA. PARKING TABULATION 3. THE STREETSCAPE DESIGN WILL BE COORDINATED WITH THE CITY'S ARBORIST AT TIME 3 =
OF SITE PLAN. E o o
o
3. THIS PLAT AND THE SURVEY UPON WHICH IT IS BASED SHOWS ONLY THOSE IMPROVEMENTS THAT ARE OBSERVABLE = .
AND CAN BE LOCATED USING NORMAL SURVEY METHODS. THE UNDERGROUND UTILITIES SHOWN HAVE BEEN LOCATED TOTAL S|k
FROM FIELD SURVEY INFORMATION, MISS UTILITY MARKINGS AND EXISTING RECORDS. THERE ARE NO GUARANTEES, 28 PROPOSED | REQUIRED PARKING | PARKING REQUIRED 2| g
EITHER EXPRESS OR IMPLIED, THAT THE UNDERGROUND UTILITIES SHOWN COMPRISE ALL SUCH UTILITIES IN THE RATIO [SEC. 48-1004] o
AREA, EITHER IN SERVICE OR ABANDONED, OR THAT THE UNDERGROUND UTILITIES SHOWN ARE IN THE EXACT
LOCATION INDICATED. THE UNDERGROUND UTILITIES HAVE NOT BEEN PHYSICALLY LOCATED. RESIDENTIAL (APARTMENTS) SPACE/ SPACES Z
'_
4. TOTAL AREA OF THE PROPERTY IS 188,137 SQUARE FEET OR 4.3190 ACRES. EFFICIENCY 19 UNITS|] 1.0 UNIT 19 o
1 BEDROOM| 106 UNITS| 1.5 UNIT 159 o
5. THIS PLAT IS BASED ON A CURRENT FIELD SURVEY BY THIS FIRM. L BEDROOM W. DEN 98 UNITSI 1.5 UNIT 147 g
6. THE FEDERAL EMERGENCY MANAGEMENT AGENCY'S FLOOD INSURANCE RATE MAP FOR THE CITY OF FALLS CHURCH, 2 BEDROOM| 117 UNITS| 2 UNIT 234 LOADING TABULATION
VIRGINIA, MAP NUMBER 5100540001C, REVISED DATE JULY 16, 2004, DESIGNATES THE PROPERTY AS BEING IN TOoTAL| 340 UNITS USE TOTAL REQUIRED S
ZONE X, AREAS DETERMINED TO BE OUTSIDE THE 0.2% ANNUAL CHANCE FLOODPLAIN. >
TOTAL 559 RESIDENTIAL 0
7. EASEMENTS, CONDITIONS, COVENANTS AND RESTRICTIONS, SHOWN AND/OR NOTED, TAKEN FROM THE TITLE OFFICE )
COMMITMENT PREPARED BY OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY, COMMITMENT NUMBERS:
0. 192001694, 192001695, AND 192001696, EFFECTIVE DATE APRIL 5, 2013, REVISION DATE APRIL 17, HOTEL SPACE/ SPACES THEATER 1
2013
b. 192001697, 192001698, 192001699, AND 192001700, EFFECTIVE DATE APRIL 8, 2013, REVISION DATE PER GUESTROOM| 150 ROOMS| 1 ROOM 150 HOTEL 1
APRIL 22, 2013 EMPLOYEE SPACE PER 10 ROOMS| 150 ROOMS| 1 10 ROOMS 15 SHOPPING CENTER 2
8. EASEMENT GRANTED TO VIRGINIA ELECTRIC POWER COMPANY, RECORDED IN DEED BOOK 617 AT PAGE 182 CANNOT TOTAL 165 TOTAL REQUIRED > <
BE LOCATED. NO EVIDENCE REMAINS THE UTILITY. TOTAL PROVIDED 5 —
9. THE SITE SHOWN HEREON IS REFERENCED TO THE NATIONAL GEODETIC VERTICAL DATUM OF 1929 AS COMPUTED OFFICE SPACE/ SF SPACES Z
FROM A FIELD RUN VERTICAL CONTROL SURVEY AND IS REFERENCED TO THE VIRGINIA COORDINATE SYSTEM OF
1983, [NAD 83(2011) (EPOCH:2010.0000)] AS COMPUTED FROM A FIELD RUN BOUNDARY AND HORIZONTAL CONTROL PER OFFICE FLOOR AREA 6108SF 1 300 21 PARKING PROVIDED 8
SURVEY THAT TIES THIS SUBDIVISION BOUNDARY AND THE BENCHMARK(S) SHOWN TO NOAA/NGS MONUMENT PID TOTAL 21 GARAGE LEVEL SPACES PER e
NUMBER DH4144: LWXI STERLING CORS ARP. THE COMBINED SCALE FACTOR THAT HAS BEEN APPLIED TO THE FIELD LEVEL >
DISTANCES TO DERIVE THE REFERENCED COORDINATES 1S 0.99994857. THE FOOT DEFINITION USED FOR - oa - ;
CONVERSION OF THE MONUMENT COORDINATES AND IN THE PERFORMANCE OF THIS SURVEY IS THE U.S. SURVEY -
FOOT. CONTOUR INTERVAL IS TWO FEET. THEATER SPACE/ SEAT SPACES p1 520 LL] T
FIXED SEATS| 776 SEATS| 1 194 Ll o o
10. THIS SURVEY WAS COMPLETED UNDER THE DIRECT AND RESPONSIBLE CHARGE OF, JAMES A. MADISON, JR., L.S., PO 133
FROM AN ACTUAL [X] GROUND OR [] AIRBORNE SURVEY MADE UNDER MY SUPERVISION: THAT THE IMAGERY AND/OR TOTAL 194 CROUND FLOOR o4 T m oy
ORIGINAL DATA WAS OBTAINED ON MAY 2, 2013 AND NOVMEBER 6, 2014; AND THAT THIS PLAT, MAP, OR DIGITAL =)
GEOSPATIAL DATA INCLUDING METADATA MEETS MINIMUM ACCURACY STANDARDS UNLESS OTHERWISE NOTED. MEZZANINE 93 (/p) Z
RETAIL/RESTAURANT SPACE/ SF SPACES ND FLOOR ” .
I1. THIS SURVEY WAS PERFORMED AT THE REQUEST OF SPECTRUM DEVELOPMENT. RETAIL/RESTAURANT SPACE S 0 . m O ()
3RD FLOOR 64 LLI N
TOTAL 243 (D
4TH FLOOR 64 > 1
5TH FLOOR 38 O < 2I
OVERALL TOTAL 1,182 TOTAL 996 o E ™
NOTES: INCLUDES 20 ACCESSIBLE SPACES (4 VAN ACCESSIBLE) u-
1. RETAIL/RESTAURANT PARKED AT THE SHOPPING CENTER RATE OF 1 SPACE/250 SF. NOTES: (@)
1. ALL PARKING PROVIDED WITHIN BUILDING LIMITS. >_
SEE ARCHITECTURAL PLANS FOR LOCATIONS,
P-0101 COVER SHEET (&
2. ONE LOADING SPACE TO BE PROVIDED ON N. WEST P-0301 EXISTING CONDITIONS
STREET. P-0302 TREE SURVEY
P-0303 TREE INVENTORY
3. 20% PARKING REDUCTION REQUESTED. P-0304 TREE INVENTORY
(IT IS ANTICIPATED THAT PARKING SPACES WILL BE P-0305 CERTIFIED SURVEY PLAT
LOST DURING FINAL STRUCTURAL AND ENGINEERING P-0401 CONCEPTUAL DEVELOPMENT PLAN
P-0402 CONCEPTUAL STREETSCAPE PLAN
DESIGN OF PARKING STRUCTURE AND SlTE)
File No. CC-8 Tax Map No. 40-4 Job No. 07-023 Cadd Dwa. File: Q: \sdskproj\07023\dwg\Planning\Special Exception\07023P—0101.dwg Xref: DIR\Q:\sdskproj\07023\dwg\Planning\Special Exception\07023B-0000 SHEET: P-0101
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L Hn Qo
Tree Inventory - West and Broad St. - Falls Church, VA Tree Inventory - West and Broad St. - Falls Church, VA qé '% % :{_: @
Activities Activities s <@ o3
3 E - 58 P
g . e : . = 52 . g S
8=l g | £ |g& _ gzl g | £ |E= Z8UT 8 [3%
Size | Critical Root | Species Tg E tz: E % % ;s’ . Size | Critical Root Spec.ies N g E % E 2 % E << nD: © LZ) a
Botanical D?H Zone.(CRD Rating | Condition E |8 § g E |2 % Botanical DFH Zone.(CRZ) Rz:tmg Con:lltmn E |8 § 3 E |2 % » :'é_ é 5 2 oo
Tree # Name Common Name (in) | Radius (ft) (%) % ¥ |=xn| & Z | @& Notes Tree # Name Common Name (in) | Radius (ft) (%) Yo E |=an| & E |T »n Notes o S E ot 8= S
Tree Survey Information Completed by Walter Phillips, Inc - Arborist Ben Schitter- ISA # MA-5385A #07-023 30 July 2013, 18 December 2014 Tree Survey Information Completed by Walter Phillips, Inc - Arborist Ben Schitter- ISA # M A-5385A #07-023 30 July 2013, 18 December 2014 E) o . 3 g g g
100 Lagerstroemia indica Crape Myrtle 12 12' 80% 56% X Multi-stem 2744 Acer negundo Boxelder 7 8' 50% 44% X Vines 0S8 LE = - ;
101 Lagerstroemia indica Crape Myrtle 11 11 80% 56% X Multi-stem 2745 Prunus serotina Black cherry 7 8' 65% 50% X Vines u n S §
102 Lagerstroemia indica Crape Myrtle 13 13’ 80% 56% X Multi-stem 2747 Morus rubra Red mulberry 21 21" 40% 53% X Twin; deadwood; vines g §§
103 Platanus hybrida x acerifolia [London plane tree 19 19' 80% 56% Offsite street tree, Multi-stem 2751 Morus rubra Red mulberry 45 68' 40% 44% X Twin; deadwood; vines G m E':I ;g
844 Acer Rubrum Red maple 16 16’ 80% 50% X 2861 Quercus palustris Pin oak 36 54' 80% 47% X X offsite it §§
845 Morus rubra Red mulberry 21 21" 40% 47% X 2942 Quercus rubra Northern red oak 12 12 85% 53% Offsite street tree, girdled roots J m — E%
889 Quercus rubra Northern red oak 8 8' 85% 44% X 3054 Quercus rubra Northern red oak 10 10' 85% 56% Offsite street tree, girdled roots m :'I_J Eg
890 Quercus rubra Northern red oak 10 10’ 85% 53% X 3060 Quercus rubra Northern red oak 12 12 85% 56% Offsite street tree m < g%
900 Quercus rubra Northern red oak 9 9 85% 53% X Girdled roots 3064 Quercus rubra Northern red oak 10 10 85% 56% Offsite street tree m _I Y Eg
901 Quercus rubra Northern red oak 12 12 85% 53% X Girdled roots; deadwood 3308 Juniperus virginiana Eastern redcedar 14 14 85% 47% X deadwood H O|8
943 Acer Rubrum Red maple 12 12 80% 44% X grown into fence; girdled roots 3361 Juniperus virginiana Eastern redcedar 18 18' 85% 50% X deadwood; vines A A -
960 Prunus serotina Black cherry 12 12 65% 47% X 3362 Juniperus virginiana Eastern redcedar 15 15' 85% 50% X deadwood; vines < S—
963 Morus rubra Red mulberry 12 12 40% 44% X grown into fence 3363 Juniperus virginiana Eastern redcedar 19 19' 85% 50% X deadwood; vines I 8 g
964 Prunus serotina Black cherry 8 8' 65% 47% X Vines 3364 Juniperus virginiana Eastern redcedar 15 15' 85% 50% X deadwood; vines Z m — %-J
965 Morus rubra Red mulberry 4 8' 40% 44% X grown into fence 3365 Juniperus virginiana Eastern redcedar 18 18' 85% 50% X deadwood; vines -
2133 Quercus rubra Northern red oak 17 17 85% 50% Offsite street tree, Girdled roots 3366 Quercus rubra Northern red oak 3 8' 85% 47% X lean qﬁ\“ VA Y 7
2134 Quercus rubra Northern red oak 18 18’ 85% 53% Offsite street tree, Girdled roots 3367 Acer platanoides Norway maple 17 17 30% 50% X triple trunk Lf\ § ES /%
2144 Quercus rubra Northern red oak 8 8' 85% 44% Offsite street tree, Girdled rts; deadwood 3368 Acer platanoides Norway maple 23 23' 30% 50% X multi-stem (4) : S i% % =
2145 Quercus rubra Northern red oak 13 13’ 85% 53% Offsite street tree, Girdled roots 3369 Acer platanoides Norway maple 6 8' 30% 50% X deadwood \:4 é; }5
2155 Quercus rubra Northern red oak 19 19' 85% 47% Offsite street tree, Girdled rts; deadwood 3370 Prunus serotina Black cherry 24 24' 65% 47% X deadwood 7 . < & %
2156 Quercus rubra Northern red oak 13 13’ 85% 50% Offsite street tree, Girdled roots 3371 lex opaca American holly 14 14' 85% 56% X vines 03 o
2167 Platanus hybrida x acerifolia [London plane tree 2 8' 80% 56% Offsite street tree 3385 Catalpa speciosa Northern catalpa 27 27" 60% 53% X Multi-stem (6); vines L
2183 Quercus phellos Willow oak 26 26' 80% 53% Offsite street tree 3386 Acer platanoides Norway maple 6 8' 30% 53% X &
2323 Quercus rubra Northern red oak 15 15' 85% 53% X Girdled roots 3395 Acer platanoides Norway maple 7 8' 30% 50% X deadwood
2324 Quercus rubra Northern red oak 9 9 85% 53% X Girdled roots 3396 Acer platanoides Norway maple 9 9' 30% 53% X deadwood %
2325 Quercus rubra Northern red oak 17 17' 85% 53% X Girdled roots 3403 Pinus nigra Austrian pine 8 8' 70% 56% X ‘3{‘
2387 Quercus rubra Northern red oak 9 9 85% 53% X 3404 Pinus nigra Austrian pine 6 8' 70% 56% X E )
2388 Gleditsia triacanthos Honeylocust 13 13’ 70% 50% X deadwood 3408 Quercus palustris Pin oak 40 60’ 80% 50% X vines % E-E
2393 X Cupressocyparis leylandii [Leyland cypress 18 18' 40% 50% X vines 3416 Malus spp. Crabapple 12 12' 70% 47% X vines % "
2471 Quercus rubra Northern red oak 13 13’ 85% 53% X X Offsite street tree, Girdled roots 3420 Juniperus virginiana Eastern redcedar 37 56' 85% 50% X twin; deadwood % g
2542 Gleditsia triacanthos Honeylocust 9 9 70% 47% X Girdled roots; deadwood 3421 Juniperus virginiana Eastern redcedar 31 47’ 85% 44% X deadwood E
2545 Gleditsia triacanthos Honeylocust 10 10' 70% 50% X Girdled roots; deadwood 3467 Lagerstroemia indica Crape Myrtle 10 10 80% 56% X multi-stem (4) §
2547 Albizia julibrissin Mimosa 5 8' 30% 41% X Split trunk; grirdled roots 3469 Prunus caroliniana Carolina laurelcherry |5 8' 0% 50% X %
2550 Gleditsia triacanthos Honeylocust 10 10' 70% 50% X Girdled roots; deadwood 3502 Prunus spp. Ornamental Cherry 2 8' 70% 53% X %
2588 Gleditsia triacanthos Honeylocust 13 13' 70% 50% X Girdled roots 3503 Lagerstroemia indica Crape Myrtle 12 12 80% 56% X multi-stem (4) _
2594 Gleditsia triacanthos Honeylocust 7 8' 70% 50% X Girdled roots 3504 Lagerstroemia indica Crape Myrtle 12 12 80% 56% X multi-stem (4) 2
2634 Gleditsia triacanthos Honeylocust 8 8' 70% 50% X Girdled roots 3505 Lagerstroemia indica Crape Myrtle 12 12 80% 56% X multi-stem (4)
2651 Malus spp. Crabapple 16 16' 70% 47% X Vines 3506 Lagerstroemia indica Crape Myrtle 12 12 80% 56% X multi-stem (4)
2652 llex x Nellie Stevens Nellie Stevens holly 8 8' 80% 50% X Multi-stem 3507 Lagerstroemia indica Crape Myrtle 12 12 80% 56% X multi-stem (4)
2653 llex x Nellie Stevens Nellie Stevens holly 9 9 80% 50% X Multi-stem 3518 Juniperus virginiana Eastern redcedar 3 8' 85% 47% X lean
2654 llex x Nellie Stevens Nellie Stevens holly 11 11" 80% 50% X Multi-stem 3525 Acer palmatum Japanese maple 4 8' 80% 50% X twin s
2655 Quercus rubra Northern red oak 7 8' 85% 53% X deadwood 3540 x Cupressocyparis leylandii |Leyland cypress 6 8' 40% 59% X X (ZD
2657 llex x Nellie Stevens Nellie Stevens holly 12 12 80% 50% X Multi-stem 3541 x Cupressocyparis leylandii |Leyland cypress 6 8' 40% 59% X X m
2658 llex x Nellie Stevens Nellie Stevens holly 8 8' 80% 50% X Multi-stem 3542 x Cupressocyparis leylandii |Leyland cypress 6 8' 40% 59% X X >- S
2659 llex x Nellie Stevens Nellie Stevens holly 8 8' 80% 50% X Multi-stem 3543 x Cupressocyparis leylandii |Leyland cypress 6 8' 40% 59% X m ; -
2660 Quercus rubra Northern red oak 12 12 85% 53% X Deadwood 3544 x Cupressocyparis leylandii |Leyland cypress 6 8' 40% 59% X E o :Q:)
2661 llex x Nellie Stevens Nellie Stevens holly 10 10’ 80% 50% X Multi-stem 3545 x Cupressocyparis leylandii |Leyland cypress 6 8' 40% 59% X Z m o
2662 llex x Nellie Stevens Nellie Stevens holly 10 10' 80% 50% X Multi-stem 3546 x Cupressocyparis leylandii |Leyland cypress 6 8' 40% 59% X IIIJ Z %
2663 llex x Nellie Stevens Nellie Stevens holly 8 8' 80% 50% X Multi-stem 3549 Magnolia Spp. Magnolia 5 8' NONE 56% X ; o O
2664 Quercus palustris Pin oak 42 63’ 80% 53% X Vines; deadwood 3550 Diospyros virginiana Common persimmon |20 20 85% 56% X f— w 9
2665 X Cupressocyparis leylandii [Leyland cypress 5 8' 40% 47% X 3554 Cornus Spp. Dogwood 3 8' NONE 59% X I'IJ < —d
2666 X Cupressocyparis leylandii [Leyland cypress 7 8' 40% 47% X 3556 Lagerstroemia indica Crape Myrtle 6 8' 80% 59% X twin &J E E
2667 X Cupressocyparis leylandii [Leyland cypress 8 8' 40% 47% X 3561 Betula nigra River birch 26 26' 80% 59% X Triple trunk |— LL.
2668 X Cupressocyparis leylandii [Leyland cypress 4 8' 40% 47% X 3562 Lagerstroemia indica Crape Myrtle 10 10' 80% 53% X Multi-Stem o
2739 Juglans nigra Black walnut 40 60’ 80% 50% X Vines 3563 Betula nigra River birch 22 22' 80% 59% X Triple trunk t
2740 Juglans nigra Black walnut 10 10° 80% 47% X Vines 3564 Lagerstroemia indica Crape Myrtle 10 10' 80% 56% X Multi-Stem 6
2741 Juglans nigra Black walnut 12 12 80% 53% X Vines 3569 Prunus spp. Ornamental Cherry 3 8' 70% 59% X
2742 Juglans nigra Black walnut 26 26' 80% 47% X Vines 3570 Betula nigra River birch 9 9' 80% 56% X
2743 Acer negundo Boxelder 14 14' 50% 44% X Vines; deadwood 3584 Cornus florida Flowering dogwood 6 8' 80% 56% X
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Activities
3
% 8 = g
Size | Critical Root | Species S :% = E ° |z 2
Botanical DBH | Zone (CRZ) | Rating | Condition g 2 g e g = §
Tree # Name Common Name (in) Radius (ft) (%) %o é = é é E 3 Notes
Tree Survey Information Completed by Walter Phillips, Inc - Arborist Ben Schitter- ISA # M A-5385A #07-023 30 July 2013, 18 December 2014
3585 Acer saccharinum Silver maple 50 75' 60% 47% X signs of decay, twin, deadwood
3590 Acer negundo Boxelder 13 13' 50% 47% X lean
3600 Prunus spp. Ornamental Cherry 3 8' 70% 56% X
3601 Juniperus virginiana Eastern redcedar 6 8' 85% 47% X
3602 Acer platanoides Norway maple 4 8' 30% 53% X lean
3646 dead Dead 10 o' 0% 0% X
3652 Juglans nigra Black walnut 23 23' 80% 53% X
3653 dead Dead 14 o' 0% 0% X
3654 Morus rubra Red mulberry 9 9' 40% 47% X
3655 Morus rubra Red mulberry 22 22 40% 47% X
3657 Pinus strobus Eastern white pine 3 8' 75% 56% X
3658 Ligustrum amurense Amur privet 7 8' 0% 50% X
3659 Morus rubra Red mulberry 24 24’ 40% 47% X Vines
3660 Morus rubra Red mulberry 6 8' 40% 47% X Vines
3661 llex opaca American holly 7 8' 85% 50% X Multi-stem
3662 Malus spp. Crabapple 6 8' 70% 53% X deadwood
3663 Chamaecyparis obtusa Hinoki falsecypress 6 8' 80% 56% X deadwood
3664 x Cupressocyparis leylandii [Leyland cypress 10 10’ 40% 50% X deadwood
3665 Malus spp. Crabapple 8 8' 70% 53% X deadwood
3666 Catalpa speciosa Northern catalpa 15 15' 60% 50% X lean
3668 X Cupressocyparis leylandii |Leyland cypress 11 11' 40% 50% X deadwood
3669 X Cupressocyparis leylandii |Leyland cypress 10 10’ 40% 50% X deadwood
3670 X Cupressocyparis leylandii |Leyland cypress 12 12' 40% 50% X deadwood
3672 Juniperus spp. Juniper 3 8' 0% 44% X
3673 llex opaca American holly 18 18' 85% 53% X
3678 Cercis canadensis Eastern redbud 5 8' 85% 56% X deadwood
3682 Juglans nigra Black walnut 16 16' 80% 50% X vines
3683 Juglans nigra Black walnut 18 18' 80% 50% X vines
3684 Juglans nigra Black walnut 13 13' 80% 47% X vines
3685 Juglans nigra Black walnut 19 19' 80% 47% X vines
3686 Morus rubra Red mulberry 18 18' 40% 44% X vines
3689 Juglans nigra Black walnut 25 25' 80% 47% X twin; vines
3690 llex opaca American holly 3 8' 85% 50% X
3691 Morus rubra Red mulberry 26 26" 40% 50% X
3692 Cercis canadensis Eastern redbud 3 8' 85% 53% X
3693 Cercis canadensis Eastern redbud 3 8' 85% 53% X
3694 Prunus serotina Black cherry 18 18’ 65% 50% X
3695 llex cornuta Chinese holly 2 8' 0% 50% X
3716 Morus rubra Red mulberry 22 22 40% 44% X twin; deadwood
3819 Cornus florida Flowering dogwood 6 8' 80% 56% X
3869 Ulmus americana American elm 34 51" 65% 53% X Co-Dominant, Girdled Roots
3870 Ulmus americana American elm 30 45' 65% 53% X Co-Dominant, Girdled Roots
3871 Morus rubra Red mulberry 8 8' 40% 53% X lean

TREE INVENTORY
MASON ROW
CITY OF FALLS CHURCH, VIRGINIA
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n 0 © S5
PARCEL SUMMARY g€ 8 &
sa Y8
Existing Lots o :f < i UIJE
RIGHT-OF-W ] EXISTINGLAND | PROPOSED . . Z & &)
NVRPA— TRTMLA;LQ&RS SQUARE EXISTING | PROPOSED USE LAND USE ® n g 8
PARCEL # ADDRESS RPC# FOOTAGE | ACRES ZONE ZONE DESIGNATION | DESIGNATION g D w S < N
LOW DENSITY 022" £e |28
I 51-202-015 | 919 PARK AVENUE | 51-202-015 15,072 0.35 R-1B B-1 RESIDENTIAL > 'g) w I 8 éf
' LOW DENSITY Pz B30 |2
51-202-014 | 921 PARK AVENUE | 51-202-014 15,064 0.35 R-1B B-1 RESIDENTIAL * O v % 5 %
LOW DENSITY £ %EE ONI |«
RIGHT-OF—WAY PER 51-202-013 | 925 PARK AVENUE | 51-202-013 14,570 0.33 R-1B B-1 RESIDENTIAL 8 8 o w 0 ; g
RECORD INFORMATION 51-202-012 | 212, 212A NORTH |51-202-012 9,572 022 B-3 B-1 BUSINESS S 2~ O g g -
| 51-202-011 WEST STREET 51-202-011 21,000 0.48 B-3 B-1 BUSINESS |_|CJ S 8 E ~ = g
ESMT FOR PUBLIC STREET PURPOSES . c1o0-010| L2I2ANORTH [ olZ
DB 2398 PG 1747 WEST STREET 15488| 036 B-3 B-1 BUSINESS 3|Q
934 WEST BROAD a §¢
PARK AVENUE 51-202-009 STREET 51-202-009 19,868 0.46 B-3 B-1 BUSINESS % >'$
- B - (50 WIDE PUBLIC RIGHT-OF-WAY) 51-202-028 | 928, 930, 932 WEST | . - =
- o OUTLOT | BROAD STREET, 3,843 0.09| B-3 B-1 BUSINESS E Yo
pd 51-202-028 OUTLOT 51-202-028 22,260 0.51 B-3 B-1 BUSINESS L §§
e 922, 924, 926 WEST '% ?r_
e 51-202-005 BROAD STREET [ 51-202-005 16,962 0.39 B-1 B-1 BUSINESS - m a :S
& ] 920 WEST BROAD A L %%
e o POINT OF BEGINNING 51-202-004 STREET 51-202-004 16,789 0.39 B-1 B-1 BUSINESS - S"u_)
~ L100’ NVRPA PROPERTY PER = DESCRIPTION 3 916 WEST BROAD 0 <58
pd NVRPA TRAIL PLANS 5.19 S51°38'12"E 274.19’ B 51-202-003 STREET 51-202-003 17,649 0.41 B-1 B-1 BUSINESS gg
e ' . - 50,00 -= TOTAL 188,137 4.32 I r|SS
- %, 7419 : m I =
pd ?,3 EXISTING R-1B ZONE 44,706 SF 1.03 AC H O o
pd N EXISTING B-3 ZONE 92,031 SF 2.11 AC A
- -~ ! e - A »
: P | | 5 - EXISTING B-1 ZONE 51,400 SF 1.18 AC o
- 7 U T s T T ) ! | 5 | TOTAL 188,137 SF 432 AC T—
~ n
\ T ) ) , ) , PROPOSED B-1ZONE 188,137 SF 4.32 AC =
S l' g 24 %7 79 | g 2.8 237 S YRR | o=
e — 7 —— —92—1 — — 1w TOTAL 188,137 SF 4.32 AC (i
| 37 #925 # &Q >|2
51-202-012 |7 PARK AVE. |+ ol PARK AVE. |y #919 % S
9,572 SQFT , | Rl 2 STORY ,(o Ql 2 STORY |Q *le PARK AVE |“ :- ..... —|»
{ | : | FRAME | | | STUCCO / 3| 2 STORY |:g 3 ¢
T : 29.7 . e \
\ | | L 2T SR | FRAVE ~ R, 99
: | 12, 212A | ’ 20 | | 2 S\ § 2,
GHT-OF-WAY PER WEST BROAD | N. WEST STREET | 2L %5 e =8 bV
STREET ROAD PLANS ™ 6% RS | 1 STORY MASONRY | \ R
_ \“ o . 51—L%)0_|2E3011 | , | = R
. S,
s %@@‘Q& 3% | 21,000 SQFT. | | | : 51-202-014 i 5112812_':?15 % ER Y
A Q “B. I | [ =
- | S | — 15!581-35}1 15,072 SQ.FT. (HELD) L /72 by ?@Q
- _— EXISTING I~ o - 15,084 SQ.FT. (RECORD) L 09
g B-3 ZONE | —fer |
- 7.7 =
e 5 | : 51-202-013 | BE <
. < 2 N e Y e
————— - PROPOSED ) > LOT 1 | g "
/ : || = - 14,570 SQ.FT. (HELD) EXISTING < |
1= | B-1 ZONE | 14,000 SQ.FT. (RECORD) = |
/ w0 | (o)
. , E | | N R-1B ZONE ] ;
\ | | 500 (0 spADACE ) == o
\ | | s L 4 PROPOSED :
l0.4 | 64.0 — | &
< = >
I | B  BZONE ) :
51002-010 160 #212A - 2
— LOT 2 | N. WEST ST. gl 3.0 S
= 15788 ST | 1 STORY MASONRY | | “N,,' ! 2 Uz
e wA | o 202028 £ :
S , 2 e S R ;
L~ I~ : S B e | 8.0 AR
s | e e S47:30°23° 28.01° 2|3
= : - | ! B o
m: 64.8 16.3 |
ICT)E R wor_ | I &
= T =
TiE o | “ 5-202-004 | &
= = [ 2 | PT. LOT( 2 | ' ”)%\ ?
D ; - - . e _500— 16,789 SQ.FT. (HELD -
== 2 0T 9.0 ] 51-202-005 16,720 SQFT. (RECORD) e
= a3 | | PT. LOT 1
Ny | | 16,962 SQ.FT.( (HELD)) 51-202-003 S
5 _900- 17,139 SQ.FT. (RECORD ; S
2 LOT 1 = | W. BROAD ST. = | 17,649 SQFT. 3
2 19,868 SQFT. i I | 1 STORY MASONRY @: - EXISTING/PROPOSED =
| , | = [~
. ar 3 | , B-1 ZONE 5
2 el | | 19.6' | 2
. FEE R S NL 1 A AN S I %9 T TRE T |
| ] 59.0° |
S | | | | | - i | <
= #934 BROAD STREET o - [ ~ | —— — ]
o4 A SRy | Sk | | | [4e—— < _ :_326 S —
| 0- FF=339.8 | PO S | | | 50 206 145 L — = s
o 76.2 o 594 S sgm | | | | = 18 | | < o
gc'\‘og" 'S | #922, 924, 926 | | #920 o : | —l 8
103 s 924, , oS -+ #916 W. BROAD ST.
s} loo | W. BROAD ST. : ! W. BROAD ST. ‘\‘: 25 5 STORY MASONRY.| DESCRIPTION o ke
— 1 STORY MASONRY 2 STORY FRAME : : =
32 TO T/A\ I_ S| _I_E A Rl_ A o ’I 8 8 ’I 3 7 S l__ ! | | i B4 36.6 ! : ol DESCRIPTION OF THE COMBINED AREA OF PROPERTIES IN THE CITY OF FALLS >
- AL ’ || I | : E | : ! CHURCH, VIRGINIA, PROPOSED TO BE REZONED TO B—T: >= -
i | | 2 I
= | | | I S LN | g I "BEGINNING AT A POINT AT THE INTERSECTION OF THE EAST RIGHT—0F—way Ung | Ml o O
o | | , | I8 o S o L A : OF NORTH WEST STREET, WITH THE NORTH RIGHT—OF—WAY LINE OF WEST BROAD >
L9 _Eb7 2053 g ' 297 STREET — ROUTE 7; THENCE WITH THE EAST RIGHT—OR—WAY LINE OF NORTH WEST Y m (14
== T3 30W 49679 = -- = = 5 -- STREET, N 09" 13’ 26” W, 29.01 FEET TO A POINT; THENCE N 38' 30" 51” E, - ]
\ : = N _& T 178.09 FEET TO A POINT; THENCE 60.44 FEET WITH THE ARC OF A CURVE BEARING | =9 Z I
POINT OF BEGINNING 58 __ T0 THE RIGHT AND HAVING A RADIUS OF 5867 FEET (TANGENT LENGTH 33.21 FEET, | ey )
<9 - . CHORD LENGTH 57.80 FEET, CHORD BEARING N 68' 01" 31" E) TO A POINT; THENCE o
- m N51'42'23"W 97.30 N 07' 25 53" E, 310 FEET T0 A POINT; THENCE S 82 35' 03" £, 246.68 FEET TO | p=y [7p)
A POINT; THENCE N 39' 34° 57" E, 5.19 FEET TO A POINT IN THE SOUTH (/5 1
RIGHT-OF—WAY LINE OF PARK STREET; THENCE WITH THE SOUTH RIGHT—OF—WAY LL] < —
% & g g 3 LINE OF PARK STREET, S 51° 38’ 12" E, 274.19 FEET TO A POINT, SAID POINT m— <
BEING THE NORTHWEST CORNER OF D.J. BROWN'S PROPERTY — LOT 2; THENCE WiTH | lakem E ™
LOT 2, S 38" 14 37” W, 214.11 FEET TO A POINT; THENCE S 47° 30’ 23" E, 28.01 L
FEET TO A POINT, SAID POINT BEING A CORNER OF NOW—OR—FORMERLY MOST - LL
REVEREND THOMAS E. WELSH; THENCE WITH NOW—OR—FORMERLY MOST REVEREND Yy e
THOMAS E. WELSH, S 03" 19’ 37" W, 47.55 FEET TO A POINT; THENCE S 39° 50’ LLI
37” W, 144.17 FEET TO A POINT IN THE NORTH RIGHT—OF—WAY LINE OF WEST S
- BROAD STREET — ROUTE 7; THENCE WITH THE NORTH RIGHT—OF—WAY LINE OF (&) -
-- -- - - . . . . - . B WEST BROAD STREET — ROUTE 7, N 51° 42 23" W, 97.30 FEET TO A POINT; s
) GRAPHIC SCALE RIGHT-OF—WAY PER THENCE N 39" 09’ 37" E, 14.80 FEET TO A POINT; THENCE N 51° 23" 30" W, O
- WEST BROAD STREET - ROUTE 7 “ . 5 . " WEST BROAD STREET 446.79 FEET TO THE POINT OF BEGINNING AND CONTAINING AN AREA OF 188,137
(VARIABLE WIDTH PUBLIC RIGHT-OF—WAY) E;!_-E;_;— ROAD PLANS SQUARE FEET, OR 4.3190 ACRES, MORE OR LESS.”
l
( IN FEET )
\ 1 inch = 30 ft.
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. NS E MH S B =
4 [ 33891 338.30 - Y Wy WATER VALVE Wy o85> % y
5 | 341.26 | 341.50 S 0=2 E |23
: : - & ’ ! WM WATER METER WM eeZz L5 24
TOTAL | 334.36 | 334.34 - D | GM GAS METER oM 2 ow T o |23
o L= ' TRAFFIC CONTROL P<zg8g
2 ' TCB TCB . =
LOWEST AVE. GRADE = 334.34' - =8 7 BOX n QX Y E
~ >3 4 RIGHT-OF ~WAY PER N LGHT POLE - 3520384 2
MAX. HT= 334.34 + 55 = 389.34 g / ) RECORD INFORMATION P/ WTH SIGNAL P/ £ga9_3% E
PROP. HT= 341.5' + 74.67' = 416.17" - EX, CROSSWALK TO BE REMOVED — & - PROP. TRAIL RELOCATION i SIONALS 25528 % S
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P1_[Parking 94791] 0 00[ 0% | 0.0 220
PO |Parking 62517] 0 00 0% | 0.0| 133
Retail #1 4813 0 19.3] 10.0% 17.3 0
Retail #2 0] O 0.0] 10.0% 0.0 0
Retail #3 19187 0 76.7] 10.0% 69.1 0
Retail #4 11299] O 45.2] 10.0% 40.7 0
Retail #5 2313 O 9.3 10.0% 8.3 0
Retail #6 24271 O 9.7] 10.0% 8.7 0
Retail #7 8507 © 34.0] 10.0% 30.6 0
Retail #8 6705] O 26.8] 10.0% 24.1 0

1 [Retail #9 5330 O 21.3] 10.0% 19.2 0
Theater 5819 O 23.3] 10.0% 20.9 0

Apt. Lobby 1 1847] O 0.0] 0.0% 0.0 0

Apt. Lobby 2 476] O 0.0] 0.0% 0.0 0

Apt. Lobby 3 ol o 0.0[ 0.0% 0.0 0
Office Lobby 762 O 0.0] 0.0% 0.0 0
Hotel Lobby 558] O 0.0] 0.0% 0.0 0
Parking Lobby 516] O 0.0] 0.0% 0.0 0
Parking 29623 0 0.0] 0.0% 0.0 94

Apt Lobby 1 ol O 0.0] 0.0% 0.0 0
Mezz |Office 6018] O 20.1| 20.0% 16.0 0
Parking 39095 O 0.0] 0.0% 0.0 93
Apartment 70719| 64 105.2] 20.9% 83.2 0

Apt Amenity 5908| O 0.0] 0.0% 0.0 0

2 Apt Amenity #2 398] O 0.0] 0.0% 0.0 0
Hotel 14092 14 15.4] 18.0% 12.6 0
Hotel Bridge 795 O 0.0] 0.0% 0.0 0
Parking 232491 O 0.0] 0.0% 0.0 66
Apartment 76627 69 113.5] 20.9% 89.7 0

3 |Hotel 14092| 34 37.4] 18.0% 30.7 0
Parking 22136] O 0.0] 0.0% 0.0 64
Apartment 76627| 69 113.5] 20.9% 89.7 0

4 |Hotel 14092| 34 37.4] 18.0% 30.7 0
Parking 22136 0O 0.0] 0.0% 0.0 64
Apartment 76627 69 113.5] 20.9% 89.7 0

5 |Hotel 14092| 34 37.4] 18.0% 30.7 0
Parking 13128] 0O 0.0] 0.0% 0.0 38

6 Apartment 76627| 69 113.5] 20.9% 89.7 0
Hotel 14092| 34 37.4] 18.0% 30.7 0

Totals

Apartment

385856

5521

Q
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]
Massing Yields Parking Totals I
{svel u Floor # of | Parking RF;Z:::I:gn ReR(iuid Parking l
eve e Area (SF) | Units | Required q' Provided
% Parking
P2 [Parking 94791 0 00] 0% 0.0 224
P2 |Theater 42572 0 170.3] 10.0% 153.3 0
P1_[Parking | 94791] o 00] 0% | 0.0 220 |
PO_[Parking [ 62517] 0 00[ 0% ] 0.0] 133 | |
Retail #1 4813] 0 19.3] 10.0% 17.2 0 l |
Retail #2 (0] 0] 0.0] 10.0% 0.0 [0]
Retail #3 19187 © 76.7] 10.0% 69.1 0 |
Retail #4 11299] © 45.2] 10.0% 40.7 0 |&
Retail #5 2313[ 0 9.3] 10.0% 8.3 0 l&
Retail #6 2427] 0 9.7]_10.0% 8.7 0 3 |
Retail #7 8507] © 34.0] 10.0% 30.6 0 - Q
Retail #8 6705 0 26.8] 10.0% 24.1 0 m‘ MEZZ PLAN |
1 Retail #9 5330 0 21.3] 10.0% 19.2 0 7‘ PARK'NG
Thealer 5819] 0O 23.3] 10.0% 20.9 0 :
Apt. Lobby 1 1847] 0 0.0 0.0% 0.0 0 L 39,095 GSF
Apt. Lobby 2 476] 0 00] 0.0% 0.0 o 4 Sy = e | omzp
Apt. Lobby 3 o] o 0.0] 0.0% 0.0 0
Office Lobby 762] © 00| 0.0% 0.0 0 |
Hotel Lobby 558] 0 00| 0.0% 0.0 0
Parking Lobby 516] O 0.0] 0.0% 0.0 0 I
Parking 29623| 0 00| 0.0% 0.0 94
Apt Lobby 1 o] o 00] 0.0% 0.0 0 . T
Mezz |Office 6018] © 20.1] 20.0% 16.0 0 [ |
Parking 39095] © 0.0] 0.0% 0.0 93 H
Apartment 70719] 64 105.2] 20.9% 83.2 0 P_: | .
Apt Amenity 5908] © 0.0] 0.0% 0.0 0 wn L __20'BUFFER _ _
»  [AptAmenily #2 398] © 00| 0.0% 0.0 0 =
Hotel 14092] 14 15.4]_18.0% 126 0 @
Hotel Bridge 795] © 0.0] 0.0% 0.0 0 = 5
Parkin 23249 0 00| 0.0% 0.0 66 .
5 = [y | ,
Apartment 76627] 69 113.5] 20.9% 89.7 0 |3 DN
3 |Hotel 14092 34 37.4] 18.0% 30.7 0 E — 347
Parking 22136 © 00[ 0.0% 0.0 64 | 5_,'| \
Apartment 76627| 69 113.5] 20.9% 89.7 0 | ‘ % l
4 [Hotel 14092| 34 37.4] 18.0% 30.7 0 | — [ 2
% N\ %
Parking 22136] 0O 00| 0.0% 0.0 64 | — —O0— — — — — z |
Apartment 76627 69 113.5] 20.9% 89.7 0 | -H
5 [Hotel 14092] 34 37.4] 18.0% 30.7 0 | TRASH
Parking 13128 © 00| 0.0% 0.0 38 | |
O m] \
6 Apartment 76627| 69 113.5] 20.9% 89.7 0 |
Hotel 14092 34 37.4] 18.0% 30.7 0 | OFFICE |
N\
Apartment 385856] 340 | 559.1] 20.9% 4422 0 | 6,018 GSF
Totals |Office 6780] © 20.1] 20.0% 16.0 K — — 0 — — 10—
Hotel 71813| 150 165.0] 18.0% 135.3 0 —_— _— —_— = PN o
= * * BACK - T T — —
Retail 60581] 0 242.3]_10.0% 218.1 0 20"SETBACK _ _ _ _20'SETE . - - == ___ __|
Parking 401982 0 0.0/ 0.0% 0.0 996] ) ¢ y € Y C 20" SETBACK
975403 7180.0| 16.5% 985.8 996| ) ) ( D) \
W. BROAD STREET
OFFICE A 1 . 5
MEZZANINE FLOOR PLAN HOTEL
$ 1" =50-0" APARTMENTS
RETAIL
[ THEATER _
PARKING SPcCTRUM GTM

developmentuc
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Massing Yields

Parking Totals

Floor # of | Parking Parklr?g Redu?ed Parking
Level Use ) ) Reduction  Req'd .
Area (SF) | Units | Required : Provided
% Parking
P2 |Parking 94791 © 0.0 0% 0.0 224
P2 |Theater 42572 O 170.3] 10.0% 163.3 0
P1  |Parking 94791 © 00 0% | 0.0| 220
PO |Parking 62517] 0 oo 0% | 0.0| 133
Retail #1 4813] O 19.3[ 10.0% 17.3 0
Retail #2 of 0 0.0] 10.0% 0.0 0
Retail #3 19187 O 76.7] 10.0% 69.1 0
Retail #4 11299] O 45.2] 10.0% 40.7 0
Retail #5 2313] 0 9.3] 10.0% 8.3 0
Retail #6 24271 O 9.7] 10.0% 8.7 0
Retail #7 8507 © 34.0] 10.0% 30.6 0
Retail #8 6705 O 26.8] 10.0% 24.1 0
1 [Retail #9 5330 O 21.3] 10.0% 19.2 0
Theater 5819 O 23.3] 10.0% 20.9 0
Apt. Lobby 1 1847 O 0.0] 0.0% 0.0 0
Apt. Lobby 2 476] O 0.0] 0.0% 0.0 0
Apt. Lobby 3 ol O 0.0] 0.0% 0.0 0
Office Lobby 762 O 0.0] 0.0% 0.0 0
Hotel Lobby 558 O 0.0] 0.0% 0.0 0
Parking Lobby 516] O 0.0] 0.0% 0.0 0
Parking 29623 O 0.0] 0.0% 0.0 94
Apt Lobby 1 of O 0.0] 0.0% 0.0 0
Mezz |Office 6018 O 20.11 20.0% 16.0 0
Parking 39095 O 0.0] 0.0% 0.0 a3
Apartment 70719] 64 105.2] 20.9% 83.2 0
Apt Amenity 5908] O 0.0] 0.0% 0.0 0
5 Apt Amenity #2 398] O 0.0 0.0% 0.0 0
Hotel 14092| 14 15.4] 18.0% 12.6 0
Hotel Bridge 795] O 0.0] 0.0% 0.0 0
Parking 23249] 0 0.0] 0.0% 0.0 66
Apartment 76627| 69 113.5] 20.9% 89.7 0
3 |Hotel 14092| 34 37.4] 18.0% 30.7 0
Parking 22136] O 0.0] 0.0% 0.0 64
Apartment 76627| 69 113.5] 20.9% 89.7 0
4 |Hotel 14092| 34 37.4f 18.0% 30.4 0
Parking 22136] O 0.0] 0.0% 0.0 64
Apartment 76627| 69 113.5] 20.9% 89.7 0
5 |Hotel 14092| 34 37.4] 18.0% 30.7 0
Parking 13128] O 0.0] 0.0% 0.0 38
6 Apartment 76627| 69 113.5] 20.9% 89.7 0
Hotel 14092| 34 37.4] 18.0% 30.7 0

Totals

Apartment

385856

340

558.1

20.9%

Spectrum MASON ROW Special Exception Application Sub 04
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- - - - - _’IA' SETBACK — __ e ——————
o -1 — —:
Massing Yields Parking Totals I
Level u Floor # of | Parking RZZ:E;S” ReR(iu?:d Parking § I
eve e Area (SF) | Units | Required q' Provided
% Parking
P2 |Parking 94791 © 00| 0% 0.0 224 | [
P2 [Theater 42572 0 170.3] 10.0% 153.3 0 o
P1_[Parking [ 94791] © 00 0% ] 0.0] 220 (6.0%) |
PO [Parking | 62517] © 00 0% | 0.0] 133 |
Retail #1 4813] 0 19.3] 10.0% 17.3 0 S| |
Retail #2 (0] 0] 0.0] 10.0% 0.0 [0}
Retail #3 79187] 0 76.7] 10.0% 59,1 0 POOL DECK SR
Retail #4 11299 © 45.2] 10.0% 40.7 0 BELOW %
Retail #5 2313] 0 9.3] 10.0% 8.3 0 i
Retail #6 2427 O 9.7 10.0% 8.7 0 o l
Retail #7 8507 © 34.0] 10.0% 30.6 0 IR
Retail #8 6705] © 26.8] 10.0% 24.1 0 | |
1 [Retail #9 5330] 0 21.3] 10.0% 19.2 0
Theater 5819 0 23.3] 10.0% 20.9 0 ||X|i |
Apt. Lobby 1 1847 0 00| 0.0% 0.0 0 I
Apt. Lobby 2 476] 0 00| 0.0% 0.0 0 g
Apt. Lobby 3 ol o 0.0] 0.0% 0.0 0
Office Lobby 762] © 00| 0.0% 0.0 0 |
Hotel Lobby 558] 0 00| 0.0% 0.0 0
Parking Lobby 516] O 0.0] 0.0% 0.0 0 I
Parking 29623 0 00| 0.0% 0.0 94 |
Apt Lobby 1 o] o 00] 0.0% 0.0 0 | ]
Mezz |Office 6018] 0 20.1| 20.0% 16.0 0 | —
Parking 39095] © 00| 0.0% 0.0 93 | 370.7' e
Apartment 70719] 64 105.2] 20.9% 83.2 0 | — I
Apt Amenity 5908 ©O 00| 0.0% 0.0 0 | | -
»  [AptAmenily #2 398] © 00| 0.0% 0.0 0 |
Hotel 14092 14 15.4] 18.0% 12.6 0 X
Hotel Bridge 795] 0 00| 0.0% 0.0 0 | —
Parking 23249] 0 0.0 0.0% 0.0 66 y @ W X
M), O
Apartment 76627] 69 113.5] 20.9% 89.7 0 | ':._E
3 Hotel 14092 34 37.4] 18.0% 30.7 0 (L}JJ —
Parking 22136] © 00| 0.0% 0.0 64 | -LJ
Apartment 76627] 69 113.5] 20.9% 89.7 0 :
4 [Hotel 14092 34 37.4] 18.0% 30.7 0 —
- |
Parking 22136] 0 00| 0.0% 0.0 64 | L /fz
Apartment 76627] 69 113.5] 20.9% 89.7 0 ﬁl |
5 [Hotel 14092 34 37.4] 18.0% 30.7 0
Parking 13128 O 0.0] 0.0% 0.0 38 I |
5 [Aparment 76627] 69 113.5] 20.9% 89.7 0 | -
Hotel 14092 34 37.4] 18.0% 30.7 0 | 3RD FLOOR
) o
Apartment 385856] 340 550.1] 20.9% 442.2 0 | APARTMENTS:
76,627 GSF
Totals [Office 6780 © 20.1| 20.0% 16.0 0 & .. 1
Hotel 71813| 150 165.0] 18.0% 1353 0 ] — — — — — ——
= S = = = = 20" SETBACK 20" SETBACK - T — — — —
Retail 60581 0 242.3] 10.0% 218.1 _GI - . . —H _ o . . - e — — i — — —
[Parking 401982 0O 0.0[ 0.0% 0.0 996 ) Y ¢ ) C Y ETBA
975403 | 7180.0] 16.5% 985.8| 996| (G ) ( —) .
W. BROAD STREET
- OFFICE Al.7
THIRD FLOOR PLAN HOTEL
$ 1" =50"-0" APARTMENTS
[ RETAIL
[ THEATER _
PARKING SPcCTRUM GTM

developmentuc
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Massing Yields Parking Totals
Floor # of | Parking ParklrIg Redu<l:ed Parking

Level Use ) ) Reduction  Req'd .

Area (SF) | Units | Required ; Provided
% Parking

P2 |Parking 94791 O 0.0 0% 0.0 224
P2 |Theater 42572 O 170.3] 10.0% 163.3 0
P1_[Parking 94791] 0 00] 0% | 0.0 220
PO_[Parking 62517 0 00[ 0% ] 0.0] 133
Retail #1 4813 0 19.3[ 10.0% 17.3 0
Retail #2 of 0 0.0] 10.0% 0.0 0
Retail #3 19187 O 76.7[ 10.0% 69.1 0
Retail #4 11299 O 452 10.0% 40.7 0
Retail #5 23131 O 9.3] 10.0% 8.3 0
Retail #6 2427] O 9.7 10.0% 8.7 0
Retail #7 8507 O 34.0] 10.0% 30.6 0
Retail #8 6705 O 26.8[ 10.0% 24.1 0
1 [Retail #9 5330 O 21.3] 10.0% 19.2 0
Theater 5819 O 23.3] 10.0% 20.9 0
Apt. Lobby 1 1847 O 0.0 0.0% 0.0 0
Apt. Lobby 2 476] O 0.0] 0.0% 0.0 0
Apt. Lobby 3 ol O 0.0 0.0% 0.0 0
Office Lobby 762 O 0.0] 0.0% 0.0 0
Hotel Lobby 558] O 0.0] 0.0% 0.0 0
Parking Lobby 516 O 0.0] 0.0% 0.0 0
Parking 29623 O 0.0] 0.0% 0.0 94
Apt Lobby 1 0ol O 0.0 0.0% 0.0 0
Mezz |Office 6018 O 20.11 20.0% 16.0 0
Parking 39095 O 0.0 0.0% 0.0 a3
Apartment 70719 64 105.2] 20.9% 83.2 0
Apt Amenity 5908| O 0.0] 0.0% 0.0 0
5 Apt Amenity #2 398] O 0.0 0.0% 0.0 0
Hotel 14092| 14 15.4] 18.0% 12.6 0
Hotel Bridge 795] O 0.0] 0.0% 0.0 0
Parking 23249] O 0.0] 0.0% 0.0 66
Apartment 76627| 69 113.5] 20.9% 89.7 0
3 |Hotel 14092 34 37.4] 18.0% 30.7 0
Parking 22136] O 0.0] 0.0% 0.0 64
Apartment 76627| 69 113.5] 20.9% 89.7 0
4 |Hotel 14092| 34 37.4f 18.0% 30.4 0
Parking 22136 O 0.0] 0.0% 0.0 64
Apartment 76627| 69 113.5] 20.9% 89.7 0
5 |Hotel 14092| 34 37.4] 18.0% 30.7 0
Parking 13128 O 0.0] 0.0% 0.0 38
6 Apartment 76627| 69 113.5] 20.9% 89.7 0
Hotel 14092 34 37.4] 18.0% 30.7 0
Apartment 385856| 340 559.1] 20.9% 442.2 0
Totals |Office 6780 O 20.1] 20.0% 16.0 0
Hotel 71813| 150 165.0] 18.0% 135.3 0
Retail 60581 O 242.3] 10.0% 218.1 0
|Parking 401982] 0 0.0] 0.0% 0.0 Q%TI
B 975403 7180.0| 16.5% 985.8| 996

Q
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Massing Yields

Parking Totals

Floor # of | Parking Parkerg Redu<l:ed Parking
Level Use ) ) Reduction  Req'd .
Area (SF) | Units | Required ; Provided
% Parking

P2 |Parking 94791 O 0.0 0% 0.0 224
P2 |Theater 42572 O 170.3] 10.0% 163.3 0
P1_[Parking 94791] 0 00] 0% | 0.0 220
PO_[Parking 62517 0 00[ 0% ] 0.0] 133
Retail #1 4813 0 19.3[ 10.0% 17.3 0
Retail #2 of 0 0.0] 10.0% 0.0 0
Retail #3 19187 O 76.7[ 10.0% 69.1 0
Retail #4 11299 O 452 10.0% 40.7 0
Retail #5 23131 O 9.3] 10.0% 8.3 0
Retail #6 24271 O 9.7 10.0% 8.7 0
Retail #7 8507 O 34.0] 10.0% 30.6 0
Retail #8 6705 O 26.8[ 10.0% 24.1 0
1 [Retail #9 5330 O 21.3] 10.0% 19.2 0
Theater 5819 O 23.3] 10.0% 20.9 0
Apt. Lobby 1 1847 O 0.0] 0.0% 0.0 0
Apt. Lobby 2 476] O 0.0] 0.0% 0.0 0
Apt. Lobby 3 ol O 0.0 0.0% 0.0 0
Office Lobby 762 O 0.0] 0.0% 0.0 0
Hotel Lobby 558 O 0.0] 0.0% 0.0 0
Parking Lobby 516 O 0.0] 0.0% 0.0 0
Parking 29623 O 0.0 0.0% 0.0 94
Apt Lobby 1 0ol O 0.0 0.0% 0.0 0
Mezz |Office 6018| O 20.11 20.0% 16.0 0
Parking 39095| O 0.0 0.0% 0.0 a3
Apartment 70719 64 105.2] 20.9% 83.2 0
Apt Amenity 5908| O 0.0] 0.0% 0.0 0
5 Apt Amenity #2 398] O 0.0 0.0% 0.0 0
Hotel 14092| 14 15.4] 18.0% 12.6 0
Hotel Bridge 795 O 0.0] 0.0% 0.0 0
Parking 23249] O 0.0] 0.0% 0.0 66
Apartment 76627| 69 113.5] 20.9% 89.7 0
3 |Hotel 14092 34 37.4] 18.0% 30.7 0
Parking 22136] O 0.0] 0.0% 0.0 64
Apartment 76627| 69 113.5] 20.9% 89.7 0
4 |Hotel 14092 34 37.4] 18.0% 30.4 0
Parking 22136 O 0.0] 0.0% 0.0 64
Apartment 76627| 69 113.5] 20.9% 89.7 0
5 |Hotel 14092| 34 37.4] 18.0% 30.7 0
Parking 13128 O 0.0] 0.0% 0.0 38
6 Apartment 76627| 69 113.5] 20.9% 89.7 0
Hotel 14092 34 37.4] 18.0% 30.7 0
Apartment 385856| 340 559.1] 20.9% 442.2 0
Totals |Office 6780 O 20.1] 20.0% 16.0 0
Hotel 71813| 150 165.0] 18.0% 135.3 0
Retail 60581 O 242.3] 10.0% 218.1 0
|Parking 401982] 0 0.0] 0.0% 0.0 Q%TI
B 975403 7180.0| 16.5% 985.8| 996

Q
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Massing Yields Parking Totals
Floor # of | Parking Parkerg Redu<l:ed Parking
Level Use ) ) Reduction  Req'd .
Area (SF) | Units | Required ; Provided
% Parking

P2 |Parking 94791 O 0.0 0% 0.0 224
P2 |Theater 42572 O 170.3] 10.0% 163.3 0
P1_[Parking [ 94791] o 00] 0% | 0.0 220
PO_[Parking [ 62517] 0 00[ 0% ] 0.0] 133
Retail #1 4813 0 19.3[ 10.0% 17.3 0
Retail #2 of 0 0.0] 10.0% 0.0 0
Retail #3 19187 O 76.7[ 10.0% 69.1 0
Retail #4 11299 O 45.2] 10.0% 40.7 0
Retail #5 23131 O 9.3] 10.0% 8.3 0
Retail #6 2427] O 9.7 10.0% 8.7 0
Retail #7 8507 O 34.0] 10.0% 30.6 0
Retail #8 6705 O 26.8] 10.0% 24.1 0

1 [Retail #9 5330 O 21.3] 10.0% 19.2 0
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5 |Hotel 14092| 34 37.4] 18.0% 30.7 0
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Hotel 71813] 150 165.0] 18.0% 135.3 0
Retail 60581] © 242.3] 10.0% 218.1 4
|Parking 401982] 0 0.0] 0.0% 0.0 996
- 975403 7180.0| 16.5% 985.8| 996
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Attachment 4

City of Falls Church Fiscal Impact Model Input Data

(please fill in yellow cells that apply and attach any other requested information)

RESIDENTIAL TYPE:

Single Family Detached
Townhouse - Owner Occupied
Townhouse - Rental

Garden Apartments

Mid-Rise Apartments - studios
Mid-Rise Apartments - 1 bedrooms
Mid-Rise Apartments - 2 bedrooms
Mid-Rise Apartments - 3 bedrooms
Condominiums - Studio unit
Condominiums - 1 bedroom unit
Condominiums - 2 bedroom unit
Condominiums - 3 bedroom unit
High-Rise Condominiums
Age-Restricted Housing
Affordable Housing Units

All Other Housing Types (fill in)
Total GROSS SF of Residential Use
Total Project % of Residential Use

NON-RESIDENTIAL TYPE:

Com / Shop Ctr 50,000 SF or less
Com / Shop Ctr 50,001 SF or more
Office / Inst 50,000 SF or less
Office / Inst 50,001 SF or more
Bank with Drive Thru
Medical-Dental Office

Theater

Supermarket

Drug Store

Big Box Retail

Quality Restaurant
High-Turnover (Sit-down) Restaurant
Gym/Health Club

Hotel (# of rooms)

Extended Stay Hotel (# of Rms.)
Gasoline/Service Station

Other use (fill in)

Total GROSS SF of Commercial Use
Total Project % Commercial Use

Total Project SF =
Efficiency % for Residential

Avg. gross SF of residential units
Avg. net SF of residential units

Assessable Value
of residential unit

type

% of residential
use

# of units # of SF

5.6%

19 15,595

60.0%

204 214,039

34.4%

117 153,577

67.3% |

# of SF

385,856

% of commercial Assessable Value

use

per SF Sales per SF

26,546

14.2%

$500

6,780

3.6%

44,572

23.8%

$225

19,212

10.2%

$700

18,642

9.9%

$650

Average Daily

Rate here Number of rooms here

71,813

38.3%

$172 150

187,565

32.7%

573,421]

5.6%

1,135

907

Please also attach info on:

Unit type per bedroom/bathroom/den
count

Square ft. of each unit type

Projected rent for each unit type

# of Beds

[Assisted Living

ATTACHMENT

UNIIT TYPE
Efficiency

One Bedroom

One Bedroom + Den
Two Bedroom

NUMBER
19
106
98
117

EST. SQ. FT

Project Name:

MASON ROW
BROAD & WEST

City Staff Use Only:

Net Fiscal Impact Result:

$

EST. MO RENT

650

825

875
1,050

$1,750
$2,100
$2,230
$2,625
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Attachment 5

5. "Exception" by City Council (Resolution) - Expressed permlsslon to allow a
commercial loading space to occupy a public street rights-of-way, where otherwise
prohibited [Ref Section 48-939 (1) city code];

6. Variance by the Board of Zoning Appeals — Allow commercial vehicles to back-out onto
a public street, where otherwise prohibited [Ref Section 48-933 (b), (1) city code].No
longer required because of plan redesign.

General Summary - Major Issues and Objectives:
The following list highlights some of the major issues evident in the proposed concept and needs

further evaluation and continued discussion with the applicant. Details of these issues and other
city staff review comments are discussed in the subsequent section of this letter and enclosures.
< Density, scale and massing continue to be an issue related to building heights, locations
and design. Specifically, the proposed parking garage location and height is incompatible
with the existing adjacent residential neighborhood - comprehensive plan and zoning
map amendment requests; TO MEET AND BALANCE THE COMMENTS FROM
THE COMMUNITY AND THE CITY COUNCIL FOR CONSOLIDATION OF
ALL COMMERCIAL PROPERTY IN THE BLOCK INCLUDING 916 W
BROAD, FOR THE HOTEL (SUBSIDIZED), FOR THE THEATER
(SUBSIDIZED), FOR RETENTION OF LOCAL RETAILERS, FOR 32.1%
COMMERICAL USE, FOR AN EXPANDED OPEN AIR MASON LANE AND
MARKET SQUARE, FOR VOLUNTARY CONCESSION PAYMENTS, AND
FOR OFF SITE INFRASTRUCTURE IMPROVEMENTS, THE
DEVELOPMENT MUST HAVE A MINIMUM LEVEL OF INCOME FROM
RESIDENTIAL APARTMENTS AND FROM RETAIL OTHER THAN THE
THEATER TO PROVIDE ALL OF THE REQUIRED INCOME TO PROVIDE
A YIELD % ON PROJECT COSTS THAT WILL ALLOW THE PROJECT TO
BE FINANCED BY THE NECESSARY FINANCIAL INSTITUTIONS. TO
ACCOMODATE THE SPACE REQUIREMENTS AND PROVIDE THE
MINIMUM PARKING FOR THESE USES IN A COORDINATED EFFICIENT
FASHION, THE HEIGHTS, LOCATIONS AND DESIGN OF THE BUILDINGS
AND PARKING GARAGE HAVE BEEN FINALIZED AND WILL BE
SUBMITTED ON APRIL 8, 2015.

- Overall residential density has increased from 320 units to 340 units, while residential
density reductions were sought; THE REAL ESTATE INDUSTRY STANDARD FOR
MEASURING DENSITY IS FLOOR AREA RATO, OTHERISE KNOWN AS
“FAR”. THE RESIDENTIAL FAR HAS IN FACT DECREASED SINCE THE LAST
SUBMISSION ON AUGUST 27, 2014 BECAUSE OF THE ADDITION OD 916 W.
BROAD. RESIDENTIAL FAR ON AUGUST 27, 2014 WAS 2.28. RESIDENTIAL
FAR ON JANUARY 30, 2015 IS 2.03. THE INCREASE FROM 320 UNITS TO 340
UNITS RESULTED FROM DOWNSIZING UNITS AND NOT FROM AN
INCREASE IN DENSITY. FURTHER RESIDENTIAL DENSITY CAN ONLY BE
DECREASED IF OVERALL PROJECT INCOME YIELD ON COSTS IS NOT
DECREASED. ACCORDINGLY, TO FURTHER REDUCE RESIDENTIAL
DENSITY, SUBSTANTIAL CUTS MUST BE MADE IN VOLUNTARY
CONCESSIONS AND CONTRIBUTIONS TO OFF SITE INFRASTRUCTURE
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COSTS

- Proposed parking garage on Park Avenue is incompatible with the surrounding
neighborhood in terms of massing, scale and aesthetics; GARAGE MASSING AND
SCALE HAVE BEEN REVISED AND IS EINAL. AESTHETICS FOR THE
GARAGE AND PARK AVE RETAIL IS AWORK IN PROGRESS.

= A TDM plan and Parking Management Plan will need to be submitted for staff review
for accurate evaluation of the request in parking reduction and traffic impacts of the
overall project; APPLICANT HAS MET WITH WELLS THIS WEEK AND ARE
ADDING JUSTIN SCHOR (TDM EXPERT) AND MIKE WORKOSKY
(PARKING MANAGEMNT PLAN EXPERT) TO THE TEAM TO DEVELOP
AND FINALIZE PLANS. IN THESE TWO AREAS. THESE TWO PLANS
NEED MUCH ATTENTION OVER THE NEXT SEVERAL WEEKS AND
NEED TO RESPOND TO THE FINAL DESIGN OF USES AND PARKING.

e The on-street loading space proposed along N. West Street substantially narrows a
section of that streetscape to less than 10 feet in width; APPLICANT’S ENTIRE TEAM
HAS STUDIED AND CONSIDERED OTHER ALTERNATIVES. THERE IS NO
FEASIBLE ALTERNATIVE TO LOADING FOR THE HOTEL, THEATER AND
OTHER RETAILERS WEST OF MASON LANE.

e Trash pickup space proposed on N. West Street raises concerns from traffic and safety
perspectives; THIS SPACE HAS BEEN RELOCATED AND IS NOW DESIGNED TO
REQUIRE TRASH TRUCKS TO PARK IN THE LOADING ZONE. DUMPSTERS
ARE MANUALLY REMOVED FROM THIS SPACE AND MECHANICALLY
UNLOADED IN THE LOADING ZONE AND MANUALLY RETURNED TO THE
TRASH SPACE.

® Proposed ADUs do not meet the City standards of the targeted households at 60% AMI. A
CASH CONTRIBUTION TO THE HOUSING COMMISSION IN LIEU OF
PROVIDING 60%/ 80%/100% AMI (Rushmark Standard) WILL BE PROPOSED.
THE PROPOSAL WILL BE PART OF THE BUNDLE OF ECONOMIC VC’S
OFFERED TO THE CITY.

Development Program and Uses

I . Residential Density — Although the 67 unit condominium component has been
eliminated, the overall residential density has increased with the new proposal of 340
apartment units. The proposed increase in the residential density and the requested bonus
building height of 30 feet is one of the contributing factors in the perceived massing and
scale of the project. A reduction in the overall residential density should be considered.

2. Retail - In response to previous comments and guidance from the City Council, the
applicant is proposing a dine-in theater as a second retail anchor. The submitted Retail
Merchandising Plan offers a list of preferred uses and minimum of 30 percent food and
beverage uses. A stronger commitment to high quality retail is needed to avoid only
mediocre retail or mostly service type of commercial users. At this time the refined list
of retailers and services uses would apparently allow all the same uses and tenants in
recently built mixed use projects in the city. The proposed market square concept is



APPLICANT’S REVISONS TO DEVELOPMENT PLAN FROM FIRST SUBMISSION JANUARY 30,

2015 TO CURRENT SUBMISSION OF APRIL 8 TO ADDRESS COMMUNITY, BOARDS AND
COMMISSIONS AND COUNCIL COMMENTS AND CONCERNS

1. ELIMINATE CORNER DRUGSTORE AND DRIVE THROUGH

2. SECURE HOTEL (150 Keys)

3. CONSOLIDATE ALL PROPERTIES IN BLOCK EXCEPT SAINT JAMES PROPERTIES
ADDING 916 W. BROAD (17,649 SF)

4. SUBSEQUENT TO AUGUST 11, 2015 FIRST READING, REDUCED RESIDENTIAL
DENSITY FAR FROM 2.21 TO 2.04

5. SECURE 2"° ANCHOR-THEATER (42,572 SF below grade concrete building)

6. REDESIGN DEVELOPMENT TO BREAKUP MASSING AND CREATE MASON LANE
AND MARKET SQUARE

7. INCREASE GROUND LEVEL RETAILTO 61,670 SF FROM 39,272 SF (58% increase)
8. INCREASE COMMERCIAL COMPONENT IN PROJECT FROM 26.4% TO 32.1%

9. ADD 5,939 SF IN OFFICE SPACE

10. INCREASE NET FISCAL IMPACT RANGE FROM $1.4M-$1.8M TO $1.9M TO 2.6M

11. MOVED AND REALINGED MASON LANE TO REDUCE OFF SETS AND PROVIDE A
TRADITIONAL INTERSECTION WITH PERPERDICULAR STREETS

12. REDUCED INGRESS/EGRESS ACCESS POINTS FROM 4 TO 3 WITH NO ACCESS ON
PARK AVENUE

13. ADDED TRAFFIC SIGNAL AT INTERSECTION OF PARK, WEST AND MASON LANE

14. ENGINEERED DESIGN OF NEW TRAFFIC SIGNAL AT INTERSECTION ON W BROAD
AT THE EAST MASON ROW ACCESSTO PARKING

SUMMARY OF COMMENTS FROM COUNCIL MEMBERS
AT MARCH 2, 2015 JOINT WORK SESSION, AS FOLLOWS:

1. Concern with residential density.

2. Concern with Park Avenue garage distance from Park Ave, height, massing, and
architectural aesthetics.



10.

11.

12.

13.

Traffic.

Appropriate number of parking spaces.
Harsh architecture.

Environmental sustainability.

Theater & hotel commitments.
Accommodate some local tenants in project.
More outside orientation to trail.

Delineate outdoor dining in the project.
Location of loading & trash on West Street.
Support for bike share.

Continue discussions with neighbors.

AFTER MARCH 2, 2015 JOINT WORK SESSION
SOUTIONS PROVIDED BY APPLICANT ON CERTAIN MATTERS, AS FOLLOWS:

Redesign the parking garage reducing height and number of levels, stepping back
garage above 35’ and adding ground level retail storefront in front of garage on
Park Avenue. See Exhibit showing Angle of Bulk Plane (from “MUR” ordinance.)

Large and substantial pedestrian Promenade Opening in building to connect
the west end neighborhood and W&OD trail with Market Square. See
Exhibit showing Rendering.

VC commitment identical to 301 West Broad (Harris Teeter) and Reserve at Tinner
Hill (Fresh Market) requiring binding agreements with the hotel and the theater.

Best efforts to keep local tenants in the development subject to approval of the
intended retail locations on Park Avenue and financial assistance from EDA.

Relocation of the enclosed trash dumpster space on N West Street, and
elimination of the need for trash trucks to back in or back out of trash space.

Engineered redesign of W&OD trail crossing and N West Street approach to traffic
signal.



7. Cash contribution to Housing Commission in place of providing ADU’s.

ONGOING DISCUSSION OF RESIDENTIAL MASSING & UNIT SIZE AND MIX

1. Desire to further reduce residential densisty.

2. Design of apartments and mix of units to promote a residential experience that targets
millennials and empty nesters resulting in less fiscal impact to the City.

3. Afurther reduction in residential density would require a corresponding decrease in project
costs other than apartment building construction costs associated with density reduction.

VOLUNTARY CONCESSIONS MATTERS

1. The current (April 8) massing and uses can support the cost of the Concessions made in the
January VC Document.

2. The Developer is placing the Concessions into the format requested by the City and is considering
revisions to the VC’s that would retain the level of commitment but would be reallocated to reflect goals
of the City presented during the last several months. This includes, by way of example, the Library
Capital fund, bike share, Schools Capital needs, Parks and nonprofit entities that will further the cultural
and economic well-being of the community.

3. To fully fund the requirements of the Developer to provide movie theater, the Developer request
the enactment of an Admissions Tax in the City and a sharing of those Tax receipts. The Developer
proposes an agreement among the City, the City’s Economic Development Authority and the Developer.
The City’s existing admissions tax would be revised to be more consistent with other similar ordinances
in the Commonwealth and the amount of the revenue sharing would be consistent with prior
discussions with the City.

UNRESOLVED ARCHITECTURAL TREATMENT OF EXTERIOR SKIN

1. Pending collaboration between GTM and AAB.

2. Special emphasis on Parking Garage facade.



UNRESOLVED TDM PLAN AND PARKING MANGEMENT PLAN

Work in Progress. Applicant believes and is committed to the development of a TDM Plan and
Parking Management Plan that ensures that the parking provided in the project is the
appropriate amount to adequately serve the demand created by the mix of residential and
commercial uses. The applicant has just engaged experts in these two diciplines.
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Section |

INTRODUCTION

This report presents the results of a traffic impact
study conducted in support of a proposed new
mixed-use project to be developed in the City of
Falls Church, Virginia. The subject site is located in
the northeast quadrant of the West Broad
Street/North West Street intersection, and south of
Park Avenue, as shown on Figure I-1I.

The properties that comprise the subject application
are currently zoned B-3 (“General Business
District”), B-1 (“Limited Business”), and R-1B
(“Medium Density Residential”). The properties are
currently developed with a variety of commercial,
office, and residential uses.

The applicant, Spectrum Development LLC,
proposes to raze the existing uses and subsequently
redevelop the property with the following mix of
uses:

. 53,043 gross square feet (GSF) of retail
uses.

A 51,329 GSF movie theater.

5,939 GSF of office uses.

A 150-room hotel.

340 apartment dwelling units.

In furtherance of the above proposed
redevelopment project, rezoning and special
exception (SE) applications have been filed by the
applicant in order to achieve the envisioned mix of
uses for the properties. The applicant’s
development Statement is provided for reference as
Appendix A.

The redevelopment plan, as proposed, is consistent
with the City’s vision for mixed-use development
within the West Street/West Broad Street Area as
outlined in the City’s Comprehensive Plan. The
development plan includes an enhanced pedestrian
network designed in a manner to be both visually
appealing and functionally superior to meet the
needs of existing and future residents/patrons.

The entire redevelopment, from its mix of uses on
one site to its transit connectivity, trip mitigation
measures, and pedestrian friendly environment

Mason Row
Traffic Impact Study
City of Falls Church, Virginia

achieves this future vision as outlined in the Falls
Church Comprehensive Plan. By providing
complementary uses on the same site, the proposed
development will encourage self-contained
pedestrian trips. Additionally, due to its location
along transit routes and with the implementation of
Transportation Demand Management (TDM)
strategies, many of the trips generated by the
proposed development are anticipated to utilize
non-auto modes of transportation, also consistent
with the City’s framework established in the
Comprehensive Plan. The redevelopment plan, as
submitted, is shown on Figure [-2.

According to the 24VAC30-155 (“Chapter 870”)
regulations, all development proposals which meet
certain specific trip generation thresholds are subject
to the regulations as outlined in VDOT’s Traffic
Impact Analysis Regulations Administrative
Guidelines (“Administrative Guidelines”). In January
2012, an amendment to the Administrative
Guidelines took effect that determined a
development proposal is considered to substantially
impact the transportation network if it generates
5,000 or more net new daily vehicle trips located on,
or within 3,000 feet of a VDOT maintained roadway.
Based on the trips anticipated to be generated by the
subject development, the subject development
would not require a Chapter 870 compliant traffic
study.

Although a traffic impact analysis is not required per
24VAC30-155, the City of Falls Church requires the
submission of a traffic study in conjunction with any
development application. The basis of this traffic
impact assessment then includes a field
reconnaissance of the area to determine access
opportunities and constraints, traffic counts
conducted at key intersections in the site vicinity, a
review of the City’s Comprehensive Plan, as well as
conversations with City staff to ascertain planned
transportation improvements/enhancements, and
information from Spectrum Development LLC
including preliminary site concepts.

This traffic assessment was completed in accordance
with the City of Falls Church policies and guidelines
and is intended to address the following issues:

l. Estimation of the total vehicle trip ends
generated by the planned land uses during
the weekday peak hours.



2. Determination of the effects of the
development proposal on the surrounding
local roadway network.

3. Identification of potential road and/or
operational improvements necessary to
mitigate the impacts of the developer’s
proposal.

A scoping meeting was held with City staff to
determine specific study parameters. The resulting
traffic study scoping form is provided in Appendix B.
Tasks undertaken in the course of this study
included the following:

I A review of the Spectrum Development
LLC’s conceptual plans for the subject site.

2. A field reconnaissance of the subject site in
order to determine existing roadway and
intersection geometrics and traffic controls,
access opportunities and/or constraints, and
general traffic conditions.

3. Peak hour turning movement and
pedestrian counts were obtained at the
following study intersections:

West Broad Street/West Street
North West Street/Grove Avenue
North West Street/Park Avenue
West Broad Street/Spring Street
Park Avenue/North Spring Street
North West Street/Lincoln Avenue
Grove Avenue/W&OD Tralil
North West Street/W&OD Trail
West Broad Street/Birch Street
West Broad Street/Oak Street*
Park Avenue/North Oak Street*

AT T TR 000 o

Generally, counts were conducted at the
key study intersections listed above on
Thursday, September 12, 2013. The
intersections denoted above by an asterisk
(*) were added to the scope at the request
of staff and advised that the baseline counts
associated with the 706 West Broad Street
Traffic Impact Study should be used for those
intersections.

Mason Row
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Additionally, all existing entrances serving
the current site uses were counted on
Thursday, September 12, 2013 in order to
determine the existing trip generation
characteristics of the subject site.

4. Calculation of existing weekday AM and PM
peak hour intersection levels of service at
the study intersections.

5. Identification of the number of peak hour
trips that would be generated by the
proposed mixed-use development based on
standard Institute of Transportation
Engineers (ITE) 9" edition Trip Generation
rates/equations.

6. Determination of future background traffic
forecasts based on estimates of traffic that
would be generated by other
approved/planned developments in the site
vicinity.

7. Calculation of future levels of service both
with and without the proposed
development at the key study intersections
and all proposed site entrances for a
proposed build-out year of 2019.

Sources of data for this analysis included traffic
counts conducted by Wells + Associates Inc,
information obtained from the City of Falls Church,
the Institute of Transportation Engineers (ITE), the
Highway Capacity Manual 2000 (Synchro software,
version 7), Spectrum Development LLC, and the files
and library of Wells + Associates.

Conclusions

Based on the results of this traffic impact study,
the following may be concluded:

I. The redevelopment plan proposed by
Spectrum Development LLC is consistent
with the City and community’s long term
vision for the West Broad Street corridor
as reflected in the adopted
Comprehensive Plan.
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All signalized intersections within the
study area currently operate at overall
adequate levels of service (LOS “D” or
better), except for the West Broad
Street/West Street intersection which
operates at LOS “E” during the PM
peak hour.

Side street approaches along West
Broad Street that operate under STOP
sign control generally experience
significant delays during commuter peak
hours due to heavy mainline volumes.

Under future 2019 traffic conditions,
without the development of the subject
site, delays would increase at study
intersections due to regional traffic
growth and trips generated by other
approved/pending development within
the City. However, overall levels of
service would remain generally
consistent with existing conditions,
except for the West Broad Street/West
Street intersection which would operate
at LOS “E” during the AM peak hour.

The Mason Row redevelopment project
is anticipated to experience vehicle trip
reductions due to internal trip capture,
pass-by trip activity, and non-auto mode
choice. The development, as a whole, is
forecasted to generate 396 weekday AM
peak hour and 584 weekday PM peak
hour trips upon completion and full
occupancy by 2019.

Under future 2019 traffic conditions,
with the development of the subject site,
intersection levels of service would
remain generally consistent with
background conditions, except the West
Broad Street/West Street intersection
which would operate at overall LOS “F”
during the PM peak hour. Additional
mitigation measures, as outlined below,
would improve intersection performance
to LOS “E” and serve to further improve
the overall transportation network.

Mason Row
Traffic Impact Study
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Recommendations

Based on the above conclusions and in order to
mitigate the impacts of the subject development
and improve the overall transportation network,
the following recommendations should be
considered:

I. As part of the redevelopment plan and
to encourage walking trips, the
applicant should provide and enhance
the pedestrian facilities within the site’s
block. The applicant should further
ensure connections between the site’s
internal network and the surrounding
pedestrian/bicycle system, including the
W&OD Trail, as envisioned in the
Comprehensive Plan.

2, The applicant should encourage
bicycling as a mode of travel. Bicycle
racks for site customerslvisitors as well
as bicycle storage lockers for residents
should be provided.

3. The western site access point along West
Broad Street should operate as right-
inlright-out only.

4. The intersection of North West Street
and Park Avenue should be reconfigured
to accommodate a fourth leg accessing
the subject site. The reconfiguration
should properly align the four
approaches and a signal should be
installed in order to improve intersection
operations and safety. The W&OD trail
crossing of North West Street should be
integrated within the new signalized
intersection. With these improvements,
this intersection is forecasted to operate
at LOS “C”.

5. To improve levels of service, restriping of
North West Street at the approach to
West Broad Street should be considered
in order to provide for three approach
lanes.



A signal should be installed at the
eastern site access point along West
Broad Street in order to facilitate site
access and to provide a controlled
pedestrian crossing. With this
improvement, the intersection is
forecasted to operate at LOS “C” or
better.

The applicant should implement
Transportation Demand Management
(TDM) strategies to encourage the use
of alternate modes of transportation. A
peak hour trip reduction target of 15%
should be established for the site’s
residential and hotel components.

Mason Row
Traffic Impact Study
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Section 2

BACKGROUND INFORMATION

Location and Surrounding Uses

The site is located within the western limits of the
City of Falls Church and is currently developed with
a mix of commercial buildings, including a gas station,
strip retail, and a warehouse building. Additionally,
the site includes three single family detached homes
along Park Avenue. Low-scale commercial uses
generally surround the property to the west, south,
and east. Residential uses are found east along Park
Avenue and north along North West Street.
Notably, the Washington and Old Dominion
(W&OD) trail runs proximate to the site along the
north side of North West Street. The W&OD trail
is a major recreational trail for foot traffic and
bicyclists. Also, Saint James Catholic Church and
School is located east of the site along North Spring
Street.

Comprehensive Plan Land Use
Recommendations

The subject site is located within AREA 3-West
Street/West Broad Street Area of the City’s
Comprehensive Land Use Plan (cf. Chapter 4).
Redevelopment of the corridor with primarily retail
and commercial uses is encouraged in the Plan in a
manner that would be harmonious with the City’s
Design Guidelines. The Plan further states that
when redevelopment is considered along the
corridor, the following recommendations (among
others) should be adhered to:

. Consolidate parcels to allow larger scale
and mixed-use development,

. Consolidate entrances,

. Develop retail uses or retail appearance on
the first floor of buildings on West Broad
Street,

. Locate buildings close to West Broad Street
with parking in the rear whenever possible,

. Effectively landscape parking areas on the

interiors and such that they are screened
from streets,

Mason Row
Traffic Impact Study
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. Achieve specific and consistent architectural
goals (building materials, window types,
roof overhangs, roof pitch, and porches.

In furtherance of these recommendations and as
elaborated in the applicant’s Statement, an
amendment to the City’s Comprehensive Plan has
been requested in order to change the site’s
designation on the land use map to “Mixed Use”.
The redevelopment plan achieves these objectives
and further promotes a sustainable multi-modal
transportation environment as elaborated in the
following sections.

Existing Transportation Network

Existing Road Network. The following is a
description of the roadways surrounding the
proposed mixed-use development. For purposes of
this report, West Broad Street (Route 7) is assumed
east/west. All cross streets are referenced
north/south, as appropriate. Figure 2-1 depicts
existing lane use and traffic controls in the vicinity of
the subject site:

West Broad Street (Route 7). West Broad Street
fronts the southern boundary of the subject site and
is currently constructed as a four-lane, median
divided highway which transitions to an undivided
highway immediately east of the site. West Broad
Street carries a posted speed limit of 25 miles per
hour (mph). According to the Falls Church
Comprehensive Plan, West Broad Street is classified
as a principal arterial. As stated in the Plan,
“principal arterials are high traffic volume corridors
that serve the major centers of activity of
metropolitan areas and carry the longest trips over
relatively straight courses.” Accordingly, it is one of
the major thoroughfares for travelers within the City
of Falls Church.

West Street. West Street is constructed as a two-
lane, undivided, street with a posted speed limit of
25 mph. According to the Plan, West Street is
classified as a minor arterial. As stated in the Plan, a
minor arterial roadway “connects to and augments
the principal arterial system. Minor arterials provide
access to property abutting the street and carry
lower traffic volumes and less through traffic than
principal arterials.” The intersection of West Broad
Street and West Street operates under signal
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control.

Park Avenue. Park Avenue is a two-lane, undivided,
local street with a posted speed limit of 25 mph that
runs from North West Street east along the
northern property boundary. On-street parking is
permitted along Park Avenue.

Grove Avenue. Grove Avenue is a two-lane,
undivided, local street with a posted speed limit of
25 mph that runs from North West Street
northwest to Haycock Road proximate to the West
Falls Church metrorail station. On-street parking is
permitted along Grove Avenue.

Washington and Old Dominion (W&OD) Trail. The
W&OD Trail is a major multi-use recreational trail
that generally follows the former alignment of the
Washington and Old Dominion railroad. In the
vicinity of the subject site, the trail has at-grade
crossings at both Grove Avenue and North West
Street.

Public Transit Service. The subject site is served
by the following WMATA Metrobus Routes:

e  28A — “Leesburg Pike Line”
e 28X — “Leesburg Pike Limited Line”
e 3T — “Pimmit Hills Line”

These bus routes all run along West Broad Street
within the City of Falls Church and provide service
to the West Falls Church metrorail station. Directly
adjacent to the site, marked bus stops are provided
along West Broad Street as shown on Figure 2-2.

Pedestrian Facilities. Sidewalks are generally
provided along the roadways in the immediate area
of the subject site. As shown on Figure 2-3,
sidewalks are located on both sides of West Broad
Street and Park Avenue, and along the south and
east sides of West Street. The W&OD trail also
provides regional pedestrian access. As shown,
there is a current lack of marked crosswalks at
certain intersections proximate to the subject site.

Mason Row
Traffic Impact Study
City of Falls Church, Virginia

Future Transportation Network

Planned Roadway Improvements. The City of
Falls Church Comprehensive Plan includes
recommendations for the future design and
functionality of City streets. A summary of the
right-of-way and curb-to-curb section widths as
recommended in the Plan is provided as follows:

Street Right-of- Curb-to-
Way Curb
Width Width

West Broad Street 90 feet 62 feet

West Street 40-50 feet | 37-39 feet

West Broad Street is currently constructed to the
ultimate planned section within 90 feet of public
right-of-way. Similarly, West Street is constructed
within its Comprehensive Plan recommended
section. However, as part of this analysis, the City
has requested the Applicant investigate ways to
improve the performance and functionality of the
North West Street/Park Avenue intersection. As
part of this evaluation, past proposals and concepts
for the reconfiguration of this intersection were
considered. Details of the intersection analysis are
provided later in this report.

Bicycle and Pedestrian Facilities. The
Comprehensive Plan addresses the future

bike/pedestrian facilities in and around the City. The
Plan considers walking as a viable option that is
“facilitated by a reasonable quality sidewalk network.
Strengthening this network and other non-
automotive transportation networks will be key to
making the City more self-sustaining.” One of the
strategies outlined in the Plan include “improving
pedestrian and bicycle safety throughout the city.”
The required actions include “pursuing the addition
of sidewalks and bicycle trails in all areas where they
are needed and where they are possible to build.”
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The proposed mixed-use development will take
advantage of the pedestrian/bicycle opportunities
related to trip reduction and transportation demand
management (described in greater detail later) and
provide for amenities to encourage non-auto modes
of travel. The applicant’s development plan will
enhance the pedestrian facilities by providing a
complete sidewalk around its entire street frontage.
The plan also shows the provision of crosswalks that
will serve to connect the development with the
surrounding pedestrian network.

To further enhance the pedestrian experience, the
plan provides special paving and site furnishings. The
enhanced streetscape is intended to encourage
pedestrian and bicycle use, and strengthen
connections to the W&OD Trail as well as adjacent
commercial uses. Furthermore, the applicant has
indicated a commitment to provide for bicycle
storage facilities on-site for both residents and
patrons.

Mason Row
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Section 3

STUDY SCOPE AND ANALYSIS
PARAMETERS

Overview

The Mason Row project is envisioned as a diverse
mixed-use community of residential and
retail/commercial uses. The primary advantages and
assets associated with the community are its physical
relationship and location adjacent to existing transit
service and multi-modal network. The primary
objective of this study is to assess the impacts
associated with the proposed development plan on
the surrounding street system.

This traffic study was conducted in general
accordance with the City of Falls Church’s
“Guidelines for Development and Submittal of
Traffic Impact Analysis (TIA)” and
meetings/discussions with Wells + Associates, City
staff, and the applicant. The traffic study scoping
meeting between the applicant, City staff, and the
City’s traffic consultant (Sabra Wang) was held on
August |5, 2013. Subsequent discussions further
refined the desired study parameters and the City
issued a letter, dated September 18, 2013, which
finalized the scope. The scoping document and the
City’s letter are both provided in Appendix B.

Study Area

The study area was determined based on the
intersections and roadways that potentially would be
affected by implementation of the proposed
development plan. The following intersections were
selected for analysis and evaluation:

=  West Broad Street/West Street

=  North West Street/Grove Avenue
=  North West Street/Park Avenue

= West Broad Street/Spring Street

= Park Avenue/North Spring Street
=  North West Street/Lincoln Avenue
= Grove Avenue/W&OD Trail

=  North West Street/W&OD Tralil
=  West Broad Street/Birch Street

=  West Broad Street/Oak Street*

= Park Avenue/North Oak Street*

Mason Row
Traffic Impact Study
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=  All proposed site entrances

The intersections denoted with an asterisk (*) above
were not initially proposed for analysis. City staff
and the City’s traffic consultant deemed that these
intersections were critical to the analysis and
requested these be added to the scope.

Study Methodology

Traffic (or site) impact studies are generally
required by jurisdictions to assess the level of
impact proposed changes in land use or
development could have on a community’s
transportation system. Traffic impact studies
focus on access to/from a property and those
off-site local intersections that would potentially
be impacted by traffic from the proposed
development or land use change. Utilizing a
four-step process, intersections are evaluated in
terms of levels of service and then appropriate
mitigation measures are identified to remediate
sub-standard levels of service. The four-step
planning process consists of trip generation, trip
distribution, a determination of mode split, and
traffic assignment.

As recommended by the City, trip generation
estimates were developed based on standard
Institute of Transportation Engineers (ITE), 9
edition, Trip Generation rates/equations for all land
uses. As directed by staff, a transit/mode-split
reduction of 5% was utilized. Furthermore,
appropriate internal trip reductions were accounted
for due to the mixed-use nature of the
redevelopment and that certain trips would travel
internal to the site. Appropriate pass-by reductions
were applied for the retail components of the site in
recognition that these uses would likely attract
existing vehicles currently present along City
roadways. Directional distributions and traffic
assignments were developed based on a review of
existing travel patterns, data from other traffic
studies, local knowledge and experience, and
engineering judgment and agreed to among the
parties.

Levels of service and vehicle queues were estimated
using established Highway Capacity Manual 2000
methodologies as reported by Synchro software,
version 7. Synchro is a macroscopic analysis tool




and has the advantage of analyzing not only individual
intersection performance but also how the
performance measures of the intersection relate to
other intersections in the same network. Important
roadway network parameters, such as signal
coordination/offsets and vehicle progression, are
included in the Synchro analysis.

Assumed Site Development Program

For purposes of this analysis, the following types and
levels of development were analyzed:

. 53,043 gross square feet (GSF) of retail
uses.

A 51,329 GSF movie theater.

5,939 GSF of office uses.

A 150-room hotel.

340 apartment dwelling units.

For purposes of this assessment, buildout of the
project is anticipated to occur in a single phase by
the year 2019.

Analysis Study Periods

As requested by City staff, the intersections within
the study area were analyzed under weekday AM
and PM peak hour conditions.

Regional Growth

Through conversations/discussions with City staff, a
1% per year compounded growth rate was applied
to existing traffic to account for background traffic
growth.

Other Approved/Planned Developments

Background developments to be included in this
analysis include the following planned (i.e. “pipeline”)
developments:

e 706 West Broad Street/707 Park Avenue
e 30! West Broad Street

Mason Row
Traffic Impact Study
City of Falls Church, Virginia

Both of these proposed pipeline developments are
mixed-use projects currently consisting of both
residential and retail components.

Existing Traffic Volumes

Existing weekday AM and PM peak hour turning
movement and pedestrian counts were conducted
on Thursday, September 12, 2013 at the following
intersections from 6:00 AM to 9:00 AM and from
4:00 PM to 7:00 PM:

West Broad Street/West Street
North West Street/Grove Avenue
North West Street/Park Avenue
West Broad Street/Spring Street
Park Avenue/North Spring Street
North West Street/Lincoln Avenue
Grove Avenue/W&OD Tralil

North West Street/W&OD Trail

In addition, all existing site driveways were counted
on September 12, 2013 in order to understand the
existing trip generation characteristics of the site.
On Saturday, September 14, 2013, additional
Saturday midday peak hour turning movement and
pedestrian counts were performed by Wells +
Associates at the two W&OD Trail crossings at the
request of the Northern Virginia Regional Park
Authority (NVRPA).

Peak hour volumes for the following two
intersections were taken from the 706 West Broad
Street Traffic Impact Study, prepared by Patton Harris
Rust & Associates (PHR&A):

e  West Broad Street/Oak Street
e  Park Avenue/North Oak Street

The mainline volumes from the traffic counts were
then balanced between intersections in order to
provide a more representative picture of traffic
conditions for analysis purposes.

The existing vehicle traffic volumes used in the
analysis are provided on Figure 3-1. Existing
pedestrian counts are provided on Figure 3-2. All
counts data are included in Appendix C.
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Section 4

EXISTING CONDITIONS ANALYSIS

Existing Intersection Levels of Service

Peak hour levels of service were calculated for the
study intersections based on the existing lane use
and traffic controls shown on Figure 2-1, the existing
traffic volumes shown on Figures 3-1 and 3-2, signal
timings/phasings obtained from the City of Falls
Church and the Virginia Department of
Transportation (VDOT) as included in the base
Synchro files, and the 2000 Highway Capacity Manual
(HCM) analysis procedures for signalized and
unsignalized intersections. The results are presented
in Appendix D and summarized on Table 4-1 and
Figure 4-1. Descriptions of levels of service are
provided as Appendix E.

As reflected in Table 4-1, certain critical movements
at the unsignalized intersection of West Broad
Street and Oak Street are operating at or near
theoretical capacity (LOS “F”) during peak hours.
These minor street approaches experience
significant delays waiting for adequate gaps in the
West Broad Street traffic stream before drivers
attempt their turning maneuvers. It should be noted
that the side-street delays reported by the analysis
software may not reflect actual delays. Based on
field data collection conducted by Wells +
Associates on other projects within the City, actual
STOP controlled delays may be less than HCM
estimates as drivers may accept smaller gaps in traffic
or may choose alternate routes if their desired turn
is hindered. Mainline movements are not impacted
at these intersections.

The signalized intersections currently operate at
overall adequate levels of service (LOS “D” or
better) based on the analysis results. The only
exception is the West Broad Street/West Street
intersection, which operates at LOS “E” during the
PM peak hour.

Existing Intersection Queuing

As requested by staff, an analysis of intersection 95-
percentile queues was performed at key locations.

Mason Row
Traffic Impact Study
City of Falls Church, Virginia

The results of the queuing analysis, as reported by
Synchro, are summarized in Table 4-2.

As shown in the table, 95"-percentile queues at the
West Broad Street/West Street intersection
currently extend beyond the available turn bay
distance at times. Specifically, the eastbound left
turn queue from West Broad Street on to
northbound West Street exceeds the available
storage. The presence of adjacent turn lanes and the
W&OD Trail aerial crossing make extending this
turn bay problematic. In addition, the northbound
and southbound queues on West Street at West
Broad Street extend beyond upstream intersections
and driveway entrances during peak hours. All other
queues can be accommodated within the storage
provided.



Table 4-1

Mason Row
Existing Intersection Levels of Service Summary HEEH
Lane Existing
. Control
Intersection Group AM PM
I. N West Street/W Broad Street Signal EBL F (100.6) F (82.8)
EBTR C(4.1) C(327)
WBL C(26.0) D (365)
WBTR D 4100 C(333)
NBL E (56.0) D (52.5)
NBTR F (98.8) E (72.9)
SBLT D (49.0) F(199.8)
SBR C(340) D454
Overall D (47.3) E (60.3)
2. N West Street/Grove Street STOP EBLR C[19.2] E [43.8]
NBLT A0.2] ATl.2]
3. N West Street/Park Avenue STOP WBLR D[33.7] DI[29.9]
SBLT ATl.6] ATl.2]
4. W Broad Street/N Spring Street Signal EBLTR B (15.6) A (2.4)
WBTR A (7.6) A (4.5)
NBLTR C (23.3) E (56.0)
Overall B (12.0) A 4.4
5. Park Avenue/N Spring Street All-way STOP  EBLT A[9.3] A[9.1]
WBTR A[10.0] AT9.1]
NBLTR A[9.2] A[82]
SBLR Af84]  A[82]
Overall A[9.4] A[8.9]
6. N West Street/Lincoln Avenue Signal EBLTR D (543) C(347)
WBLTR D (#46.2) C(29.1)
NBLT A (4.8) C (26.5)
NBR A (4.4) C (21.8)
SBLTR A(42) C(3L.0)
Overall A (9.0) C(28.3)
9. W Broad Street/Birch Street Signal EBL A (8.8)
EBT A (6.6) A(78
WBTR A (9.7) C(227)
SBLR D (48.7) E (63.8)
Overall A(9.6) B(17.6)
10. W Broad Street/N Oak Street STOP EBLTR A 23] ATl6]
WBLTR A[0.7] A[l7]
NBLTR F[639.11 F[4184]
SBLTR F[63.9] F[293.8]
I1. Park Avenue/N Oak Street All-way STOP  EBLTR B[11.3] B [10.3]
WBLTR A[9.8] B[10.1]
NBLTR A[9.7] A[8.8]
SBLTR A[9.0] A[9.1]
Overall B[10.3] A[9.9]

Notes:

() Numbers in parentheses () represent delay at signalized intersections in seconds per vehicle.

(2) Numbers in square brackets [ ] represent delay at unsignalized intersections in seconds per vehicle.

Wells+Associates, Inc.

(4) Asterisks * represent delays in excess of 999.9 seconds. Manassas, Virginia
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)
(3) Roadways in BOLD are considered North/South for purposes of this analysis
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Table 4-2

Mason Row
Existing Intersection Queues HABHE)
c | Lane Available Existing
t
Intersection ontre Group Storage AM PM
I. N West Street/W Broad Street Signal EBL 175 #321 #305
EBTR N/A 474 #674
WBL 140 m26 93
WBTR N/A #534 328
NBL 250 #281 196
NBTR N/A #424 #303
SBLT N/A 165 #656
SBR N/A 91 99
2. N West Street/Grove Street STOP EBLR N/A 28 76
NBLT N/A | 3
3. N West Street/Park Avenue STOP WBLR N/A 118 98
SBLT N/A 3 3
4. W Broad Street/N Spring Street Signal EBLTR N/A m508 m55
WBTR N/A 203 211
NBLTR N/A 6l 53
5. Park Avenue/N Spring Street All-way STOP  EBLT N/A 74 64
WBTR N/A 53 49
NBLTR N/A 64 39
SBLR N/A 41 46
6. N West Street/Lincoln Avenue Signal EBLTR N/A 22 30
WBLTR N/A 71 159
NBLT N/A 127 205
NBR 150 26 39
SBLTR N/A 65 308
9. W Broad Street/Birch Street Signal EBL 300 30 43
EBT N/A 288 380
WBTR N/A 517 507
SBLR N/A 113 213
10. W Broad Street/N Oak Street STOP EBLTR N/A 6 4
WBLTR N/A 2 5
NBLTR N/A 183 139
SBLTR N/A 89 193
1. Park Avenue/N Oak Street © All-way STOP  EBLTR N/A 77 72
WBLTR N/A 66 71
NBLTR N/A 6l 55
SBLTR N/A 56 55

Notes:

(1) Queue length is based on the 95th percentile queue in feet as reported by Synchro, Version 7.
(2) "#"indicates that the 95th percentile volume exceeds capacity, queue may be longer.

@3
(4
S

(6) Queue length analyzed with SimTraffic 7. Wells+Associates, Inc.

m" indicates that the volume for 95th percentile queue is metered by upstream signal.
Roadways in BOLD are considered North/South for purposes of this analysis

"#" indicates that the volume exceeds capacity, queue is theoretically infinite.

)
)
)
)

Manassas, Virginia

20



Section 5

ANALYSIS OF FUTURE
CONDITIONS WITHOUT SITE
DEVELOPMENT

Overview

Forecasts for traffic conditions without the
development of the Mason Row project were
estimated at key study intersections based on a
composite of existing traffic, regional traffic growth,
and pipeline development trips as described in
Section 3 of this report. Future levels of service and
queues under these forecasted conditions were
evaluated at the key study intersections.

Regional Traffic Growth

For purposes of this traffic assessment, a study
horizon year of 2019 was assumed for the
anticipated build-out of the subject development. In
order to develop future traffic forecasts, the existing
traffic volumes shown on Figure 3-1 were adjusted
to account for increases associated with regional
traffic growth.

In order to account for a continued pattern of
growth, a rate of one (I) percent per year
compounded was applied to all existing mainline
volumes within the study area. This rate is
compatible with other area studies. The resulting
increases in traffic volumes due to regional growth
are depicted on Figure 5-1.

Traffic from Other Approved/Pending
Developments

At the request of staff, the following approved or
pending (i.e., “pipeline”) developments were included
in the forecasting of future traffic conditions:

e 706 West Broad Street
e 30| West Broad Street

The land use assumptions for each of these pipeline
developments is summarized as follows and, as much
as possible, are based on the most current

Mason Row
Traffic Impact Study
City of Falls Church, Virginia

development plans for each respective site and/or
application.

706 West Broad Street
e |10-Room Hotel
e 5,439 gross square feet of office uses

301 West Broad Street

e 294 multifamily residential dwelling units
e 60,883 gross square foot supermarket

e 4011 gross square feet of retail uses

Trips generated by these pipeline developments
were estimated using ITE Trip Generation
rates/equations consistent with their respective
traffic studies. The trips are summarized in Table 5-
I. Internal trip reductions and pass-by trip rates, as
applicable, were applied to this analysis consistent
with the background traffic studies. It should be
noted that the trip generation estimates associated
with these pipeline developments are not based on
economic prediction models.

The pipeline development trips summarized in Table
5-1 were assigned to the public street network
consistent with the directional distributions used in
the background traffic studies. Trip assignments
related to each individual pipeline development are
provided in Appendix F. The sum total of all pipeline
development related trips through each study
intersection is summarized on Figure 5-2.

Background Traffic Forecasts

The existing traffic forecasts depicted on Figure 3-1,
the regional growth shown on Figure 5-1, and the
pipeline trip assignments shown on Figure 5-2 were
added together to yield the background future traffic
forecasts shown on Figure 5-3 for the study
intersections.

Background Future Levels of Service

Capacity analyses of 2019 future traffic conditions
without the proposed redevelopment are provided
in Appendix G and summarized in Table 5-2. The
forecasted levels of service are also depicted
graphically on Figure 5-4.
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Table 5-2

Mason Row
Background Intersection Levels of Service Summary HReE
Lane Existing Background
X Control
Intersection Group AM PM AM PM
I. N West Street/W Broad Street Signal EBL F (100.6) F (82.8) F(188.3) F(136.7)
EBTR C@41) C327) C(278 D511
WBL C(26.0) D (36.5) C(69) D412
WBTR D (41.0) C(333) D @453) D(374)
NBL E (56.0) D (52.5) D (545) D (524)
NBTR F (98.8) E (72.9) F (97.0) E (76.5)
SBLT D (49.0) F(199.8) D (488) F(231.2)
SBR C(340) D454 C(341) D459
Overall D (47.3) E (60.3) E (55.6) E (74.7)
2. N West Street/Grove Street STOP EBLR C[19.2] E [43.8] C[19.3] F [50.8]
NBLT AT0.2] ATl.2] A0.2] ATl2]
3. N West Street/Park Avenue STOP WBLR D[337] D[29.9] D[31.9] DIJ[289]
SBLT ATl6] ATl.2] AT[lL7] ATl2]
4. W Broad Street/N Spring Street Signal EBLTR B (15.6) A (24) B (18.1) A 4.1)
WBTR A (7.6) A (4.5) A(7.7) A(5.1)
NBLTR C(23.3) E (56.0) C(232) E (55.9)
Overall B (12.0) A 4.4 B (13.2) A(5.3)
5. Park Avenue/N Spring Street All-way STOP  EBLT A[9.3] A[9.1] A[9.0] A[8.9]
WBTR AT10.0] A[9.1] A[9.6] A[89]
NBLTR AT9.2] A[82] A [8.9] A[8.1]
SBLR A [8.4] A[82] A[82] A[8.1]
Overall A[9.4] A[8.9] A[9.11 A[8.7]
6. N West Street/Lincoln Avenue Signal EBLTR D (543) C(347) D (535) C(347)
WBLTR D (46.2) C(29.1) D (46.2) C(29.2)
NBLT A (4.8) C (26.5) A (4.9) C (27.0)
NBR A (4.4) C(21.8) A (44) C(21.9)
SBLTR A (42) C (3L0) A (4.3) C(32.3)
Overall A (9.0) C(28.3) A (8.6) C(29.0)
9. W Broad Street/Birch Street Signal EBL A (8.8) A (6.9) A (8.6) A (8.0)
EBT A (6.6) A (7.8) A (6.6) A (84)
WBTR A (9.7) C(227) A (84) C (244)
SBLR D (48.7) E (63.8) D (48.6) E (62.4)
Overall A(9.6) B(l7.6) A (8.9) B (l8.0)
10. W Broad Street/N Oak Street STOP EBLTR A23] ATl.6] A[2.8] A22]
WBLTR A0.7] A[l7] A[0.7] A2.1]
NBLTR F[639.11 F[4184] F [976.3] F[*]
SBLTR F[63.9] F[293.8] F [804.7] F[*]
I'l. Park Avenue/N Oak Street All-way STOP  EBLTR B[11.3] B[10.3] B [10.7] A[10.0]
WBLTR A[9.8] B[l10.1] A[9.5] A[9.8]
NBLTR A[9.7] A[8.8] A[9.5] A[87]
SBLTR A[9.0] AT9.1] A [8.8] A[9.0]
Overall B[10.3] A[9.9] A[9.91 A[9.6]

Notes:
(1) Numbers in parentheses (') represent delay at signalized intersections in seconds per vehicle.
(2) Numbers in square brackets [ ] represent delay at unsignalized intersections in seconds per vehicle.

(3) Roadways in BOLD are considered North/South for purposes of this analysis Wells+Associates, Inc.

(4) Asterisks * represent delays in excess of 999.9 seconds. Manassas, Virginia
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As shown on Table 5-2, delays and levels of service
do not change significantly from existing (2013) to
background future (2019) conditions. Critical
movements at the unsignalized intersections on
West Broad Street will continue to operate at or
near capacity during one or more peak periods (LOS
“F”) due to heavy mainline through movements
which are further exacerbated by increases in traffic
resulting from regional growth and pipeline
development.

The signalized intersections continue to operate at
levels of service consistent with existing LOS. The
exception is that the West Broad Street/West
Street intersection would worsen from LOS “D” to
LOS “E” under future background conditions.

Background Future Queuing

As requested by staff, an analysis of intersection
queues was performed at key locations under
background future traffic conditions. The results of
the queuing analysis, with and without the
recommended background improvement, are
summarized in Table 5-3.

As shown in the table, under background future
conditions, 957-percentile queues would increase
over existing conditions as a result of regional
growth and future pipeline development. Consistent
with existing conditions, certain turning movement
queues would exceed the available storage length at
the West Broad Street/West Street intersection
during weekday peak hours.

Mason Row
Traffic Impact Study
City of Falls Church, Virginia

28



Table 5-3

Mason Row
Background Intersection Queues HAEHE)
Control Lane Available Existing Background
ontrol
Intersection Group Storage AM PM AM PM
1. N West Street/W Broad Street Signal EBL 175 #321 #305 #390 #370
EBTR N/A 474 #H674 #588 #821
WABL 140 m26 93 m28 113
WBTR N/A #534 328 #626 406
NBL 250 #281 196 #303 208
NBTR N/A #424 #303 #462 #335
SBLT N/A 165 #656 172 #703
SBR N/A 91 99 100 116
2. N West Street/Grove Street STOP EBLR N/A 28 76 26 86
NBLT N/A | 3 | 3
3. N West Street/Park Avenue STOP WBLR N/A 118 98 105 89
SBLT N/A 3 3 3 4
4. W Broad Street/N Spring Street Signal EBLTR N/A m508 m55 m561 m82
WBTR N/A 203 211 236 259
NBLTR N/A 6l 53 6l 53
5. Park Avenue/N Spring Street © All-way STOP  EBLT N/A 71 80 90 75
WBTR N/A 72 64 69 57
NBLTR N/A 69 47 63 38
SBLR N/A 46 48 48 48
6. N West Street/Lincoln Avenue Signal EBLTR N/A 22 30 22 31
WBLTR N/A 71 159 73 165
NBLT N/A 127 205 135 218
NBR 150 26 39 26 40
SBLTR N/A 65 308 69 332
9. W Broad Street/Birch Street Signal EBL 300 30 43 30 41
EBT N/A 288 380 330 452
WBTR N/A 517 507 596 577
SBLR N/A 113 213 11 214
10. W Broad Street/N Oak Street STOP EBLTR N/A 6 4 8 6
WBLTR N/A 2 5 2 6
NBLTR N/A 183 139 206 *
SBLTR N/A 89 193 249 *
I1. Park Avenue/N Oak Street ©) All-way STOP  EBLTR N/A 88 74 85 65
WBLTR N/A 63 97 69 8l
NBLTR N/A 65 49 63 66
SBLTR N/A 54 49 57 51

Notes:

(1) Queue length is based on the 95th percentile queue in feet as reported by Synchro, Version 7.
(2) "#"indicates that the 95th percentile volume exceeds capacity, queue may be longer.

(3) "m"indicates that the volume for 95th percentile queue is metered by upstream signal.

(4) Roadways in BOLD are considered North/South for purposes of this analysis

(5) ™" indicates that the volume exceeds capacity, queue is theoretically infinite.

(6) Queue length analyzed with SimTraffic 7.

Wells+Associates, Inc.
Manassas, Virginia
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Section 6

SITE ANALYSIS

Overview

As part of the four-step process described
previously, trips anticipated to be generated by the
proposed redevelopment plan were forecasted and
then assigned to the surrounding roadway network
based on a trip distribution. The generation,
distribution, and assignment of site trips were based
on the proposed development plan and program as
well as the locations of future site entrances in
relation to the surrounding roadway network.

Existing Site Trips

As stated previously, the site is currently developed
with a number of existing commercial uses as well as
three residential lots. The redevelopment plan
proposes razing these existing uses in order to
develop the site. As a result, trips currently
generated by these uses would no longer be
experienced on the surrounding roadway network.
Driveway counts were conducted at each of the
existing site driveways in order to determine the
number of existing trips that should be removed
from the network. These driveway count data are
provided in Appendix H and summarized in Table 6-
|I. As shown in Table 6-1, the current site uses
generate 216 weekday AM and 120 weekday PM
peak hour trips. For purposes of forecasting future
traffic conditions with the proposed redevelopment
plan, these trips were removed at key study
intersections based on these driveway counts as
shown on Figure 6-1.

Proposed Site Access

A reduction of the proposed redevelopment plan is
provided on Figure 1-2. As shown, the plan depicts
two points of site access along West Broad Street.
The westernmost access would operate as a right-
in/right-out partial movement intersection. The
easternmost would operate as a full-movement
intersection. Full-movement access would be
provided at the intersection of North West Street
and Park Avenue pending a reconfiguration of the
intersection. The analysis of these site access points

Mason Row
Traffic Impact Study
City of Falls Church, Virginia

are detailed in Section 7 of this report. The future
lane use and intersection controls (with the
proposed site entrances) are provided on Figure 6-2.

Trip Generation

Overview. Trip generation estimates for the AM,
and PM peak hours, as well as the weekday average
daily traffic (ADT), were derived from the standard
Institute of Transportation Engineers (ITE) trip
generation rates, as published in the 9" edition. The
rates used for the analysis were for land uses
“apartments” (Land Use Code 220) for the
residential component, “specialty retail” (826) for
the retail portion, “general office” (LUC 710) for the
office uses, “movie theater with matinee” (LUC 444)
for the proposed theater, and “hotel” (LUC 310) for
the proposed hotel portion. The trip generation
analysis is presented in Table 6-1.

Internal Trips. The redevelopment plan, as
proposed by Spectrum Development LLC reflects a
mix of retail, hotel, and residential uses. It is not
unreasonable to assume that due to the nature of
the mix of uses, a portion of trips generated by the
site would be “captured” trips; that are trips internal
to the development, and not new trips to the
roadway network.

By its nature and character of uses, the land uses
within the new development would experience a
naturally occurring synergy. That is, a proportion of
individual residential trips may then utilize the retail
uses or retail customers that would take advantage
of trip combining to conduct a multitude of trips. As
a result of this naturally occurring synergy, some
reduction in future volumes is likely. Given the
variety of retail uses proposed and through
conversation with City of Falls Church staff, an
internal allowance of 5%/10% for the AM/PM peak
hours, respectively, was applied between the
residential/hotel and retail components of the
generated trips. This internal trip reduction is
shown in Table 6-1.
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Pass-by Trips. According to ITE, in some cases
the driveway volumes at a particular land use are
different from the amount of traffic added to the
adjacent street system. Uses such as retail
establishments attract a portion of their trips from
traffic that is already present on the road network.

Pass-by trips are those trips which are made as
intermediate stops on the way to a primary
destination. An example of a pass-by trip would be
one in which a driver stops at a retail store on
his/her way home from work.

In recognition of this phenomenon and as agreed to
with City staff, it was assumed that 25% of site
generated retail trips would be classified as pass-by
as shown in Table 6-1. As shown in the table, the
site is anticipated to generate 47 weekday AM and
34 weekday PM pass-by trips. Therefore, these trips
would be drawn from the existing road network and
assigned to the future site entrances accordingly.
Pass-by trip assignments at key study intersections
are shown on Figure 6-3.

Transit Mode Split. A trip reduction was applied
to account for the ready availability of transit given
the location of the development proximate to a
number of bus routes. As agreed to with staff, a trip
reduction of 5% was only applied to the
residential/hotel portion of the site. However, it
should be noted that with the implementation of
transportation demand management (TDM)
strategies as proposed in Section 8, actual vehicle
trip reductions may be higher than those forecasted
herein. Therefore, this reduction should be
considered conservative.

Net Site Trips. The net vehicle trips that would
be generated by the proposed redevelopment plan
(after discounting internal, pass-by, and transit/mode-
split trips) are summarized in Table 6-1. As shown,
the site would generate, upon completion and full
occupancy, 396 weekday AM and 584 weekday PM,
net peak hour vehicle trips.

Site Trip Distribution

The distribution of the anticipated trips generated by
the completion of the proposed redevelopment was
based on an examination of existing traffic counts
and local knowledge. As agreed to with City staff,
existing travel patterns indicate the following

Mason Row
Traffic Impact Study
City of Falls Church, Virginia

distribution is appropriate in the forecasting of
future site traffic:

Tol/from the west on West Broad Street: 35%
Tol/from the east on West Broad Street: 35%
Tol/from the north on North West Street: 10%
Tol/from the south on South West Street: 8%
Tol/from the east on Park Avenue: 10%
Tol/from the west on Grove Avenue: 2%

Site Trip Assignments

The assignment of the net vehicle trips generated
upon the future build-out of the Mason Row
redevelopment project was based on the above
distribution. These trip assignments are depicted on
Figure 6-4.
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Section 7

ANALYSIS OF FUTURE
CONDITIONS WITH SITE
DEVELOPMENT

Total Future Traffic Forecasts

The 2019 total future traffic forecasts shown on
Figure 7-1 were estimated by adding the site trip
assignments (Figure 6-4) and pass-by trip assignments
(Figure 6-3) to the background future traffic
forecasts (Figure 5-3) after discounting those trips
generated by the existing site uses (Figure 6-1).

Total Future Levels of Service with Proposed
Development Plan

Future levels of service with the proposed
redevelopment plan were estimated at key study
intersections based on the future traffic volumes
shown on Figure 7-1, the future lane use on Figure
6-2, the signal timings for the signalized intersections
provided by the City of Falls Church and VDOT and
the 2000 HCM methodologies for signalized and
unsignalized intersections. The results of these
analyses are provided in Appendix | and presented in
Table 7-1. Total future levels of service are also
presented graphically on Figure 7-2.

As shown in Table 7-1, levels of service under future
site development conditions would remain generally
consistent with future background conditions (i.e.,
without site development). Critical movements at
the unsignalized intersections on West Broad Street
would continue to operate at or near capacity during
one or more peak periods as a result of heavy and
increased mainline traffic volumes. Notably, however
the overall LOS at the West Broad Street/West
Street intersection would be “F” during the PM peak
hour. Improvements to the intersection, as detailed
below, would improve levels of service.

The recommended improvements outlined in the
following section would serve to mitigate site
impacts evidenced in the total future conditions
analysis.

Mason Row
Traffic Impact Study
City of Falls Church, Virginia

Recommended Improvements

North West Street/Park Avenue Intersection.
As shown on the Applicant’s plan (see Figure 1-2),
the development would add a fourth leg to the
North West Street/Park Avenue intersection in
order to accommodate site access. City officials,
NVRPA staff, and local citizens have long recognized
the inherent challenges associated with the current
configuration of the intersection. As stated earlier,
the intersection is currently constructed with
awkward angles and an operating condition that
favors North West Street mainline traffic which
often conflicts with the foot and bicycle traffic
associated with the adjacent W&OD Trail crossing.

In order to improve the safety and performance of
this intersection, the Applicant proposes to
reconfigure the approaches in order for it to
function more as a typical four-legged intersection.
This would be achieved by having the western
approach of North West Street align with Park
Avenue while having the northern approach align
with the new site entrance. An eastbound left turn
lane would be provided while the southbound right
turn lane would be narrowed in order to calm
traffic. A traffic signal is proposed for this
intersection to improve operations. The benefits of
a traffic signal include:

e Reduce vehicle speeds

e Improve safety of the W&OD trail crossing as a
result of lower travel speeds and a dedicated
signal phase for trail crossing traffic.

e Improve the performance of the intersection by
providing controlled signal phases for all
movements.

e  Allow pedestrians (trail and non-trail) to cross
the intersection safely.

In order to determine the potential ability to
signalize this intersection, a signal warrant analysis
was conducted in accordance with Warrant 3 —
“Peak Hour Volume” of the Manual of Uniform
Traffic Control Devices (2009). The analysis is
provided in Appendix ] and shows that a signal is
warranted under peak hour traffic conditions.

Based on the preliminary concepts to date, the
proposed intersection improvements would not
require the acquisition of off-site right-of-way, thus
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negating any encroachment of roadways on to
existing park land or other neighboring properties.

West Broad Street/West Street Intersection.
As shown in Table 7-1, the overall level of service at
the West Broad Street/West Street intersection
would be “F” during the PM peak hour. As
discussed with staff, a potential restriping of the
North West Street approach would serve to
increase capacity at the intersection. The restriping
would add an exclusive left-turn lane to the
approach (totaling three approach lanes). As shown
in Table 7-1, this restriping improvement would
result in LOS “E” for the overall intersection during
the PM peak hour, which is consistent with
forecasted conditions without the subject
development.

West Broad Street/West Entrance. During the
scoping of this traffic study, City staff indicated a
strong desire to closely examine the future
operations of the proposed site entrances. In
particular, staff was concerned about the interaction
of new site generated trips accessing via West Broad
Street at the intersection closest to West Street in
relation to the overall through traffic present on the
highly traveled principal arterial. Because of the
proximity of the proposed entrance to the nearby
signalized intersection of West Broad Street/West
Street, the Applicant proposes to operate this
entrance as right-in/right-out only. The results of
the site entrance analysis are shown in Table 7-1
(levels of service). As shown, the West Broad
Street/West Entrance intersection would operate
with adequate levels of service under this proposed
operational condition.

West Broad Street/East Entrance. As stated
previously, the West Broad Street/East Entrance
would provide direct access to the site’s retail
parking and is proposed to operate as a full-
movement intersection. As shown in Table 7-1, the
southbound approach (exiting the site) is forecasted
to operate at LOS “F” under STOP sign control. In
order to improve the level of service, the installation
of a traffic signal is recommended. As shown, the
presence of a signal improves intersection
operations to overall LOS “C” or better. A signal at
this location would have the benefit of providing a
controlled pedestrian crossing of West Broad Street,
thus improving safety and enhancing connectivity
between the site and the surrounding area.

Mason Row
Traffic Impact Study
City of Falls Church, Virginia

In order to determine the potential ability to
signalize this intersection, a signal warrant analysis
was conducted in accordance with Warrant 3 —
“Peak Hour Volume” of the Manual of Uniform
Traffic Control Devices (2009). The analysis is
provided in Appendix ] and shows that a signal is
warranted under peak hour traffic conditions.

Pedestrian/Multi-modal Enhancements. The
proposed development should provide an enhanced
pedestrian network and promote connectivity to
existing pedestrian/multi-modal facilities in order to
reduce vehicular trips and create a vibrant,
accessible environment in keeping with the vision of
the City’s Comprehensive Plan. The Applicant has
committed to providing wider sidewalks and an
enhanced streetscape along the entire site’s roadway
frontages. Furthermore, the Applicant has shown
open public space within the interior of the site,
which would offer a place for site visitors and
passers-by the opportunity to recreate. In
conjunction with a crosswalk across Park Avenue,
this space would offer connectivity to the W&OD
trail, thus integrating the proposed development
with the regional trail network.

Total Future Queuing

Total future queues were forecasted using Synchro
software. The results of the queuing analysis are
summarized in Table 7-2. As shown, forecasted
queues with the proposed development would
remain generally consistent with queues forecasted
under background future conditions.
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Table 7-1

Mason Row
Total Future Intersection Levels of Service Summary O@E
Lane Existing Background Total Future
. Control
Intersection Group AM PM AM PM AM PM
I. N West Street/W Broad Street Signal EBL F(100.6) F(8238) F(1883) F(I36.7) F(187.7) F(2126)
EBTR c@4l) C@327) c@78 DG C(295) F(869)
WBL C(260) D (365) C(269) D412) C(280) D428
WBTR D(41.0) C(333) D(@453) D (374) D (475) D (430)
NBL E(560) D (525) D (545) D (524) D (545) D (505)
NBTR F(988) E(729) F(970) E(76.5) F(1030) F(833)
SBLT D (490) F(199.8) D (488) F(231.2) D(488) F(251.7)
SBR C (34.0) D (454 C(34.1 D (45.9) C (333 D (35.2
Overall D (47.3) E (60.3) E(55.6) E (74.7) E (56.6) F(95.8)
Add SBL turning lane Signal EBL NIA NIA NIA NIA F(1847) F(l1638)
Signal Timing Adjustments EBTR NIA NIA NIA NIA C(289) E (68.4)
WBL NIA NIA NIA NIA B (14.6) E (64.9)
WBTR NIA NIA NIA NIA C(322) E(71.8)
NBL NIA NIA NIA NIA D (545) D (503)
NBTR NIA NIA NIA NIA F(103.0) F(82.0)
SBL NIA NIA NIA NIA D (448) D (45.0)
SBT NIA NIA NIA NIA D (46.7) F(170.2)
SBR NIA NIA NIA NIA C (33.6 C (313
Overall NIA NIA NIA NIA D (50.8) E (79.8)
2. N West Street/Grove Street STOP EBLR Cr19.2] E[43.8] C[193] F [50.8] C[i84] F [55.6]
NBLT A[02]  A[l2] A[02]  A[l2] A[02]  A[l2]
3. N West Street/Park Avenue STOP WBLR D[337] D[29.9] D[31.9] D[289] N/A N/A
SBLT All6]  A[l2] ALl7] A[I2] N/A N/A
Re-alignment with site entrance All-way STOP EBL NIA NIA NIA NIA D[36.5] E[383]
EBTR NIA NIA NIA NIA A[9.4] B[12.8]
WBLTR NIA NIA NIA NIA B[l12.7] C[l17.6]
NBLTR NIA NIA NIA NIA B[ll.I] B[13.8]
SBLTR NIA NIA NIA NIA B[I2.3] F[86.3
Overall NIA NIA NIA NIA C[21.8] E[49.7]
Re-alignment with site entrance Signal EBL NIA NIA NIA NIA D(386) D4l.1)
Add Signal EBTR NIA NIA NIA NIA B(l0.1) B(13.4)
WBLTR NIA NIA NIA NIA D (54.0) E(55.3)
NBLTR NIA NIA NIA NIA C(26.0 C(234)
SBLTR NIA NIA NIA NIA B (132, C(23.4)
Overall NIA NIA NIA NIA C(324) C(31.5)
4. W Broad Street/N Spring Street Signal EBLTR B (15.6) A(24) B (18.1) A4.1) B(18.1) A4.l)
WBTR A(76)  A@45) A7) AGD) A(78)  A(58)
NBLTR C (233 E (56.0) C (232 E(55.9 C (232 E (55.9)
Overall B (12.0) A (4.4) B(13.2) A(5.3) B(13.4) A(5.6)
5. Park Avenue/N Spring Street All-way STOP  EBLT A[9.3] AT9.1] A[9.0] A[89] A[9.3] A[94]
WBTR A[100]  A[9.1] A[96]  A[89] A[98]  A[93]
NBLTR A[2]  A[82] A[B9] A[8I] A[90]  A[83]
SBLR A[84]  A[82] A[82] A[8I A[s4]  A[82]
Overall A[9.4] A[8.9] A[9.11 A[8.7] A[9.4] A[9.1]
6. N West Street/Lincoln Avenue Signal EBLTR D (543) C(347) D (53.5) C(347) D (53.5) C(347)
WBLTR D(462) C(29.1) D (462) C(29.2) D(462) C(292)
NBLT A48 C(265) A@49) C(@7.0) A@49) C@7)
NBR A4 CQ18) A@44) CQ19) A@d4  CQ19)
SBLTR A@42) C3L0) A@43) C(323) A@43) C(338)
Overall A(9.0) C(28.3) A(8.6) C(29.0) A@BT) C(9.7)
9. W Broad Street/Birch Street Signal EBL A (88) A(6.9) A (86) A (8.0) A(92) A (88)
EBT A6 A(78) A@66)  A(B4) INC )
WBTR A@Q7) C227) A(84) C(244) A(88)  C(256)
SBLR D (487 E (63.8) D (48.6 E (624 D (48.6) E (62.4)
Overall A(9.6) B(17.6) A(8.9) B(18.0) A(9.1) B(18.7)
10. W Broad Street/N Oak Street STOP EBLTR A23] ATle] A28] A22] A29] Al26]
WBLTR A[07]  A[LT] A07]  A[21] A[07]  A[24]
NBLTR F[639.1] F[4184] F[9763]  F[ FI F 4
SBLTR F[639] F[2938] F[8047]  F[ FI F 4
I'1. Park Avenue/N Oak Street All-way STOP  EBLTR B[I1.3] B[10.3] B[10.7] ATl0.0] B[I1.2] B[10.6]
WBLTR A[98] B[I0.I] A[95]  A[98] A[98] B[104]
NBLTR A[.7]  A[88] A[95]  A[87] A7l A[90]
SBLTR A[90]  A[9L A[88]  A[0] A[B9] A[92]
Overall B[103] A[9.9] A[9.9] A[9.6] B[10.2] B[10.2]
12. W Broad Street/Mason Lane STOP SBR N/A N/A N/A N/A AT[l10.0] B[I1.8]
13. W Broad Street/Driveway STOP EBLT N/A N/A N/A N/A A24] Al6.3]
SBLR N/A N/A N/A N/A B[l14.1] F [55.9]
Add Signal Signal EBLT N/A N/A N/A N/A B(186) D (443)
WBTR N/A N/A N/A N/A C(20.1) B (10.6)
SBLR N/A N/A N/A N/A B (174 D (534
Overall N/A N/A N/A N/A B (19.2) C(29.6)
Notes:

(1) Numbers in parentheses ( ) represent delay at signalized intersections in seconds per vehicle.

(2) Numbers in square brackets [ ] represent delay at unsignalized intersections in seconds per vehicle.

(3) Roadways in BOLD are considered North/South for purposes of this analysis

(4) Asterisks * represent delays in excess of 999.9 seconds.

Wells+Associates, Inc.

Manassas, Virginia
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Table 7-2

Mason Row
Total Future Intersection Queues HREOE)
c ' Lane Available Existing Background Total Future
Intersection onere Group Storage AM PM AM PM AM PM
I. N West Street/W Broad Street Signal EBL 175 #321 #305 #390 #370 #374 #434
EBTR N/A 474 #674 #588 #821 #631 #921
WBL 140 m26 93 m28 13 m36 mlll
WBTR N/A #534 328 #626 406 #661 497
NBL 250 #281 196 #303 208 #303 208
NBTR N/A #424 #303 #462 #335 #473 #391
SBLT N/A 165 #656 172 #703 172 #734
SBR N/A 9l 99 100 Ié 73 165
Add SBL turning lane Signal EBL 175 N/A NIA NIA N/A #374 #395
Signal Timing Adjustments EBTR NIA N/A NIA NIA N/A #631 #873
WBL 140 N/A NIA NIA N/A m30 #145
WBTR NIA N/A NIA NIA N/A #622 #662
NBL 250 N/A NIA NIA N/A #303 207
NBTR NIA N/A NIA NIA N/A #473 #385
SBL 70 NIA NIA N/A NIA 62 89
SBT NIA NIA NIA NIA NIA 128 #612
SBR N/A NIA N/A N/A NIA 73 150
2. N West Street/Grove Street STOP EBLR N/A 28 76 26 86 25 96
NBLT N/A | 3 | 3 | 3
3. N West Street/Park Avenue STOP WBLR N/A 118 98 105 89 N/A N/A
SBLT N/A 3 3 3 4 N/A N/A
Re-alignment with site entrance ¢ All-way STOP EBL 100 NIA NI/A N/A NIA 141 108
EBTR N/A NIA NIA N/A NIA 214 126
WBLTR NIA NIA NIA NIA NIA 112 88
NBLTR NIA NIA N/A NIA NIA 82 62
SBLTR NIA NIA NIA N/A NIA 79 181
Re-alignment with site entrance Signal EBL 100 NIA NI/A NIA NIA 350 288
Add Signal EBTR NI/A NIA NI/A NIA NIA 46 59
WBLTR NIA NIA NIA NIA NIA #252 #256
NBLTR NIA NIA NIA NIA NIA 87 105
SBLTR NIA NIA NIA NIA NIA 30 #487
4. W Broad Street/N Spring Street Signal EBLTR N/A m508 m55 m561 m82 m577 m44
WBTR N/A 203 211 236 259 242 308
NBLTR N/A 6l 53 6l 53 6l 53
5. Park Avenue/N Spring Street All-way STOP  EBLT N/A 71 80 90 75 59 61
WBTR N/A 72 64 69 57 59 64
NBLTR N/A 69 47 63 38 63 44
SBLR N/A 46 48 48 48 44 46
6. N West Street/Lincoln Avenue Signal EBLTR N/A 22 30 22 31 22 31
WBLTR N/A 71 159 73 165 73 165
NBLT N/A 127 205 135 218 132 221
NBR 150 26 39 26 40 26 40
SBLTR N/A 65 308 69 332 68 357
9. W Broad Street/ Birch Street Signal EBL 300 30 43 30 41 30 41
EBT N/A 288 380 330 452 338 521
WBTR N/A 517 507 596 577 631 600
SBLR N/A 113 213 I 214 I 214
10. W Broad Street/ N Oak Street STOP EBLTR N/A 6 4 8 6 8 6
WBLTR N/A 2 5 2 6 2 6
NBLTR N/A 183 139 206 * 215 *
SBLTR N/A 89 193 249 * * *
11. Park Avenue/N Oak Street All-way STOP  EBLTR N/A 88 74 85 65 68 64
WBLTR N/A 63 97 69 8l 65 8l
NBLTR N/A 65 49 63 66 60 59
SBLTR N/A 54 49 57 51 50 44
12. W Broad Street/Mason Lane STOP SBR N/A N/A N/A N/A N/A 4 3
13. W Broad Street/ Driveway STOP EBLT N/A N/A N/A N/A N/A 7 22
SBLR N/A N/A N/A N/A N/A 26 97
Add Signal Signal EBLT NI/A NIA NI/A NIA NIA m571 m559
WBTR NIA NIA NIA NIA NIA 327 426
SBLR NIA NIA NIA N/A NIA 6l 139

Notes:

(1) Queue length is based on the 95th percentile queue in feet as reported by Synchro, Version 7.
(2) "#"indicates that the 95th percentile volume exceeds capacity, queue may be longer.

(3) "m"indicates that the volume for 95th percentile queue is metered by upstream signal.

(4) Roadways in BOLD are considered North/South for purposes of this analysis

(5) "*"indicates that the volume exceeds capacity, queue is theoretically infinite.

(6) Queue length analyzed with SimTraffic 7.

Wells+Associates, Inc.
42 Manassas, Virginia



Section 8

TRANSPORTATION DEMAND
MANAGEMENT

In order to mitigate the potential impacts of the
development and take full advantage of the site’s
proximity to various transit facilities/services, a key
component of the project would be the
implementation of comprehensive transportation
demand management (TDM) strategies.

In an effort to decrease reliance on the personal
automobile and encourage the use of transit,
ridesharing, bicycling, and walking, the applicant
should implement a Transportation Demand
Management (TDM) Program. “TDM is a general
term for strategies that result in more efficient use
of transportation resources. There are many
different TDM strategies with a variety of impacts.
Some improve the transportation options available
to consumers, while others provide an incentive to
choose more efficient travel patterns. Some reduce
the need for physical travel through mobility
substitutes or more efficient land use. TDM
strategies can change travel timing, route,
destination, or mode.”

Based on the site’s proximity to transit opportunities
and by its proposed mixed-use nature, the TDM
program employed by the Applicant should target a
goal of a |5 percent reduction in generated peak
hour vehicle trips from established Institute of
Transportation Engineers (ITE) trip rates for its
residential and hotel components.

In developing the TDM program, the following
strategies should be considered:

A. Designate a Transportation Management
Coordinator (TMC) to implement the TDM
program and advise residents, tenants, and
employees of the availability and location of the
TDM coordinator and program at least once a
year. The position may be part of other duties
assigned to the individual. Duties of the
Transportation Management Coordinator would
include the following:

I. Assist residents and employees in making
effective and efficient commuting choices.

Mason Row
Traffic Impact Study
City of Falls Church, Virginia

2. Disseminate Metrorail, Metrobus,
ridesharing, and other relevant transit
options to new residents, tenants and
employees.

3. Solicit support from the Metropolitan
Washington Council of Governments
(MWCOG) Commuter Connections
program, the Washington Metropolitan
Area Transit Authority (WMATA), the City
of Falls Church government, and others.

4. Provide on-site assistance to residents and
employees in forming and maintaining
carpools and vanpools.

5. Disseminate park-and-ride lot information
to prospective carpoolers and vanpoolers.

6. Register carpool/vanpool participants,
transit users, bicyclists, and walkers in the
Guaranteed Ride Home (GRH) program.

7. Encourage residents and employees to ride
bikes or walk to work.

8. Provide on-site facilities for bicycle parking
and/or storage, including bike racks for
visitors and bike storage lockers for
residents.

9. Market and promote the TDM Program
among residents and employees through
printed materials and web sites (if available).

B. Commuter Center.

I. Designate a centralized space on-site as a
“Commuter Center”. The TMC functions
would take place in this space, as
appropriate.

2. Install display racks that would provide
information on local transit options.

3. Sell transit fare media, such as SmarTrip
cards, Metro fare cards, and Metrobus
passes.

4. Promote transit and multi-modal options
provided by the City.

C. Incentives to use transit, including:
I.  Provide information on Metrorail,

Metrobus, and other public transportation
facilities, services, routes, schedules, and

43



Mason Row
Traffic Impact Study
City of Falls Church, Virginia

fares.

2. Encourage retail tenants to subsidize part of
employees’ transit fare.

3. Disseminate information to transit users
regarding free guaranteed rides home in
cases of emergency.

4. At the time of initial lease/sales, provide
SmarTrip cards to residents.

5. Provide safe, convenient, and attractive
pedestrian connections on and off-site.

D. Carpool programs, including:

I. Disseminate information to carpoolers
regarding free guaranteed rides home in
cases of emergency.

2. Reserve a number of conveniently-located,
first-level, free parking spaces for carpools
only.

E. Parking management, including:

I. Reserve a number of conveniently-located,
first-level, free parking spaces for carpools,
vanpools and hybrid vehicles.

2. Reserve a conveniently-located, first-level,
free parking space for Flex and/or Zip cars.

3. Provide a parking space on site for a car
sharing service (i.e., Zip or Flex Car).
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Section 9

CONCLUSIONS AND
RECOMMENDATIONS

Conclusions

Based on the results of this traffic impact study, the
following may be concluded:

The redevelopment plan proposed by
Spectrum Development LLC is consistent
with the City and community’s long term
vision for the West Broad Street corridor
as reflected in the adopted Comprehensive
Plan.

All signalized intersections within the study
area currently operate at overall adequate
levels of service (LOS “D” or better),
except for the West Broad Street/West
Street intersection which operates at LOS
“E” during the PM peak hour.

Side street approaches along West Broad
Street that operate under STOP sign
control generally experience significant
delays during commuter peak hours due to
heavy mainline volumes.

Under future 2019 traffic conditions,
without the development of the subject site,
delays would increase at study intersections
due to regional traffic growth and trips
generated by other approved/pending
development within the City. However,
overall levels of service would remain
generally consistent with existing
conditions, except for the West Broad
Street/West Street intersection which
would operate at LOS “E” during the AM
peak hour.

The Mason Row redevelopment project is
anticipated to experience vehicle trip
reductions due to internal trip capture,
pass-by trip activity, and non-auto mode
choice. The development, as a whole, is
forecasted to generate 396 weekday AM
peak hour and 584 weekday PM peak hour

Mason Row
Traffic Impact Study
City of Falls Church, Virginia

trips upon completion and full occupancy by
2019.

Under future 2019 traffic conditions, with
the development of the subject site,
intersection levels of service would remain
generally consistent with background
conditions, except the West Broad
Street/West Street intersection which
would operate at overall LOS “F” during
the PM peak hour. Additional mitigation
measures, as outlined below, would
improve intersection performance to LOS
“E” and serve to further improve the
overall transportation network.

Recommendations

Based on the above conclusions and in order to
mitigate the impacts of the subject development and
improve the overall transportation network, the
following recommendations should be considered:

As part of the redevelopment plan and to
encourage walking trips, the applicant
should provide and enhance the pedestrian
facilities within the site’s block. The
applicant should further ensure connections
between the site’s internal network and the
surrounding pedestrian/bicycle system,
including the W&OD Trail, as envisioned in
the Comprehensive Plan.

The applicant should encourage bicycling as
a mode of travel. Bicycle racks for site
customers/visitors as well as bicycle storage
lockers for residents should be provided.

The western site access point along West
Broad Street should operate as right-
in/right-out only.

The intersection of North West Street and
Park Avenue should be reconfigured to
accommodate a fourth leg accessing the
subject site. The reconfiguration should
properly align the four approaches and a
signal should be installed in order to
improve intersection operations and safety.
The W&OD trail crossing of North West
Street should be integrated within the new
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signalized intersection. With these
improvements, this intersection is
forecasted to operate at LOS “C”.

To improve levels of service, restriping of
North West Street at the approach to
West Broad Street should be considered in
order to provide for three approach lanes.

A signal should be installed at the eastern
site access point along West Broad Street
in order to facilitate site access and to
provide a controlled pedestrian crossing.
With this improvement, the intersection is
forecasted to operate at LOS “C” or
better.

The applicant should implement
Transportation Demand Management
(TDM) strategies to encourage the use of
alternate modes of transportation. A peak
hour trip reduction target of 15% should be
established for the site’s residential and
hotel components..

Mason Row
Traffic Impact Study
City of Falls Church, Virginia
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Attachment 7

I ‘ ‘ WELLS + ASSOCIATES

MEMORANDUM

TO: Gary Fuller
City of Falls Church Development Services

FROM: William F. Johnson, P.E.
Andrew C. Buntua

RE: Mason Row
City of Falls Church, Virginia

SUBJECT: Parking Reduction Request

DATE: April 18,2014
Revised February |1, 2015

Introduction

This memorandum provides an analysis to support a parking reduction in conjunction with a
redevelopment of certain parcels in the City of Falls Church. The 4.32-acre site is generally
located on the north side of West Broad Street (Route 7), east of North West Street and
south of Park Avenue, as shown on Figure 1.

The subject site is currently zoned Residential (R-1B) and Business (B-3) and is developed with
an existing mix of retail/commercial uses as well as three (3) single family dwelling units. The
Applicant is proposing to rezone the property to the B-| District and redevelop the property
with the following mix of uses:

e 53,043 gross square feet (GSF) of commercial (retail) uses
e 150 room hotel

e 340 apartment dwelling units

e 5,635 GSF of office uses

e 752-seat theater

The current development plan is provided on Figure 2. Based on information from the
Applicant, approximately 916 parking spaces are proposed to support the redevelopment. As
described in this document, the Applicant is seeking an overall 20 percent parking reduction
from the City’s Zoning Code requirements. The purpose of this memorandum, therefore, is to
present the results of a parking study in support of the parking reduction request.
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Sources of data for this analysis include, but are not limited to, a review of parking
requirements both locally and nationally; plans prepared by Walter L. Phillips, Inc., the files and
library of Wells + Associates, Inc., Transforming Tysons Plan Amendment Text dated June 22,
2010, and Spectrum Development LLC.

Background

The subject site is currently zoned Residential (R-1B) and Business (B-3) and is developed with
primarily commercial/retail uses as well as three single family dwelling units. The applicant is
proposing to rezone and redevelop the site with a cohesive mix of uses containing both
residential and non-residential components. Based on the most recent plan concepts provided
to date, the proposed development mix is described as follows:

Residential
e |9 — Studio Units
e 204 — | Bedroom Units
e |17 -2 Bedroom Units

Non-Residential
e |50-room Hotel
e 53,043 GSF Retail/Restaurant space
e 752-seat Theater
e 5635 GSF Office

As reflected on the plan, parking for this redevelopment would be provided in both surface lots
(85 spaces) and a parking structure (831 spaces) totaling approximately 916 parking spaces
proposed to serve the site. The parking total includes those spaces necessary for use by
commercial patrons, residents, visitors, and staff. Access to the parking structure will be
provided by ramps located within the site.

City of Falls Church Zoning Requirements

Chapter 48, Article V, Division 2 of the City of Falls Church Code of Ordinance establishes off-
street parking requirements for various land uses by providing parking rates per unit of land use
(i.e., per residential dwelling unit, per 1,000 GSF of retail uses, etc.). A copy of the relevant
Ordinance text applicable to the Mason Row redevelopment is provided as Attachment I.



Section 48-1004 of the Ordinance outlines the parking requirements for the proposed/planned
on-site use as follows:

Dwelling, Multifamily — 1.0 per efficiency unit, no bedroom
.50 per one bedroom unit
2 per two bedroom unit
2 per three or more bedroom unit

Motion Picture Theatres — | per 4 seats based on maximum seating capacity in main

assembly
Hotel and Motel — | per guestroom, plus one employee space per ten guestrooms
Shopping Center — | per 250 sf of floor area
Office — | per 300 sf of floor area

As reflected on Table |, based on a strict application of the Zoning Ordinance, the residential
dwelling units would require 559 parking spaces and the non-residential uses would require 585
parking spaces for a total of 1,144 spaces required per the Ordinance.

Requested Parking Reduction

Section 48-1080 of the Zoning Ordinance allows the Applicant to request the Planning
Commission to permit the modification of the off-street parking and loading requirements
contained in Section 48-1004. As stated in 48-1080 (d) (2):

Parking reductions for use of alternative modes of transportation. Applicants may
request from the planning commission, during the site plan process, a
consideration for a reduction in the parking requirements of division 2 of this
article of up to 20 percent for reduced parking demands due to the use of or
incentives for the use of modes of transportation other than single-occupancy
vehicles, such as carpooling, metro shuttle buses, proximity to metro, or
contribution to city transit services. Verifiable data must be produced that
supports a reduction in parking for these purposes.

A copy of the specific ordinance text is also included in Attachment I. In accordance with the
above citation, the Applicant is requesting a parking reduction of 20% from the number of
parking spaces that would be required by a strict application of the City of Falls Church Zoning
Ordinance. The proposed 916 parking spaces would be allocated to the site uses as per the
following:
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e Residential — 447 spaces (average rate of |.31 spaces per unit)
e Non-residential (hotel and commercial) — 469 spaces
e TOTAL - 916 spaces

Due to the inherent separation of the on-site parking supply described above, this report is
divided into two sections: |) residential parking and 2) non-residential parking. The following
sections provide the justification for the requested parking reduction per the City’s Ordinance
provisions.

SECTION I: RESIDENTIAL PARKING

Overview

As stated above, the Applicant proposes to dedicate 447 parking spaces for the proposed 340
multifamily residential uses. This supply represents an average parking rate of 1.3| spaces per
unit. Based on the City Code requirement (see Table I), the average parking rate to meet
Code is calculated at |.64 spaces per unit. Therefore, the proposed residential parking supply

represents a 20% reduction from the Code requirement.

Experience at Existing Residential Developments

Parking Occupancy Counts. Wells + Associates has conducted a number of parking
occupancy counts at existing multifamily properties within the City of Alexandria, Arlington
County and Fairfax County, which have characteristics consistent with the proposed Mason
Row project and provide between 1.0 and |.61 parking spaces per unit. The demographics
associated with each site and a summary of the count data are included in Tables 2 and 3,
respectively. The count summaries from each are included in Attachment Il. The Circle Towers
site is an exception as it provides |.75 spaces per unit; however, those spaces are partly shared
between the existing 606 residential dwelling units, as well as 66,700 SF of commercial uses.

As shown on Table 3, the ratio of occupied parking to occupied units ranged between 0.93 and
|.45 spaces per unit which represent the actual parking demand associated with those
properties. The proposed parking rate of |.31 spaces per unit lies within this range of actual
parking demand rates.

Local Residential Parking Requirements

Imposing controls and gaining parking efficiencies can work to encourage the use of alternate
modes of transportation (a City planning objective) and foster smart growth. Tightening parking
supplies at concentrated residential and/or commercial sites, in conjunction with certain
Transportation Demand Management (TDM) strategies have resulted in conditions shown to
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increase mode splits. As a result, communities throughout the nation, like the City of Falls
Church, have begun to incorporate flexibility into their parking requirements as evidenced by
the great number of internet sites relating to parking. The following sections summarize the
parking requirements for residential projects in Fairfax County, The City of Alexandria, and
Arlington County. These parking requirements are also summarized on Table 4. The relevant
excerpts from each of the documents described below are included in Attachment Ill.

Fairfax County. The City of Falls Church is surrounded by Fairfax County. The land uses
and zoning associated with the surrounding areas of the County are comparable to those of the
City. Based on the Fairfax County Zoning Ordinance, a multifamily residential dwelling unit
requires 1.6 parking spaces per unit. Based on the application of Fairfax County parking rates
to the Mason Row project, the subject site would require 544 parking spaces (15 fewer than
the City of Falls Church Code requirement). This would correspond to a parking reduction of
approximately 3% from City of Falls Church residential code requirements. Furthermore,
Fairfax County has its own provisions for reducing Ordinance required parking which has
resulted in a number of parking reduction approved throughout the County. Notably, the
Circle Towers property located along Lee Highway (Route 29) in Fairfax County was approved
in 2011 with a 26.5% parking reduction.

Transforming Tysons —Plan Amendment June 22, 2010. As a result of the 2004 Area Plan
Review (APR) process, the Fairfax County Board of Supervisors established the Tysons Land
Use Task Force to “update the 1994 [Comprehensive] Plan.” In conjunction with this update
to the Tysons Corner Plan, parking recommendations for residential and commercial uses were
provided in the plan text. These recommendations included proposed minimum and maximum
parking ratios for residential developments based on proximity to rail stations and modified
parking rates in consideration of the number of bedrooms per unit. For multifamily residential
uses located more than 2 mile from a rail station, considered to be a non-TOD (Transit
Oriented Development) area, minimum parking ratios of 1.1 spaces per unit is recommended
for studio/one bedroom units, 1.35 spaces per unit for two bedroom units, and 1.6 spaces per
unit for three bedroom units. Based on the application of the non-TOD minimum parking
ratios, the residential parking demand for the proposed site would be 404 parking spaces (or
I55 fewer than the City of Falls Church code requirement). This would correspond to a
parking reduction of approximately 28% from City of Falls Church residential code
requirements.

City of Alexandria. Multi-family dwelling units in the City of Alexandria are parked in
accordance with the bedroom count based on the following schedule:

Unit Type Spaces Required
Efficiency and | bedroom |.3 spaces/unit
2 bedroom unit |.75 spaces/unit
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Within the certain metro parking districts (such as King Street), multi-family developments are
parked at the rate of 1.0 space/unit, regardless of the bedroom count. Based on Alexandria’s
baseline requirements, a total of 496 spaces would be required to accommodate the multifamily
residential units proposed for the Mason Row development. This represents an | 1% reduction
from the City of Falls Church Code requirements.

Arlington County. Based on the 2014 Arlington County Zoning Ordinance, multifamily
residential uses are parked per the following:

Dwellings, other than one- and two-family: “l & 1/8 for each of the first 200 dwelling units in
any structure...Plus | for each additional dwelling
unit constructed and maintained in accordance with
Section 14.3.3.”

Based on these requirements, the Mason Row development would need 365 parking spaces to
accommodate the proposed residential uses. This represents a 35% reduction from the City of
Falls Church Code requirements.

Unit Type
As part of the Mason Row redevelopment project, the Applicant proposes a mix of unit types

that would minimize the number of two and three bedroom units. The following summary
outlines the proposed unit mix for the combined apartment and condominium uses:

Unit Type Proposed
Number Percentage

Studio 19 6%

One Bedroom 204 60%

Two Bedroom 117 34%

TOTAL 340 100%

As shown above, the proposed redevelopment will include studio apartment units in the
community while minimizing the percentage of two-bedroom units. By providing a unit mix in
this manner, the overall parking ratio necessary to adequately supply the development will be
reduced. This unit mix will encourage, on average, fewer occupants per dwelling unit which, in
turn, results in diminished auto ownership per unit. Many jurisdictions including and outside of
the City of Falls Church recognize that studio and single bedroom multifamily units generate
less parking demand and therefore have variable parking ratios in their ordinances that reflect
different unit types as summarized in Table 4. Therefore, the mix of unit types proposed by the
Applicant would, in of itself, serve to reduce residential parking demand. By introducing
measures and strategies



that would take advantage of other transportation mode choices as elaborated later in this
document, the full residential parking reduction is justified.

Alternate Modes

In addition to the unique unit type mix, the site is located completely within one mile of the
West Falls Church metrorail station (as measured from the site’s farthest point from the
station). Furthermore, the site is served by metrorail destined bus routes located along West
Broad Street adjacent to the property. The metrobus (WMATA) 28A, 28X, and 3T bus routes
operate on 20 to 30 minute headways during the weekday peak hours and serve the West Falls
Church station as well as locations within Tysons Corner. The bus stop(s) for these lines are
located along West Broad Street directly adjacent to the subject site.

Based on U.S. 2010 Census Journey to Work data for the City of Falls Church, drivers within
the City utilize the following modes of transportation:

° Drive Alone: 61.8%
o Carpool: 8.0%
° Mass Transit: 16.9%
° Walk/Bike:  4.3%
° Other: 9.0%

As indicated above, non-single occupant vehicle (non-SOV) travelers account for approximately
38.2% of vehicle trips in the area. Although in the interest of conservatism, only a nominal
mode split of 5% was applied in the traffic impact study, the effect of alternative modes would
further reduce the residential parking demand associated with the property. It should be noted
that the proximity of the Washington & Old Dominion (W&OD) regional trail makes this site
ideally situated to take advantage of walking and bicycling as viable modes of transportation.

In addition to the transit services currently available, the applicant intends to implement various
transportation demand management (i.e., “TDM”) strategies to further reduce vehicle trips and
auto dependency for future residents. Examples of these strategies that would serve to reduce
parking demand include the following potential measures:

o Offering/augmenting shuttle service to the West Falls Church metrorail station (hotel
only).
o Providing dedicated parking on-site or in the vicinity for Zip Cars and/or supplying
dedicated rental vehicles for use.
o Encouraging/incentivizing Ridesharing opportunities.
. Supplying new residents with pre-loaded SmarTrip cards.
o Provision of on-site bicycle storage.



It is widely recognized that reducing available on-site parking is, in itself, a TDM measure.
Regular parking management, including the requirement of parking decals/passes and/or the
limiting of guaranteed parking spaces per unit has been shown to both reduce average auto
occupancy and lessen the number of vehicle trips generated by a residential development. In
concert with the above TDM strategies, the actual parking demand that will be experienced
upon completion of the redevelopment will justify the reduced parking supply as requested.

Alternate Vehicle Parking

The proposed residential parking supply of 447 spaces represents those spaces that will meet
the City’s Ordinance definition of legal off-street parking. As stated previously, these spaces
will be provided in a parking garage within the property. As the design of the buildings and the
parking facilities become more engineered throughout the zoning and site plan processes, there
may be opportunities for the parking and/or storage of alternate vehicles that require less area
than a legal parking space and can be accommodated within geometrically irregular garage area.
The Applicant intends to maximize the use of available garage space for potential parking and
on-site vehicle storage for residents. Examples of these alternate vehicles include the following:

o Charging stations for electric cars
o Tandem parking spaces
o Bicycles (storage provided in racks and/or storage lockers)

The potential ability to offer parking for these alternate vehicles, in concert with incentivizing
their use, would serve to further reduce the demand for conventional parking, which may serve
to further justify this parking reduction request. The applicant has already committed to
provide/install bicycle racks for site patrons and visitors as indicated on the CDP.



SECTION I1I: NON-RESIDENTIAL PARKING
Overview

As stated previously, a total of 469 parking spaces are proposed to serve Mason Row’s non-
residential uses, which include the hotel and office/retail uses. Based on a strict application of
the Falls Church City Code, a total of 585 spaces would be required to serve these uses.
Therefore, a reduction of |16 spaces (or 20 percent) is requested for the non-residential uses.

Based on information provided by the Applicant, the following allocation of these 469 parking
spaces is proposed between the office, theater, retail and hotel uses:

Use Spaces
Office 14
Retail 168
Hotel 127
Theatre 160
Total 469

Shared Parking

Because of the synergistic mix of uses that will be present on the same site, the site will benefit
from being able to share parking between the non-residential uses (i.e., a single parking space
can potentially serve both the retail use and the hotel). This phenomenon is common in mixed-
use developments and is possible since the different on-site land uses experience peak parking
demands at different times of day. The Falls Church Ordinance recognizes that this pattern
occurs and includes a provision to calculate shared parking in mixed-use developments (Section
48-1080 (d) (3)). A copy of the Ordinance text is included as Attachment I.

The methodology included in Section 48-1080 was applied to the mix of non-residential uses
proposed for the Mason Row development as shown in Table 5 in order to calculate the
number of shared parking spaces per the Ordinance. As shown in the table, and according to
the Ordinance, a reduction of 59 spaces is calculated which represents the number of non-
residential parking spaces which may, in theory, be shared between the hotel and commercial
uses.

Urban Land Institute. As an alternative to the methodology described in the City
Ordinance, the Urban Land Institute (ULI) publication Shared Parking, 2™ edition has
established a model and methodology for determining parking demand for various types of
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development. This methodology is especially useful in cases such as Mason Row, where a single
parking space may be used for parking associated with either the proposed retail or hotel use.
Because each land use within a development may experience a peak parking demand at different
times of day, or different months of the year, relative to the other land uses on-site, the actual
peak parking demand of the entire development may be less than if the peak parking demand of
each land use was considered separately.

The ULI model applies various hourly, monthly and weekday/weekend adjustment factors to
the parking demands of each land use. For informational purposes, these adjustment factor
tables are provided in Attachment IV. Please note that no synergy adjustment factors were
applied to the model for purposes of this analysis. Based on the monthly and weekday
adjustment calculations, the model establishes a peak demand hour and month during which the
proposed new development’s parking requirements would be at their highest. The ULI model
calculation summary of the subject site (only considering the shared parking hours) is provided
in Table 6. When the project’s parking demands (based on the Falls Church Ordinance
minimum parking rates) are adjusted to reflect hourly, monthly, and weekday/weekend
variations, a peak parking demand of 399 parking spaces results for the hotel, retail, theatre,
and office uses on the weekday. The weekday shared parking figure represents a 32% (or 186
fewer parking spaces) reduction from the Falls Church Zoning Ordinance. As stated
previously, the Applicant is requesting a 20% reduction from the required parking for the non-
residential uses, which is less a reduction than the ULI shared parking model would support.

Conclusions
Based on the documentation provided herein, the following can be concluded:

l. Under a strict application of the City of Falls Church Zoning Ordinance, 1,144 parking
spaces would be required to accommodate the proposed site uses.

2. The applicant is requesting an overall parking reduction of up to 20% (a reduction of
228 parking spaces) in order to provide 916 parking spaces to serve the site uses.
a. Parking associated with the site’s residential component would be reduced by
20% (a reduction of |12 parking spaces).
b. Parking associated with the site’s non-residential component (hotel, office,
theater and retail uses) would be reduced by 20% (a reduction of |16 parking
spaces).

3. With the application of various local code requirements, the proposed unit mix (studio
vs. one-bedroom, two-bedroom, and three-bedroom units) would result in a residential
parking demand between | | percent and 37 percent less than a strict application of the
City of Falls Church Zoning Ordinance requirements.



Due to the proximity of metrorail and ready access to multiple bus routes adjacent to
the site, in concert with proposed transportation demand management (TDM)
strategies, the peak residential parking demands associated with the Mason Row project
would be further reduced.

The proximity of the W&OD regional trail makes this site ideally situated for walking a
bicycling as viable modes of travel.

The applicant intends to maximize any excess available garage space for the potential
parking and/or storage of additional types of vehicles, including charging stations for
electric cars and bicycles.

Shared parking between the site’s non-residential uses (hotel and retail uses) will reduce
the overall site parking demands.

The Urban Land Institute shared parking model supports a shared parking reduction of
up to 32% for the site’s non-residential uses. The Applicant is only requesting a 20%
parking reduction for the site’s non-residential uses.

Based on the preceding background research and analysis, the proposed parking
reduction requested by the Applicant should be supported.
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Attachment |

City of Falls Church Zoning Ordinance
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Falls Church, Virginia, Code of Ordinances
Sec. 48-1004. Table of use types.

In all districts off-street parking areas, off-street loading areas and standing spaces shall be provided
in connection with, accessory to, and on the same premises as, each and every use, including municipal
facilities, in the amount specified within this subsection. Certain modifications are permitted for mixed-use
redevelopments as shown in division 5 of this article, as deemed appropriate by the planning commission
and as regulated in section 48-971(2).

Use Types [LoadingRequired Off-Street Parking and Standing Spaces
Cultural, Entertainment and Recreational Uses
musements
Billiards 1 per 200 sf of floor area
Miniature gold and outdoor installations 1 per 400 sf of the designated site area
musement arcades 1 per two amusement machines
Cultural Activities
rt galleries, libraries, museums 1 per 400 sf of floor area
Botanical gardens/arboretums and zoos 1 per 500 sf of designated site area
Historical and monumental sites Planning commission determination upon
recommendation of historical commission
Parks Planning commission determination based upon such

criteria as the number of persons expected to use
the facility at any one time, their means of
transportation and the availability of on- or
off-street parking spaces nearby.

Public Assembly
Amphitheaters, band shells, coliseums, stadiums 2 1 per 3 seats or six-foot benches
Auditoriums, assembly halls, community centers, dance
Jhalls, legitimate and motion picture theatres

Fixed seats 1 1 per 4 seats based on maximum seating capacity in
main assembly
\Without fixed seats 1 1 per 60 sf of floor area
Recreational Activity
Day camp, outdoors 1 per 10 pupils, plus 1 per staff member
|Gymnasiums 1 1 per 4 seats
Sports activities
Bowling
Indoor 5 per alley
Outdoor 1 per 400 sf of designated site area
Riding stables 1 per every 2 stalls
Skating, ice and roller
Indoor 1 per 60 sf of floor area or 1 per 4 seats, whichever
is greater
Outdoor 1 per 200 sf of designated site area
Swimming pools 1 per 54 sf of water surface area
Tennis courts 2 per court

Manufacturing

Assembly, distribution, fabrication, packaging, processing; 2 1 per 500 sf of floor area
bottling, canning, chemical, chipping, curing, cutting,

electrical, extruding, milling, punching, stamping, thermal

Industrial research, development and testing 1 1 per 300 sf of floor area
Office

Business, general and governmental buildings |1 |1 per 300 sf of floor area
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Professional office buildings, mixed professional uses
composing 50 percent or more of the total floor area

http://library.municode.com/print.aspx?h=&clientiD=14329&HTMRequ...

1 per 250 sf of floor area

Residence

Dwellings

One-family detached and two-family semidetached

1 per dwelling unit

Multifamily

1.0 per efficiency unit, no bedroom
1.50 per one bedroom unit

2 per two bedroom unit
2 per three or more bedroom unit

Townhouse

2.5 per dwelling unit

Group quarters

Boardinghouse, lodginghouse, or roominghouse

1 per residence unit, plus two spaces for employees

Convalescent, human care, nursing or rest home,
sanitarium

1 per 4 beds of maximum capacity, plus 1 for every
fulltime staff member on the maximum shift, and 1
per attending physician

Dormitory, fraternity or sorority

1 per 2 beds, plus one per 200 sf of floor area

Foster home

1 per full or parttime staff member

Religious accommodations

1 per 10 beds with a minimum of 4 spaces

Home occupations

According to specific use type

Transient lodgings

Hotel and motel

1 per guestroom, plus one employee space per ten
guestrooms

Tourist home

1 per guestroom, plus two spaces for employees

Prenatal and infant care counseling center in an R-1A or
R-1B district

As required by special use permit conditions

Service

Business services

Advertising, adjustments and collections, bonding,
consulting, consumer and mercantile credit, data
processing, detective and protective, employment,
stenographic, public relations

1 per 300 sf of floor area

Blueprinting, delivery, duplicating, hand tool rental,

and finishing, printing, trading stamps

mailing, office equipment leasing and sales, photocopying

1 per 200 sf of floor area

Warehousing and storage

Indoor

1 per 1,000 sf of floor area

Outdoor

1 per 2,000 sf of total site area

Self storage warehouse

1 per 400 sf of office floor area, plus 2 spaces for
employees

Vehicle and wheeled equipment

1 per 1,000 sf of total site area

Contract construction services

1 per 500 sf of floor area

Educational services

Day care and kindergarten

1 per 125 sf of floor area, plus 2 for employees

Nursery

1 per 175 sf of floor area, plus two per employee

Schools

Instructional

Arts, commercial, drafts, driving, physical culture,
physically and mentally handicapped, professional

1 per 4 students of maximum capacity, plus 1 per
classroom and 1 per fulltime staff member on
maximum shift

Parochial, private or public

Elementary, intermediate or junior high

1 per teacher, employee or administrator whether
full or parttime, if activities of personnel are
conducted between 8:00 a.m. and 4:00 p.m.

High school or college or preparatory

1 per teacher, employee or administrator whether
full or parttime, plus one for every 10 students of
maximum enrollment or capacity

4/18/2014 9:30 AM




Municode

30f5

Finance, insurance and real estate services
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Banks, savings and loan associations 1 per 300 sf of floor area
|Drive-in 5 standing spaces, per teller window
Insurance 1 per 300 sf of floor area
Real estate 1 per 200 sf of floor area
Governmental services
Postal
Window service 4 2 per employee, clerk or carrier on maximum shift
Mail handling station with no window service 4 1 per employee, clerk or carrier on maximum shift
Protection functions, fire, police 2 per fulltime employee on maximum shift
Armed forces recruitment 1 per employee on maximum shift
Personal services
Apparel and accessory repair 1 per 200 sf of floor area
Barbershop, beauty salon 3 per 100 sf of floor area
Cemeteries 1 per 2,500 sf of total site area
Funeral home, crematory, mortuary 2 1 per four seats in chapels or parlors with fixed
seats or one per 100 sf of floor area of assembly
rooms without fixed seats for services, plus five for
employees
Laundering, dry cleaning
Automatic, self-service 1 1 per two cleaning or laundry machines
Depot 1 1 per 50 sf of floor area
On-premises finishing 1 1 per 200 sf of floor area
Other 1 per 200 sf of floor area
Professional services
Architect, artist, attorney, engineer | |1 per 300 sf of floor area
Medical
Clinic, outpatient 1 1 per 200 sf of floor area
Dental office 1 per 300 sf of floor area
Life science laboratory and research 1 1 per 200 sf of floor area
Physician and surgeon 1 per 200 sf of floor area
Musician 1 per 300 sf of floor area
Other 1 per 300 sf of floor area
Veterinary
Indoor 1 1 per 300 sf of floor area
Outdoor 1 1 per 500 sf of designated site area

Repair services

Motor vehicle

Maintenance and mechanical repair

2 per service bay for employee parking, 5 per bay
for vehicle storage

Drive-through maintenance and mechanical repair

1 per service bay, plus 4 per bay for employee
parking, 5 per bay for vehicle standing

Painting and bodywork

2 per service bay for employee parking, 10 per of
first 3 bays for vehicle storage

Wash, full service

2 for employees, 10 spaces per service bay for
vehicle standing

Wash, self service

5 per bay for vehicle standing

Note—Establishments offering a variety of motor vehicle repair and maintenance services shall be required to meet
the requirements of this section per use type that will be present on site.

General maintenance

Indoor

1

1 per 400 sf of floor area

Outdoor

1

1 per 1,000 sf of total site area

Miscellaneous services

Business and labor associations

1 per 100 sf of floor area

Churches, synagogues, temples and places of worship

1 per 4 seats in sanctuary
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Civic, fraternal, political, private, religious and social,
nonprofit associations
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1 per 60 sf of floor area with a minimum of 10

Open air business and temporary stands not otherwise 1 1 per 200 sf of designated site area
categorized by use type
Sign painters, cabinet, carpentry and refinishing 1 1 per 500 sf of floor area
Welfare and charitable centers 1 per 200 sf of floor area
Trade
Retail
Apparel and accessories | |1 per 200 sf of floor area
Automotive
Accessory sales
Indoor 1 1 per 200 sf of floor area
Outdoor 1 1 per 1,000 sf of total site area with a minimum of
10 spaces
Dealership, New and Used
Indoor 2 1 per 400 sf of floor area devoted to display
Outdoor 2 1 per 1,000 sf of total site area with a minimum of
10 spaces
Inspection stations 5 standing spaces
Gasoline service stations 1 2 standing spaces per fueling service bay, 3 vehicle

storage spaces per service bay, 2 for employees,
plus 1 employee space per service bay.

goods in addition to other requirements.

Note—Gasoline stations shall provide 1 per 100 sf of floor area dedicated to sale of food and non-auto oriented

classified

Motorcycle and accessory sales 1 1 per 200 sf of floor area
Marine 2 1 per 400 sf of floor area or site area devoted to
display
Building materials, contractor supplies, hardware
Air conditioning, brick, concrete aggregates, electric,
glass, heating, metals, plumbing, tile, wood
Indoor 2 1 per 400 sf of floor area
Outdoor 2 1 per 1,000 sf of total site area
Hardware 1 1 per 400 sf of floor area
Storage of gravel, sand, etc., outdoors 2 1 per 1,000 sf of total site area
Food
Automobile oriented convenience food store 1 1 per 100 sf of floor area
Baker, confectionery, dairy, delicatessen, groceries, |1 1 per 200 sf of floor area
meats, poultry, produce, seafood
Furniture, home furnishings, household appliances, radio |1 1 per 400 sf of floor area
and television, rental, sales and service
Garden supplies, greenhouses and nursery stock
Indoor 1 1 per 200 sf of floor area
Outdoor 1 1 per 600 sf of designated site area
General merchandise, antiques, bicycles, books, 1 1 per 200 sf of floor area
department stores, drugs, dry goods, florist, jewelry,
magazine, novelty, optical, pet, photographic,
secondhand merchandise, sporting goods, stationery,
tobacco, variety store and vending machine operation
Machinery sales
Indoor 1 1 per 500 sf of floor area minimum 5 spaces
Outdoor 1 1 per 1,000 sf of total site area
Restaurant, liguor outlet, tavern 1 1 per 100 sf of floor area
|Restaurant Drive-through 12 standing spaces, or as determined by use permit
Shopping center 2 1 per 250 sf of floor area
Wholesale, inventory, sales, storage not otherwise 2 1 per 1,000 sf of floor area devoted to enclosed

storage

Transportation, Communication and Utility

4/18/2014 9:30 AM
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Automobile parking, attendant, shelter
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1 per employee on the maximum shift

Communications facilities, broadcasting studios, message
centers, telephone exchange, transmitting stations and
towers

1 per 300 sf of floor area

Motor vehicle transportation

Bus equipment maintenance and garaging

2 per service bay or stall, plus 1 per vehicle storage
space

Motor freight equipment maintenance and garaging

2 per service bay or stall, plus 1 per vehicle storage
space

Taxicab

Equipment maintenance and garaging

2 per service bay or stall, plus 1 per vehicle storage
space

Convenience stands

2 standing spaces

Utility-Generation plants, refuse disposal, regulating
substations, sanitary landfills, storage, solid waste

disposal

1 per 1,000 sf of total site area

*Loading spaces for self storage warehouse-1 space per 20,000 sf of floor area.

sf = square feet.

(Code 1973, § 81-60; Code 1982, § 38-31(d)(2); Ord. No. 619; Ord. No. 790; Ord. No. 804; Ord. No. 811; Ord. No. 924; Ord.
No. 960, 2-23-1981; Ord. No. 999, 2-22-1982; Ord. No. 1021, 8-9-1982; Ord. No. 1039, 2-28-1983; Ord. No. 1051,
6-13-1983; Ord. No. 1081, 9-10-1984; Ord. No. 1083, 9-24-1984; Ord. No. 1139, 5-27-1986; Ord. No. 1188, 5-26-1987; Ord.
No. 1203, 10-13-1987; Ord. No. 1227, 6-13-1988; Ord. No. 1263, 5-22-1989; Ord. No. 1277, § 6, 10-10-1989; Ord. No. 1382,
11-25-1991; Ord. No. 1477, 5-9-1994; Ord. No. 1590, 10-14-1997; Ord. No. 1636, 3-8-1999; Ord. No. 1766, 9-13-2004)
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Sec. 48-1080. General requirements.

(a) Evidence of control and future development potential. All property to be developed within a MUR
shall be a single parcel of land and shall not be subdivided, except in accordance with_chapter 38,
pertaining to subdivisions. Upon approval of a MUR site plan, any building permit, subdivision plat,
subsequent site plans or amendment, or any other application for development shall be in
substantial conformance with the approved site plan. Any such subsequent application will be
reviewed on the basis that it will not:

1) Impair the ability of the project to be developed, as approved;

(2)  Jeopardize approved pedestrian, vehicular, or utility connections on the property;

(3)  Adversely affect the practicality or cost of maintaining common or shared facilities on the
property;

(4) Change the ability of reduced parking spacing under shared parking to meet needs; or

(5) Fragment the property in a manner to negate the intent of consolidation of parcels, as stated
in_section 48-1079

(b) Minimum project area. The site area for all MUR applications must be at least 2% contiguous acres.

(c)  Affordable dwelling units. All residential units are subject to the provisions of article VII of this
chapter.

(d) Parking requirements. Parking requirements shall be met in accordance with individual use
requirements, as described in division 2 of this article, or may take advantage of a shared parking or
reduced parking approach described in the text and table of this subsection (d). Landscaping
requirements for parking areas in_section 48-940 do not apply to MUR applications. For MUR
application landscaping requirements, see subsections (f) through (h) of this section. Applicants may
choose one of the following shared parking or reduced parking options:

(1) Specific use parking reductions. Applicants may request from the planning commission,
during the site plan process, a consideration for a reduction in the parking requirements of
division 2 of this article for a specific use, if verifiable data is produced that supports a
reduction in parking and loading spaces.

2 Parking reductions for use of alternative modes of transportation. Applicants may request
from the planning commission, during the site plan process, a consideration for a reduction in
the parking requirements of division 2 of this article of up to 20 percent for reduced parking
demands due to the use of or incentives for the use of modes of transportation other than
single-occupancy vehicles, such as carpooling, metro shuttle buses, proximity to metro, or
contribution to city transit services. Verifiable data must be produced that supports a reduction
in parking for these purposes.

) Shared parking. Shared parking for developments containing a mix of uses.

a. When any land and/or buildings are contiguous to one another, and are used for two or
more purposes, the number of parking spaces shall be computed by multiplying the
minimum requirements in division 2 of this article by the appropriate percentage as
shown in the following parking credit schedule for each of the five time periods. The
number of parking spaces required for the mixed-use development is then determined
by adding the results in each column. The column total that generates the highest
number of parking spaces becomes the parking requirement.

Shared Parking Requirements by Time Period
Use Weekday |Weekend
Day [Evening[Day [EveningNight]
Industrial/warehouses/business and professional offices, including medical and dental [100%[10%  [10% [5% 5%
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Retail business and service establishments 60% |90% 100%70% 5%
Hotels/motels 75% |100% |75% [(100% [75%
Restaurants 50% [100% 100%100% [10%
Indoor commercial recreation establishments and nonadult theaters 40% |100% [80% |100% [10%
All other uses 100%100% [100%100% [100%
Note—Time periods: Day: 6:00 a.m. to 6:00 p.m.
Evening: 6:00 p.m. to 12:00
midnight
Night: 12:00 midnight to 6:00
a.m.
b. The following conditions shall apply to any parking facility for a development containing
a mix of uses:
1. The mixed-use property and mixed-use shared parking facility must be owned

by the same developer/owner or must be the subject of a recorded shared
parking agreement made between current and future owners of the properties
involved and shall convey with the land. Any such agreements must also contain
a provision for parking facility maintenance. Any changes to the agreement must
be approved by the planning commission. There cannot be greater than 500
linear feet, measured along the most appropriate walking route between the
shared parking facility and the entrance to the establishments being served.
Shared parking facilities located on a separate lot from the establishments being
served must meet the requirements of division 2 of this article.

2. Parking for the handicapped spaces may not be shared or included in any
shared parking calculation.
3. All shared parking spaces must be available for common use by all participants

in the shared parking agreement. No reserved spaces may be part of the shared
parking agreement.

4. The planning staff shall determine at the time of site plan approval that shared
parking is possible and appropriate at the location proposed. Particular attention
is needed to ensure that sufficient and convenient shortterm parking will be
available to commercial establishments during the weekday daytime period. The
shared parking spaces must be located in the most convenient and visible area
of the parking facility nearest the establishment being served.

S. All subsequent changes in use require a new occupancy permit and proof that
sufficient parking will be available. The table in subsection (d)(3)a of this section
determines a minimum number of spaces required to receive occupancy
permits.

6. The requirements described in the table in subsection (d)(3)a of this section
apply to all proposed uses for any one phase of development in addition to the
ultimate buildout for the development.

7. A parking facility, for the purposes of this section, is defined as a surface parking
lot or group of lots, a parking structure, or a garage.

(4) Surface parking. Surface parking shall not occupy more than 25 percent of the gross site
area. Parking at grade that is covered as the first level of a parking structure does not count
within this 25 percent requirement. If development of a project will be phased, in accordance
with_section 48-1139, such that structured parking will not be built within the first phase and
surface parking will occupy more than 25 percent of the gross site area, the applicant must
show the ultimate plan for buildout of the site with a maximum of 25 percent of the gross site
area dedicated to surface parking. A conditional use permit is required for any surface parking
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facilities that occupy greater than 25 percent of the gross site area, during any phase of the
development project. This conditional use permit shall place a time limit on the temporary
allowance for greater than 25 percent surface parking. In addition, the applicant must comply
with the general design standards in subsection (f) of this section and parking design and
landscaping standards in subsections (f) through (h) of this section.
Setback requirements. Development shall comply with a minimum project area perimeter-building
setback of 14 feet from the face of the curb or if there is no curb, from the property line, and a
maximum project area perimeter-building setback of 20 feet. In addition, in MUR 1 areas, residential
townhouses shall be set back no less than 20 feet from the face of the curb. The 14-foot minimum
setback requirement does not apply when the perimeter of a MUR project adjoins an R district, in
which case the setback shall be no less than 20 feet. No setback regulations between the interior
uses apply to MUR applications. Two exceptions apply to the 20-foot maximum setback condition.
When either of the following conditions exist, there will be no maximum setback requirements:
(1) Public open spaces are created on the perimeter that serves the uses adjoining it.

(2)  Ancillary parking facilities are created on the perimeter that is bounded on three sides by retail
space.
General design requirements. Pursuant to the city Charter, section 17.10, all development in MUR
areas must be in accordance with the design and appearance standards as set forth in the city's
community appearance plan. These community appearance plan standards are designed to promote
developments of excellent design and architecture that create a main street-type appearance on
Broad and Washington Streets, and that are compatible with the surrounding area. In addition, the
following design standards must be met:

(1) Buildings that front on Broad Street and Washington Street shall contain the following
pedestrian-friendly features:

a. Direct access to pedestrian ways serving the use and to adjacent public streets.

b. Provision of seating, landscaping, lighting, and artistic or architectural embellishments
on building facades and in public open spaces.

C. Architectural details in building facades that break up large blank walls.

d. Large first floor display windows that provide visual access into buildings for

pedestrians and drivers.

(2)  Wherever possible, parking and loading spaces shall be located to the rear of structures and
shall be screened, in accordance with the requirements of this division.

(3)  When parking areas are permitted to front on Broad Street, Washington Street, or Maple
Avenue, decorative pavement materials, such as brick pavers or cobblestones, or textured
pavement, shall be integrated with standard asphalt or concrete pavement treatments.

(4) Structures shall be designed and constructed to include features, such as: facade setbacks
and recesses for purposes of plazas, arcades, open space, and streetscape features or
furniture; different architectural treatment of ground-level areas; canopies and awnings for
functional purposes and visual interest, balconies, terraces, and yards for use and visual
interest; wall materials that reflect materials in the nearby street frontage; facade offsets,
pitched and varied rooflines, textured materials, and like devices to visually lessen the bulk of
buildings that are greater in bulk than generally permitted in the zoning district.

(5)  The visual impact of structured parking facilities should be reduced through design and
topography.

(6) If residential townhouses or apartments are permitted and constructed within MUR application
areas, they shall be physically and functionally integrated within the overall development,
such that there are pedestrian connections to the remainder of the development and such that
any buffers do not physically impede these connections.

Streetscape improvement requirements. Streetscape improvements, that are consistent with the

design shown in the city's adopted streetscape plan, shall be provided along all frontages on public
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streets for which streetscape plans have been adopted. Landscaping within setback areas should be
compatible with, if not an extension of, the streetscape treatments in the public right-of-way.
Landscaped areas within the streetscape shall not count towards the landscaping and open space
requirements of subsection (h) of this section.

Landscaping and open space requirements. Section 48-940 does not apply to MUR applications.

The remainder of division 2 of this article is applicable.

(1) Al MUR site plan applications must contain a landscaping plan. A minimum of 15 percent of
the gross site area must be landscaped open space. The term "landscaped open space” is
defined in_section 48-2. This 15 percent may include up to five feet of landscaped perimeter
setback areas. A five-foot landscaped open space area, as defined in_section 48-2, must be
included on all MUR application area perimeter streets as part of the 14- to 20-foot required
perimeter setback. MUR application area perimeters that are not bounded by street frontage
and abut properties outside of the MUR application area must comply with the site screening
requirements of this section. Five percent of the interior of all surface parking facilities must be
landscaped. The internal area of a parking facility is defined by the perimeter of the curbs or
edge of paving. This five percent of interior surface parking areas may also be included within
the 15 percent gross site area requirement. Structured parking facilities must include a
minimum of two percent of landscaped area on the top decks, with the remaining three
percent to be planted adjacent to the ground level of the parking structure. Rear townhouse
yards cannot be applied to the 15 percent landscaped open space requirement. The following
standards also apply to the 15 percent gross site area landscaped open space requirements:

a. The five percent landscaping requirement for the interior of surface parking areas must
be in the form of islands which must include a mixture of shade trees, shrubs,
groundcover, and perennials to maximize shade potential and visual buffers. Each
island must contain a minimum of one canopy tree and 150 square feet.

b. Best management practices shall be employed in establishing stormwater
management techniques, as described in the Falls Church Watershed Management
Plan, section 4.0.

C. The two percent landscaping requirement for the top decks of structured parking
facilities should include three-foot perimeter planters at certain locations and corner
planters with shade trees. The majority of the remaining three percent of landscaping
adjacent to the ground level of the structure should be comprised of evergreen
screening with the capacity to grow to a minimum of eight feet in height.

d. Landscaping within the required perimeter setback area shall include street-type shade
trees, measuring from two to 2% inches in caliper, planted at intervals of 30 to 40 feet.
In addition, a combination of large shrubs, small shrubs, and groundcover (not to
include turf grass) arranged formally or informally, that will cover the entire area at
maturity, shall be required. Groundcover shall not comprise more than 15 percent of
the site screen area. Large shrubs shall measure at least 30 inches in height at the
time of planting and reach a minimum mature height of 3% feet. Small shrubs shall
measure at least 18 inches in height at the time of planting and reach a maximum of
3Y% feet at maturity. Enough large shrubs must be planted to maintain a visual buffer
the length of the setback area, if a MUR area perimeter is adjacent to an adjoining
property and is not separated by a street, subsection (h)(2) of this section will govern
the requirements for that section of the perimeter.

e. All plant materials must be inspected by the city arborist prior to planting and shall
meet the city's approved plant list and commercial site planting requirements.
Installation may be spot checked by the city arborist.

f. Landscaped open space shall be consolidated into useable areas when possible.

2 Site screening is required between adjoining uses and development not separated by a street
at a MUR application area perimeter. All MUR site plan applications must adhere to the
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following site screening requirements to provide a visual buffer between adjoining uses.

These requirements apply only to perimeter boundaries of any MUR application and not to

district separations that are interior to a MUR application area. Site screening requirements

vary depending on the intensity of both the district in which a use is proposed and its
neighboring district.

a. Site screening requirement A. A ten-foot wide landscaped planting strip shall include
street-type shade trees, measuring from two to 2%z inches in caliper, planted at
intervals of 30 to 40 feet. In addition, a combination of large shrubs, small shrubs, and
groundcover (not to include turf grass), arranged formally or informally, that will cover
the entire area at maturity shall be required. Groundcover shall not comprise more than
15 percent of the site screen area. Large shrubs shall measure at least 30 inches in
height at the time of planting and reach a minimum mature height of 3% feet. Small
shrubs shall measure at least 18 inches in height at the time of planting and reach a
maximum of 3% feet at maturity. Enough large shrubs must be planted to maintain a
visual buffer the length of the site screen area. All species must be approved by the
city arborist.

b. Site screening requirement B. A ten-foot wide landscaped planting strip shall include
street-type shade trees, measuring from two to 2%z inches in caliper, planted at
intervals of 30 to 40 feet. In addition, a combination of large shrubs, small shrubs, and
groundcover (not to include turf grass), arranged formally or informally, that will cover
the entire area at maturity shall be required. Groundcover shall not comprise more than
15 percent of the site screen area. Large shrubs shall measure at least 30 inches in
height at the time of planting and reach a minimum mature height of 3% feet. Small
shrubs shall measure at least 18 inches in height at the time of planting and reach a
maximum of 3% feet at maturity. Enough large shrubs must be planted to maintain a
visual buffer the length of the site screen area. In addition to this vegetation, a
screening element of at least six feet in height must be created to consist of either a
masonry wall, a combined three foot high earthen berm with the required landscaping
located atop the berm, or a solid wood fence. All species must be approved by the city
arborist.

C. Site screening requirement C.

1. A seven-foot-wide landscaped planting strip shall include evergreen trees
planted at intervals of six to ten feet, measuring a minimum of six feet in height
at the time of planting and reaching a minimum height of 12 feet at maturity. In
addition to this vegetation, a screening element of at least six feet in height must
be created to consist of either a masonry wall or a solid wood fence. All species
must be approved by the city arborist.

2. Requirements A, B, and C are standards for the size and site screening area and the
density and type of landscaping/planting. The developer may substitute a higher site
screening requirement, requirement C being higher than B, and B being higher than A.
In certain situations, as designated in the table in this subsection, either site screening
requirement B or C may be used. Existing trees and other vegetation may be used for
site screening, if they are healthy and are approved as part of the landscaping plan by
the city arborist. All site screening required by this section must be installed prior to the
occupancy of the use. Where compliance with this regulation is not possible because
of seasonal planting limitations, the city arborist shall grant an appropriate delay.

Zoning
district in
hich the

Zoning district in which each adjacent use is located

4/18/2014 9:36 AM



Municode http://library.municode.com/print.aspx?h=&clientiD=14329&HTMRequ...

proposed usgLower |District intensity Higher
or
development
is located

R-1A R-1B R-C R-TH R-M O-D T-1 T-2 B-1 B-2 B-3 M-1
R-M BorC |[BorC [BorC [BorC |A BorC [A A A A A BorC
T-1 BorC |[BorC [BorC [BorC |A A A A A A A BorC
T-2 BorC |[BorC [BorC [BorC |A A A A A A A BorC
B-1 BorC |BorC [BorC [BorC |[A A A A A A A BorC
B-2 BorC |BorC [BorC [BorC [A A A A A A A BorC
B-3 BorC |BorC [BorC [BorC [BorC |A A A A A A BorC
M-1 BorC |BorC [BorC [BorC [BorC |BorC |BorC |[BorC |[BorC [BorC [BorC [A

0) MUR application requirements and procedures in addition to division 7 of this article, pertaining to
site plan requirement, are as follows:
(1) Requirements. In addition to the site plan application requirements in division 7 of this article,
a complete MUR application shall include the following:

a. A statement of how the proposed development will be consistent with the city
comprehensive plan and its future land use plan map.

b. A statement of how the proposed development will be consistent with article VII of this
chapter pertaining to affordable dwelling units.

C. A statement of how the proposed development will be consistent with the design and
appearance standards as set forth in the city's community appearance plan.

d. A table including the total number of square feet of floor area that will be dedicated to
specific permitted uses as required by section 48-1081

e. A statement of the floor area ratio of the project as a whole, and number of townhouse
units per acre, if applicable.

f. A statement of number of parking spaces, and if utilized, an explanation of how shared
parking reduction formulas in subsections (d)(1) through (3) of this section are being
applied.

g. Location of and gross number of square feet of each area to be counted as landscaped
open space in meeting the 15 percent requirement of subsection (h) of this section.

h. Location of public uses such as schools, parks, playgrounds, and other useable open

space, if any are proposed.
I A statement of the expected schedule of development.
J- A fiscal impact assessment of the proposed project, including the number of projected

school age children. All projected costs and revenues associated with the proposed
development must be stated in both average and marginal terms.

k. An analysis of traffic impacts associated with the development proposal.

. A three-dimensional massing model of the proposed development. This may be
submitted as a hand drawing or computer-aided drawing.

m. A statement of all anticipated off-site improvements, such as roads, sewer and
drainage facilities, or other public improvements, necessary to construct the proposed
development, as well as other amenities.

(2)  Procedure.

a. All MUR applications will be processed as described in division 7 of this article. The
planning director will initially review the conceptual plan and application based on the
established MUR criteria. Following this review, there shall be a pre-site plan filing
concept meeting with the planning commission, staff and applicant to provide
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comments prior to significant site plan engineering and formal site plan filing under
division 7 of this article;

b. MUR applicants may apply for phased site plan review per_section 48-1139. It is
preferred that the commercial components of approved MUR site plans be constructed
prior to or simultaneous with the residential components; however, any one of the
following options is allowed for the phasing of the residential component of MUR
projects:

1. Option 1. No more than 50 percent of the building permits for residential units
displayed on an approved MUR site plan may be granted prior to an approved
footer inspection for all new commercial construction displayed on that approved
site plan;

2. Option 2. One hundred percent of building permits for residential units displayed
on an approved MUR site plan may be granted prior to an approved footer
inspection for all new commercial construction displayed on that approved site
plan, if a letter of credit or bond is posted in the amount of 25 percent of the cost
constructing all new commercial structures and parking facilities displayed on
the approved site plan;

C. Option 3. One hundred percent of building permits for residential units displayed on an
approved MUR site plan may be granted following the completion and satisfactory
inspection of all site preparation requirements including site preparation; earthwork;
utility services; drainage/containment; foundation/load bearing elements; tunneling,
boring and jacking; and bases, ballasts, pavements, and appurtenances, for the entire
MUR application site as displayed on the approved site plan and subdivision. In
addition, the posting of a letter of credit or bond in the amount of the cost of
constructing all of the parking facilities displayed on the approved site plan is required
for the use of this option; or

d. Option 4. Application for any phasing options other than those listed above may be
made to the city council, which may, in its discretion, and following consideration by
council of the recommendation of the planning commission, grant a construction
phasing permit that shall meet the public purposes expressed in this division,
pertaining to MUR. For purposes of this option, the planning commission shall report its
recommendation to the city council within 45 days of the date of referral of the
applicant's complete application the planning commission. Notwithstanding any other
provision, this option 4, shall not become effective until such time as the council adopts
appropriate standards for the implementation and administration of this option.

The preexisting commercial structures within a MUR application area shall not be basis for receiving
residential building permits prior to the footer inspections for all commercial structures shown on the
approved site plan.

(Code 1982, § 38-34(a)(2); Ord. No. 1636, 3-8-1999; Ord. No. 1670, 3-13-2000; Ord. No. 1671, 4-10-2000)
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Table 3
Circle Towers Parking Study

Site Parking Occupancy Count Summary

Total Occupied Spaces
Hour Tuesday April 20, 2010 Thursday April 22, 2010 Saturday April 24, 2010
6:00 AM 778 840 830
7:00 AM 726 830 8I8
8:00 AM 653 643 769
9:00 AM 569 540 716
10:00 AM 494 520 672
[1:00 AM 465 471 587
12:00 PM 477 491 561
1:00 PM 462 469 584
2:00 PM 452 436 559
3:00 PM 462 454 535
4:00 PM 474 456 520
5:00 PM 493 447 546
6:00 PM 493 466 552
7:00 PM 570 550 570
8:00 PM 604 626 590
9:00 PM 675 685 597
10:00 PM 728 738 628
11:00 PM 753 784 698
12:00 AM 752 818 718
Max. Occupancy 778 840 830

Wells + Associates, Inc.
Manassas, Virginia



Meridian At Carlyle
Summary of Parking Occupancy/Demand

Occupied Percent Spaces per
Date Time Spaces Occupied Occupied Unit
Weekday
5/24/2001 10:00 PM 265 53% 0.78
5/25/2001 2:00 AM 296 60% 0.87
5/30/2001 10:00 PM 285 57% 0.84
5/31/2001 2:00 AM 306 62% 0.90
5/31/2001 10:00 PM 276 56% 0.82
6/1/2001 2:00 AM 316 64% 0.93
6/1/2001 10:00 PM 272 55% 0.80
6/2/2001 2:00 AM 288 58% 0.85
Average 288 58% 0.85
Saturday
6/2/2001 10:00 PM 238 48% 0.70
6/3/2001 2:00 AM 281 57% 0.83
Average 260 52% 0.77
Parking Supply 496
Occupied Units 339




Warwick |
Summary of Parking Occupancy/Demand

Occupied Percent Spaces per
Date Time Spaces Occupied Occupied Unit
Weekday
5/15/2001 10:00 PM 251 73% 0.81
5/16/2001 10:00 PM 250 73% 0.81
5/17/2001 2:00 AM 285 83% 0.92
5/17/2001 10:00 PM 253 74% 0.82
5/18/2001 2:00 AM 279 82% 0.90
5/18/2001 10:00 PM 223 65% 0.72
5/19/2001 2:00 AM 253 74% 0.82
5/22/2001 10:00 PM 262 77% 0.85
5/23/2001 2:00 AM 292 85% 0.94
5/23/2001 10:00 PM 258 75% 0.83
5/24/2001 2:00 AM 278 81% 0.90
5/24/2001 10:00 PM 248 73% 0.80
5/25/2001 2:00 AM 281 82% 0.91
Average 263 77% 0.85
Saturday
5/12/2001 10:00 PM 231 68% 0.75
5/13/2001 2:00 AM 268 78% 0.86
5/19/2001 10:00 PM 231 68% 0.75
5/20/2001 2:00 AM 250 73% 0.81
Average 245 72% 0.79
Parking Supply 342
Occupied Units 310




Courtland Park
Summary of Parking Occupancy/Demand

Occupied Percent Spaces per

Date Time Spaces Occupied Occupied Unit
Weekday
5/30/2001 10:00 PM 230 87% 0.87
5/31/2001 2:00 AM 258 97% 0.98
5/31/2001 10:00 PM 206 78% 0.78
6/1/2001 2:00 AM 255 96% 0.97
6/1/2001 10:00 PM 193 73% 0.73
6/2/2001 2:00 AM 239 90% 0.91
Average 230 87% 0.87
Saturday
6/2/2001 10:00 PM 197 74% 0.75
6/3/2001 2:00 AM 231 87% 0.88
Average 214 81% 0.81
Parking Supply (1) 404
Resident Parking Allocation 265
Occupied Units 264

Note: (1) Approved site plan references 265 spaces reserved for

resident use. Percent occupancy calculated based on percent of

resident allocation.



Fairfax Towers

Summary of Parking Occupancy/Demand

Occupied Percent

Spaces per

Date Time Spaces Occupied Occupied Unit
Weekday
5/23/2001 10:00 PM 437 79% 1.15
5/24/2001 2:00 AM 487 88% 1.28
5/24/2001 10:00 PM 410 74% 1.08
5/25/2001 2:00 AM 483 88% 1.27
5/30/2001 10:00 PM 441 80% 1.16
5/31/2001 2:00 AM 506 92% 1.33
5/31/2001 10:00 PM 484 88% 1.27
6/1/2001 2:00 AM 506 92% 1.33
6/1/2001 10:00 PM 402 73% 1.06
6/2/2001 2:00 AM 485 88% 1.28
Average 464 84% 1.22
Saturday
6/2/2001 10:00 PM 422 77% 1.11
6/3/2001 2:00 AM 489 89% 1.29
Average 456 83% 1.20
Parking Supply 551
Occupied Units 380




Ravensworth Towers
Summary of Parking Occupancy/Demand

Occupied Percent Spaces per
Date Time Spaces Occupied Occupied Unit
Weekday
5/16/2001 10:00 PM 253 72% 1.18
5/17/2001 2:00 AM 269 76% 1.26
5/17/2001 10:00 PM 234 66% 1.09
5/18/2001 2:00 AM 257 73% 1.20
5/18/2001 10:00 PM 227 64% 1.06
5/19/2001 2:00 AM 257 73% 1.20
5/22/2001 10:00 PM 246 70% 1.15
5/23/2001 2:00 AM 271 77% 1.27
5/23/2001 10:00 PM 250 71% 1.17
5/24/2001 2:00 AM 273 77% 1.28
Average 254 72% 1.19
Saturday
5/19/2001 10:00 PM 221 63% 1.03
5/20/2001 2:00 AM 246 70% 1.15
Average 234 66% 1.09
Parking Supply 353
Occupied Units 214




Springfield Station
Summary of Parking Occupancy/Demand

Occupied Percent Spaces per

Date Time Spaces Occupied Occupied Unit
Weekday
12/13/1999 12:00 AM 786 84% 1.26
12/14/1999 12:00 AM 805 86% 1.29
12/15/1999 12:00 AM 795 85% 1.28
12/16/1999 12:00 AM 773 83% 1.24
12/17/1999 12:00 AM 781 84% 1.25
Average 788 84% 1.26
Saturday
12/11/1999 12:00 AM 764 82% 1.23
Average 764 82% 1.23
Parking Supply 933

Occupied Units 623
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Fairfax County Parking Requirements

ARTICLE 11

OFF-STREET PARKING AND LOADING, PRIVATE STREETS

PART 1 11-100 OFF-STREET PARKING

11-101 Applicability

1.

Except as provided for in a Commercial Revitalization District, in any R, C or | district,
all structures built and all uses established hereafter shall provide accessory off-street
parking in accordance with the following regulations, and in a P district, the provisions of
this Part shall have general application as determined by the Director.

2. The provision of off-street parking for a change in use and/or an expansion or
enlargement of an existing structure and/or use shall be in accordance with the following:
A.  When there is a change in use to a use which has the same or lesser parking

requirement than the previous use, no additional parking shall be required. When
there is a change to a use which has a greater parking requirement than the
previous use, the minimum off-street parking requirement in accordance with the
provisions of this Article shall be provided for the new use.

B.  When an existing structure and/or use is expanded or enlarged, the minimum
off-street parking requirements in accordance with the provisions of this Article
shall be provided for the area or capacity of such expansion or enlargement.
However, compliance with the minimum off-street parking requirements shall not
be required for the expansion or enlargement when such expansion or enlargement
is to provide an accessibility improvement.

Notwithstanding the above, for special permit and special exception uses, the respective

approving body may require the provision of off-street parking in accordance with this

Article for the entire structure or use as expanded or enlarged.

3. The provisions of this Part shall not be deemed to apply to motor vehicle storage or
display parking areas associated with a vehicle sale, rental and ancillary service
establishment, except as may be qualified elsewhere in this Ordinance.

11-102 General Provisions
1. All required off-street parking spaces shall be located on the same lot as the structure or

use to which they are accessory or on a lot contiguous thereto which has the same zoning
classification, and is either under the same ownership, or is subject to agreements or
arrangements satisfactory to the Director that will ensure the permanent availability of
such spaces.

Provided, however, where there are practical difficulties or if the public safety
and/or public convenience would be better served by the location other than on the same
lot or on a contiguous lot with the use to which it is accessory, the Board, acting upon a
specific request, may authorize such alternative location subject to conditions it deems
appropriate and the following:
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A.  Suchrequired space shall be subject to agreements or arrangements satisfactory to
the Board that will ensure the permanent availability of such spaces, and

B.  The applicant shall demonstrate to the Board’s satisfaction that such required
space shall be generally located within 500 feet walking distance of a building
entrance to the use that such space serves or such space will be provided off-site
with access via a valet or shuttle service subject to agreements or arrangements
approved by the Board which will ensure the operation of such service and that
there will not be any adverse impacts on the site of the parking spaces or the
adjacent area, or

C.  Such required space shall be accommodated in accordance with the provisions of
Par. 6 below.

In a Commercial Revitalization District, the Director may approve an alternative location
in accordance with the above and the provisions of the Commercial Revitalization
District.

When provided as an accessibility improvement, accessible off-street parking spaces and
related access aisles and accessible routes shall be in accordance with the provisions of
the VUSBC and the Public Facilities Manual. The number of accessible parking spaces
shall be included in the required number of parking spaces. Each such accessible parking
space shall be designated as reserved for persons with disabilities by an above grade sign
in conformance with the design and content specifications of the Public Facilities
Manual.

No off-street parking facilities for a structure or use permitted only in a C or | district
shall be located in an R district except upon approval as a special exception by the Board
as provided in Part 6 of Article 9.

Off-street parking spaces may serve two (2) or more uses; however, in such case, the
total number of such spaces must equal the sum of the spaces required for each separate
use except:

A.  As may be permitted under Paragraphs 5, 22, 26 and 27 below and Par. 3 of Sect.
106 below; or

B.  That the Board may, subject to conditions it deems appropriate, reduce the total
number of parking spaces required by the strict application of this Part when the
applicant has demonstrated to the Board’s satisfaction that fewer spaces than those
required by this Part will adequately serve two (2) or more uses by reason of the
hourly parking accumulation characteristics of such uses and such reduction will
not adversely affect the site or the adjacent area.

Notwithstanding the above, required off-street parking spaces and their appurtenant aisles
and driveways which are not fully utilized during the weekday may be used for a public
commuter park-and-ride lot when such lot is established and operated in accordance with
a public commuter park-and-ride lot agreement approved by the Board.

In addition, for a use where the minimum number of required parking spaces is
provided on site in accordance with this Part, but additional off-site parking may be
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desired, the Director may, subject to conditions the Director deems appropriate, approve
the use of a portion of an adjacent site’s required parking spaces, when the applicant has
demonstrated to the Director’s satisfaction that the use of such spaces on the adjacent site
will not adversely affect such site or the adjacent area by reason of the hourly parking
accumulation characteristics of such uses.

Within the area in proximity to a mass transit station, which station either exists or is
programmed for completion within the same time frame as the completion of the subject
development, or along a corridor served by a mass transit facility, which facility is
conveniently accessible to the proposed use and offers a regular scheduled service, the
Board may, subject to conditions it deems appropriate, reduce the number of off-street
parking spaces otherwise required by the strict application of the provisions of this Part.
Such reduction may be approved when the applicant has demonstrated to the Board’s
satisfaction that the spaces proposed to be eliminated are unnecessary based on the
projected reduction in the parking demand resulting from the proximity of the transit
station or mass transit facility and such reduction in parking spaces will not adversely
affect the site or the adjacent area.

Within areas designated as Community Business Centers on the adopted comprehensive
plan, the Board may waive the requirement that all required off-street parking spaces be
located on the same lot or on a contiguous lot as set forth in Par. 1 above, provided the
following conditions are met:

A.  Thedeveloper shall apply to the Director stating the circumstances which make it
impracticable to meet the requirements of this Part, and

B.  Thedeveloper shall agree to pay to the County a sum for each space so eliminated,
such sum to be set by the Board in an annually adopted schedule, and

C.  The County has plans for the erection of a public parking facility in the immediate
area of the request, and

D.  The County has provided for the development of such parking, at a time and in a
guantity sufficient to meet the needs of the applicant's proposed use.

All required off-street parking spaces and their appurtenant aisles and driveways shall be
deemed to be required space on the lot on which the same are situated and shall not be
encroached upon or reduced in any manner except upon approval by the Board in
accordance with the provisions of this Ordinance, or except upon approval by the
Director in any of the following circumstances. This provision shall not be deemed to
negate pipestem lots otherwise allowed under the provisions of Sect. 2-406.

A.  Such space may be reduced by the amount to which other space, conforming to the
provisions of this Ordinance, is provided for the use that is involved, or

B.  Such space may be reduced by an amount which is justified by a reduction in the

need for such space by reason of a reduction in the size or change in the nature of
the use to which such is appurtenant, or
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C.  Such space may be reduced by reason of the provision of conveniently available
parking space in a parking lot established by a public authority for which the
developer has made payment in accordance with the provisions of Par. 6 above, or

D.  Such space may be reduced for an existing structure or use to provide an
accessibility improvement.

Except as may be qualified elsewhere in this Ordinance, off-street parking spaces that are
located on the ground and are open to the sky may be located in any required yard but
not closer than ten (10) feet to any front lot line, unless modified by the Board or BZA
pursuant to Part 2 of Article 13; except that this ten (10) foot minimum distance shall not
be required between parking spaces provided for single family attached dwellings in
parking bays and the front lot lines of single family detached dwelling unit lots and shall
not apply to parking spaces provided for and on the same lot with single family detached
or attached dwellings, provided such space shall not encroach into any sidewalk or trail.

For single family detached dwellings on lots containing 36,000 square feet or less
in the R-1, R-2, R-3 and R-4 Districts, all parking for vehicles or trailers in a front yard
shall be on a surfaced area, provided, however, that this shall not be deemed to preclude
temporary parking on an unsurfaced area in a front yard for a period not to exceed forty-
eight (48) hours for loading, unloading, cleaning or repair of vehicles or trailers. In
addition, in the R-1 and R-2 Districts, no more than twenty-five (25) percent of any front
yard and in the R-3 and R-4 Districts, no more than thirty (30) percent of any front yard
shall be surfaced area for a driveway or vehicle/trailer parking area; provided, however,
that these limitations may be exceeded for a surfaced area that is:

A.  Directly contiguous with, and providing primary access to, two (2) side-by-side
parking spaces as long as the surfaced area is not more than twenty-five (25) feet
long and eighteen (18) feet wide;

B.  Onalot which has its primary access from a major thoroughfare and consists of
two (2) side-by-side parking spaces and a vehicular turn-around area as long as
the surfaced area is not more than twenty-five (25) feet long and eighteen (18) feet
wide and the turn-around area does not exceed 150 square feet; or

C. Provided as an accessibility improvement as approved by the Zoning
Administrator.

Surfaced area shall include asphalt, poured or precast concrete, brick, stone, gravel, or
any other impervious surface, or grasscrete or other similar pervious surface. On a
pipestem lot, the surfaced area within the pipestem driveway shall not be included in this
limitation.

Except as may be qualified elsewhere in this Ordinance, parking structures and
carports shall be subject to the minimum yard requirements applicable in the zoning
district in which located; except parking structures that are completely underground may
be located in any required yard, but not closer than one (1) foot to any lot line.

All off-street parking facilities shall be used solely for the parking of vehicles in

operating condition by patrons, occupants or employees of the use to which such parking
is accessory.
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No motor vehicle repair work except emergency service shall be permitted in
association with any required off-street parking facilities.

All off-street parking space shall be provided with safe and convenient access to a street.

If any such space is located contiguous to a street, the street side thereof shall be curbed,
and ingress and egress shall be provided only through driveway openings through the
curb of such dimension, location and construction as may be approved by the Director in
accordance with the provisions of the Public Facilities Manual.

All off-street parking areas, including aisles and driveways, except those required for
single family detached dwellings, shall be constructed and maintained with a dustless
surface in accordance with construction standards presented in the Public Facilities
Manual; however, the Director may approve a modification or waiver of the dustless
surface requirement in accordance with the Public Facilities Manual.

All off-street parking spaces and areas shall comply with the geometric design standards
presented in the Public Facilities Manual. All parking spaces, except those provided for
and on the same lot with single family detached and attached dwellings, shall be clearly
marked in accordance with the design guidelines set forth in the Public Facilities Manual
and shall be subject to the approval of the Director.

Except for public commuter park-and-ride lots which utilize existing off-street
parking spaces accessory to another use, any proposal to redesignate parking space
delineations which changes the existing space size, configuration or number shall require
the submission to and approval by the Director of a plan certified by an engineer or land
surveyor authorized by the State to practice as such. Such plan shall show all off-street
parking spaces, related driveways, loading spaces and walkways, indicating type of
surfacing, size, angle of stalls, width of aisles and a specific schedule showing the
number of parking spaces provided and the number required by the provisions of this
Article. No plan shall be approved which reduces the number of parking spaces below
the minimum number required by this Article.

Notwithstanding the above, a redesignation plan to provide an accessibility
improvement need not be certified by an engineer or land surveyor and any such plan
which reduces the number of parking spaces below the minimum requirements of this
Avrticle may be approved.

All required stacking spaces shall be a minimum of eighteen (18) feet in length. In
addition, the geometric design of the stacking aisle(s), including but not limited to the
radius and width of the travel aisle, shall be subject to the approval of the Director.

All lighting fixtures used to illuminate off-street parking areas shall be in conformance
with the performance standards for outdoor lighting set forth in Part 9 of Article 14.

All off-street parking areas shall comply with the provisions for landscaping and
screening presented in Article 13.

Parking spaces required on an employee/person basis in the Sections that follow shall be

based on the maximum number of employees/persons on duty or residing, or both, on the
premises at any one time, or the occupancy load of the building, whichever is greater.
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Where a given use or building contains a combination of uses as set forth in the
following Sections, parking shall be provided on the basis of the sum of the required
spaces for each use, except as may be permitted by Par. 22 below.

If there is uncertainty with respect to the amount of parking spaces required by the
provisions of this Ordinance as a result of an indefiniteness as to the proposed use of a
building or of land, the maximum requirement for the general type of use that is involved
shall govern.

Where the required number of parking spaces is not set forth for a particular use in the
following Sections, and where there is no similar general type of use listed, the Zoning
Administrator shall determine the basis of the number of spaces to be provided.

The Board may reduce the total number of stacking spaces required by the strict
application of the provisions of this Part when it has been conclusively demonstrated that
circumstances, site design or location do not warrant the number of spaces required and
that such reduction will not adversely affect pedestrian or vehicular circulation on the site
or on any abutting street.

When the number of spaces calculated in accordance with the provisions of this Article
results in a number containing a fraction, the required number of spaces shall be the next
higher whole number.

Accessory service uses, as permitted by Paragraphs 2 and 3 of Sect. 10-202, which are
located within the building of a principal use, and which serve the occupants, their
patients, clients or customers, may be parked in accordance with the parking requirement
for the principal use; provided, however, that the total gross floor area for all such uses
shall not exceed fifteen (15) percent of the total gross floor area of the building; that no
signs for the accessory service uses shall be visible from the outside of the building; and
that the hours of operation for such uses shall be limited to between 6:00 AM and 6:00
PM, Monday through Friday.

The same or fewer number of compact car parking spaces existing as of or grandfathered
by the Board of Supervisors on September 19, 1988 may be retained in accordance with
the conditions of the compact car approval, provided that the total number of parking
spaces on-site is not reduced, except if:

A.  Such reduction is to provide an accessibility improvement, or

B.  Such reduction is a result of a reduction in land area by condemnation or by
acquisition for public purposes by any governmental agency.

Additional off-street parking may be added to an existing development which met the
parking requirement in effect at the time of its development, but which does not comply
with the current requirements, in order to minimize the degree of current noncompliance.

Except as qualified below, for purposes of determining off-street parking requirements,

gross floor area shall be determined in accordance with the gross floor area definition
except that:
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A.  Outdoor display/sales area and that area within a cellar that is not used exclusively
for storage or for mechanical equipment shall be included as gross floor area; and

B.  Mall areas in shopping centers of less than 1,000,000 square feet of gross floor
area, which shall be calculated as consisting of the sum of all floors in the mall,
measured from the interior faces of the walls of the mall, shall be excluded from
gross floor area.

In conjunction with the approval of a proffer to establish a transportation demand
management (TDM) program, or if a development is subject to an approved proffer for
the establishment of a TDM program, the Board may, subject to conditions it deems
appropriate, reduce the number of off-street parking spaces otherwise required by the
strict application of the provisions of this Part when the applicant has demonstrated to the
Board’s satisfaction that, due to the proffered TDM program, the spaces proposed to be
eliminated for a site are unnecessary and such reduction in parking spaces will not
adversely affect the site or the adjacent area. In no event shall the reduction in the
number of required spaces exceed the projected reduction in parking demand specified
by the proffered TDM program.

For the purposes of this provision, a proffered TDM program shall include: a
projected reduction in parking demand expressed as a percentage of overall parking
demand and the basis for such projection; the TDM program actions to be taken by the
applicant to reduce the parking demand; a requirement by the applicant to periodically
monitor and report to the County as to whether the projected reductions are being
achieved; and a commitment and plan whereby the applicant shall provide additional
parking spaces in an amount equivalent to the reduction should the TDM program not
result in the projected reduction in parking demand.

For a hotel and/or conference/convention center in proximity to an airport, the Board
may, subject to conditions it deems appropriate, reduce the total number of off-street
parking spaces otherwise required by the strict application of the provisions of this Part,
when it is warranted by a parking study, submitted by the applicant, which demonstrates
that a reduction is justified based on actual parking usages at existing developments
which are comparable in use and location.

The minimum off-street parking requirements for any non-residential use within the Lake
Anne Commercial Revitalization Area as designated by the Board of Supervisors may be
reduced by twenty (20) percent by the Board when it is demonstrated by the applicant
and determined by the Board that such reduction is in furtherance of the goals of the Area
as set forth in the adopted comprehensive plan. Such request may also be considered in
conjunction with a rezoning and/or special exception application. The fee for a parking
reduction set forth in Sect. 17-109 shall not be applicable.

Minimum Required Spaces for Residential and Lodging Uses

Minimum off-street parking spaces accessory to the uses hereinafter designated shall be
provided as follows:

1.

Bed and Breakfast:
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Two (2) spaces per single family dwelling, provided that only one (1) such space
must have convenient access to a street, plus one (1) space per guest room in the
bed and breakfast

Dormitory, Fraternity or Sorority House, or Other Residence Hall Located Off Campus:
One (1) space per two (2) sleeping accommodations based on the occupancy load
of the building, plus one (1) additional space for each housemother, manager or
employee

Dwelling, Single Family Detached:
Two (2) spaces per unit for lots with frontage on a public street and three (3)
spaces per unit for lots with frontage on a private street, provided that only one (1)
such space must have convenient access to a street

Dwelling, Single Family Attached:

Two and seven-tenths (2.7) spaces per unit, provided, however, that only one (1)
such space must have convenient access to the street

Dwelling, Multiple Family:
One and six-tenths (1.6) spaces per unit

Hotel, Motel:
One (1) space per rental unit, plus four (4) spaces per fifty (50) rental units, plus
such spaces as are required for eating establishments, assembly rooms and
affiliated facilities as determined by the Director

Independent Living Facility
One (1) space per four (4) dwelling units, plus one (1) space per one (1) employee
or staff member on the major shift, or such greater number as the Board may
require

Mobile Home:
One and one-half (1.5) spaces per unit

Nursing, Convalescent, Assisted Living or Congregate Living Facility:

One (1) space per three (3) residents, plus one (1) additional space for each
employee

Tourist House, Boarding House, Rooming House:

One (1) space per guest accommodation

11-10



OFF-STREET PARKING AND LOADING, PRIVATE STREETS

11-104 Minimum Required Spaces for Commercial and Related Uses

Minimum off-street parking spaces accessory to the uses hereinafter designated shall be
provided as follows:

1. Bowling Alley:

Four (4) spaces per alley, plus one (1) space per employee, plus such additional
spaces as may be required herein for affiliated uses such as eating establishments

2. Business Service and Supply Service Establishment:
One (1) space per 300 square feet of gross floor area

3. Car Wash:
Four (4) spaces per bay/stall plus one (1) space per employee for a self-service
establishment, or one (1) space per employee, plus sufficient area for ten (10)
stacking spaces per bay/stall for an automated establishment

4, Convenience Center:

One (1) space per 500 square feet of net floor area plus one (1) space per
employee, but never to exceed a total number of six (6) spaces

5. Drive-In Financial Institution:
Four (4) spaces per 1000 square feet of gross floor area for customer service,
lobby and teller area, plus additional space as required herein for any associated
offices. In addition, there shall be eight (8) stacking spaces in front of the first
window and two (2) stacking spaces in front of each additional window; except
that five (5) stacking spaces may be permitted in front of each of the first two (2)
windows, provided that both windows shall always remain open when the drive-in
facility is operational

6. Drive-Through Pharmacy:

As required in Par. 20 below, plus five (5) stacking spaces in front of each drive-
through window

7. Eating Establishment or Commercial Recreation Restaurant:

One (1) space per four (4) seats plus one (1) space per two (2) employees where
seating is at tables,

and/or

One (1) space per two (2) seats plus one (1) space per two (2) employees where
seating is at a counter
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Fast Food Restaurant:
One (1) space per two (2) seats for table and/or counter seating, whether such
seating facilities are inside or outside. For fast food restaurant with no seating
facilities, one (1) space per sixty (60) square feet of net floor area with a minimum
of ten (10) spaces

Fast Food Restaurant With Drive-In Facilities:
As required in Par. 8 above, plus eleven (11) stacking spaces for the drive-in
window, with a minimum of five (5) such spaces designated for the ordering
station. Such spaces shall be designed so as not to impede pedestrians or vehicular
circulation on the site or on any abutting street

Financial Institution:
Four (4) spaces per 1000 square feet of gross floor area for customer service,
lobby and teller area; plus additional spaces as required herein for any associated
offices

Furniture or Carpet Store:

One (1) space per 500 square feet of net floor area, plus one (1) space for each
employee

Garment Cleaning Establishment:
One (1) space per 200 square feet of gross floor area

Home Professional Office:
As determined by the BZA, a sufficient number of spaces to accommodate all
employees plus the largest number of persons that may be expected at any one
time

Office (unless otherwise provided for in this Section):

A. 50,000 square feet of gross floor area or less: Three and six-tenths (3.6) spaces per
1000 square feet of gross floor area

B. Greater than 50,000 but less than 125,000 square feet of gross floor area: Three
(3.0) spaces per 1000 square feet of gross floor area

C. 125,000 square feet of gross floor area or more: Two and six-tenths (2.6) spaces
per 1000 square feet of gross floor area

For purposes of determining whether Par. A, B or C is applicable, the size of the office
building shall be based on the definition of gross floor area as set forth in Article 20 and
where more than one (1) office building is located on a lot, such gross floor area shall be
based on each individual building and not on the total gross floor area of all buildings on
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the lot. However, once the applicable paragraph is determined, gross floor area as
qualified in Sect. 102 above shall be used to determine the required number of parking
spaces.

For purposes of this provision, buildings connected by structures such as atriums,
awnings, breezeways, carports, garages, party walls, or plazas shall not be deemed to be
one (1) building.

Outdoor Sales/Display Area other than Vehicle Sale, Rental and Ancillary Service
Establishment:

One (1) space per 500 square feet of open sales/display area plus one (1) space per
employee

Personal Service Establishment:
One (1) space per 200 square feet of gross floor area
Quick-Service Food Store:
Six and one half (6.5) spaces per 1000 square feet of gross floor area

Recreational Facility other than Theatre, Auditorium, Stadium, Bowling Alley or
Swimming Pool:

One (1) space per three (3) persons based on the occupancy load plus one (1)
space per employee

Repair Service Establishment:
One (1) space per 200 square feet of gross floor area

Retail Sales Establishment and Retail Sales Establishment-Large, except Furniture or
Carpet Store:

One (1) space per 200 square feet of net floor area for the first 2000 square feet,
plus six (6) spaces per each additional 1000 square feet

Service Station:

Two (2) spaces per service bay, plus one (1) space per employee, but never less
than five (5) spaces

Service Station/Mini-Mart, Combination Service Station and Quick-Service Food Store:

Two (2) spaces per service bay, plus six and one half (6.5) spaces per 1000 square
feet of gross floor area devoted to the retail use

Shopping Center:
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A. 100,000 square feet of gross floor area or less: Four and three-tenths (4.3) spaces
per 1000 square feet of gross floor area

B.  Greater than 100,000 but equal to or less than 400,000 square feet of gross floor
area: Four (4) spaces per 1000 square feet of gross floor area

C. Greater than 400,000 but less than 1,000,000 square feet of gross floor area: Four
and eight tenths (4.8) spaces per 1000 square feet of gross floor area

D. 1,000,000 square feet of gross floor area or more: Four (4) spaces per 1000 square
feet of gross floor area

For purposes of determining whether Par. A, B, C or D above is applicable, the size of
the shopping center shall be based on the definition of gross floor area as set forth in
Article 20, and shall be inclusive of any gross floor area devoted to offices, eating
establishments and hotels. The gross floor area calculation as qualified in Sect. 102
above shall then be used to determine the required number of parking spaces.

The off-street parking requirement set forth above shall be applicable to all uses in
a shopping center, except that the area occupied by offices, eating establishments and
hotels shall be parked in accordance with the applicable standards for such uses as set
forth in this Section. For shopping centers subject to Par. A, B or C above, the area
occupied by theaters shall be parked in accordance with the applicable shopping center
requirement, provided that for theaters with more than 2000 seats, an additional three-
tenths (0.3) space shall be provided for each seat above 2000 seats. For shopping centers
subject to Par. D above, the area occupied by theaters shall be parked in accordance with
the applicable shopping center requirement, provided that for theaters with more than 750
seats, an additional six (6) spaces shall be provided for each 100 seats above 750 seats.

In addition, for all shopping centers, stacking spaces as required by this Part shall
be provided for those uses which have drive-in facilities.

Swimming Pool, Commercial:

One (1) space per four (4) persons lawfully permitted in the pool at one time, plus
one (1) space per employee

Theatre, Auditorium or Stadium:
Three-tenths (0.3) space per seat or similar vantage accommodation
Vehicle Light Service Establishment:

One (1) space per 200 square feet of net floor area, plus two (2) spaces per service
bay, plus one (1) space per employee

Vehicle Major Service Establishment:
Two (2) spaces per service bay, plus one (1) space per employee

Vehicle Sale, Rental and Ancillary Service Establishment:
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One (1) space per 500 square feet of enclosed sales/rental floor area, plus one (1)
space per 2500 square feet of open sales/rental display lot area, plus two (2) spaces
per service bay, plus one (1) space per employee, but never less than five (5)
spaces

Vehicle Transportation Service Establishment:
Based on the size and maximum number of company vehicles stored on site with a
minimum of one (1) space per (1) employee on major shift, plus one (1) space per
company vehicle stored on site.

Veterinary Hospital, Kennel:

A. 5000 square feet of gross floor area or less: Ten (10) spaces

B.  Greater than 5000 square feet of gross floor area: Ten (10) spaces plus additional
spaces as determined by the Director, based on a review of each proposal to
include such factors as the number of spaces required to accommodate both
employees and visitors expected at the site

For the purpose of this requirement, gross floor area shall not include any outdoor
exercise/dog run area, which is enclosed by a roof and/or fencing material.

Wholesale Trade Establishment:

One (1) space per 1.5 employees, plus one (1) space per company vehicle, but with
a minimum of one (1) space per 1000 square feet of gross floor area

Minimum Required Spaces for Industrial and Related Uses

Minimum off-street parking spaces accessory to the uses hereinafter designated shall be
provided as follows:

1.

Manufacturing establishment or establishment for production, processing, assembly,
compounding, preparation, cleaning, servicing, testing, repair or storage of materials,
goods or products, and business offices accessory thereto:

One (1) space per one (1) employee on major shift, plus one (1) space per
company vehicle and piece of mobile equipment

Heavy Equipment and Specialized Vehicle Sale, Rental and Service Establishment:
One (1) space per 500 square feet of enclosed sales/rental floor area, plus one (1)
space per 2500 square feet of open sales/rental display lot area, plus two (2) spaces
per service bay, plus one (1) space per employee, but never less than five (5)
spaces

Mini-Warehousing Establishment:
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Three and two-tenths (3.2) spaces per 1000 square feet of gross floor area of office
space associated with the use plus one (1) space per employee, and two (2) spaces
for a resident manager. The width of travel aisles for vehicular access and loading
and unloading shall be subject to the approval of the Director

Scientific Research and Development Establishment:

One (1) space per 1.5 employees based on the occupancy load, plus one (1) space
per company vehicle

Warehousing, Storage Yard, Lumber and Building Material Yard, Motor Freight
Terminal or Junk Yard:

One (1) space per 1.5 employees on major shift, plus one (1) space per company
vehicle, plus sufficient space to accommodate the largest number of visitors that
may be expected at any one time, but with a minimum of one (1) space per 1000
square feet of gross floor area

Mixed Waste Reclamation Facilities and Recycling Centers:

One (1) space per one (1) employee on major shift, plus one (1) space per
company vehicle

Truck Rental Establishment:

One (1) space per 500 square feet of enclosed sales/rental floor area, plus one (1)
space per 2500 square feet of open sales/rental display lot area, plus one (1) space
per employee, but never less than five (5) spaces. Provided however, when the
enclosed office/sales/rental area or employees are shared with another use for
which parking has been provided, only the open sales/rental display area shall be
separately parked.

Minimum Required Spaces for Other Uses

Minimum off-street spaces accessory to the uses hereinafter designated shall be provided as
follows:

1.

Airport, Airpark or Airfield:
One (1) space per employee, plus (1) space for each vehicle used in connection
with the facility, plus sufficient space to accommodate the largest number of
vehicles that may be expected at any one time

Child Care Center or Nursery School:

A.  0.19 space per child for a center or school which has a maximum daily enrollment
of 99 children or less

B.  0.16 space per child for a center or school which has a maximum daily enrollment
of 100 or more children
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Church, Chapel, Temple, Synagogue or Other Such Place of Worship:

One (1) space per four (4) seats in the principal place of worship; provided that the
number of spaces thus required may be reduced by the Director, subject to
conditions the Director deems appropriate, by not more than fifty (50) percent if
the place of worship is generally located within 500 feet of any public parking lot
or any commercial parking lot where sufficient spaces are available by permission
of the owner(s) without charge, during the time of services to make up the
additional spaces required.

For places of worship with child care centers, nursery schools and/or
schools of general or special education, the Director may, subject to conditions the
Director deems appropriate, reduce the total number of parking spaces required by
the strict application of this Part for such child care centers, nursery schools and/or
schools of general or special education when the Director has determined that
fewer spaces than those required will adequately serve all the uses on-site due to
their respective hourly parking accumulation characteristics.

College or University:
Based on a review by the Director of each proposal including such factors as the
occupancy load of all classroom facilities, auditoriums and stadiums, the
availability of mass transportation, and the availability of areas on site that can be
used for auxiliary parking in times of peak demand; but in no instance less than
one (1) space per faculty and staff member and other full-time employee, plus a
sufficient number of spaces to accommodate the anticipated number of students
and visitors who will drive to the institution at any one time

Cultural Center, Museum or Similar Facility:
One (1) space per 300 square feet of gross floor area

Country Club:
One (1) space per four (4) members based on maximum anticipated membership

School of Special Education:
Two (2) spaces per each three (3) employees, plus a sufficient number of spaces to
accommodate all persons who may be at the establishment at any one time under
normal operating conditions

Funeral Chapel, Funeral Home:
One (1) space per four (4) seats in the main chapel or parlor, plus one (1) space per
two (2) employees, plus one (1) space for each vehicle used in connection with the
business

Heliport:
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One (1) space per employee, plus one (1) space for each vehicle used in
connection with the facility, plus sufficient space to accommodate the largest
number of visitors that may be expected at any one time

Helistop:

A minimum of five (5) spaces for commercial helistops and a minimum of two (2)
spaces for non-commercial helistops

Hospital:

Two and nine-tenths (2.9) spaces per bed licensed by the Commonwealth of
Virginia, plus additional or fewer spaces as deemed necessary based on specific
analysis for each site

Institution providing Intensive Special Medical/Mental Care or Welfare Institution:

One (1) space per two (2) patients, based on the occupancy load, plus one (1)
space per employee or staff member on a major shift

Library:

Seven (7) spaces per 1000 square feet of gross floor area
Parks:
A.  Neighborhood Parks:

(1) The Director shall determine the parking for residential neighborhood
parks, which parks are designed to serve surrounding residential
developments, where access is primarily by foot or bicycle, and which may
contain facilities such as tot lots, playgrounds, picnic tables, multi-use
courts, tennis courts, gardens, open play areas and trails. The review shall
consider factors such as whether access to the park is provided solely from a
local street, collector street, minor or principal arterial street; the extent to
which pedestrian access is afforded to the park and the reasonableness of
the walking distance to the park from the surrounding development; the
location of the park in relation to the surrounding development and the
density of the surrounding development the park is predominately intended
to serve; and the extent of the proposed recreation uses or facilities.
However, if tennis courts are provided, a minimum of two (2) spaces per
tennis court shall be required.

(2)  Forurban parks no parking shall be required, provided such parks consist of
urban style plazas, miniparks, and greenways, including trails, located
within, contiguous to, or immediately across the street from urban, suburban
and community business centers as defined in the adopted comprehensive
plan, are oriented to pedestrian and/or bicycle use by the resident work
force and adjacent residents, and provide open space and pedestrian
oriented amenities.
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B. Community, District, Countywide and Regional Parks:

As determined by the Director, based on the parking requirements for the
most similar type of use or facility set forth herein.

Private, Civic, Fraternal Club or Lodge:
One (1) space per three (3) members based on maximum anticipated membership
Public Utility Establishment:

One (1) space per 1.5 employees on the major shift, plus one (1) space per
company vehicle

School, Elementary or Intermediate, Public or Private School of General Education:

Based on a review by the Director of each proposal including such factors as the
occupancy load of all classroom facilities, auditoriums and stadiums, proposed
special education programs, and student-teacher ratios, and the availability of
areas on site that can be used for auxiliary parking in times of peak demand; butin
no instance less than one (1) space per faculty and staff member and other
full-time employee, plus four (4) spaces for visitors

School, High School, Public or Private School of General Education:

Based on a review by the Director of each proposal including such factors as the
occupancy load of all classroom facilities, auditoriums and stadiums, proposed
special education programs, and student-teacher ratios, and the availability of
areas on site that can be used for auxiliary parking in times of peak demand; but in
no instance less than three-tenths (0.3) space per student, based on the maximum
number of students attending classes at any one time

Swimming Pool, Community:
One (1) space for every seven (7) persons lawfully permitted in the pool at one
time, plus one (1) space per employee, subject to a lesser number determined by
the Director which is in accordance with that number of members who are within a
reasonable walking distance of the pool

Tennis Club:

Four (4) spaces per court, plus such additional spaces as may be required herein
for affiliated uses such as eating establishments

Public Uses not set forth above:
As determined by the Director, based on a review of each proposal to include such

factors as the number of spaces required to accommodate employees, public use
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vehicles anticipated to be on site at any one time, visitor parking and the
availability of areas on site that can be used for auxiliary parking in times of peak
demand. In no instance, however, shall the number of spaces required for
government office use be less than that required herein for general office use
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City of Alexandria Parking Requirements

ARTICLE VIIl. OFF-STREET PARKING AND LOADING

Sec

. 8-100 Off-street parking required.

Sec

. 8-200 General parking regulations.

Sec

. 8-300 Central business district.

Sec

. 8-400 King Street Transit Parking District.

Sec

. 8-500 Waterfront parking exemption.

Sec

. 8-600 Motor vehicle parking or storage in the RM zone.

Sec. 8-100 Off-street parking required.

(A) (1)General requirement. No land shall be used or changed in use, no structure or
building shall be constructed, and no existing structure or building shall be changed in
use, significantly enlarged or significantly altered as those terms are defined in section 8-
200(F)(4), unless the off-street parking required by this Article VIII is provided for the
entire land, structure or building.

(2) Special requirement. No existing building or structure shall be enlarged as
that term is defined in section 8-200(F)(4) unless the off-street parking required
by this Article VIl is provided for such enlargement.

(3) Statutory exception. Land, buildings or structures actually in use or
constructed as of January 27, 1987, and prior thereto are exempted from the
requirements of this Article VIII to the extent provided in section 8-200(F).

(4) Reduction of requirement by special use permit. A special use permit may
be obtained pursuant to section 11-500, which authorizes the provision of less
off-street parking than is otherwise required by this Article VIII, subject to the
following:

(&) The special use permit applicant shall demonstrate that providing the
required parking would be infeasible.

(b) If the requested reduction exceeds five parking spaces, the special
use permit applicant shall propose and have approved as a condition of
the permit a parking management plan which shall include reasonable
and effective measures, appropriate to the size, scale and location of the
use, building or structure, which will mitigate the impacts of the proposed
reduction in parking.

(c) City council, upon consideration of the special use permit application,
finds that the proposed reduction in parking will not have an adverse
impact on the nearby neighborhood, and that the application otherwise
complies with the standards for approval set forth in section 11-504.

(d) A special use permit may not reduce the number of off-street parking
spaces otherwise required below the number of spaces which are
provided at the time of the permit application, unless allowed by another
provision of this ordinance or required by extraordinary circumstances.

(5) Alternative reduction of requirement. Required parking may be reduced in
conjunction with the provision of low and moderate income housing as provided
in section 7-700, and required parking may be reduced or waived where alley or
interior court access is infeasible, in the RM zone pursuant to section 3-1107 and
in the Old and Historic Alexandria District, Parker-Gray District, Town of Potomac
Historic District, Rosemont Historic District and for designated buildings over 100
years old, pursuant to section 8-200(C)(5).
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(B) It shall be unlawful to diminish the off-street parking facility required for any
structure or premises by this Article VIII, unless another such facility, meeting all the
requirements, is substituted.

(C) Notwithstanding the requirements of this Article VIII, those projects subject to
approval under section 11-700 regarding Transportation Management Special Use
Permits shall be required to provide for parking and loading in compliance with that
section and the approved special use permit.

(Ord. No. 3620, § 1, 3-20-93; Ord. No. 3713, § 3, 3-19-94)

Sec. 8-200 General parking regulations.

(A) Schedule of requirements. The following number of parking spaces shall be
provided for each use listed. In the case of any use not listed in this section 8-200(A),
the requirements of the most similar listed use shall apply. The requirements of this
section 8-200(A) may be reduced when special zoning allows parking reductions and the
required approvals of the director and the director of transportation and environmental
services have been obtained and the conditions of said approval are complied with.

(1) Single-family detached, two-family and row or townhouse dwellings: two
(2.0) spaces per dwelling unit for single-family detached, two-family, and
townhouse dwellings.

(2) Multifamily dwellings.

(@) One and three-tenths (1.30) spaces for each unit up to and including
one bedroom unit.

(b) One and three quarters (1.75) spaces for each two bedroom unit;

(c) Two and two-tenths (2.20) spaces for each three bedroom unit or
larger.

(3) Boardinghouses and rooming houses: one space for each four guest
rooms; provided, that the number of off-street parking spaces for any rooming
house or boarding house authorized by a special use permit granted by city
council after December 12, 1987, shall be determined by council when granting,
and shall be as set forth in, the special use permit.

(4) Tourist homes: one space for each two guest rooms.

(5) Hotels or motels: one space for each guest room or dwelling unit except
that for buildings over three stories in height, one space for each two guest
rooms or dwelling units; provided, that on sites for which preliminary site plans
have been approved after July 6, 1966, one space for each guest room or
dwelling unit plus one employee parking space for each 15 guest rooms or
dwelling units or major fraction thereof. See also section 8-200(B)(21).

(6) Hospitals, nursing homes, sanitariums and convalescent homes: one space
for each two patient beds.

(7) Community buildings, fraternal organizations, civic clubs, lodges, museums,
libraries and similar uses: one space for each 200 square feet of floor area.

(8) Theaters, auditoriums, assembly halls and restaurants: one space for each
four seats except that for restaurants used to serve employees, but not the
general public, of a multi-story office building of four stories or more in height and
located entirely within such building with no direct ingress or egress to the
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restaurant from the exterior of the building except those required for service and
emergency purposes and without any sign identifying such restaurant from the
exterior of the restaurant or building: one space for each eight seats. Provided
that this exception shall be permitted only with a special use permit.

(9) Clinics, medical or dental: one space for each 200 square feet of floor area.

(10) Churches: one space for each five seats in the principal auditorium or one
space for each ten classroom seats, whichever is greater.

(11) Schools, elementary: one space for each 25 classroom seats. Schools,
high: one space for each ten classroom seats. Schools, day nursery or nursery:
two spaces for each classroom. Schools, commercial, including, but not limited
to, secretarial, conservatories, art and craft and the like: one space for each two
seats.

(12) Automobile service stations: one space for each gasoline pump.

(13) Amusement enterprises (indoor): one space for each 200 square feet of
floor area on all floors.

(14) Amusement enterprises (outdoor): one space for each 400 square feet of
lot area.

(15) Homes for the elderly: one space per each two units plus one space for
each two guest rooms, except for homes for the low income elderly, one space
per each four units plus one space for each four guest rooms only with a special
use permit.

(16) Retail uses: the required number of parking spaces shall be determined by
Table A.

(17) Nonretail uses, including, but not limited to, personal service shops,
equipment and repair businesses and the like: one space for each 400 square
feet of floor area.

Retail uses: the required number of parking spaces shall be determined by the following table:
TABLE INSET:

Total Floor
Area in Square
Feet per Floor

Required Number of Parking Spaces
per Given Square Feet of Floor Area

Not Not Ground floor Parking Districts Other Floors Parking Districts
Less More 6
Than Than 1 2 3 4 5 6 1 2 3 4 5
1 1.1 (12 |12 |12 |1 1 1.1 |12 |12 (12 |1
. 1,500 per |per |per |per |[per |per |per |per |per |per |per |per
' 200 | 200 | 200 | 200 | 200 | 200 | 300 | 300 | 300 | 300 (300 |300
1 1.1 (12 |12 |12 |1 1 1.1 |12 |12 (12 |1
1,500 5000 per | per | per |per |per |per |per |per |per |[per |per |per
' ' 210 | 210 | 210 | 210 | 210 | 210 | 310 | 310 | 310 | 310 | 310 | 310
1 11 |12 |12 (12 |1 1 1.1 |12 |12 (12 |1
5,000 20,000 | per | per | per |per |per |per |per |per |per |per |per |per

220 | 220 | 220 | 220 | 220 | 220 | 320 | 320 |320 | 320 | 320 | 320
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1 1.

1 |12 |12 |12 |1 1 11 |12 |12 |12 |1

20,000 per |per |per |per |[per |per |per |per |per |per |per |per
230 (230 | 230 | 230 | 230 | 230 (330 |330 |330 |330 |330 |330

(18) Office buildings, including commercial, governmental and professional:

(&) The required number and type of parking spaces shall be determined
by the following table:

In Parking Districts

(spaces required/square feet of floor area)

TABLE INSET:

1 2 3 4 5 6

Minimum

1/500 1/450 1/475 1/475 1/475 1/600

Minimum car pool space set
aside

5.0% 5.0% 5.0% 5.0% 5.0% 5.0%

Parking district 6 shall encompass the area located within a radius of 2,000 feet
from any entrance to any Washington/Metropolitan Transit Authority rail station.

The bo

undaries of this and parking districts 1 through 5 shall be shown on the

map designated "City of Alexandria Parking District Boundaries," dated May 26,
1987, signed by the mayor, the clerk of the council, the chairman of the planning
commission, which map is on file in the office of the planning commission and
which is hereby made a part of this Article VIII.

(b) The car pool parking spaces required by section 8-200(A)(18)(a)
above to be provided in conjunction with an office building shall be
reserved for car pool vehicles until 10:30 a.m. on work days. Each space
so reserved and provided without charge for car pool vehicles may be
counted as three spaces toward the minimum number of parking spaces
required for an office building. For purposes of this section 8-200(A)(18),
a car pool shall mean three or more people traveling together on a
continuing and prearranged basis in a private motor vehicle. Each space
similarly reserved and provided without charge for van pool vehicles may
be counted as eight spaces toward the minimum number of parking
spaces required for an office building. For purposes of this section 8-200
(A)(18), a van pool shall mean eight or more people traveling together on
a continuing and prearranged basis in a motor vehicle designed for the
transportation of persons. The provision of transit fare media (flash
passes, tickets and tokens) at 100 percent subsidy to occupants of an
office building may be used to reduce the required number of parking
spaces on the basis of one space for each two persons for whom such
transit fare media are provided on an annual basis. The total reduction
attributable to the provision of car pool vehicle parking spaces, van pool
vehicle parking spaces, and transit fare media shall not exceed 30
percent of the total number of parking spaces required by section 8-200
(A)(a) above. Compliance with these provisions allowing reductions in the
number of required parking spaces where car pool and van pool spaces
are provided without charge and where subsidized transit fare media are
provided to building occupants shall be established in an annual report
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TABLE INSET:

Page 5 of 16

prepared by the office building owner or occupant and submitted to the
director. Failure to adhere to these provisions shall result in disallowance
of the credit allowed hereunder to the extent of the failure to adhere.

(19)

Industrial warehouse building:

(@) Where 75 percent or more of the floor area of the building is used for
long-term storage the following provisions shall apply: one space for each
400 square feet of office area of all floors, in addition to the following

requirements:

Total Floor Area in Square Feet Per Floor
(Excluding Office Floor Area)

Not Less Than

Not More Than

Required Parking Space Per Given Square
Feet of Floor Area

1 space per 2,500 square feet (or one per

N 5,000 floor whichever is greater)
5.000 10,000 1 space per 3,000 square feet (or one
space per floor whichever is greater)
1 space per 7,000 square feet (or one
50,000 -- . :
space per floor whichever is greater)
(b) For the purpose of this section 8-200(A)(19), long-term storage shall
mean the storage of items for more than 30 days.
(20) Industrial buildings used for other than long-term storage purposes:
(@) One space for each 400 square feet of office area of all floors, in
addition to the requirements of the following table:
(b) The parking requirements for industrial uses in this section 8-200(A)
(20) shall be considered sufficient for industrial users having a maximum
of 20 employees.
(c) Additional parking shall be required at a rate of one parking space for
each three employees in excess of 20.
(d) Parking requirements shall at no time be considered sufficient for any
other use of the premises, and additional spaces shall be provided to
meet requirements when there is any change to a different industrial use
or to a commercial use.
TABLE INSET:

Total Floor Area
in Square Feet per
Floor (excluding
office floor area)

Required Number of Parking Spaces
per Given Square Feet of Floor Area

Not Not Parking Districts
More Less 112|314 (5|6
Than Than
1 1.1 1.2 1.2 1.2 1.1
sp. |[sp. |sp. |sp. |[sp. |sp.
- 5,000 per |per |per |per |per |per
400 | 400 | 400 |400 |400 |400
sq. |sg. |sqg. |[sg. |sg. | sa.
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ft. ft. ft. ft. ft. ft.

1 11 1.2 1.2 1.2 11

sp. |[sp. |sp. |sp. |[sp. |sp.
per |per |per |per |per |per

5000 110,000 1555 | 500 | 500 |500 |500 |500
sq. [sq. |sg. |sq. |sq. |saq.
T S S S A )
1 |11 |12 |12 |12 |11
sp. |sp. |sp. |sp. |sp. |sp.
10000 | - per |per |per |per |per |per

600 | 600 |600 |600 |600 | 600

sq. [sq. |sg. |sg. |sg. |sq.
ft. ft. ft. ft. ft. ft.

(21) Hotels within parking district 1 shall provide a minimum of .7 parking space
per room and one parking space per each eight restaurant and meeting room
seats. For purposes of this section 8-200(A)(21), a room shall be defined as an
enclosed, private and secure area designed to provide overnight accommodation
to not more than four persons.

(B) Loading and unloading areas required.

(1) Separate from the required off-street parking requirements of section 8-200
(A) and on the same premises with every building or structure erected and
occupied for manufacturing, storage, warehouse, goods display, retail store,
whole sale business, hotel, hospital, laundry, dry cleaning or other uses similarly
involving the receipt or distribution by vehicles of materials or merchandise, there
shall be provided and maintained adequate off-street space for standing, loading
and unloading purposes.

(2) At least one off-street space shall be provided for each 20,000 square feet of
floor area or fraction thereof used or intended to be used for any of the above
purposes; provided, that this provision shall not apply to buildings or structures
containing less than 2,500 square feet of floor area.

(3) Such off-street loading space shall be a minimum of 12 feet in width, 14 1/2
feet in clearance height and a depth sufficient to accommodate the largest
delivery trucks serving the establishment, but in no case shall such length be less
than 25 feet.

(4) All loading and unloading berths shall be surfaced with a bituminous or other
dust-free surface, and if the loading berths front on a public street, the trucks
shall at no time project onto the sidewalk or street.

(5) This section 8-200(B) shall not apply to buildings erected or occupied prior
to June 25, 1963, unless there is an increase in floor area of more than 33
percent.

(C) Location of parking facilities.

(1) For all single-family detached and two-family residential dwellings, required
off-street parking facilities shall be located on the same lot as the main building.

(2) For all multifamily dwellings, required off-street parking facilities shall be
located on the same lot as the main building lot, on a lot separated from the main
building lot by an alley or directly across the street from the main building when
separated by a minor local street only.

(3) For all commercial or industrial uses, the distance from the off-street parking
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facility to the commercial or industrial use which it serves shall not exceed 500
feet from the nearest corner of the lot containing the structure to the nearest
usable portion of the lot used for parking, provided that such off-street parking
facility shall be permitted on land in a commercial or industrial zone only.

(4) For all other uses, including, but not limited to churches, private and fraternal
clubs, private and public schools and social service buildings, such required off-
street parking shall be located on the same lot as the main building or on a lot
immediately contiguous to the main building lot; except, that off-street parking
may be permitted within 300 feet with a special use permit.

(5) Access to parking, required or otherwise, shall be limited as follows:

(a) Within the OIld and Historic Alexandria District, access to all parking
shall be provided from an alley or interior court. Upon a finding by the
planning commission or director that it is clearly not feasible to provide
such access, a waiver as to part or all of any parking requirement may be
granted by the planning commission as part of its site plan review or, if no
site plan is required, by the director.

(b) Within the Parker-Gray District, access to all parking shall be from an
alley or interior court. Upon a finding by the director that such access is
clearly not feasible, an application for a curb cut to provide access may
be filed with the director of transportation and environmental services who
shall, after review by the director and the director of transportation and
environmental services, and provided the application meets the criteria of
section 5-2-14(c) of the city code, docket the matter for hearing before the
Parker-Gray District board of architectural review. The board of
architectural review shall approve or deny the application based on
whether the location and nature of the proposed curb cut and associated
parking facility is compatible with the character and architectural style of
the developed blockface. The decision of the board of architectural review
may be appealed to city council pursuant to section 10-207. If approval of
a curb cut as specified in this subparagraph is not granted, then a waiver
as to part or all of any parking requirement may be granted by the
planning commission as part of its site plan review, or, if no site plan is
required, by the director.

(c) For buildings or structures over 100 years old designated for
preservation pursuant to section 10-300, access to all parking shall be
provided from an alley or interior court. Upon a finding by the director that
such access is clearly not feasible, an application for a curb cut to provide
access may be filed with the director of transportation and environmental
services who shall, after review by the director and the director of
transportation and environmental services, and provided the application
meets the criteria of section 5-2-14(c) of the city code, docket the matter
for hearing before the Old and Historic Alexandria District board of
architectural review. The board of architectural shall approve or deny the
application based on whether the location and nature of the proposed
curb cut and associated parking facility is compatible with the character
and architectural style of the designated building or structure. The
decision of the board of architectural review may be appealed to city
council pursuant to section 10-309. If approval of a curb cut as specified
in this subparagraph is not granted, then a wavier as to part or all of any
parking requirement may be granted by the planning commission as part
of its site plan review or, if no site plan is required, by the director. The
requirements of this subparagraph shall apply to all the land appurtenant
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to such designated building or structure, whether comprised of a single lot
or multiple lots of record, on the date of designation.

(d) Within the Town of Potomac and Rosemont Historic Districts, access
to all parking shall be from an alley or interior court. Upon a finding by the
director that such access is clearly not feasible, an application for a curb
cut to provide access may be filed with the director of transportation and
environmental services for review by the director and the director of
transportation and environmental services. The approval of both directors
constitutes approval of the application. The directors shall review the
application for compliance with the criteria of section 5-2-14(c) of the city
code, and for the compatibility of the location and nature of the proposed
curb cut and associated parking facility with the character and
architectural style of the developed blockface. The rejection by either
director constitutes a denial of the application. The administrative
determination on the application may be appealed to city council. The
procedures of section 10-207 shall apply to the extent appropriate to any
such appeal.

(e) For land not covered by paragraph (a) through (d) above, approval
for a curb cut may be obtained either as part of a site plan approved by
the planning commission pursuant to section 11-400 or by administrative
approval pursuant to section 5-2-14 of the city code.

() It is the express intent of the city that no curb cut be permitted
anywhere in the city which does not, at a minimum, meet the criteria of
section 5-2-14(c) of the city code.

(6) Parking, required or otherwise, limited on residential lots. For all lots
containing single-family, two-family or townhouse dwelling uses, there shall be a
limit of one vehicle per 1,000 square feet of lot area, not to exceed a maximum of
four (4) vehicles per lot parked or stored outside on the lot in question.

(D) Design of parking spaces and facilities.

(1) Each required parking space shall be no less than 18.5 feet in length and
nine feet in width, except that each required compact car parking space shall be
no less than 16 feet in length and eight feet in width for compact car parking
spaces, exclusive of driveways and aisles; provided, however, that parking
spaces parallel to driveways and aisles shall be not less than 22 feet in length
and eight feet in width for standard cars and 18 feet in length and seven feet in
width for compact cars.

(2) Aisles with two-way traffic movement shall be no less than 22 feet in width,
unless 45- and 60-degree parking is provided or where parking on both sides of
the aisle is for compact cars, in which case said aisles shall be no less than 20
feet in width, or as much additional width as may be required for access of
emergency vehicles. Aisles with one-way traffic movement shall be as follows:

(&) Aisles serving 90-degree parking shall be no less than 22 feet in
width, except that where parking on both sides of the aisle is for compact
cars, the aisle shall be no less than 20 feet in width unless in special
circumstances the director of transportation and environmental services
and the fire marshall shall approve in writing a reduction in the 20-foot
width by not more than two feet for an aisle serving not more than 30
parking spaces.

(b) Aisles serving 45-degree or 60-degree parking shall be no less than
16 feet in width or as much additional width as may be required for
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access of emergency vehicles.

(c) Aisles serving parallel parking and located immediately adjacent to
buildings shall be no less than 16 feet in width. All other aisles serving
parallel parking shall be 12 feet in width or as much additional width as
may be required for access of emergency vehicles on curvilinear streets.

(3) Each parking space shall be separated with proper striping, or other
designation, approved by the department of planning and zoning.

(4) The requirements of section 8-200(D)(2) shall not apply to valet parking
facilities when city-approved valet parking is provided.

(5) The driveways and parking spaces required by this section 8-200 shall be
smoothly graded, adequately drained and constructed with suitable subgrade,
base and surfacing to be durable under the use and maintenance contemplated
and so that they can be reasonably used for off-street parking facilities. Any
grade transition shall be designed and constructed to prevent undercarriage and
bumper guards from dragging. Such parking facilities shall be properly
maintained and aisles shall remain open and free for traffic flow.

(6) Means of ingress and egress for the off-street parking facility shall be
constructed in accordance with prevailing city standards and remain adequate
and unobstructed at all times. The off-street parking facility shall be constructed
so that no part of parked vehicles will extend beyond the parking space so as to
obstruct walkways, sidewalks, streets or alleys.

(E) Provision of compact car spaces.

(1) Parking facilities providing for ten or more required off-street parking spaces
for a non-retail use may provide up to 75 percent of the required spaces as
compact car parking spaces. Parking facilities providing ten or more required off-
street parking spaces for a retail use may provide up to 30 percent of the
required spaces as compact car parking spaces. Each compact car parking
space shall be adequately signed to indicate the intended use and shall be
provided as close as possible to the entrance of the building or structure to which
such space is accessory; provided, however, that any parking facility for which a
preliminary site plan has been submitted to the director on or before June 24,
1975, shall be treated as an existing parking facility subject to section 8-200(E)

2).

(2) Nonstructured surface parking facilities in existence on June 24, 1975, may
be restriped for compact car parking spaces in conformance with these
regulations; provided that compliance with section 11-410(CC)(5) of the site plan
regulations, except for the setback requirement for a parking facility abutting a
public road or sidewalk, is demonstrated to the director. If the director determines
that the facility does not so comply, said nonstructured surface parking facilities
may be restriped for compact car parking spaces only if a site plan has been
submitted and approved in accordance with section 11-400 of this ordinance.

(3) Structured parking facilities in existence on June 24, 1975, may be restriped
for compact car parking spaces in conformance with these regulations without
the necessity of complying with section 11-410(CC)(5) of the site plan
regulations.

(4) For purposes of this section, a compact car shall mean an automotive
vehicle having a width of less than six feet and a length of less than 16 feet.

(5) The parking of vehicles other than compact cars, as defined above, in
compact car parking spaces provided by this section 8-200(E) is hereby
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prohibited. It shall be unlawful for any owner or operator of parking facilities with
compact car parking spaces striped in conformance with these regulations to
permit any person to park any vehicle other than a compact car in a compact car
parking space.

(F) Prior existing buildings and structures.

(1) Notwithstanding the provisions of section 8-100 and except as provided in
section 8-200(F)(3) below, no off-street parking need be provided for land
actually in use on June 25, 1963, for structures or buildings partially or fully
constructed as of that date, or for structures or buildings for which a final site plan
had been approved or a building permit had been applied for on that date, except
as follows:

(a) If any such land has been changed in use or any such structure or
building has been changed in use, enlarged, significantly enlarged or
significantly altered between June 23, 1963, and January 27, 1987, the
parking requirements of this Article XIII shall apply only to such change in
use, enlargement or alteration; and

(b) If any such land has been changed in use or any such structure or
building has been changed in use, enlarged, significantly enlarged or
significantly altered after January 27, 1987, the parking requirements of
this Article Xlll shall apply to all the land and to the entire structure or
building upon completion of the change in use, significant enlargement or
significant alteration, and such requirements shall apply only to the
enlargement of the structure or building upon its completion, unless, as of
January 27, 1987, a construction or alteration permit has been applied for
and reasonably soon thereafter construction activity has commenced and
continues to be diligently pursued, or unless a special use permit is
obtained under section 7-700 or section 11-500 which authorizes the
change in use, enlargement, significant enlargement or significant
alteration with the provision of less off-street parking than is required.

(2) Notwithstanding the provisions of section 8-100 above and except as
provided in section 8-200(F)(3) below, any change in use in land which had been
placed in use between June 23, 1963, and January 27, 1987, and any change in
use, enlargement, significant enlargement or significant alteration of a structure
or building which had been constructed between those dates shall be governed
by the provisions of sections 8-200(F)(1)(a) and (b).

(3) The provisions of this section 8-200(F) shall not apply to the enlargement,
significant enlargement or significant alteration of single-family, two-family or row
or townhouse dwellings.

(4) For purposes of this section 8-200(F), the following definitions shall apply:

(@) "Significantly altered" and "significant alteration” shall mean the
reconstruction, remodeling or rehabilitation of, or other physical changes
to, a structure or building, or a portion thereof, over any two-year period,
whether or not involving any supporting members of the structure or
building and whether altering interior or exterior components of the
structure or building, which involves expenditures amounting to 33 1/3
percent or more of the market value of the structure or building, or portion
thereof, at the time of the application for an alteration permit.

(b) "Enlarged" and "enlargement” shall mean an addition to a structure
or building which increases its floor area by less than 20 percent. In the
case of uses whose parking requirements are determined by a factor
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other than floor area (e.g., dwelling units, seats, patient beds), these
terms shall mean any action which increases this factor by less than 20
percent, whether or not accompanied by an increase in floor area.

(c) "Significantly enlarged" and "significant enlargement" shall mean an
addition, or additions over any two-year period, to a structure or building
which increases its floor area by 20 percent or more. In the case of uses
whose parking requirements are determined by a factor other than floor
area, these terms shall mean any action, or actions over the two-year
period, which increases this factor by 20 percent or more, whether or not
accompanied by an increase in floor area.

(5) No single-family, two-family or townhouse dwelling shall be deemed a
noncomplying use or structure because it failed to provide two required parking
spaces on June 24, 1992, if the dwelling did provide one required parking space
on that date.

(G) Removal of Parking Space in Old and Historic Alexandria District. Within the Old
and Historic Alexandria District, a non-required parking space on the same lot as a
residential building, or on a contiguous lot under common ownership with a residential
building, may not be removed if the removal is for the purpose of gaining open space to
support a building addition. For the purpose of this subsection, a parking space is an
area of land which is at least eight feet by 16 feet and which is either (a) improved as a
parking space with brick, concrete, asphalt, gravel, or other covering designed to support
a vehicle's weight, or (b) not improved for parking but actually used for parking on at
least 90 calendar days within the previous 12-month period.

(Ord. No. 3620, § 2, 3-20-93; Ord. No. 3650, § 2, 6-22-93; Ord. No. 3713, 8§ 4, 5, 3-19-94; Ord. No.
3774, 8 2, 1-21-95; Ord. No. 3937, § 1, 6-17-97)

Sec. 8-300 Central business district.

(A) Boundaries of district. The boundaries of the central business district shall be as
follows: Beginning at a point created by the eastward extension of the centerline of Duke
Street to the present established pierhead line in the Potomac River; thence westward
along the centerline of Duke Street to the centerline of South Peyton Street; thence
northward along the centerline of South Peyton Street to the centerline of King Street;
thence westward along the centerline of King Street to the centerline of Harvard Street;
thence northward along the centerline of Harvard Street to a point created by the
intersection of the westward extension of a line located 109.3 feet north of and parallel to
the northern right-of-way line of King Street; thence eastward along said line extended to
the eastern property line of the property located at 1601 King Street; thence south and
perpendicular to the northern right-of-way line of King Street at a distance of nine and
three-tenths (9.3) feet to a point 100 feet north of the northern right-of-way of King
Street; thence eastward along a line 100 feet north of and parallel to the northern right-
of-way of King Street to a point created by its intersection with the centerline of West
Street; thence northward along the centerline of West Street to the centerline of Queen
Street to a point created by the eastward extension of the centerline of Queen Street to
the present established pierhead line in the Potomac River; thence southward along said
pierhead line to the point of beginning.

(B) Application of certain requirements.  Within the central business district any lot or
group of contiguous lots of record as of June 28, 1983, containing less than 10,000
square feet shall not be subject to the requirements of the following: sections 8-200(A)
(9), (11), (12), (16), (17), (18), (19) and (20) and section 8-200(B); provided, however,
that any lots subdivided after June 28, 1983, into lots of 10,000 square feet or less and
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developed or redeveloped individually or as a single entity shall comply with all
provisions of sections 8-200(A) and (B). In addition, whenever a parcel or contiguous
parcels of land within this area containing over 10,000 square feet or more are
redeveloped, or whenever a parcel or contiguous parcels of undeveloped land within this
area containing 10,000 square feet or more are developed, the requirements of section
8-200(A) shall apply. In addition, the provisions of section 8-200(A) shall not apply to
restaurants. Furthermore, the provisions of sections 8-200(A) and (B) shall not apply
within the boundaries of any urban renewal (redevelopment) project located within the
central business district and for which project a cooperation agreement between the city
and the Alexandria Redevelopment and Housing authority has been entered into nor to
city hall nor to public uses (including the art center) which are located in torpedo plant
building number two.

(C) Valet parking.

(1) Within the central business district, no valet parking operation which involves
the pick up, delivery, stacking, storing, parking or unparking of motor vehicles by
a valet or parking attendant from, to or on any public right-of-way shall be
permitted after July 1, 1987, as, or in connection with, any principal or accessory
use of lands, buildings or structures.

(2) The provisions of section 8-300(C)(1) to the contrary notwithstanding, such
valet parking operation may be permitted provided that:

(@) The motor vehicles so served are parked, stored and unparked
exclusively in an off-street parking facility; and

(b) A special use permit separately authorizing and governing such valet
parking operation is applied for and granted pursuant to the provisions of
section 11-500 of this ordinance.

Sec. 8-400 King Street Transit Parking District.

(A) Boundaries of district. The King Street parking district is hereby defined as being
that area described as follows: Beginning at the intersection of the centerline of King
Street and the centerline of Peyton Street; thence southwesterly with the centerline of
Peyton Street to the centerline of Duke Street; thence easterly with the centerline of
Duke Street, 140 feet to a point opposite the northeast corner of the land of Haridge
properties and the northwest corner of the DIP commercial site; thence southerly 33 feet
to the corner of Haridge and DIP; thence with Haridge and DIP, 352 feet to the northerly
side of the land of Southern Railway System; thence westerly with the northern side of
Southern Railway System, 1,040 feet to the land of RF&P Railway System, then with the
northern side of RF&P, 1,550 feet to the land of Guiffre and WMATA:; thence
northeasterly with Guiffre and WMATA through several courses totaling 816 feet to the
northeast corner of Guiffre and the south side of Duke Street; thence northerly and
perpendicular to the Duke Street centerline, 96.4 feet to the centerline of Duke Street;
thence westerly with the centerline of Duke Street, 530 feet to the centerline of Callahan
Drive, thence northeasterly with the centerline of Callahan Drive to the centerline of King
Street; thence easterly with the centerline of King Street; to the centerline of
Commonwealth Avenue; thence northerly with the centerline of Commonwealth Avenue
to the centerline of Cameron Street; thence northeasterly with the centerline of Cameron
Street, 750 feet to a point opposite the northeast corner of Alexandria Management
Corp. and the westerly side of a 12-foot public alley; thence southerly 33 feet to the
northeast corner of Alexandria Management Corp., and the alley, thence (parallel to
Harvard Street) with the alley and the properties of Alexandria Management Corp.,
Cassedy and Chapin and Scott, 105.7 feet (passing the end of the alley at 52.85 feet) to
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the northeast corner of Edwards and the north side of a 10-foot public alley; thence
southerly with Edwards and the west side of the 10-foot alley, 124 feet to the northwest
corner of Kane and the south side of the ten-foot alley; thence easterly and parallel with
King Street alley; thence easterly and parallel with King Street with the south side of the
alley and the properties of Kane and Mendleson, 137.2 feet (passing Kane's corner at
91.2 feet) to the west side of Harvard Street and the northeasterly corner of the land of
Mendleson, then with the same line 30 feet to the centerline of Harvard Street, 270.16
feet to the centerline of King Street; thence easterly with the centerline of King Street to
the point of beginning.

(B) Requirements. Within the King Street transit parking district, the following
regulations shall apply to off-street parking:

(1) Office buildings, including commercial, government and professional, shall
have one parking space for each 530 square feet of floor area; provided,
however, that the required parking may be reduced to not less than one parking
space for each 665 square feet of floor area when the applicant, at the time of
site plan approval, demonstrates through a parking study to the planning
commission, or to the city council on appeal, which appeal may be filed within the
time and in the manner prescribed by section 11-409(C), except that any
aggrieved party may appeal, that the off-street parking provided is adequate for
the site, and that there will be no unreasonable adverse effect on the surrounding
residential neighborhoods.

(2) Single-family, two-family, row or townhouse and multifamily dwellings shall
have one parking space per dwelling unit.

(3) Freestanding retail and service operations shall have one parking space for
each 500 square feet of floor area.

(4) Freestanding restaurants shall have one parking space for each ten seats;
except that for carry-out restaurants there shall be no requirement.

(5) Automobile service stations shall have one parking space for each service
bay; except that for self-service operations, there shall be provided one parking
space for each employee.

(6) Hotels shall have 0.7 of a parking space for each guest room.

(7) Amusement enterprise shall have one parking space for each 200 square
feet of floor area.