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PLEASE TIPE
. OR PRINT 1K BLACE IRK

COMMONWEALTH OF VIRGINIA

COUNTY OF FAIRFAX RECEIVED
APPLICATION FOR ZONING MAP AMENDMENT Uepartment of Planning & Zoning
»09-SU-024

APPLICATION NO. %ggg;gﬁ‘;gf&lm 0CT 26 2008

SEA 2003-SU-023 AND PCA/FDPA 2003-SU-035

roiLIIue Zoning Evaluation Divisian
c0: THE BOARD OF SUPERVISORS OF FAIRFAX COUNTY, VIRGINIA
I (We),_SullyEastLC. , the applicant(s),.

petition you to adopt an ordinance amending the Zoning Map of Fairfax County, Virzinia, by
reclassifying from the PDH-18,PDC, -5, WS, H.D. District to the PDC, WS H.D. ’

pistrict the property described below and outlined in red on the Zoning Section Sheet{s)
accompanying and made a part of this appnlication.

PROPERTY DESCR1PTION igne - 1517
1. LEGAL DESCRIPTION: - 1%?? - 1225 e
part Turlay: Flaris, Nedi fisris; Cnantilly, Suliy Wuth Prop Pel ¢ ?2121‘ ) .1513
18504 - 1478
Latin} Block(n} Subdivizion Deed Book Page %o,

2. TAX MAP DESCRIPTION:
34-2-((1))-2(pt.), 3A. 7. 8, 104, 27( pt.} 35(pt.), plus approximatety + 76,9445 acres
86,762 square feet of Barnsfield Road right-of-way proposed for
vacation and/or abandorment

Yap Yo, Double Circle ¥o, Single Circle M. Farcel(s)/lat(s) %o, fotal Area{Ac.or Sq.PL.)

3. POSTAL ADDRESS OF PROPERTY: (1f any)
13900, 13800, 13750, 13850 13950 Barnstield Road:
3228, 3318 Centreville Road

4. ADVERTISING DESCRIPTION: {Ex. South of Rt. 236, 1000 feet west of Rt, 274)
Southwest quadrant of the Sully Road{Route 28)/Air & Space Museum Packway intechangewesl of Centreville Road.
(Roule 657) and south of Historic Sully Way

5. PRESENT USE: Vacani
B. PROPOSED USE: Office
7. SUPERVISOR DISTRICT: Sully

the same(s) sad sddressis] of ovner{s) of record shall be provided on the affidavit fors attuched and made part of this application.

the updersigned has the pover to suthorize szd does becsby autborize Fairfax Couaty stall representatives on official business to
enter o8 the subject property as secessary to process the application.

Jon M. Pelerson

PNy
Type or Priat Name of Anllicalyu'r :!)LWD

Jignature of Ip&hcan‘. or Agen
ully East L.C. .
12500 Fair Lakes Circle /Suilg’400, Eaifax, VA 22033

Addrest -~

Telephont No. Home Werk Francis A McDermott
‘ o Hunton & Williams LLP
Plesse provide aase sad telephone susber of contact person if Jiffereat {row above, 1751 Pinnacle Drive, Suite 1700

Mciean, VA 22102 . ;
(700 T14 7420 (703) 7147410 (fax) Y gl o2

po ROT WRITE IN THIS SPACE Q'Z__ aooq _ossa Fbp 300?-— dasq
Date application received: o Application, Fee Paid: $ R See ™™

. oy P
Date application accepted: Tgiles Q/dt/zéx_c x‘w’ﬁiiz_‘ “—— Form RZ (10/89)
& L




AECEIVEL

Department of Panaing & Zonis
SULLY EAST L.C. 0CT 26 2009
PCA 84-C-097-3 Zoning Evaluztion Divisto.
PCA 2003-SU-035
RZ 2009-SU-___

STATEMENT OF JUSTIFICATION

OCTOBER 22, 2009

The subject properties, located in the southeast quadrant of the Sully Road (Route 28)/Air
& Space Museum Parkway interchange and west of Centreville Road (Route 657), contain
approximately 76.9445 acres and are described as Tax Map Parcels 34-2-((1))-2 (pt.), -3A, -7, -8,
-10A, -27 (pt.). and -35 (pt.), plus approximately 86,762 square feet of the=Barnsfield Road right
of-way that is subject to a pending vacation/abandonment application. Sully East L.C. (the
" Applicant") proposes an amendment to two previously approved rezoning applications to permit
the rezoning of the cumulative 76.9445 acre area for the purpose of developing a secure office
complex to be known as "Dulles Discovery South.”

APPLICATION DESCRIPTIONS

Cassel PCA

PCA 84-C-097-3 proposes to amend PCA 84-C-097-2, which was approved by the Board
of Supervisors ("BOS") on February 7, 2000 to permit industrial use on Tax Map Parcels 34-2-
((1))-7 and -8, consisting of approximately 7.3559 acres of vacant land zoned I-5 and WS located
in the northwest quadrant of the Centreville Road/Barnsfield Road intersection. In association
with PCA 84-C-097-2, the Board of Zoning Appeals approved SP 99-Y-043 on February 1, 2000
to permit an indoor recreational use of the property, which was never constructed. This PCA
application will supersede the previously approved proffers to permit the inclusion of its
approximately 7.3559 acres in the Dulles Discovery South rezoning application.

Dulles Discovery South PCA

PCA 2003-SU-035 proposes to amend a portion of RZ 2003-SU-035, which was
approved by the BOS on January 22, 2007 to permit the development of an age-restricted
community and support commercial uses zoned PDH-16, PDC, WS and HD, consisting of
approximately 77.74 acres on Tax Map Parcels 34-2-((1))-1A, -2, -3A, -10A, -27, -33 (pt.}, -35
(pt.) and portions of the Barnstield Road right-of-way. This partial PCA application PCA 2003-
SU-0335 consists of Tax Map Parcels 34-2-((1))-2 (pt.), -3A, -10A, -27 (pt.} and -35 (pt.) and
approximately 67,353 square feet of the Barnsfield Road right-of-way to be vacated/abandoned,
and will supersede the governance of the previously approved proffers and Conceptual
Development Plan/Final Development Plan layout to permit the inclusion of approximately
69.1431 acres in the Dulles Discovery South rezoning application,




‘This partial PCA application is filed in accordance with the provisions of Part 2 of Article
18 of the Zoning Ordinance. Paragraph 6 of Section 18-204 permits the filing of a PCA
application on a portion of the property subject to a previously approved rezoning application
when it can be demonstrated that the partial PCA will a) not adversely affect the use of that
portion of the previously approved rezoning application not subject to the partial PCA; b) not
adversely affect the ability of that portion of the previously approved rezoning application not
subject to the partial PCA from fulfilling the applicable proffers; and c) not increase the overall
approved density/intensity. Approximately 6.4339 acres, excluding right-of-way for Air &
Space Museum Parkway, continue to be owned by the Applicant and will remain zoned PDC,
WS and HD and subject to the proffers and Conceptual Development Plan/Final Development
Plan approved with RZ 2003-8U-035. The approved layout and proffers permit the development
of office and retail uses on the PDC portion at a maximum floor area ratio of 0.25. The
exclusion of this area from the proposed PCA application will not preclude the owner of those
properties (Tax Map Parcels 34-2-((1))-1A, -2 (pt.), 27 4pt.) 33 (pt.) and -335 (pt.}) from ()

AL
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- developing those uscs, ur (i) coiplyiug withi the QOVEIng oroffers or Conceptual Development
Plan/Final Development Plan, and will not adversely affect use of those properties. In addition
to the provisions of the Zoning Ordinance that permit the submission of partial PCA
applications, the proffers approved with RZ 2003-SU-035 permit the severance of the property
for purposes of future PCA applications:

Severability. Any of the sections or individual land bays may be the subject of a PCA,
CDPA and/or FDPA without joinder and/or consent of the other sections or land bays, if
such PCA, CDPA and/or FDPA does not have any material adverse effect on such other
section or land bays. Previously approved proffered conditions or development
conditions applicable to the section(s) or land bay(s) not the subject of such a PCA,
CDPA, and/or FDPA shall otherwise remain in full force and effect.

Proffer 10 further states:

Maximum PDC District FAR and Uses. Within the approximately 1 3.54 acres of the
Property zoned 1o the PDC District, up 1o 147,450 square feet at a maximum 0.25 floor
area ratio { "FAR") shall be permitted. Permitted uses shall include retail, office, hotel
and additional uses as listed on Sheet #2 of the CDP/FDP. No drive-through uses shall
be permitted, with the exception of an unmanned bank teller and/or a pharmacy

‘This partial PCA will not adversely impact the ability of the remaining approximately 6.44 acres
from complying with the applicable proffers and Conceptual Development Plan/Final
Development Plan related to the commercial use of the residual area.

Dulles Discovery South Rezoning

The Applicant proposes to rezone approximately 76.9445 acres, more specifically
described as Tax Map Parcels 34-2-((1))-2 (pt.), -3A, -7, -8, -10A, -27 (pt.), -35 (pt.) and
approximately 86,762 square feet of the Barnsfield Road right-of-way that is the subject of a
pending vacation/abandonment application, from the PDH-16, PDC, I-5, WS and HD Districts to
the PDC, WS and HD Districts for the purpose of developing a secure office complex. A portion




of the Property is located within the Sully Historic Overlay District; therefore, the Applicant has
submitted a concurrent special exception application to permit an increase in building height for
two of the buildings within the Sully Historic Overlay District and within 500 feet of the historic
district boundary.

The proposed layout consists of a configuration of four multi-story office buildings that
will be accessed by a principal entrance from the south side of Historic Sully Way and a
secondary entrance from the west side of Centreville Road. Two of the buildings will be
connected by a single story building. Parking for the Property will be provided through two
garages, with surface parking located around the office buildings situated in the center of the
Property. Three guard booths will be positioned at the entrances, and a central utility plant will
be located in the western portion of the Property. A high-quality architectural design meeting
LEED certification standards will be incorporated into the construction of the office buildings.

_ Thesurmulative-gross floor area of all of the office and accesscry uses of the Property R

wili be 1,174,100 square feet, which equals a floor area ratio of 0.35. In support of the secure
nature of the proposed use of the Property, a nine-foot-tall security fence will be provided around
the perimeter of the Property, and no occupiable office building will be located closer than 300
feet from any Property boundary.

The proposed office complex will be comprised of the following:

MAXIMUM
BUILDING USE GSF BEIGHT (ft.)
DD SOUTH OFFICE 376,250 128.5
DD 4 QFFICE 376,250 128.5
DD 5A OFFICE 161,250 60
DD 5B OFFICE 161,230 60
DD
CONNECTOR OFFICE 72,000 35
CENTRAL
cpP PLANT 26,500 35
GB GUARD BOOTH | 600
PARKING
EG GARAGE 0 56.5
PARKING
wG GARAGE 0 37.5
TOTAL 1,174,100

Portions of the Property were previously used for industrial purposes and contain
scattered buildings and structures that will be demolished to make way for the construction of the
secure office complex. Due to prior uses, no vegetation that is worthy of preservation exists on
the Property; therefore, the limits of clearing and grading will be extended to the Property
boundaries. High-quality landscaping providing buffering, canopy, clean air and security
benefits will be installed throughout the Property. An exception to the extent of the limits of
clearing and grading will be provided for the two cemeteries located on-site that will be
preserved in perpetuity and fenced for protection.




The Property is located within Land Unit D-4 of the Dulles Suburban Center, which
recommends that the Property be developed as a high-quality campus style office up fo a 035
FAR. These PCA and rezoning applications are in conformance with this Comprehensive Plan
baseline recommendation for the Property, which will supersede development of the optional
recommendation for the site as an age-restricted residential community as previously approved
with RZ 2003-SU-035. In addition, all other provisions of the Comprehensive Plan, Zoning
Ordinance and Public Facilities Manual will be satisfied, with the exception of the following

waivers and modifications requested in association with this rezoning application:

e Modification of Section 10-104(3) Band C of the Zoning Ordinance to permit an
increase in fence height. The Applicant proposes to install a maximum nine (9) foot
tall fence around the perimeter of the Property to provide necessary security measures
for the propesed tenant.

e Modification of Section 13-303 of the Zoning Ordinance to permit the transitional
screening as shown on the CDP/FDP to satisfy the requirements along the eastern and
a portion of the southern property boundaries.

e Modification of Section 13-304 of the Zoning Ordinance to permit the barriers as
shown on the CDP/FDP to satisfy the requirements along the southern and a portion
of the eastern and western property boundaries.

e Modification of Section 12-0507 of the Public Facilities Manual to permit the tree
plantings as shown on the CDP/FDP to satisfy the tree preservation target
requirement.

e Waiver of the Countywide Trail Plan recommendation for a major paved trail along
the south side of Barnsfield Road. '

e Modification of Section 6-1604.10 of the Public Facilities Manual to pertnit the
permanent pool elevation of the stormwater management pond to be drained by a
pumping method for maintenance activities.

e Modification of Section 6-1603.2 of the Public Facilities Manual to permit the
installation of a combined principal and emergency spillway.

A portion of the Property located within the Sully Historic Overlay District will be
subject to a concurrent special exception application to permit an increase in building height;
therefore, the Applicant will submit these applications o the Architectural Review Board
(" ARB") for their review and approval. The Applicant is comumitted to designing and
constructing the proposed secure office complex in a manner that provides no adverse visual
impact upon the Sully Historic Site, as well as other adjacent properties. The Fairfax County
Park Authority's recent acquisition of Tax Map Parcel 34-2 ((1)) 12 for the purpose of providing
a buffer between the Sully Historic Site and further development of the Property has been
completed. This acquisition was funded by The Peterson Companies in association with the
proffers approved with R7Z 2003-SU-035. Therefore, the Applicant believes that the clustered




building layout in the central portion of the Property will be well shielded from the Sully Historic
Site.

These applications propose to replace previously approved, but not yet constructed, age-
restricted residential development and industrial uses of the Property with a high-quality securc
office complex. The site has been designed in a manner respectful of the Sully Historic Site, as
well as nearby uses. No adverse impacts to the environment, transportation systems, or quality
of life for the County's residents are anticipated with this project, which has been designed in
conformance with the recommendations of the Comprehensive Plan and will provide a positive
economic impact to the County, and region, through significantly increased tax revenue and
employment opportunities.

Respectfully submitted,

Francis A. McDermott
Attorney and Agent for Applicant




RECENED
SULLY EAST L.C. Dapartment of Planning & Zoning
PCA 2003-SU-035 DEC 10 2008
RE2009-50— Zoning Evaiuation Uivisios

STATEMENT OF JUSTIFICATION

OCTOBER 22, 2009
REVISED: DECEMBER 8, 2009

The subject properties, located in the southeast quadrant of the Sully Road (Route 28)/Air
& Space Museum Parkway interchange and west of Centreville Road (Route 657), contain
approximately 76.9445 acres and are described as Tax Map Parcels 34-2-((1))-2 (pt.), -3A, -7, -8,
104, -27 (pt.), and -35 {pt); plus approximately 86,762 squiare feet of the Barns{ield Road right-
of-way that is subject to a pending vacation/abandonment application. Sully East L.C. (the '
"Applicant”) proposes an amendment to a previously approved rezoning application to permit the
rezoning of the cumulative 76.9445 acre area for the purpose of developing a secure office
complex to be known as "Dulles Discovery South.”

APPLICATION DESCRIPTIONS

Dulles Discovery South PCA

PCA 2003-SU-035 proposes to amend a portion of RZ 2003-SU-035, which was
approved by the BOS on January 22, 2007 to permit the development of an age-restricted
community and support commercial uses zoned PDH-16, PDC, WS and HD, consisting of
approximately 77 74 acres on Tax Map Parcels 34-2-((1))-1A, -2, -3A, -10A, -27,-33 (pt.), -35
(pt.) and portions of the Barnsfield Road right-of-way. This partial PCA application PCA 2003-
SU-035 consists of Tax Map Parcels 34-2-((1))-2 (pt.), -3A, -10A, -27 (pt.) and -35 (pt.) and
approximately 67,353 square feet of the Barnsfield Road right-of-way to be vacated/abandoned,
and will supersede the governance of the previously approved proffers and Conceptual
Development Plan/Final Development Plan layout to permit the inclusion of approximately
69.1431 acres in the Dulles Discovery South rezoning application.

This partial PCA application is filed in accordance with the provisions of Part 2 of Article
18 of the Zoning Ordinance. Paragraph 6 of Section 18-204 permits the filing of a PCA
application on a portion of the property subject to a previously approved rezoning application
when it can be demonstrated that the partial PCA will a) not adversely affect the use of that
portion of the previously approved rezoning application not subject to the partial PCA; b) not
adversely affect the ability of that portion of the previously approved rezoning application not
subject to the partial PCA from fulfilling the applicable proffers; and ¢) not increase the overall
approved density/intensity. Approximately 6.4339 acres, excluding right-of-way for Air &
Space Museum Parkway, continue to be owned by the Applicant and will remain zoned PDC,
WS and HD and subject to the proffers and Conceptual Development Plan/Final Development
Plan approved with RZ 2003-SU-035. The approved layout and proffers permit the development




of office and retail uses on the PDC portion at a maximum floor area ratio of 0.25. The
exclusion of this area from the proposed PCA application will not preclude the owner of those
properties (Tax Map Parcels 34-2-((1))-1A, -2 (pt.), -27 (pt.) -33 (pt.) and -35 (pt.)) from (i)
developing those uses, or (ii) complying with the governing proffers or Conceptual Development
Plan/Final Development Plan, and will not adversely affect use of those properties. In addition
to the provisions of the Zoning Ordinance that permit the submission of partial PCA
applications, the proffers approved with RZ 2003-SU-035 permit the severance of the property
for purposes of future PCA applications:

Severability. Any of the sections or individual land bays may be the subject of a PCA,
CDPA and/or FDPA without joinder and/or consent of the other sections or land bays, if
such PCA, CDPA and/or FDPA does not have any material adverse effect on such other
section or land bays. Previously approved proffered conditions or development
conditions applicable 10 the section(s) or land bay(s) not the subject of such a FCA,
CDPA, and/or EDFPA shall otherwise remain in full force and effect.

Proffer 10 further states:

Maximum PDC District FAR and Uses. Within the approximately 13.54 acres of the
Property zoned to the PDC District, up to 147,450 square feet at a maximum 0.25 floor
area ratio ("FAR") shall be permitted. Permitted uses shall include retail, office, hotel
and additional uses as listed on Sheet #2 of the COP/FDP, No drive-through uses shall
be permitted, with the exception of an unmanned bank teller and/or a pharmacy

This partial PCA will not adversely impact the ability of the remaining approximately 6.44 acres
from complying with the applicable proffers and Concepiual Development Plan/Final
Development Plan related to the commercial use of the residual area.

Dulles Discovery Sonth Rezoning

The Applicant proposes 10 rezone approximately 76.9445 acres, more specifically
described as Tax Map Parcels 34-2-((1))-2 (pt.), -3A, -7, -8, -10A, -27 (pt.), -35 (pt.) and
approximately 86,762 square feet of the Barnsfield Road right-of-way that is the subject of a
pending vacation/abandonment application, from the PDH-16, PDC, 1-5, WS and HD Districts to
the PDC, WS and BD Districts for the purpose of developing a secure office complex. A portion
of the Property is located within the Sully Historic Overlay District; therefore, the Applicant has
submitted a concurrent special exception amendment application to permit an increase in
building height for two of the buildings within the Sully Historic Overlay District and within 500
feet of the historic district boundary.

The proposed layout consists of a configuration of four multi-story office buildings that
will be accessed by a principal entrance from the south side of Historic Sully Way and a
secondary entrance from the west side of Centreville Road. Two of the buildings will be
connected by a single story building, Parking for the Property will be provided through two
garages, with surface parking located around the office buildings situated in the center of the
Property. Three guard booths will be positioned at the entrances, and a central utility plant will




be located in the western portion of the Property. A high-quality architectural design meeting
1 EED certification standards will be incorporated into the construction of the office buildings.

The cumulative gross floor area of all of the office and accessory uses of the Property
will be 1,174,100 square feet, which equals a floor area ratio of 0.35. In support of the secure
nature of the proposed use of the Property, a nine-foot-tall security fence will be provided around
the perimeter of the Property, and no occupiable office building will be located closer than 300
feet from any Property boundary.

The proposed office complex will be comprised of the following:

MAXIMUM
BUILDING USE GSF REIGHT (L)
DD SOUTH OFFICE 376,250 [ 1285
DD4 OFFICE 376,250 71283
DD 3A OFFICE 161,250 60
DD 5B OFFICE 161,250 60
DD
CONNECTOR OFFICE 72,000 35
CENTRAL
CP PLANT 26,500 35
GB GUARD BOOTH | 600
PARKING ‘
EG GARAGE 0 56.5
PARKING
WG GARAGE 0 37.5
TOTAL 1,174,160

Portions of the Property were previously used for industrial purposes and contain
scattered bujldings and structures that will be demolished to make way for the construction of the
secure office complex. Due to prior uses, no vegetation that is worthy of preservation exists on
the Property; therefore, the limits of clearing and grading will be extended to the Property
boundaries. High-quality landscaping providing buffering, canopy, clean air and security
benefits will be installed throughout the Property. An exception to the extent of the limits of
clearing and grading will be provided for the two cemeteries located on-site that will be
preserved in perpetuity and fenced for protection.

The Property is located within Land Unit D-4 of the Dulles Suburban Center, which
recommends that the Property be developed as a high-quality campus style office up to a 0.35
FAR. These PCA and rezoning applications are in conformance with this Comprehensive Plan
baseline recommendation for the Property, which will supersede development of the optional
recommendation for the site as an age-restricted residential community as previously approved
with RZ 2003-SU-035. In addition, all other provisions of the Comprehensive Plan, Zoning
Ordinance and Public Facilities Manual will be satisfied, with the exception of the following
waivers and modifications requested in association with this rezoning application:




« Modification of Section 10-104(3) B and C of the Zoning Ordinance to permit an
increase in fence height. The Applicant proposes to install a maximum nine (9) foot
tall fence around the perimeter of the Property to provide necessary security measures
for the proposed tenant.

o Modification of Section 13-303 of the Zoning Ordinance to permit the transitional
screening as shown on the CDP/FDP to satisfy the requirements along the eastern and
a portion of the southern property boundaries.

e Modification of Section 13-304 of the Zoning Ordinance to permit the barriers as
shown on the CDP/FDP to satisfy the requirements along the southern and a portion
of the eastern and western property boundaries.

e Modification of Section 12-0507 of the Public Facilities Manual to permit the tree
plantings as shown on the CDP/EDP to sziisfy the tree preservation iargal |
requirement.

e Waiver of the Countywide Trail Plan recommendation for a major paved trail along
the south side of Barnsfield Road.

« Modification of Section 6-1604.10 of the Public Facilities Manual to permit the
permanent pool elevation of the stormwater management pond to be drained by a
pumping method for maintenance activities.

« Modification of Section 6-1603.2 of the Public Facilities Manual to permit the
installation of a combined principal and emergency spillway.

A portion of the Property tocated within the Sully Historic Overlay District will be
subject to a concurrent special exception amendment application to permit an amendment to the
application area and an increase in building height; therefore, the Applicant will submit these
applications to the Architectural Review Board ("ARB") for their review and approval. The
Applicant is committed to designing and constructing the proposed secure office complex in a
manner that provides no adverse visual impact upon the Sully Historic Site, as well as other
adjacent properties. The Fairfax County Park Authority's recent acquisition of Tax Map Parcel
34-2 ((1)) 12 for the purpose of providing a buffer between the Sully Historic Site and further
development of the Property has been compleied. This acquisition was funded by The Peterson
Companies in association with the proffers approved with RZ 2003-SU-035. Therefore, the
Applicant belicves that the clustered building Jayout in the central portion of the Property will be
well shielded from the Sully Historic Site.

These applications propose to replace previously approved, but not yet constructed, age-
restricted residential development and industrial uses of the Property with a high-quality secure
office complex. The site has been designed in a manner respectful of the Sully Historic Site, as
well as nearby uses. No adverse impacts to the environment, transportation systems, or quality
of life for the County's residents are anticipated with this project, which has been designed in
conformance with the recommendations of the Comprehensive Plan and will provide a positive




economic impact to the County, and region, thr

employment opportunities.

ough significantly increased tax revenue and

Respectfully submitted,

O et

Francis A. McDermott
Attorney and Agent for Applicant




Rezoning Application
RZ

2009-5U-024

Final Development Plan

FDP 2009-SU-024

Applicant:
Accepted:
Proposed:

Area:

Zoning Dist Sect:
Located:

Zoning:

Overlay Dist.
Map Ref Nom:

SULLY EASTL.C.

12/17/2009

COMMERCIAL

76.94 AC OF LAND); DISTRICT - SULLY

SOUTHWEST QUADRANT OF THE SULLY ROAD
AIR & SPACE MUSEUM PARKWAY

INTERCH ANGE, WEST CF CENTREVILLE ROAD
AND SOUTH GF HISTCRIC SULLY WAY

FROM I- 5 AND PDH-16 TO PDC

HD WS

034-2- (617 /0002 pt. 701/ fODO3A
/01/ /0007 /A1 /0008 AO1/
JO010A 701/ f0027 pt. /017 #0035 pt.

Applicant:
Accepted:
Propaosed:

Area:

Zoning Dist Sect:
Located:

Zoning:
Overlay Dist:
Map Ref Nam:

SULLY EASTL.C.

1211772009

COMMERCIAL

76.94 AC OF LAND;, DISTRICT - SULLY

SOUTHWEST QUADRANT OF THE INTERSECTION
OF SULLY ROAD AND AIR & SPACE MUSEUM
PARKWAY AND WEST SIDE OF CENTREVILLE ROAD

PDC
HDWS

034-2- /017 /0002 pt.  /01/ JOOU3A

01/ 0007 /01 /0008 01/
JO010A /01/ /0027 pt. /01/ 10035 pt.
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Rezoning Application

RZ 2009-SU-024

Final Development Plan

FDP 2009-SU-024

Applicant:
Accepted:
Proposed:

Area:

Zoning Dist Sect:
Located:

Zoning:

Overlay Dist:
Map Ref Num:

SULLY EASTL.C

12/17/20609

COMMERCIAL

26.94 AC OF LAND; DISTRICT - SULLY

SOUTH WEST QUADRANT OF THE SULLY ROAD
AIR & SPACE MUSEUM PARKWAY
INTERCHANGE, WEST OF CENTREVILLE ROAD
AND SOUTH CF HISTORIC SULLY WAY

FROM I- § AND PDH-16 TC PRC

HDWS
034-2- /O1/ (GOGZ pt. 01/ ODO3A
/ol/ /0007 /01 /0008 /OU/

Applicant:
Accepted:
Proposed:
Area:

Zoning Dist Segt:

Located:

Zoning:
Overlay Dist:
Map Ref Num:

SULLY EASTI.C.

12/17/2009

COMMERCIAL

76.94 AC OF LAND; DISTRICT - SULLY

SOUTHWEST QUADRANT OF THE INTERSECTION
OF SULLY ROAD AND AIR & SPACE MUSEUM
PARKWAY AND WEST SIDE OF CENTREVILLE ROAD

PDC

HD WS

034-2-/01/ /0002 pt. 701/ /O003A
/01/ JO00T /0Y/ /0008 /01/
JOOL0A /01/ /0027 pt. /O1/ /0035 pt.

eyl tin

/00104 101/ /0027 pt. fO1/ /0035 pt.

( GI5UDI
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PLEASE T
OR PRENT [W BLACL ‘Il;gl

COMMONWEALTH OF VIRGINIA

COUNTY OF FAIRFAX RECEIVED
APPLICATION FOR BONINGAD AMENDMENT Department nf Planning & Zoning
PCA/FDPA 2003.8U-035 - rrRED CONDITION
APPLICATION NO.  CONCURRENT WITH 0CT 2 6 2009
. RZJFDP 2009-SU-024 AND SEA 2003-SU-023 |
Zoning Eveluation Division
70: THE BOARD OF SUPERVISORS OF FAIRFAX COUNTY, VIRGINIA -
1 (WB}‘___§H}IV East L.C. , the applicant{s},.
petition vou to adopt an ordinance apending the Zoming Map of Feirfax County, Virginia b:,
reclassifying from the PDH-18, PDC, WS, H.D. District to thePDC, WS H.D. wlrevised 'r ffers

" District the property described below and outlined in ted on the Zoning Section Sheet{s)
accomnpanying and nade a part of this application. ‘ .

: PROPERTY DESCRIPTION 18310 - 1517
1.  LEGAL DESCRIPTION: ‘ 18248 . 795
oo P2t Turley; Floris: &0 Chantity; Sully Noth Prop P G- : 12121 - AEAY
—— " . 1REO4 - 1478
Lot{s Blockis) Subdivinion Deed Book e

2, TAX MAP DESCRI PTION:
34.2-((1))-2(pt.), 3A, 104, 27(pt.) 35(pt), plus approximately ) + 601431 acres
£7,353 square feet of Barnsfield Road right-of-way proposed for ,
vacation and/or abandonment

¥ No. poshle Circle ¥o. Single Circle Bo. Parcella)ilotls} Be. ~ Tatal drealdc.or Sq.M.)

3. POSTAL ADDRESS OF PROPERTY: {If any)
Wﬂ-—m@ Rarnstield Road:
3318 Centreville Road

4, ADVERTISING DESCRIPTION: {Ex. South of Rt. 236, 1000 feet weat of Rt. 274)
Southwest guadrant of the Sully Road (Rf. 28)/AIr & gpace Museum Parkway injerchange west of Centreville Road
(R 657) and south of Historic Sully Way

5. PRESENT USE: _Vacant
6.  PROPOSED USE: Office
7. gUPERVISOR DISTRICT: _Sully

The naxefe] and sddressis) of owaer(s) of record sball be provided on the affidavit fors attached apd vade part of ihis application.

the undersigned bas the pover to ssthorize and does berehy authorize Fairfax County wtafl represeetatives o official business to
enter on the sebject property a9 pecesyary to process the spplicatios.

Jon M, Peterson . _ p
Tipe ot Prist Mae ol ADPILCADL or Afent - — Y

Tignatare o Tr [icent ar Afent i
LG _ Y
12500 Fair Lakes Circle. Suite 400 Fairfax. VA 22033 : {_/

hddress

Telephose Ho. tome Yotk Francis A. McDermott
. ., . Hunton & Witliams LLP
Pleane provide mase apd telepbone nuaber of comtact person if different frox above. 1751 Pinnacle Drive, Suite 1700

Mclean, VA 22102 - :
(T3 7147420 (703 T1ATAI0 Mg, SN 12ANCF]

PO NOT WRITE IN THIS SPACE . pc,;:‘r 200G — ﬁglpq fDFP; I 9‘1&5
pate application received: +an Fee Paid: $/1S 1RGS2
E)

Fora RZ {10/8%)

pate application accepted: niniles / L,ét;.’f,,u,/.f




Proffered Condition Amendment

Final Development Plan Amendment

PCA 2003-SU-033 FDPA 2003-8U-035

Applicant: SULLY EASTL.C, Applicant: SULLYEASTL.C.

Accepted: 12/17/2009 Accepted: 12/17/2009 :

Proposed: AMEND RZ 2003-SU-835 PREVIOUSLY Proposed: AMEND FDP 2003-SU-035 PREVIOUSLY
APPROVED FOR MIXED USE DEVELOPMENT TO APPROVED FOR MIXED USE DEVELOPMENT TO
PERMIT REDUCTION IN LAND AREA PERMIT REDUCTION IN LAND AREA

Arca: 52.05 AC OF LAND; DISTRICT - SULLY | Arca. 62.05 AC OF LAND, DISTRICT - SULLY

Zoning Dist Sect: Zoning Dist Sect:

Located: SOUTHWEST QUADRANT OF THE INTERSECTION | Located: SOUTHWEST QUADRANT OF THE INTERSECTION

' OF SULLY ROAD AND AIR & SPACE MUSEUM OF SULLY ROAD AND AIR & SPACE MUSEUM

FARKWAY AND WEST SIDE OF CENTREVILLE ROAD PARKWAY AND WEST SIDE OF CENTREVILLE ROAD

Zoning: rEC Zoning. RC

Overlay Dist: WS HD Overlay Dist: HDWS

Map Ref Num: 034-2- /01/ /0002 pt. /01/ /OGO3A Map Ref Num: 034-2- /01/ /0002 pt. /01/ /ODO3A

/01/ JO010A /017 /0027 pt. A0/ /Q035 pt.

01/ J0010A /017 /D027 pt. /01 /0035 pt,

LI

cssfunaseeranuse”




Proffered Condition Amendment
PCA 2003-8U-035

Final Development Plan Amendment

FDPA 2003-SU-035

Applicant:
Accepted:
Proposed:

Area:
Zoning Dist Sect:
Located:

Zoning:
Overlay Dist:
Map Ref Num:

SULLY EASTL.C.

12/17/2009

AMEND RZ 2003.8U-035 PREVIOUSLY
APPROVED FOR MIXED USE DEVELOPMENT 70
PERMIT REDUCTION [N LAND AREA

62.05 AC OF LAND;, DISTRICT - SULLY

SOUTHWEST QUADRANT OF THE INTERSECTION
OF SULLY ROAD AND AIR & SPACE MUSEUM
PARKWAY AND WEST SIDE OF CENTREVILLE ROAD

PDC

WS HD

034-2- /01/ K002 pt. /017 /0003 A

/017 FO010A iG17 /0027 pt. /OL/ 00335 pt.

Applicant:
Accepted:
Proposed:

Area:
Zoning Dist Seat:
Logated:

Zoning:
Overlay Dist:
Map Ref Num:

SULLY EASTL.C.

12/17/2009

AMEND FDP 2003-SU-033 PREVIOUSLY
APPROVED FOR MIXED USE DEVELOPMENT TC
PERMIT REDUCTION IN LAND AREA

62.05 AC OF LAND, DISTRICT - SULLY

SOUTHWEST QUADRANT OF THE INTERSECTION
OF SULLY ROAD AND AIR & SPACE MUSEUM
PARKWAY AND WEST SIDE OF CENTREVILLE ROAD

PDC

HDWS

034-2- 101/ /0002 pt. /01/ fOD03A

/17 /00104 01/ /0027 pt. /017 /0035 pt.

000" Be L Nae
f~

1
™~ Sully Rd. |
;| RL28 1

SULLY PARK

i 13 r}‘~=..‘__ ;"‘
! o-36Y

D ocuash

4

1} Bamsfield Rd.

RL. 763

arpenme b

FRCO24"

e Centreville Rd.
% | Rt. 657




SEA 2003-S11-023

APPLICATION FOR A SPECIAL EXCEPTION Toaing Evaiuztion Division
(PLEASE TYPE or PRINT IN BLACK INK)

NAME  gyully EastL.C.
MAILING ADDRESS 12500 Fair Lakes Circle, Suite 400
Fairfax, VA 22033
APPLICANT
PHONE _ HOME ( ) WORK ( )
PHONE  MOBILE ( )
FROPERTY ADDRESS 13900, 13800, 13850 and 13950 Bamsfield Road;
3318 Centreville Road
*plus approx. 24,756 s.f. of Barnsfieid Road right-of-way
TAX MAP NO. SIZE (ACRES/SQ FT) oo
IN?%%‘;EE%‘{} N 34-2-((1))-2(pt), 3A(pY}, 10A(pL), 27(pt), 35(pt)" + 25.2385 ac, (1,009,389 s.£) 7
ZONING DISTRICT MAGISTERIAL DISTRICT
PDH-16, PDC, WS, H.D. Sully
PROPOSED ZONING 1F CONCURRENT WITH REZONING APPLICATION:
PDC, WS, H.D.
ZONING ORDINANCE SECTION
SPECIAL § 9-607; § A1-305
EXCEPTION
REQUEST PROPOSED USE

INFORMATION Amend land area for previously approved special exception, and increase in building height of
Office use within Sully Historic Overlay District :

NAME Francis A. McDermott
MAILING ADDRESS Hunton & Williams LLP

AGENT/CONTACT :}T Pinr:f:!ea 2D“rgze Suite 1700
INFORMATION clLean,
PHONE HOME ( ) WORK (703 ) 714-7422
PHONE MOBILE ( }

FAX: (703) 714-7410
-MAILING Send all correspondence to (check one): T T Appticant —or- |v] Agent/Contact

The name(s) and addresses of owner(s) of record shall be provided on the affidavit form attached and
made part of this application. The undersigned has the power to authorize and does hereby anthorize
Fairfax County staff representatives on official business to enter the subject pro as necessary to
process the application. :

Jon M. Peterson - Sully East L.C.

) //% ED A O
(M

DO NOT WRITE IN THIS SPACE

Ll

Date Application accepted: w09 Application Feé'Paid: $_15 QR

: L
TYPE/PRINT NAME OF AFPLICANT/AGENT SIGNATUYRE OF APPLICANT/AGENT anl o

COUNTY OF FAIRFAX Al  CONCURRENT WITH

Department of Planning and Zoning RZ/FDP 2009-SU-024 AND PCATFDPA }_'303—5‘}-035
Zoning Evaluation Division

12955 Government Center Parkway, Suite 801 wmﬁ%%;ﬁgﬁg & Zoning
Fairfax, VA 22035 ~ (703) 324-1290, TTY 711
www.fairfaxcounty.gov/dpz/zoning/applications DEC 1 0 72009

N



RECEIVED
Departrgnt of Planning & Zonirg
SULLY EASTL.C. g
DEC 10 2003
SEA-2003-SU-023 Zoning Evalugtion ivision

STATEMENT OF JUSTIFICATION

OCTOBER 22, 2009
REVISED: DECEMBER 8, 2009

Pursuant to Paragraph 4 of Section 9607 of the Zoning Ordinance, Suily East L.C.
(the "Applicant”) requests approval of this special exception amendment ("SEA") application to
permit an amendment to the application area of SE 2003-SU-023 and an increase in building
height for two proposed office buildings located within the Sully Historic Overlay District and
within 500 feet of the historic district boundary. This SEA application consists of approximately. .
15,3385 acres located south of Historic Sully Way and west of Centreviiic Road, and mmore
specifically described as Tax Map Parcels 34-2-((1))-2 (pt.). -3A (pt), -1GA (pt.), -27 (pt.), and -
35 (pt.), plus approximately 24,756 square feet of the Barnsfield Road right-of-way that is
subject to a pending vacation/abandonment application (the “Application Area”). A concuirent
rezoning application, which includes the subject Application Area, proposes 10 I€zone
approximately 76.9445 acres [0 the PDC, WS and HD Districts to permit the development of a
secure office complex at an ultimate floor area ratio of 0.35. The rezoning application proposes
a layout consisting of five office buildings, two parking garages, three guard booths and a central
utility plant.

This SEA application seeks to amend the application area of SE 2003-SU-023 and to
permut proposed oftice buildings DD 5A and DD 5B to exceed the thirty-five (35) foot maximum
building height within the Sully Historic Overlay District and within 500 feet of the historic
district boundary as permitted by Part 3 of Article 1 and Section 9-607 of the Zoning Ordinance.
SE 2003-§U-023 was approved by the Board of Supervisors ("BOS"), in conjunction with
R7Z 2003-SU-035, on January 22, 2007 to permit an increase in building height for certain age-
restricted multifamily residential buildings. This SE was applicable to 21.7562 acres on Tax
Map Parcels 34-2-((1))-2, -3A, -10A and -27. The subject SEA will supersede the approval of
SE 2003-SU-023 by amending the land area within the scope of the original application area.
The effective area of SEA 2003-SU-023 is 20,7350 acres, though the application area is larger
(25.2385 acres) to allow for SEA 2003-SU-023 to supersede the applicable land area of SE 2003-
SU-023. The building height permitted through a special exception within this portion of the
Sully Historic Overlay District is sixty (60) feet, with a maximum building height of sixty-five
(65) feet including rooftop structures. As depicted on the Special Exception Amendment Plat
("SEA Plat"), proposed buildings DD 5A and DD 5B will be three-story office buildings with a
height of forty-nine (49) feet two (2} inches to the parapet wall and 60 feet to the top of the
penthouse. The other proposed buildings and structures located within the Sully Historic
Overlay District (DD Connector, West Garage, Central Plant and two Guard Booths) will
comply with the 35-foot maximum building height regulation of Part 3 of Appendix 1 of the
Zoning Ordinance.



The purpose and intent of the Sully Historic Overlay District is to protect the integrity of
the Sully Historic Site and its associated landscape. It is the only historic overlay district in the
County that requires a 200-foot-wide planted buffer adjacent to the principal historic resource.

Tn conformance with the recommendations of the Comprehensive Plan, the Fairfax County Park
Authority recently acquired Tax Map Parcel 34-2-((1))-12 for the purpose of creating a buffer
between the Sully Historic Site and development of the subject Property. Therefore, the 200-foot
planted buffer requirement has been satisfied through this acquisition that was funded at
considerable expense by The Peterson Companies in association with a proffer commitment in
the previously approved age-Testricted residential community for the Property, which will be
superseded by the rezoning application filed concurrently with this SEA application. As
depicted on the SEA Plat, both buildings subject to this SEA application will be located
approximately 1,800 linear feet (.75 miles) from the Sully structure. Intervening landscaping,
vegetation on the Sully Historic Site, and the intense tree cover on Tax Map Parcel 34-2-((1))-12,
will provide an extensive buffer between the proposed office use and the Sully situcture.

The following information is provided in accordance with the submissica fiiing '
reguirements of Paragraph 7 of Section 9-011 of the Zoning Ordinance:

A. Tvpe of Operation

As depicted on the SEA Plat, and subject to approval of the concurrent rezoning application, the
two proposed buildings will be part of a secure complex consisting of office and accessory uses.

B. Hours of Qperation

The office buildings will be occupied by employees primarily during normal business hours
(weekdays between 7:00 am and 7:00 pm), though it is to be expected that some of the office-
related activity will occur during weekday evenings and on weekends.

C. Estimated number of Patrons/Clients

Considering the secure nature of the proposed development, access to the Property will be
strictly limited to authorized employees and a very few guests.

D. Proposed Number of Employees

At full build out, the two proposed buildings will accommodate approximately 1,500 employees.

E. Estimated Traffic Impact

The traffic impact of the entire proposed secure office complex is provided in the Applicant's
Traffic Impact Analysis, prepared by Gorove/Slade Associates, Inc., and submitted with this
SEA application and the concurrent rezoning application. There is no break-out for the subject
two buildings alone.



E. Vicinity or General Area to be Served

The proposed secure office complex will serve the entire Washington, DC metropolitan area. It
is anticipated that the majority of employees will be residents of Fairfax County and neighboring
jurisdictions.

G. Description of Ruilding Facade and Architecture of Proposed Buildings

Details of the proposed buildings will be provided in association with a submission to the Fairfax
County Architectural Review Board ("ARB").

H. Listing of Known Hazardous or Toxic Substances

None known at this time.

¥

I. Statement of Conformance with Applicabie Provisiéﬁsl of All Ordinances, Reﬁulatidhs and
Adopted Standards

The Property is located within Land Unit D-4 of the Dulles Suburban Center of the
Comprehensive Plan, which recommends that the Property be developed as a high-quality office
complex up to a 0.35 FAR as the baseline use. The proposed secure office compiex detailed in
the Conceptual Development Plan/Final Development Plan ("CDP/FDP") in association with the
concurrent rezoning application is in conformance with this Comprehensive Plan
recommendation. This SEA application proposes an increase in building height for two of the
proposed office buildings. The Fairfax County Park Authority has acquired, at Applicant’'s
considerable expense, Tax Map Parcel 34-2-((1))-12 for the purpose of providing an additional
buffer to protect the Sully Historic Site from the visual impacts of development on the subject
property; therefore, it is not anticipated that this proposed increase in building height from 35
feet to 60 feet for two of the proposed office buildings will adversely affect the Sully Historic
Site.

All applicable provisions of all ordinances, regulations and adopted standards will be
satisfied, with the exception of the following waivers and modifications requested by the
Application in association with both this SEA application and the concurrent rezoning
application:

e Modification of Section 10-104(3) B and C of the Zoning Ordinance {0 permit an
increase in fence height. The Applicant proposes 10 install a maximum nine (9) foot
tall fence around the perimeter of the Property to provide for the security
requirements of the proposed tenant.

« Modification of Section 13-303 of the Zoning Ordinance to permit the transitional
screening as shown on the SEA Plat to satisfy the requirement along a portion of the
southern property boundary.



Modification of Section 13-304 of the Zoning Ordinance to permit the barrier as
shown on the SEA Plat to satisfy the requirement along a portion of the southern
property boundary.

Modification of Section 12-0507 of the Public Facilities Manual to permit the tree
plantings as shown on the SEA Plat to satisfy the tree preservation target requirement.

Waiver of the Countywide Trail Plan recommendation for a major paved trail along
the south side of the to-be-vacated Barnsfield Road, through the heart of the secure
complex.

Modification of Section 6-1604.10 of the Public Facilities Manual to permit the
permanent pool elevation of the stormwater management pond to be drained by a
pumping method for maintenance activities.

Modification of Section $-1603.2 of the Pubtic Facilities Manual to permit the
installation of a combined principal and emergency spillway.




Special Exception Amendment
SEA 2003-SU-023

SULLY EASTL.C.

12/17/2009 |
AMEND SE 2003-8U-623 FREVIQUSLY APPROVED FOR
INCREASE IN BUILDING HEIGHT TO PERMIT INCREASE
LAND AREA TQ ALLOW RECONFIGURATION OF SFECIAL
EXCEPTION AREA

Area: 25.24 AC OF LAND;, DISTRICT - SULLY
Zoning Dist Sect: 09-0607
Art 9 Group and Use; 6-03

Applicant:
Accepted:
Proposed:

Located: 13900, 13800, 13850 & 13950 BARNSFIELD
ROAD AND 3318 CENTREVILLEROAD AS
WELL AS APPROXIMATELY 23,141 SQUARE
FEET OF BARNESFIELD ROAD RIGHT OF WAY

Zoning: PDC

Plan Area: 3

HD WS
034-2- /01/ /0002 pt. /01/ /0003 A pt.
/01/ /0010A pt. /01/ /0027 pt. /01/ JOO3S pt.

Overlay Dist:
Map Ref Num:
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Special Exception Amendment
SEA 2003-SU-023

Applicant:
Accepted:
Proposed:

Area:

Zoning Dist Sect: 09-0607
Art 9 Group and Use: 6-03

'SULLY EASTL.C.

12/17/2009

AMEND SE 2003-8U-023 PREVIQUSLY APPROVED FOR
INCREASE BN BUILDING HEIGHT TO PERMIT INCREASE
LAND AREA TO ALLOW RECONFEGURATION OF SPECIAL
EXCEFTION AREA

25.24 AC OF LAND; DISTRICT - SULLY

.. \.-E
'R

RIJ

Located: 13900, 13800, 13850 & 13950 BARNSFIELD
ROAD AND 3318 CENTREVILLE ROAD AS
WELL AS APPROXIMATELY 23,141 SQUARE
FEET OF BARNESFIELD ROAD RIGHT OF WAY
Zoning: PDC
Plan Area: 3,
Overlay Dist: HDWS
Map Ref Num: 034-2- /01/ 0002 pt. /01/ /D003 A pt.
01/ /0010A pt. /01/ /0027 pt. /G1/ /0035 pt
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